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Pre-Application Advice - Minor Developments

Reference: 22/01031/PRED

Proposal: Demolition and rebuilding of the Nora Grace Hall.

Address: Nora Grace Hall Faversham Close Tring Hertfordshire HP23 5BA 

Dear Sir/Madam

Thank you for your request for pre-application advice. The purpose of this report is to explain 
the key planning considerations and indicate how the proposals would likely be dealt with by 
the Local Planning Authority. The full report can be found overleaf but please feel free to 
contact me on the details above if you have any further questions.

Yours sincerely,

Patrick Doyle

Lead Planning Officer
Development Management
Dacorum Borough Council

http://www.dacorum.gov.uk/


Dacorum Borough Council
Development Management
The Forum
Marlowes
Hemel Hempstead
Herts
HP1 1DN ABCDEFGH
Reference: 22/01031/PRED

Proposal: Demolition and rebuilding of the Nora Grace Hall.

Address: Nora Grace Hall Faversham Close Tring Hertfordshire HP23 5BA 

Pre-Application Advice Report

Site Description

The site consist of a community hall constructed in 1970s, car park and landscaping to the 
southern end, of Spider Park, Tring, mature trees and vegetation separate the community 
building and associate land from the rest of the park. To the east is residential and to the 
south is Tring Town Centre including church yard car park, the Grade I Listed Church of St 
Peter & Paul and Grade II listed Sutton Court and Gatehouse to Sutton Court. 

The land is designated as open land.

Proposal

Pre-application advice is sought for the demolition of existing community centre and it’s 
replacement with a larger community centre, with facilities for offices and café also.

Planning History

Planning Applications (If Any):

Appeals (If Any):

 

Constraints

CIL Zone: CIL2
Open Land: Open Land
Parish: Tring CP
RAF Halton and Chenies Zone: Green (15.2m)
RAF Halton and Chenies Zone: RAF HALTON: DOTTED BLACK ZONE
Residential Area (Town/Village): Residental Area in Town Village (Tring)
Residential Character Area: TCA8



Parking Standards: New Zone 3
Town: Tring

Planning Policies

Main Documents:

National Planning Policy Framework (2021)
Dacorum Borough Core Strategy 2006-2031 (adopted September 2013)
Dacorum Borough Local Plan 1999-2011 (adopted April 2004)

Relevant Policies:

Core strategy

NP1 - Supporting Development
CS1 - Distribution of Development
CS4 - The Towns and Large Villages
CS10 - Quality of Settlement Design
CS11 - Quality of Neighbourhood Design
CS12 - Quality of Site Design
CS23 – Social Infrastructure
CS25 - Landscape Character
CS26 - Green Infrastructure
CS29 - Sustainable Design and Construction
CS31 - Water Management
CS32 - Air, soil and water Quality

Dacorum Local Plan “saved” policies

Policy 10 - Density 
Policy 12 - Infrastructure Provision and Phasing
Policy 13 - Planning Conditions and Planning Obligations
Policy 51 - Development and Transport Impacts
Policy 99 - Trees
Policy 102 - Sites of Importance to nature conservation
Policy 116 - Open land
Appendix 3 - Layout and Design of Residential Areas
Appendix 7 – Small Scale House Extensions

Supplementary Planning Guidance/Documents:

Car Parking Standards (2020)
Planning Obligations (2011)
Roads in Hertfordshire, Highway Design Guide 3rd Edition (2011)
Site Layout and Planning for Daylight and Sunlight: A Guide to Good Practice (2011)

Key Considerations

The site is located within Tring, where Core Strategy policy CS4 is relevant, it states” 
development will be guided towards appropriate areas within the settlements…In open land 
areas the primary planning purpose is to maintain the generally open character. 
Development proposals will be assesses against relevant open land policies”. 



Saved Local plan policy 116 states “Open land forming part of the urban structure will be 
protected from building and other inappropriate development by applying the general 
provisions of Policy 9 (superseded by Core Strategy Policy CS4). Ancillary buildings and 
works, additions, replacement and redevelopment of buildings and changes of use must 
satisfy the conditions below:

(a) the location, scale and use of the new development must be well related to the 
character of existing development, its use and its open land setting;

(b) the integrity and future of the wider area of open land in which the new development 
is set must not be compromised;

(c) in addition, in the case of sites which accommodate existing uses regarded as 
inappropriate to an open land area, proposals must:

(i) not have a significant adverse impact on the character and environment of the site 
or its open land setting; or

(ii) result in overall environmental improvements to the site in relation to its open land 
setting.

Proposals to develop on other open land in towns and large villages will be assessed on the 
basis of the local contribution the land makes to leisure facilities, townscape, visual amenity, 
nature conservation and the general environment.

Measures to conserve and improve the attractiveness, variety and usefulness of all open 
land will be investigated, encouraged and promoted.

The site significance on the open land designation is derived from contribution towards the 
general environment, townscape and open character, it forms part of the green chain which 
links St Peter and Paul’s church to the northern edge of the town and forms buffer between 
residential area and town centre.

Given the semi-enclosed nature and previously developed character of the site and 
development for community facilities, subject to appropriate design and landscaping the 
proposals could be acceptable in principle with regard to development upon the Open Land. 
The amount of floorpspace should be confirmed in any future application and net increase of 
developed area. The planning statement should also highlight the economic, environmental 
and social benefits of the application. 

The open land designation forms part of the green infrastructure of the borough, (within the 
meaning as defined by the glossary of the NPPF: “network of multi-functional green and blue 
spaces and other natural features, urban and rural, which is capable of delivering a wide 
range of environmental, economic, health and wellbeing benefits for nature, climate, local 
and wider communities and prosperity.”). CS policy CS26 seek to protect, extend and 
enhance green infrastructure and the any future application should carefully consider how 
the proposals would enhance urban greening and it’s connectivity with Spider Park and 
surrounding areas.

The proposals are for an enlarged multipurpose community hall, cafe and offices. Proposals 
for providing services and facilities to the community are encouraged, consistent with Core 
Strategy Policies CS4 and CS23.  It has not yet been clarified the purpose of the area 
labelled as “commercial offices”. The local planning authority would need to carefully 
examine the intended purpose of the commercial office and café element of the proposals 
and if they would constitute being an incidental or ancillary part of the predominant social 



infrastructure use of the building and broader site as community hall.  A management plan 
and planning statement would be required to demonstrate the overall intended use of the 
site and how it would function for the benefit of the community.

Quality of Design / Impact on Visual Amenity

Saved Appendix 3 of the Dacorum Local Plan (2004), Policies CS10, CS11 and CS12 of the 
Core Strategy (2013) and paragraph 130 of the NPPF (2021) all seek to ensure that any new 
development/alteration respects or improves the character of the surrounding area and 
adjacent properties in terms of scale, massing, materials, layout, bulk and height.

Policy CS10 expects all new development to re-inforce the existing soft edges of towns and 
villages, preserve and enhance green gateways and protect and enhance wildlife corridors.

The proposed circular stone clad design and green roof would be of striking appearance set 
within the contours of the landscape. The overall design approach is considered positive and 
reflective of the building’s cultural importance to the town and potential to be a landmark 
building. Further details of the materials are to be confirmed but it is understood the wall is to 
consist of stone gabions and window, door and roof detailing of copper. There is  no 
objection in principle to the materiality proposed, however the use of cola materials is 
strongly encouraged.

Of critical importance is how the development would integrate with the town and Spider Park 
and details around the public realm, permeability and management of the site should be 
provided with any forthcoming application. It is strongly encouraged the site is as open as 
possible to the public during the day and offer opportunities for informal recreation on 
terraced and landscaped areas around the building. Given the open land designation, 
opening the site up from it’s semi-enclosed nature currently would be seen as a positive to 
counter balance any possible erosion of open land from the enlargement of the built form on 
site. 

There may be further scope for consideration of the revitalising the adjacent play area and 
the relationship between this area and the community building. From discussions with three 
Architect, it is understood that Tring Town Council owns this part of the park, nonetheless it 
may be worth discussing the play area and park further with parks and recreation officer 
(Rob.cassidy@daorum.gov.uk).

Landscaping should be enhanced at every opportunity, it is notable that several trees and 
some green space is likely to be lost by the expansion of the community centre. Appropriate 
locations for replacement tree planting should be identified. 

Due regard should be had to wider views of the proposals, and further details of broader 
views of the proposed development should be submitted at application stage to aid the 
assessment of the application. Of particular importance will be the potential impact on wider 
landscape setting of the park and any nearby heritage assets. It is expected the application 
gives consideration to nearby heritage assets in a heritage statement, in addition given the 
siting of the development within an area of archaeological significance consideration should 
be given to construction process and investigation of land.  It is likely a method statement 
(also known as a Written Scheme of Investigation) will be required to submitted and 
approved in writing by the local planning authority prior to the commencement of the 
development.

The NPPF paragraph 130 outlines the importance of planning decisions in securing high 
standards of amenity for existing and future occupiers of land and buildings. NPPF 



paragraph 130, Saved Appendix 3 of the Local Plan (2004) and policy CS12 of the Core 
Strategy (2013), seek to ensure that new development does not result in detrimental impact 
upon neighbouring properties and their amenity space. Thus, the proposed should be 
designed to reduce any impact on future and neighbouring properties outlook, loss of light 
and privacy.

Consistent with saved policy appendix 3, Building research establishment report “Site 
Layout for Daylight and Sunlight” is a useful starting point to indicate if a development will 
likely have a negative impact upon daylight/sunlight issues in particular the 25 degree and 
45 degree principles to neighbouring primary habitable room windows. No such windows are 
likely to be compromised, in line with BRE guidance, due to the siting of and separation 
distances of the development in relation to neighbouring properties.

Given the scale and siting of the buildings there is unlikely to be negative impacts upon, light 
outlook. 

The enlarged cultural facility with scope for live music and performances and intensity of 
use, may have additional noise nuisance impacts upon nearby residents, sufficient 
information should be presented to ensure noise will be contained at acceptable levels within 
the site.  

Impact on Highway Safety and Parking

NPPF paragraph 111 states “Development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe.” 

The site is located within parking zone 3 as defined by the Parking Standards SPD (2020), 
however is in close proximity to the town centre and its services and transport connections. 

Expected car parking provision will be dependent on the total floorspace provided, for 
community centres 1 space per 9 m² GEA or 1 space per 3 fixed seats plus 3 spaces per 4 
staff members is expected. For disabled parking 1 space per employee who is a disabled 
motorist + 6% of total provision. It is desirable that a further 4% of the total capacity should 
be enlarged standard spaces. For electric vehicles, 20% of all spaces to be active provision, 
another 20% to be passive provision. For cycling provision 1 S/t space per 200 m2GEA plus 
1 L/t space per 10 staff on duty at any one time.  Guidance on parking standards is available 
in the Parking Standards SPD (link below):

http://www.dacorum.gov.uk/docs/default-source/strategic-planning/parking-standards-
supplementary-planning-document---november-2020.pdf?sfvrsn=b1ae0c9e_4

It is advisable to consult Hertfordshire Highways with regards to any highway safety 
implications of the proposed development. A swept path analysis would be beneficial to 
ensure refuse and emergency vehicles can enter and leave the site safely. A transport 
statement should also be provided to assess level of car parking need and potential use of 
adjoining car park facilities aswell sustainable travel modes.

Environment

The proposals are not in an identified flood risk area, however should demonstrate adequate 
drainage provision.

http://www.dacorum.gov.uk/docs/default-source/strategic-planning/parking-standards-supplementary-planning-document---november-2020.pdf?sfvrsn=b1ae0c9e_4
http://www.dacorum.gov.uk/docs/default-source/strategic-planning/parking-standards-supplementary-planning-document---november-2020.pdf?sfvrsn=b1ae0c9e_4


The applications should also consider sustainable design and construction principles 
consistent with Core Strategy policies CS29, CS30 and CS32.

It is expected any future scheme would provide a high quality landscaping and tree planting 
and consider enhancements to local wildlife and biodiversity.

The Council is legally required through the Habitats Regulations Assessment to ensure the 
integrity of the Chilterns Beechwoods Special Area of Conservation (SAC) at Ashridge 
Estate and Tring Woodlands, is not adversely affected by new planning proposals. If nothing 
is done, new development will lead to further visitor pressures and damage to the integrity of 
the SAC. Further detail available via following link.

https://www.dacorum.gov.uk/home/planning-development/planning-strategic-planning/new-
single-local-plan/chilterns-beechwoods-special-area-of-conservation 

There is currently moratorium on granting consent to additional dwellings in the borough 
while an appropriate mitigation strategy is formulated. Generally non-residential 
development will not be affected, however given the potential of this development to attract 
visitors to the area Natural England will be consulted for their view as to the potential 
impacts of the development upon the SAC during the course of the application. Applicants 
are still encouraged to submit their applications during this time and will be approved once 
an appropriate mitigation strategy is in place that will enable the grant of consent if the 
application is acceptable in all other respects. 

Other Matters

The development would not be liable for the Community Infrastructure Levy (CIL), More 
details available here:  https://www.dacorum.gov.uk/home/planning-development/planning-
strategic-planning/developer-contributions/community-infrastructure-levy-(cil) 

Should the development provide 1,000 sq.m or more of new building floorspace it may be  
deemed to be a major development, which has additional consequences for information 
required at validation stage.

Additional consultations

You may wish to contact the following for additional consideration of your proposals.

Hertfordshire County Council Highways: 

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/development-management/highways-development-
management.aspx#preapplication

Environment Agency: 

The Environment Agency provides site-specific pre-application and post permission advice 
and would like to hear from you if your proposed development site: 

 · is in flood zones 2 or 3 (unless their Flood Risk Standing Advice applies) 

· contains or is close to a ‘main river’ · is on land affected by contamination 

· handles waste or hazardous substances (including fuels & oils) 

https://www.dacorum.gov.uk/home/planning-development/planning-strategic-planning/new-single-local-plan/chilterns-beechwoods-special-area-of-conservation#hra
https://www.dacorum.gov.uk/home/planning-development/planning-strategic-planning/new-single-local-plan/chilterns-beechwoods-special-area-of-conservation
https://www.dacorum.gov.uk/home/planning-development/planning-strategic-planning/new-single-local-plan/chilterns-beechwoods-special-area-of-conservation
https://www.dacorum.gov.uk/home/planning-development/planning-strategic-planning/developer-contributions/community-infrastructure-levy-(cil)
https://www.dacorum.gov.uk/home/planning-development/planning-strategic-planning/developer-contributions/community-infrastructure-levy-(cil)
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/development-management/highways-development-management.aspx#preapplication
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/development-management/highways-development-management.aspx#preapplication
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/development-management/highways-development-management.aspx#preapplication


https://www.gov.uk/guidance/developers-get-environmental-advice-on-your[1]planning-
proposals 

Herts Environmental Records Centre: 

They manage information on habitats, species and sites across the county. 

http://www.hercinfo.org.uk

Herts Historic Environment Advisory service:

Provides archaeological information and advice 

https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/historic-
environment-archaeology/hertfordshire-historic-environment-advisory-service.aspx

Summary

The proposals would be considered acceptable in principle subject to further consideration of 
public realm, highway considerations, landscaping and community benefits of the site. 

It is advised that you discuss the proposed development with local residents prior to 
submitting a formal planning application.

This report has been based on the information supplied to the Local Planning Authority. 
Although every effort has been made to provide comprehensive advice based on this 
information, it should be noted that this report constitutes a Planning Officer’s opinion and is 
not binding to any future decision of Dacorum Borough Council. In particular, should a formal 
planning application be submitted to the Council, other matters pertinent to the proposed 
development may be raised by any further details submitted, third parties and/or consultees.

Applying for Planning Permission

A future application for planning permission should, as a minimum, comprise the following:

A completed application form;
The requisite application fee;
An Ordnance Survey style site location plan at a metric scale of 1:1250 showing the 
application site outlined in red, all neighbouring properties (in full) and two named roads;
A metrically scaled (1:100 or 1:200) proposed site plan showing the layout of the site 
including the footprint and roof plan(s) (must include scale bars)
A set of metrically scaled (1:50 or 1:100) proposed floor plans, sections and elevations (must 
include scale bars);
Any other information deemed relevant to the application (e.g. site photographs, design and 
access statement, sustainability statement, heritage statement, local views impacts 
assessment, Isometric/3d drawings/Streetscene drawings, management plan, landscaping 
plan, tree plan/statement, Biodiversity statement, Travel Plan/Assessment/Statement etc.).

Please note that the Planning Business Support team, upon submission, may request further 
details.

Notes:

Payment Options

https://www.gov.uk/guidance/developers-get-environmental-advice-on-your%5b1%5dplanning-proposals
https://www.gov.uk/guidance/developers-get-environmental-advice-on-your%5b1%5dplanning-proposals
http://www.hercinfo.org.uk/
https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/historic-environment-archaeology/hertfordshire-historic-environment-advisory-service.aspx
https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/historic-environment-archaeology/hertfordshire-historic-environment-advisory-service.aspx


You can now pay your planning fees by debit or credit card through the Dacorum Borough Council 
secure online payment system by using the link below.

 Pay for planning application

Community Infrastructure Levy (CIL)

Dacorum Borough Council is a Charging Authority for Community Infrastructure Levy (CIL). It is your 
responsibility to clarify the CIL liability on your development. The Council will make every effort to 
ensure that notices for liable developments are dispatched as soon as possible following planning 
permission or consent being granted. If you do not receive a liability notice please contact the Council. 
It is important that all CIL matters be in place before any works begin on site – including any 
demolition. Further information regarding CIL, including FAQs, access to all CIL forms and information 
on appeals can be found on our website at www.dacorum.gov.uk/cil or you can contact us at 
CIL@dacorum.gov.uk.

Notes:

Payment Options
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