
Technical Note 

1 

 

 
 

© AMEC Environment & Infrastructure UK Limited 
 

 

Dacorum Borough Council                           
Core Strategy Examination in Public 2012  

AMEC on behalf of The Crown Estate (ID: 211068)                  

Hearing Session: Wednesday 10th October 2012 

 

Issue 5 Strengthening Economic Prosperity 

Question 5.1 (part).  Does the Core Strategy provide sound guidance for economic growth in 

the borough relative to its needs?   

1. We do not consider that the Core Strategy provides sound guidance for economic growth in 

the Borough because there is no effective mechanism or sound policy base in place to deliver 

economic development opportunities in the area between Hemel Hempstead and the M1 in 

St Albans District.  Furthermore as a result of this the CS does not meet the objectively 

assessed needs for development.  

2. Dacorum has recognised the importance of this land to the future economy of the Borough 

which was one of the principal reasons for the Core Strategy identifying the need for an AAP 

to be progressed jointly with St Albans.  We do not believe that the policy approach and the 

approach to the AAP being now taken by Dacorum in the Core Strategy will be effective in 

delivery and hence we believe the plan to be unsound. 

3. This lack of an effective policy approach for the EHHAAP is not just a concern for Hemel 

Hempstead, but it will have an adverse impact on the whole of the Borough (and beyond). 

The importance of employment land at East HH  

4. The importance of the EHHAAP to the economy of Hemel Hempstead and the wider 

Borough is specifically recognised in the Council’s own consultation on the AAP Issues and 

Options (ref AA 4).  

“East Hemel Hempstead is the focus of the town and Borough’s economic activity and as 

such it is logical that future employment provision is concentrated on this side of town.” 

(page 5, emphasis added) 

5. Furthermore in considering a ‘do nothing’ approach, (i.e. by not having an AAP) the 

consultation document states: 

“…this (approach) would fail to provide the much needed stimulus to transform East Hemel 

Hempstead and would likely result in the continued under achievement of the area.”  ( page 

5)   

6. The consultation specifically acknowledges the suitability of land between Maylands and the 

M1 for employment: 
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“The land adjoining this [i.e. Maylands] next to the M1 (which is in St Albans District) 

would be a suitable reserve area for further employment expansion, enlarging the Maylands 

business neighbourhood , and for  relocating uses from the existing urban area.” ( page 17) 

7. Also not only does Dacorum see the area between Maylands and the M1 in St Albans as 

suitable for development, but the Council also identify how “critical” it is to the vision of 

Maylands: 

“The possible expansion of the employment areas to the east is critical to the vision of 

Maylands as a prosperous and green business park.” (page 17, emphasis added) 

8. It is appropriate to add that the scale and location of the potential employment land available 

in East Hemel Hempstead is also of regional and indeed national significance to the B8 

logistics industry as demonstrated by the significant market interest in the site from B8 users 

including most notably from DHL (see below). 

9. The importance of the area between Maylands and the M1 in St Albans led to this area being 

identified as being within the EHHAAP plan boundary.  Thus this area was included in the 

Issues and Options consultation (Doc AA4 figure1) and also originally in the CS at figure 22 

(this was subsequently changed to remove land in St Albans – see below for further 

comment on this aspect. 

10. The Council’s Consultation on the EHHAAP (Doc AA4) reveals the wide support that 

development between Maylands and the M1 has.  For example in response to the question 

“Do you support the Maylands Business area extending eastwards towards the M1?” 78% 

were in favour (64 responses out of 82) 

11. It is recognised that the Employment Land Update report (ED12) states that greenfield land  

to the east of Maylands within St Albans  will not be required to meet the currently jobs 

growth target.  However the report goes on to advise that the target should be revised in ‘five 

years or so’.  Given that the plan covers the period through to 2031 it is appropriate to 

identify this area of land as a location for employment over the life of the plan, 

notwithstanding that the Employment Land Update Report states that it will not be required 

over the next 5 years.    

12. The Employment land Update Report (ED12) also addresses the Council’s land provision 

targets.  It states that Dacorum has sufficient land to meet its forecast local demand but that it 

has not considered Dacorum’s aspirations for the Maylands Business Park and role in the 

wider Hertfordshire economy.  The report goes on to state that: 

13. “If there are signs that the identified supply is insufficient, the Council will have ample time 

to reconsider the position and identify additional land as required.” (ED12  page 25)   

14. As previously stated, given that the Plan covers the period through to 2031 it is important to 

identify appropriate employment land now.  The land between Maylands and the M1, for 

reasons already stated, is ‘critical’ to Maylands and it should therefore be brought forward 

through the EHH AAP process.  

15. This area between Hemel Hempstead and the M1 has long been seen as offering potential for 

employment uses.  For example at one stage it was identified as a location for employment 

development in the Draft Hertfordshire Structure Plan.  The land is also an important 

component of the Gorhambury Concept which includes employment development here as an 
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integral component of a sustainable expansion of Hemel Hempstead (see Appendix to Crown 

Estate representations on Issue 1 and also a fuller technical review in OT 10). 

16. The Council’s objectives for a vibrant and prosperous economy are in line with the 

Government’s commitment to securing economic growth to create jobs and prosperity.  The 

Government’s approach is set out in the NPPF which states that: 

17. “…local planning authorities should plan proactively to meet the development needs of 

business and support an economy fit for the 21st century” (para 20)  

Opportunities for large scale B8/ logistics uses  

18. The area between Hemel Hempstead and the M1 provides potential for a range of 

employment uses.  However the specific attributes of the site being close the M1 provide a 

unique opportunity for large scale B8/logistics uses that would provide a substantial 

contribution to the local economy.  The NPPF states that in drawing up local plans, local 

planning authorities should: 

“support existing business sectors, taking account of whether they are expanding or 

contracting and, where possible, identify and plan for new or emerging sectors likely to 

locate in their area.” (para 21) 

19. The land between Hemel Hempstead and the M1 has been recognised by the logistics sector 

in particular as a unique and attractive location for distribution development.  There has been 

significant market interest in the site reflecting its excellent communications being adjacent 

to the M1 and close M25 providing access to the national motorway network and main UK 

ports (approx equidistant to Felixstowe and Southampton being the two largest ports in the 

UK handling 70-% of all containerised traffic).    

20. The SW Hertfordshire Employment Land Update Final report (June 2012) notes the 

significant demand for larger units 

“One market sector where supply falls short of Market demand, even in the recession, is 

larger quality units above 20,000 sq m or so.  Nor are there any available sites on which 

such larger units could be built.  One area which could accommodate them in future is the 

land between Buncefield and the M1, which would form a natural extension to the Maylands 

employment area”.  (para 3.22) 

21. The location also benefits from a good supply of labour and being within an already strong 

established distribution sector at Hemel Hempstead. 

22. The site is unique as there are only a very limited number of sites in the wider areas that 

could provide opportunities for large scale logistics uses.  Such uses would complement uses 

elsewhere in Maylands.  Also, if not located here companies with large scale business 

requirements could be forced to locate in less efficient logistics locations resulting in 

significant additional lorry miles and substantial higher carbon emissions. 

23. Evidence of the attractiveness of the site for large scale logistics uses is shown by DHL who 

have expressed their interest in the site as a location for a major logistics centre of over 2m 

sq ft. providing potential for some 2000 - 3000 jobs.  DHL is the global market leader in the 

logistics industry and considers the Hemel Hempstead site as an excellent location for a 

cross dock facility (Felixstowe / Southampton) to service greater London and the south east 

as well as further afield.  The interest from DHL is backed up by research undertaken by 

Jones Lang Lasalle which confirms the strong market potential of the site for large scale 
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logistics uses and demonstrates that there are only very few alternative locations available 

for this type of use.  See Appendix 1 for details of DHL’s interest and the research by Jones 

Lang Lasalle.  

East HH AAP Approach 

24. The land between Hemel Hempstead and the M1 has been identified as being of importance 

to the economic growth of the Borough.  However the delivery of this growth is dependent 

on the implementation of the EHH AAP.  We do not consider that the CS and the approach 

being taken by Dacorum and St Albans provides an effective framework for the progression 

of the AAP and thus (to answer the Inspector’s question) we do not believe that the CS 

provides sound guidance for economic growth in the Borough. 

25. The EHHAAP requires an agreed joint approach by Dacorum and St Albans.  Although both 

Councils support the idea of the AAP in principle, it is perfectly clear that the two Councils 

are not effectively working together to prepare and implement the AAP.  In short the 

Councils are not fulfilling the duty to cooperate.  

26. The Council’s statement of compliance with the Duty to cooperate (SUB 8) identifies the 

history of liaison with St Albans over the growth of Hemel Hempstead, the role of Maylands 

and extension of the town eastwards (SUB 8, para 4.16d).  There was significant liaison 

between the two authorities up until the quashing of policies in the RSS but since then there 

has been little or no joint working.  

27. Since 2009 the only liaison appears to have been a joint member /officer meeting on the 27 

October 2011 (although it is not clear whether this was a joint meeting between Dacorum 

and St Albans) and a meeting between Manpreet Kanda (policy officer) of St Albans and 

Richard Blackburn of Dacorum on 29 November 2011.  

28. St Albans response to the consultation on the submitted draft CS and its views on the 

EHHAAP were presented in a letter dated 6 December 2011 (See Appendix 2).    St Albans 

requested that the text relating to the EHAAP and figure 22 be changed to refer to ‘an 

indicative study area’.  Also, St Albans state  that “the precisely defined EHHAAP boundary, 

appropriate uses and their locations will be agreed through continued joint working”.   Thus 

after a period of over 3 years there is still no agreement over even a study area.  Also, 

although there is reference to ‘continued joint working’ it is clear that there has been no 

effective joint working since 2009 at the latest. 

29. The recently published St Albans Draft Strategic Local Plan (PSLP) (REG 19) acknowledges 

the EHAAP as follows: 

“Joint working with Dacorum BC on the East Hemel Hempstead Area Action Plan (AAP) 

has been initiated and is fully supported by this Council.  Both Councils will continue to 

discuss the most appropriate AAP boundary and the range of and scale of uses to be 

provided within the AAP.” (para 4.18) 

30. However as indicated above there is no evidence of effective joint working between the two 

Councils.  Also the St Albans SLP makes no additional reference to the AAP and no mention 

is made of a Green Belt review to accommodate development as may be identified in the 

AAP.  Furthermore the SLP at figure 13 presents the St Albans Green Infrastructure Plan 

which shows the area between the M1 and Dacorum as being a “woodland enhancement / 

creation zone” which would clearly be incompatible with substantive eastern expansion of 

Hemel Hempstead including employment development. 
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31. The NPPF states that “planning authorities will be expected to demonstrate evidence of 

having effectively cooperated to plan for issues with cross boundary impacts when their local 

plans are submitted for examination “(para 180).  It goes on to give examples of such joint 

working e.g. joint committee, MoU , or jointly prepared strategy – none of these are in place 

between Dacorum and St Albans.  Also the NPPF states that “cooperation should be a 

continuous process of engagement from initial thinking through to implementation” - the 

evidence submitted by Dacorum in its statement of compliance with the Duty to cooperate 

(SUB 8) shows that since 2009 there has been no effective joint working.  

32. Without an effective approach to joint working the CS and related AAP will not be 

deliverable.  The CS therefore fails the soundness test of ‘Effectiveness’.  

Question 5.1 (part).  Is Policy CS14 sufficiently detailed, flexible and clear?   

33. Given the importance of the land between Hemel Hempstead and the M1 subject of the EHH 

AAP there should be direct reference to this area in Policy C14.  The EHHAAP is referenced 

in the supporting text but this also needs to be referred to directly in the policy as well. 

34. The following text amendment is suggested (additional text underlined); 

“Most employment generating development will be located in town and local centres and 

General Employment Areas in accordance with Policies CS1 and CS4.  In addition, through 

joint working and cooperation with the City and District of St Albans, land between Hemel 

Hempstead and the M1 shall be identified in the EHHAAP for employment generating uses 

to include B8 and logistics.”   

Question 5.1 (part).  Is the Strategy for the Borough as a whole sufficiently clear and flexible 

enough to allow for a rapid response to changes in economic circumstances? 

35. For reasons given above, land between Hemel Hempstead and the M1 in St Albans has a 

critical role in helping provide for the economic growth of the Borough.  This land has 

potential for a range of uses including large scale B8 and logistics uses as identified above 

and could help provide additional employment development opportunities to help respond to 

economic changes.  

36. To be able to allow a rapid response to changes in economic circumstances the EHHAAP 

needs to be produced through effective joint working with St Albans.  At present such joint 

working is not happening and thus the strategy without an effective delivery mechanism will 

not be able to adequately respond to rapid changes.  

Conclusions on Issue 5 

37. For the above reasons we do not consider that the CS provides sound guidance for economic 

growth in the Borough because there is no effective mechanism in place to deliver economic 

development opportunities in that part of east  Hemel Hempstead which is located in St 

Albans between Hemel Hempstead and the M1.  The EHHAAP has been identified as the 

mechanism for the planning and delivery of development in this location.  However 

Dacorum and St Albans are failing to comply with the Duty to Cooperate on this issue.  The 

extent of cooperation over the past 3 year appears to have been two meetings at best, and so 

far there is not even any agreement over the boundary of the AAP. 

38. The land between Maylands and the M1 is, by the Council’s own definition ‘critical’ to the 

regeneration of Maylands and as demonstrated in this statement there is significant interest in 

bringing forward land between Hemel Hempstead and the M1 for employment development 
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including development by DHL for strategic logistics uses with significant benefits for jobs 

and the local economy.  However without an effective planning approach to this area 

economic growth will be held back and, as recognised by the Council, in the absence of the 

AAP the area will continue to under perform.  

Which test of soundness it fails 

39. The plan fails the test of Effectiveness.  The plan will not be deliverable because of lack of 

an effective mechanism for delivering EHHAAP 

Why it fails 

40. The Duty to cooperate is not being implemented effectively with St Albans. 

The Precise change and/or wording sought 

41. See above – amendment proposed to Policy C14 
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Appendix A  
DHL Logistics Facility Report 
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Appendix B  
Letter from St Albans to Dacorum BC dated 
6 December 2011 
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