
Land at Durrants Lane 
& Shootersway,

Berkhamsted
FRAMEWORK MASTERPLAN DOCUMENT

Revised 26 July 2010



Prepared by:   CSa environmental planning
   Barn A, Dixies, High Street,
   Ashwell, Herts, SG7 5NT
   email: ashwell@csaenvironmental.co.uk

   Woolf Bond Planning
   The Miƞ ords, Basingstoke Road
   Three Mile Cross, Reading, RG7 1AT
   email: offi  ce@woolĩ ond.co.uk

Land at Durrants Lane / Shootersway, Berkhamsted

Framework Masterplan Document

Issue Date: July 2010
Doc Ref: CSA/1074/003b

On behalf of:



Land at Durrants Lane / Shootersway, Berkhamsted 1

CONTENTS

SECTION

Introducti on

Planning Context

Site Context

Analysis of the Site

Development Opti ons

Framework Masterplan

Page

2

3

6

7

12

14

1.0

2.0

3.0

4.0

5.0

6.0

Sustainability And Deliverability 167.0

Conclusion 178.0



Framework Masterplan Document
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The 
Site

Figure 1.2 - Site Locati on Plan

1.0 INTRODUCTION
1.1 This Framework Document relates to land at the juncti on of Shootersway and Durrants 
Lane on the south west side of Berkhamsted.  The site is edged red on Fig 1.2 and extends in total 
to 14.2ha.  

2

Site Ownership
1.2 The site is divided up into a number of disti nct land parcels which are shown on Fig 1.1 
below and are controlled as follows:

• Taylor Wimpey UK Ltd (TW)
• Herƞ ordshire County Council (CC)
• Egerton Rothesay School (ERS)
• Dacorum Borough Council (DBC)

Figure 1.1 - Site Ownership

1.3 The parti es have formed a Consorti um and wish, jointly, to promote the land for 
development.  The site is allocated for housing and associated development, including 
refurbishment of the Egerton Rothesay School in the Dacorum Borough Local Plan 2004.  

1.4 The purpose of this framework is to review and update the Local Plan proposals.  Woolf 
Bond Planning and CSa Environmental Planning have been instructed by the Consorti um to 
prepare this document which is intended to demonstrate how a revised allocati on, and thereaŌ er 
a development scheme for the site, can be brought forward. 
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2.0 PLANNING CONTEXT

Figure 2.1 - Extract from Adopted Local Plan

2.1 Figure 2.1 below is an extract from the 2004 Dacorum Borough Local Plan, 1991 to 
2011.  The site is located to the south west of the sett lement at the juncti on of Shootersway 
with Durrants Lane.  The site is excluded from the Green Belt. 

2.2 Policy H37 of the Local Plan (together with Policies C1/L1) set out the proposals for 
the site. As regards housing development, Policy H376 identi fi es a development area of 4.4 
hectares in the central part of the site, including the existi ng school buildings and playing 
fi elds.  The Policy identi fi es  a net capacity of 100 dwellings and the proposed scheme required 
a comprehensive planning framework to link the 3 main land use areas; namely, housing 
(Proposal H37), a school with playing fi elds (Proposal C1) and new leisure space (Proposal L1).  
The access for the housing was to be taken from Durrants Lane.  The development scheme 
needed to avoid impact on the surrounding countryside, cross valley views and avoid impact 
on the skyline.  

2.3 Existi ng trees and landscaping were to be retained with 
reinforcement of the boundaries to the new, long term green belt 
edge to the sett lement. 

2.4 Mixed two storey housing with around 40% aff ordable 
was to be provided with no housing permitt ed unless the school 
and playing fi elds are accommodated on the adjoining sites and the 
provision of new leisure space is secured. 

2.5 Contributi ons were required towards additi onal educati onal 
faciliti es whilst the Policy also requires the considerati on of the 
remnants of Grim’s Ditch, a prehistoric monument which crosses the 
site. 

2.6 A Brief was required to guide the extent and locati on of 
land uses, investi gati ng improved local road and pedestrian faciliti es, 
a school transport plan, the possibility of a secondary access from 
Ridgeway and future management of Cox’s Dell and the Plantati on. 

2.7 Policy C1 relates to the provision of some 8.3 hectares 
of land and provides for a school with dual use playing fi elds and 
new informal leisure space.  The Policy is similar to Proposal H37 as 

summarised above in that it links the provision of the housing with the school and additi onal open 
space.  The proposal was for access from Shootersway for a new school complex in the south east 
corner of the site on about 4.4 hectares of land with the south west porti on of the site extending to 
3.9 hectares for pitches and informal amenity purposes. 

2.8 Otherwise similar provisions apply as regards the needs to protect Grim’s Ditch and for 
preparati on of the Development Brief. 

2.9 As regards Policy L.1 this relates to, broadly, the same area as C1 summarised above, namely 
8.3 hectares in the southern part of the site.  The Policy seeks a minimum of 3.9 hectares for pitches 
and informal amenity space with dual use of the playing pitches required. 
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Updated Planning Positi on

2.10 The original proposals for the school, housing and open space were prepared in 2002.  
Negoti ati ons in respect of the same have conti nued through ti me with alternati ve schemes 
investi gated.  As part of this process the Consorti um between Egerton Rothesay School, 
Herƞ ordshire County Council and Taylor Wimpey was formed. 

2.11 It has become apparent from discussions that one of the overriding issues in terms 
of implementi ng a scheme is the cost of relocati ng or simply refurbishing the existi ng Egerton 
Rothesay School building complex, especially in the present economic climate.  

2.12 There have been various discussions with the Council, along with ongoing changes to 
the Policy Framework with preparati on of the RSS for East Anglia and the subsequent alterati ons 
proposed to the system by the new Coaliti on Government. 

2.13 The Council are now updati ng local policy through preparati on of the LDF – Core Strategy 
and associated DPDs.  In this regard the Consorti um remains keen to achieve a comprehensive 
scheme for the site.  

2.14 It is agreed that the prospect of any wholesale relocati on and rebuilding of the school 
to the south east of the site as originally proposed is not achievable whilst the only practi cal 
opti on appears to be retenti on of the existi ng school on its existi ng site with improvement to the 
faciliti es. 

2.15 It is also agreed that the restricti on of development to around 100 dwellings only on 
4.4 hectares of the site is unlikely to produce suffi  cient funds to make any material contributi on 
towards the school redevelopment, as well as providing the larger area of dual use playing fi elds 
sought by current policy. 

2.16 The general approach now agreed between Council Offi  cers and the Consorti um is that 
revisions are necessary to the current Local Plan proposals.  This includes retenti on of the Egerton 
Rothesay School on its existi ng site with provision of residenti al development along the eastern 
side of the land comprising the 3.5 hectares owned by Taylor Wimpey adjoining Coppins Close and 
the existi ng School Playing Fields to the east of the school building.  This will provide a residenti al 
development site of around  6 hectares.  

2.17 Land to the south of the existi ng school buildings extends to 3.9 hectares and can be 
retained for playing fi elds and associated parking in accordance with the original Local Plan 
proposals.  Furthermore Taylor Wimpey are able to provide additi onal land  for more playing 
fi elds extending to approximately 2 hectares in the Green Belt west of Durrants Lane and north of 
Shootersway.  This area is edged blue on Fig 1.1. 

2.18 In discussions with the Council the following principles have been identi fi ed 
as guiding the future masterplan for the site as a whole, partly based on the Local Plan 
provisions referred to above: 

• Provide a mix of predominantly 2 storey housing, including around 40% aff ordable 
   homes and informal open space.

• Contributi on towards educati on and community faciliti es.

• Development is in a sensiti ve ridge top and edge of town locati on, adjacent to existi ng 
   housing.  The layout, design, density and landscaping must therefore safeguard the 
   ameniti es of nearby housing and create a soŌ  edge with the proposed leisure space 
   and adjoining countryside. 

• Impact of the scheme on the local road network will need to be miti gated through 
   promoti ng sustainable transport opti ons, reinforcing pedestrian/cycle links through 
   the site and funding improvement to the Shootersway/Kingshill Way and Durrants 
   Lane/High Street juncti ons (as necessary).

• Main access to be taken from Shootersway and this could include a secondary access 
   from Durrants Lane. 

• Impact of school traffi  c must be tackled by providing a new drop off  facility for pupils, 
   to be established through preparati on and submission of School Transport Plan.

• Grim’s Ditch is an important archaeological feature of the site.  An Archaeological 
   Assessment must set out measures to miti gate the impact of development on it and 
   the need to preserve remains in situ.

• Development must secure funds for the refurbishment of the school on its existi ng 
   site. 

• The scheme must secure additi onal areas of informal and formal leisure space and 
   ensure their long term maintenance.  More formal leisure space should be made 
   available for public use. 
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2.19 As regards delivery of the scheme the Council have indicated as follows:

• A comprehensive planning framework is needed to link the 3 main land uses and their ti ming, 
   i.e housing, school with playing fi elds and new leisure space.

• Development will be programmed in order to enable the completi on of up to 240 homes and 
   other uses by approx 2015.

• The priority is to deliver the school playing fi elds fi rst.  

• Housing will be phased to allow this to be delivered and to generate funds for refurbishment of 
   the school. 

• The masterplan is to provide a detailed planning framework suffi  cient to take forward the 
   scheme through to a planning applicati on. 

• The planning applicati on will be processed under a planning performance agreement. 

• Joint working with the landowners will ensure delivery of the scheme, secure necessary 
   developer contributi ons and ensure that long term management of all open spaces, including 
   Cox’s Dell and The Plantati on is in place. 

• The Council will work with Herƞ ordshire County Council to identi fy the level and type of 
   contributi ons required towards sustainable transport measures, local highway works and 
   additi onal educati onal and community faciliti es.

Delivery of the Scheme
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3.1 Berkhamsted is a thriving town with a populati on of approximately 15,000 inhabitants. The town centre has a good range of shops, 
including a modern food supermarket and a growing range of smaller scale commercial uses. There is also a range of existi ng faciliti es within 
walking distance of the site including a local newsagent / small grocery store.

3.2 Historically the town developed along the fl oor of the Bulbourne Valley, an important transport corridor connecti ng the London Basin with 
Aylesbury Vale. Subsequent expansion occurred on the valley sides, including the suburban development to the north and east of the site. 

3.3 The Durrants Lane site lies within the sett lement boundary 
on the western fringe of the Shootershill area of Berkhamsted.  The 
neighbouring countryside to the west and south falls within the 
Green Belt. The site is roughly triangular in shape, with the apex of 
the triangle lying to the north on Durrants Lane and the base running 
along Shootersway. To the east, the site borders the residenti al areas 
served off  Marlin Close, Coppins Close, Chalet Close and Tresco Road. To 
the south the boundary follows Shootersway and to the west Durrants 
Lane.

3.4 Neighbouring development comprises detached and semi-
detached dwellings of mixed age and character, arranged in an informal, 
medium density suburban layout. The density of development is higher 
to the north although no development exceeds 2½ storeys in height.

3.5 The main body of the site extends to approximately 14.2 
hectares and is bounded to the west by Durrants Lane, to the south 
by Shootersway and to the north and east by existi ng development. It 
is divided into several disti nct parcels and ownerships, with the centre 
of the site comprising the buildings and grounds of Egerton Rothesay 
School, the southern part two arable fi elds, and the remainder of the site 
is woodland. In additi on, there is an arable fi eld to the west of Durrants 
Lane which lies within the Green Belt. It is proposed that this land is 
available for community playing fi elds and potenti ally allotments.

3.6 In terms of the general topography of the area, the central 
and southern porti on of the site occupy a broad plateau of land, at 
approximately 170m Above Ordnance Datum (AOD). The northern 
porti on of the site slopes steeply towards the River Bulbourne and the 
Grand Union Canal which fl ows through the centre of Berkhamsted. 
To the south, beyond Shootersway, the land gently falls to a second, 
smaller valley, which runs parallel to the River Bulbourne. 

3.0 SITE CONTEXT

Newsagent /shop

Hairdresser

Figure 3.1 - Aerial photograph 

Sports facility
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Bus stop

LEGEND

Site boundary
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4.0 ANALYSIS OF THE SITE

Ecology

4.1 A signifi cant amount of detailed technical work has 
already been undertaken to determine the suitability of the site 
to accommodate development. The following secti on summarises 
the work undertaken to date and identi fi es any further work 
which may be required to support a planning applicati on.

Figure 4.1 - Habitats plan
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4.2      The main site is comprised of 6 disti nct land parcels which 
include arable land, buildings, hard standing, amenity grassland, 
rough grassland, woodland and scrub.  Additi onal habitats include 
species poor hedgerows. To the west of Durrants Lane is a further 
arable fi eld which contains several mature trees.

4.3    No habitats of signifi cant ecological value have been 
identi fi ed within the site although the land to the north of the 
site, the woodland in the southern part, and the vegetati on 
on the boundaries off ers opportuniti es for local wildlife.  The 
following surveys have been recommended to support a planning 
applicati on, although these are unlikely to present any signifi cant 
constraint to development:

• Repti le survey
• Breeding bird survey

4.4 There are no records of amphibians within the 1km 
search area around the site although there are several ponds 
close by.  A great crested newt survey was undertaken in July 
2008 of ponds within 400 metres of the site although no evidence 
of great crested newts was found in any of the waterbodies. 

4.5       The requirement for bat acti vity surveys at the site has 
been considered but it is thought to be unnecessary as there 
are negligible roosti ng opportuniti es for bats in the buildings on 
site. There are however some potenti al roosti ng opportuniti es 
in certain trees located on the site boundaries. The retenti on of 
mature trees is therefore recommended.  

4.6   Opportuniti es exist to provide biodiversity gains via simple 
enhancement measures alongside development.
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Landscape
4.7 There are a number of signifi cant 
trees and areas of woodland on the site, 
parti cularly to the periphery and in Cox Dell 
and The Plantati on. However, none of these 
are covered by Tree Preservati on Orders. 

4.8 There are no designati ons for 
landscape character or quality covering the 
site.

4.9 The topography of the wider area 
is relevant to the seƫ  ng of site. There is 
a break of slope on Durrants Lane, by Cox 
Dell, resulti ng in the body of the site being 
screened from view as one approaches from 
the north. The land to the south of the site, 
beyond Shootersway, also falls away sharply, 
resulti ng in views from this directi on being 
limited to the vegetati on on the southern site 
boundary only. There is also a break in slope 
along the northern boundary of the two arable 
fi elds with the land to the south sloping gently 
downwards towards Shootersway and that to 
the north falling slightly more steeply to the 
Grand Union Canal. The result of this is that the 
existi ng school buildings are partly screened by 
this localised ridgeline.

4.10 The heavily vegetated nature of 
the site boundaries, the extent of built 
development to the east of the site and 
topography of the local area is such that views 
of the site are limited and for the most part 
confi ned to fragmented, near distance views.

Photograph of south-east fi eld

Photograph of south-west fi eld looking north towards the school

Existi ng school buildings Existi ng school playing fi elds

Photograph of existi ng playing fi eld located to the north of the school
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Archaeology
4.11 An archaeological desk-based assessment of the site has been undertaken, including consultati on of archaeological and historical 
informati on from documentary and cartographic sources.  On the basis of the informati on obtained it is apparent that the site is located within an 
area containing evidence of acti vity of prehistoric and Roman date.

4.12 The HER records show one archaeological feature within the site. This is Grim’s Ditch, a linear  boundary of probable Iron Age date, the 
course of which crosses the site on an approximate east-west alignment, following the northern boundaries of Areas D and A.  Although the HER note 
the existence of a surviving length of this monument in the north corner of Area A, nothing is visible on the site. This feature will need to be protected 
and retained as undisturbed land.

Figure 4.2 - Extract from Ordnance Survey map dated 1898 Figure 4.3 - Archaeological potenti al of the site
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4.13 Of the land to the east of Durrants 
Lane, the archaeological potenti al can be 
described as follows:

Area A: The north side of this area contains 
Grim’s Ditch which is of high potenti al 
whereas the remainder of the parcel is of 
low potenti al.
 
Area B:  Other than Grim’s Ditch this area 
is considered to have low archaeological 
potenti al.

Area C: This part of the site has been 
disturbed by chalk extracti on and tree 
planti ng which would have caused signifi cant 
disturbance to buried archaeological 
features and as such the potenti al is low.

Area D: This part of the site has been 
disturbed by the constructi on of the school 
buildings, car park, access and services, as 
a result of which any buried archaeology is 
likely to have been truncated or destroyed. 
The potenti al is therefore low.

Area E: This area has been in agricultural use 
for at least three centuries so preservati on of 
buried archaeology is likely to be good. The 
potenti al is therefore moderate to low.

Area F: This area has similarly been in 
agricultural use for at least three centuries 
and is evaluated as a moderate to low 
potenti al.

4.14 Prior to submission of a planning 
applicati on, consultati on shall be carried 
out with the County Archaeologist to 
establish a pre-determinati on programme of 
archaeological evaluati on. 

High 

Low to moderate

Low
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Agricultural Land Classifi cati on

Figure 4.4 - Plan showing agricultural land classifi cati on
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4.15 A detailed Agricultural Land Classifi cati on (ALC) survey of the site was carried out by 
a Chartered Scienti st in April 2008, in accordance with current ALC guidelines. This involved 
examining soil profi les to a depth of 120cm with the use of a hand-held soil auger at 7 
locati ons on an approximate 100m grid.

4.16 The detailed ALC/soil survey determined soil profi les on site could be grouped in the 
Batcombe Associati on.  Typically, most of the soil profi les consisted of brown, slightly stony, 
heavy silty clay loam topsoil with a friable, well developed fi ne to medium granular structure.  
The topsoil was approximately 30cm deep, overlying yellowish brown, gleyed, and mott led, 
slightly stony, heavy silty clay loam upper subsoil between depths of approximately 30-50cm 
below the surface.  The upper subsoil was deemed to consti tute a ‘slowly permeable layer’ in 
accordance with MAFF ALC guidelines.  Therefore, the soil profi les were all placed in Wetness 
Class IV.

4.17 Most of the study area (i.e. 6.7ha of the site), comprising the school buildings, playing 
fi elds and woodland, was classed as ‘Other Land/Non-agricultural’. Most of the agricultural 
land within the study area (i.e. 4.9 ha of the site) was classed as Subgrade 3b, with a smaller 
area (i.e. 2.7 ha or of the site) classed as Subgrade 3a. As set out in Paragraph 28 of PPS7 
(2004), ‘…Litt le weight in agricultural terms should be given to the loss of agricultural land in 
Grades 3b’.  

4.18 The small area of Subgrade 3a agricultural land falls at the lowest end of the ‘best 
and most versati le’ scale.  This parcel of Subgrade 3a agricultural land is located within an area 
proposed for use as a playing fi eld and, therefore, it will not be permanently lost under built 
development. The survey did not include the land to the west of Durrants Lane as this land 
similarly is proposed for playing fi elds and will not be permanently lost to development.
 
4.19 Where practi cable, it is recommended that the proposed scheme should involve the 
reuse of soil resources on site.

4.20 In all regards above, the development of land at the site does not signifi cantly 
confl ict with nati onal, regional or local planning policy in agricultural land quality terms. 

Sub-grade 3a

Sub-grade 3b

Other land / 
non-agricultural
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Flood Risk & Drainage
4.26 The site lies on a broad plateau of land 
approximately 170m AOD above the valley 
fl oor of the River Bulbourne. It lies outside 
any 1:100 year fl oodplain as shown on the 
Environment Agency fl ood maps and therefore 
fl ooding does not form a constraint to the 
development of the site. 

4.27 Initi al reviews of the site 
characteristi cs and soil compositi on suggest 
that the likely surface water drainage strategy 
would involve on-site soakaways. The number 
and type of soakaways will depend on the 
nature and depths of clay and chalk strata with 
further soil investi gati ons proposed to evaluate 
the soakaway potenti al. 

Services & Uti liti es
4.24 With regard to the provision of 
appropriate services to the site, initi al 
investi gati ons  outline that the existi ng 
infrastructure surrounding the site is of 
suffi  cient capacity to serve the proposed 
development without the requirement for 
new, large-scale service connecti ons although 
some level of reinforcement is likely to be 
required. 

4.25 Potable water is anti cipated to be 
taken from the mains in Shootersway, gas 
from the mains branches along Shootersway / 
Durrants Lane and electricity from the nearest 
HV supply.

Highways & Transportati on
4.21 The site is located in an accessible 
locati on in close proximity to local transport 
services, faciliti es and other local services, 
adjoining existi ng areas of residenti al 
development. Both pedestrian and vehicular 
access could be safely provided to all areas of 
the proposed scheme with the primary access 
to the residenti al development likely to be 
taken from Shootersway in the south. 

4.22 The local highway authority, 
Herƞ ordshire County Council, has no 
objecti ons to the development of the site, 
subject to details of the necessary highway 
improvements to accommodate the site access 
arrangements being agreed (refer to 7.5 for 

further details).

4.23 Residenti al / estate roads would be 
designed in accordance with the guidance set 
out in ‘Manual for Streets - 2007’ and Travel 
Plans would be produced to support the 
applicati on for both residenti al development 
and the re-development of the school site.
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Foul Water Drainage
4.28 There are existi ng foul sewers in the 
residenti al areas to the east and north-east of 
the site and the intenti on would be to connect 
into one of these sewers.  The nearest foul 
sewer to the site is in Coppins Close where 
the houses are served by a rising main and 
pumping stati on which connects to the foul 
sewer in Shootersway.

4.29 The opti ons to serve the site are 
either to connect to the existi ng sewers to the 
north-east that currently serve Tresco Road, 
Durrants Lane, Chaucer Close and Edlyn Close 
or to connect to the foul sewer in Shootersway 
via a raising main.

4.30 Further more detailed analysis is 
required to work out the most appropriate 
opti on for servicing the site.
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5.0 OPPORTUNITIES, CONSTRAINTS AND DEVELOPMENT OPTIONS

12

Opportuniti es & Constraints
5.1 To enable a sustainable urban extension to be created on the site and to 
ensure the best environmental fi t for the development, a number of opportuniti es 
and constraints have been identi fi ed, which the masterplan will need to respond 
to. These are summarised on fi gure 5.1 and described below. 

Figure 5.1 - Opportuniti es & Constraints

Opportuniti es
•   Address the local housing need
•   Creati on of new recreati onal space/community faciliti es
•   Investment in the existi ng school

Constraints
•   Locati on of archaeology - Grim’s Ditch
•   Green Belt boundary - need to create a robust and defendable boundary
•   Amenity of existi ng school to be respected
•   Preserve amenity of neighbouring dwellings
•  Conserve the seƫ  ng of the existi ng woodland areas
•  Limited points of access
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Housing

Access

Playing 
Fields

Parking

School

Durrants Lane Grim’s Ditch

Shootersway

Housing

Access

Playing 
Fields

Parking

School

Durrants Lane Grim’s Ditch

Shootersway

Masterplan Opti ons
5.2 A number of spati al arrangements for the site have been considered as part of the initi al masterplanning exercise. The favoured opti on is illustrated in Figure 5.3 below as this provides the 
best environmental fi t for the development and the best synergy between uses.  An alternati ve arrangement is also illustrated which is accessed off  Durrants Lane. The pros and cons of each scenario 
are briefl y considered below.

Figure 5.2 - Opti on A
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Opti on A
5.3 In Opti on A the main vehicular access is taken off  Durrants Lane. Housing is 
located in the eastern part of the site, behind the existi ng belt of woodland. Pedestrian 
links are provided to Tresco Road to the north, to Durrants Lane to the northwest and to 
the playing fi elds to the west. Overfl ow parking for the school is provided to the south 
of the access road.
 
 Pros
 • Housing is discreetly located behind the woodland belt
 • The woodland belt along Shootersway remains unbroken
 • Playing fi elds are located on the more sensiti ve part of the site
 • Housing is well related to the existi ng housing to the north and east
 
 Cons
 • The access road separates the overfl ow parking from the school
 • Durrants Lane is unsuitable as a main vehicular access
 • Residenti al Access Road would need to cross the woodland in the centre of  
    the site
 • Egerton Rothesay School have serious safety concerns over children crossing  
    the access road to get to the playing fi elds.

Opti on B
5.4 Opti on B has a similar spati al arrangement of land uses but takes its access from Shootersway.

 Pros
 • Housing is discreetly located behind the woodland belt
 • The woodland belt in the centre of the site remains intact
 • Playing fi elds are located on the more sensiti ve part of the site
 • Housing is well related to the existi ng housing to the north and east
 • Overfl ow parking is well related to the school
 • Impact on Durrants Lane is modest
 • School children have safe access to playing fi elds
 
 Cons
 • Woodland on Shootersway is breached
 • Slightly longer vehicular route to the town centre.

Figure 5.3 - Opti on B

5.5 The Consorti um consider Opti on B to be a preferable arrangement as it protects the integrity 
of the woodland within the site, provides a bett er and safer relati onship between the school and the 
new playing fi elds and has less of an impact on Durrants Lane.
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6.0 FRAMEWORK MASTERPLAN

1.  Community Playing Fields 
The land to the west of Durrants Lane is 
controlled by the Consorti um and is available 
for community playing fi elds. The land is 
currently in agricultural use and lies within 
the Green Belt.  The provision of playing fi elds 
is however compati ble with its Green Belt 
status.

2.  Emergency Access  
An emergency access and a maintenance 
access will need to be provided to this land.

3.  Allotments 
Subject to local demand, a small part of the 
land to the west of Durrants Lane could be 
made available for community allotments.

4.  Shared Parking
An area of car parking shall be provided to the 
east of Durrants Lane to serve the community 
playing fi elds and informal open space and to 
act as an over-fl ow car park for the school.  The 
car park will need to be sensiti vely designed and 
appropriately landscaped.

5.  Turning head and coach parking
The access to the new car park will need to 
make provision for coach parking and have safe 
pick-up and drop-off  points for the school. 

6.  School Expansion/Refurbishment 
Within the existi ng school site there is the 
potenti al for expansion and refurbishment of 
the existi ng school buildings.

7.  Footpath Connecti on to Durrants Lane 
A footpath connecti on shall be provided alongside 
the school site and through the woodland to 
Durrants Lane.

8.  Cox Dell 
The woodland to the north of the school is to 
be retained and a management plan provided to 
enhance the structure of the woodland and the 
habitats within it.

9.  Footpath Link to Tresco Road
There is an existi ng footpath leading from the 
school playing fi elds to Tresco Road. This shall be 
retained and resurfaced.

10.  Grim’s Ditch 
Although no longer visible, Grim’s Ditch is an 
important historic asset  of the site and should 
retained within an area of open space.  No 
development shall occur within 20 metres of the 
ditch and dwellings shall be oriented to front on 
to it.

11.  Coppins Close Boundary
Housing backing onto this boundary should be 
detached and of a similar scale to neighbouring 
development. Vegetati on along the boundary 
will need to be retained and supplemented with 
new planti ng and privacy of the existi ng dwellings 
respected.

12.  Housing Development 
Housing shall be predominantly 2 storey with 
occasional 2 ½  storey development to add 
interest. There should be a clear defi niti on 
between the public and private realm and a 
permeable low speed, pedestrian friendly street 
layout. The highway layout must be subservient 
to the built form of the development and provide 

6.1 In this secti on the parameters for the masterplan are defi ned. The matt ers that will need to be taken into account in working up the scheme are described below.  This is not a defi niti ve list, as 
the scheme will be developed in joint partnership with Dacorum Borough Council and the local community.  It does however set out those matt ers that have been identi fi ed from the initi al technical 
and environmental studies and from dialogue with Dacorum Borough Council. 

a clearly defi ned sequence of spaces.  All of 
the important trees within the site are to be 
retained. 

13.  Shootersway Access 
Vehicular access into the site is to be from 
Shootersway. The access shall be designed to 
minimise the impact on the tree belt along the 
site frontage.

14.  Shootersway Frontage
The existi ng vegetati on along the site frontage 
is in relati vely poor conditi on and includes 
a range of non-nati ve trees. The long-term 
objecti ve for this area is to retain the vegetati on 
along the site frontage but to gradually replace 
the non-nati ve trees with indigenous stock.

15.  The Plantati on
This belt of woodland is an important feature 
of the local landscape and is to be retained and 
managed. Development should ideally face 
onto the woodland  and footpaths should be 
provided through it.

16.  Informal Open Space
An area of informal open space should be 
provided on the perimeter of the school 
playing fi elds and a footpath link provided to 
the proposed car park and to the community 
playing fi elds to the west of Durrants Lane.

17.   Dual Use School Playing Fields
The existi ng school playing fi elds are to be 
relocated to the south of the school. The 
playing fi elds shall be established and available 
to the school prior to the release of the existi ng 
playing fi elds and available for use by the wider 
community. 

Figure 6.1 - Masterplan Key Plan
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Figure 6.2 - Framework Masterplan
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Framework Masterplan Document

7.0 SUSTAINABILITY & DELIVERABILITY

Sustainability
7.1 The Egerton Rothesay site lies on the edge of Berkhamsted about 2km to the south west 
of the town centre.  Development on the site would comprise an urban  extension which is one 
of the favoured methods in current planning policy of providing housing in sustainable locati ons.  
There are reasonable links connecti ng the site to the rest of the town via Shootersway and 
Durrants Lane and there is a footpath link extending through to Tresco Road and The Ridgeway 
where local services are available. 

7.2 PPS1 identi fi es sustainable development as the core principle underpinning planning.  
Para 4 identi fi es the Governments aims for sustainable development including:

 • Social progress which recognises the needs of everyone
 • Eff ecti ve prudent protecti on of the environment and 
 • The prudent use of natural resources.

7.3 The need for social cohesion and inclusion is recognised and the detailed layout for the 
proposed development should make provision for a range of dwelling types, sizes and tenures 
which on the one hand will provide for local housing needs and on the other recognise and accept 
the development patt ern which already exists in the area. 

7.4 Access to existi ng employment, community faciliti es and services, including shops, 
schools and healthcare is good and will be complemented by new faciliti es on site, including the 
proposed recreati onal provision. 

7.5 In terms of transportati on proposals a new access to the residenti al development will be 
provided from Shootersway whilst a further new access for the school, including a car park, is to 
be provided from Durrants Lane.  A new roundabout at the Shootersway/Durrants Lane juncti on 
will reduce vehicle speeds and allow the 30mph zone to be extended which will be an advantage 
for all locally.  More parking on the school site will remove the problem of existi ng parking on 
verges.  The wider impact of traffi  c on issues such as the juncti on of Shootersway with Kings Road 
will be assessed in detail in due course and improvements can be made as necessary.  The scheme 
is generally supported by Herƞ ordshire County Council as the Local Highway Authority.  

7.6 As regards pedestrian routes, the links through to Tresco Road will be improved to 
provide a connecti on to local shops and services.  As to bus services there are presently no local 
services passing the site but there are 3 services uti lising the A4251 High Street in Berkhamsted 
which is within 600/700 metres walk from the site.  Buses in turn provide a link to the railway 
stati on which is some 2.5km walk from the site with the main town centre area being some 1.5 to 
2km away.  

7.7 In summary it is not considered that there are any overriding problems with providing 
necessary services and faciliti es for the development.

Deliverability & Development Phasing
7.8 It is apparent that the Consorti um controls the whole of the site which is the subject of 
this Framework Document and there are no reasons why the land cannot be brought forward 
for development subject to a suitable and acceptable development package being agreed.   
Arrangements are being fi nalised within the Consorti um to sort out equalisati on and funding 
issues, including contributi ons towards the future improvements to Egerton Rothesay School, all 
of which will help to maintain its current status as an important service provider locally. 

7.9 As regards phasing of the development the scheme for 200 plus houses is not of 
suffi  cient size to require detailed long term phasing.  However it is anti cipated that development 
would start from the Shootersway end of the site and the constructi on of 200 plus dwellings 
would take in the order of 2-3 years.  Development of this, presently, undeveloped land will mean 
that the existi ng school playing fi elds to the north can be retained for at least the fi rst year or so 
of the development programme which will in turn mean that provided the works to insti gate the 
new playing fi elds on the land south of Egerton Rothesay School and west of Durrants Lane are 
implemented at the earliest phase of the development, then the latt er pitches will be available by 
the ti me it is necessary to develop the existi ng school playing fi elds. 

7.10 A further requirement of the Council’s Development Principles Paper, is that the school 
playing fi elds should be available for dual use including by the local community.  In this regard 
there is considerable pressure for playing pitches across the whole of Berkhamsted, not least by 
the Berkhamsted Raiders who are a local club running a large number of youth football teams.  
Again it is envisaged that a management structure will be put in place which will allow for use of 
the pitches by the Raiders (the club already use the Egerton Rothesay Playing Fields) as well as, 
from ti me to ti me and on an agreed basis,  allowing other pitches to made available for public 
use.
 
7.11  One further advantage of the scheme as noted above is that the car park area to be 
provided south of the existi ng school buildings will be available on weekdays for use by staff  at the 
school.  However the school does not open on Saturday morning so the parking will be available 
for sports related uses over the weekends when the pitches are likely to be at their highest level 

Suitability
7.12 As demonstrated through this document the site is in a suitable locati on to accommodate 
residenti al growth and can provide local community faciliti es to complement those in the 
surrounding area.  The document has also demonstrated that there are no in principle technical 
or environmental constraints that would preclude development on the site. 
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8.0 CONCLUSION 

8.1 The site at Durrants Lane the subject of this Framework Document is an existi ng 
allocati on in the Development Plan.  The Plan seeks  a mix of uses on the site, including 
residenti al, redevelopment of the school and the provision of additi onal formal and 
informal public open space. 

8.2 The Local Authority are in the process of renewing their Development Plan and 
the opportunity is being taken to update the proposals for the site which were originally 
prepared in 2002, including taking account of viability issues and producing a more realisti c 
and implementable development scheme.  Given that there are approximately 6 hectares 
of land potenti ally available for residenti al development and there is an acknowledged 
need locally to provide additi onal housing the opportunity is being taken to increase 
the number of dwellings on the site from 100 up to 200 or more, subject to the normal 
development control process.  This approach enhances the possibility of achieving the 
aims of the original allocati on, namely to retain the Egerton Rothesay school given the 
important local service it provides for special needs children,  at the same ti me as providing 
additi onal pitches for recreati onal need. 

8.3 The Durrants Lane site provides an appropriate locati on for achieving such growth 
and the illustrati ve masterplan shows how a high quality sustainable urban extension of 
approximately 200 plus homes can be delivered in an appropriate manner.  In additi on to 
providing the much needed housing the site can also deliver a range of community benefi ts 
including improvements to the Egerton Rothesay school and a provision of playing pitches 
to help meet recreati onal needs across the town. 
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