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Purpose 

The purpose of this paper is to raise the community’s concerns about the proposal being put 

forward by AVDC to lift the Green Belt status of the land at Halton Camp. We believe it is wrong on a 

number of grounds and their justification for doing so is erroneous containing  both errors of fact , 

and ignoring the NPPF guidelines. 

Background 

On the 7th March 2016  the Buckinghamshire Authorities published Buckinghamshire Green Belt 

Assessment Report: Methodology and Assessment of General Areas (see Appendix 3). In that report 

it stated that general area 8b met the criteria to remain Green Belt but there was a sub – parcel of 

land designated RSA 3 which needed further work/consideration.  

Four months later in July 2016 AVDC published AVDC Green Belt Assessment Part 2 covering sub-

parcel RSA 3 (see Appendix 2).  This confirmed that AVDC now wanted to change the Green Belt 

classification on this sub parcel of land and were embedding it in their local plan. 

Halton Parish Council objected to that assessment. Following further analysis we would like to lay 

out the grounds for our objection so it is clear and can be fully considered  by thecorrect  decision 

maker. 

The Site 

 

Objections 

Our objections to this proposal come in three distinct areas  

– 1. There are no exceptional circumstances to justify this change,  

- 2. That insufficient importance in terms of environmental, landscape, historic or spatial 

considerations have been assigned to this parcel of land 

- 3. The NPPF tests undertaken by AVDC to justify this change were factually wrong in some areas 

and clearly misleading. 

  



1. There are no exceptional circumstances to justify the reassessment 
of this sub-parcel of land. 
 A - Paragraph  83 of the NPPF on Green belts states ‘Once established ,Green Belt 

boundaries should only be altered in exceptional circumstances, through the preparation 
or review of the Local Plan’ . While this gives the Local Planning Authority the right to 
review the Green Belt during the development of a Local Plan, it is not an exceptional 
circumstance in and of itself to justify changing the assessment. This position was 
confirmed in the case of Gallagher Homes Ltd v Solihull Borough Council [2014] EWHC 1283 

(Admin), 
 

B - There have been no exceptional circumstances to justify changing the status of the 

Green Belt land. Although AVDC have said it has buildings on this sub parcel of land they 
were in fact already built before it was classified as Green Belt. Therefore it is difficult to 
understand what if anything has changed, other than a desire to build more houses on 
the Green Belt. 
  

C - AVDC has said it should never have been classified as Green Belt in the first place. 

This is a matter of opinion which could be easily swayed by other pressures and 
consideration which may have little if any thing to do with the objectives of the Green 
Belt.. 
 In Gallagher Homes Ltd v Solihull Borough Council [2014] EWHC 1283 (Admin), a 
number of legal cases and findings were considered  
 One of the summarised findings that was accepted was - iv) Whilst each case is fact-
sensitive and the question of whether circumstances are exceptional for these purposes 
requires an exercise of planning judgment, what is capable of amounting to exceptional 
circumstances is a matter of law, and a plan-maker may err in law if he fails to adopt a 
lawful approach to exceptional circumstances. Once a Green Belt has been established 
and approved, it requires more than general planning concepts to justify an 
alteration." [124]-[125] 
 

D – This proposal by AVDC was put into the process before the closure of RAF Halton 
was announced and AVDC had stated they did not expect to use this site to meet their 
current housing requirements as t was currently in use by the Ministry of Defence. This 
probably served to reduce opposition and feedback to this proposal. 
However 5 months after the proposal to remove the Green Belt status was announced  
the Ministry of Defence then publicly announced they were closing RAF Halton – were 
these decisions linked? 
Either way the availability of the land for house building and the desire to build more 
houses on it is not in itself a special or exceptional circumstance to warrant changing the 
Green Belt classificationt. No study has been undertaken to show this is the only land 
available in the district for housing development either now or in the future. The 
exceptional test has not been met. 
 
 

  



2. The AVDC proposal does not attach any environmental or historic or 
spatial significance to the site.  
Given its position, history, environment and contribution to the area this is a gross 
oversight. In particular: 

A - No mention is made that part of this site is in the AONB and the whole Western side 

abuts the Chiltern AONB. One assumes AVDC have agreed this position with the 
statutory body  responsible for protecting this land. 
Clearly the land adjacent to an AONB acts as a buffer in protecting the AONB and 
protects the visual view of the landscape. Given the site is on a rising slope which then 
meets the AONB any development over and above what is already existing would 
damage- its openness and  the  view of the highest point in the Chilterns. 
 

B - Historic Halton House, its estate and the historic village of Halton surround a large 

part of  this sub parcel of land but no mention is made of it and how any further or 
inappropriate development would impinge on them or seriously damage their aspects. 
The grade 1 listed Halton House estate curls around the top half of this sub-parcel of 
land. In addition the land to the west (below the historic estate) is Green Belt and 
includes both the historic village of Halton and the classic avenues of chestnuts which 
lead down from the Camp to the village. 
 

C – The site itself has its own historic assets. There is a scheduled ancient monument – 

an earth barrow nestling in the foothills of the Chilterns. Development around this 
would change the whole nature of this part of the camp. In addition the old barrack 
blocks and parade ground are listed. They are set in a wide open space with green space 
around against a back drop of the Chilterns rising behind them. These historic assets 
need to be protected. 
 

D - This sub parcel of land really does the fulfil the objective of the Green Belt in that it 

stops coalescence – not with Tring which AVDC thought was remote and it is (you would 
have to destroy a whole tract of the AONB to do that) but against the housing sprawl 
growing out of Wendover. No mention is made of the fact that AVDC have allowed 
developers to build up high density housing up to the boundary of Halton Camp and the 
Green Belt from Wendover. By lifting the Green Belt protection the risk of AVDC 
continuing to allow housing to coalesce between Wendover and Halton becomes  in our 
view certain. The risk is not ribbon development along the Upper Icknield Way, but 
whole housing estates joining up. It is what the Green Belt was designed to stop, it has 
worked so far and should be allowed to continue. 
 

E – The woods on the Halton Camp are defined by Defra as broad leaf deciduous trees. 

These woods run up and adjoin the woods in the AONB which are replanted ancient 
woodlands. They are important to the nature and character of the area. These would all 
be put at risk if the Green Belt classification was lifted. They provide an essential gap 
between Wendover and Halton and should have been recognised as such. 

  



 
 

3. There are critical and fundamental errors in the analysis put forward in 
explaining how the area fails to meet the NPPF criteria to sustain itself as a 
Green Belt area.  
 
These errors skew the information on which an independent and rational decision would be made. 
The position we believe is as follows: 

  

A - To check the unrestricted sprawl of large built-up areas  

AVDC position 
The parcel is at the edge of the Wendover large built-up area. The sub parcel is connected with the 
large built-up area of Wendover at its south and western edge. The sub parcel itself contains 
substantial built-form which is only separated from Wendover by a strip of Woodland. Therefore the 
parcel can be judged to be a continuation of the large built up area rather than serving as a barrier at 
the edge of it.  
 
Halton Parish Council Response 
It is incorrect to say the parcel is connected to the built up area at its western edge – it only 
adjoins the built up area of the Princess Marygate/Old Hospital site estate which AVDC has 
allowed to be built up to the boundary with Halton on the south side. It is the woodland on the 
shortest side of this sub parcel which touches Wendover Parish.   The sub parcel of land contains a 
large amounts of woods which form a natural part of Wendover Woods. This is clear in the 
lefthand Defra map below  showing habitat and landscape classification for this sub parcel of land. 

 



 
  
The strip of woodland is between about 180m wide providing a clear and large delineation 
between the sprawl of Wendover and the green belt. Therefore it is erroneous and misleading  to 
say it is a continuation of Wendover. It is serving the function specified in the NPPF. These 
relatively dispersed buildings in the sub parcel were established well before the expansion seen 
from Wendover. If you accepted AVDC’s logic then as soon as they allow building up to boundary 
of the greenbelt they would then want to reclassify it, which would make a mockery of the whole 
greenbelt approach.  

 

B -  To prevent neighbouring towns from merging 

AVDC position 

The sub parcel forms part of the wider gap between the non-Green Belt settlement of Tring and the 

Green Belt settlement of Halton. As there is already a large amount of development within the sub 

parcel the role of this area of land within the Green Belt is less important for preventing the 

coalescence of settlements. The role it has relates to ribbon development along the B4009 (Upper 

Icknield Way) in preventing further coalescence however the consolidation of the Green Belt in this 

location would better maintain the integrity of the wider Green Belt designation in fulfilling this role. 

Halton Parish Council Response 

Disagree- the role it plays is vital in stopping wholesale developments across the whole width of 

the sub parcel from housing developments pushing out from Wendover. Tring is not our 

neighbouring town, Aston Clinton is. It thus serves the NPPF intent of preventing neighbouring 

towns from merging and coalescence. The ribbon development along the road is relatively ‘noise’ 

of little or no consequence  in comparison to the potential impact of a similar urban sprawl from 

the hospital site in Wendover. 

C -  Assist in safeguarding the countryside from encroachment  

AVDC position 
Land parcel contains 52% built form . The sub parcel contains the Royal Air Force training camp 
which hosts aeroplane space and associated RAF buildings. The sub parcel is connected to the edge 
of the built-up area of Wendover which at this location is a housing development on land previously 
part of the RAF site. The sub parcel does not have a rural feel.  
 
Halton Parish Council Response 
Disagree – the boundary which abuts to the housing development (on its shortest side) is 

woodland thus doing what it was designated to do – protect the countryside from encroachment.  

All other sides are touching the AONB, Green Belt and Historic England listed site – only the 

shortest side is facing Wendover. It is perverse to suggest because it is working and AVDC have 

permitted developers to have built up to the boundary of the green belt area that it is now no 

longer effective.  

The use of the 52% built form is plainly wrong.  Reviewing the map above showing the built up 

area as defined by Defra the analysis shows the following breakdown 

Built Up area       25% 

Woodlands       42% 

Other including  open areas, listed buildings, orchards  33% 



The site for anyone who has visited it or knows it has a green and rural feel to it. 

Part of the site/sub parcel is in the Chiltern AONB which AVDC has failed to mention. The land and 

green belt areas provide an important buffer state in helping to set the context of the AONB, 

helping to protect views of the Chilterns. In addition the Forestry Commission own the woodlands 

abutting this site called ‘Wendover Woods’ which attracts over 300,000 visitors a year. It is a 

beautiful location  attracting families and visitors from London to enjoy the environment. Risking a 

similar type of development to the hospital site here would cause serious damage and harm to the 

local environment and sustainability of the site. 

 

D - To preserved the setting and special character of historic towns 

AVDC position 

Site does not abut an identified historic settlement core nor impact historic features. 

 

Halton Parish Council Response 

This is wrong – it is next to the listed Halton House and the associated estate which is managed by 

Historic England which  abuts on three sides of the camp. Note the AVDC map below.

 

In addition there is a ‘Barrow’, a scheduled ancient monument on the site nestling under the 

Chiltern hills. Therefore it does help protect the historic monument and listed estate of Halton 

House. In addition the historic Rothschild village of Halton borders up to the Camp. The 



iconoclastic views of the avenues of chestnut trees across the estate and in the village are of 

historic value running alongside the edge of the sub-parcel. 

 Any further development here will have an adverse impact on these historic assets. 

 

E – Overall Conclusion 

AVDC overall position 

‘Exceptional circumstances to remove this sub parcel from the Green Belt are justified because of the 
substantial amount of built development that exists. As a result of the build development this area is 
not meeting the purposes of the Green Belt as set out in the NPPF. Removing it from the Green Belt 
would better maintain the integrity of the wider Green Belt designation around Wendover and more 
appropriately reflect the status of this distinct land  
parcel. ‘ 
 
Halton Parish Council Response 
Disagree it does meet the requirements of the NPPF. There are no exceptional circumstances to 

justify changing this. The so called substantial level of built development is overstated 52% v 25% 

based on Depra’s definition  of Landscape classification. 

This level of built development was already in place at the time it was designated, and in its 

setting it is not apparent. As we have stated earlier in this document while the development of a 

Local Plan may be a vehicle for identifying exceptional changes it is not an exception in it self. 

Furthermore in Gallagher Homes Ltd v Solihull Borough Council [2014] EWHC 1283 (Admin) it was stated 

- Once a Green Belt has been established and approved, it requires more than general planning concepts 

to justify an alteration. 

 Consequently it is our view that there is no justification for changing the Green Belt status of this 

parcel of land. 

 

Local Concerns and Political Implications 

In their 2015 manifesto the Consevative Party promised to protect the green belt. 

‘ensure local people have more control over planning and protect the Green Belt’ 

 In the recently published his White Paper - Fixing Our Broken Housing Market published by Sajid 

Javid Secretary of State for the Department of Communities and Local Government . 

In that paper he is very supportive of the green belt: 
Maintaining existing strong protections for the Green Belt, and clarifying that Green Belt boundaries 
should be amended only in exceptional circumstances when local authorities can demonstrate that they 
have fully examined all other reasonable options for meeting their identified housing requirements;  

Page 18 - Step 1: Planning for the right homes in the right places 

From the local perspective we understand that with the closure of RAF Halton there will be house 

building on the site even if it stays in the Green Belt. Preferably limited to the same footprint and 



height of what exists today. Even this will be a substantial change which we understand and can 

support as a local community. 

If the green belt is lifted from the RAF Halton main site our concerns are manifold especially given 

the recent example of the hospital site development (see beloe) approved by AVDC. 

 

 

This is the site of the old RAF hospital site where tdevelopers with AVDC’s concurrence  crammed in 

as many houses as possible. In our opinion  it is a disaster waiting to happen. With high density 

housing lacking adequate car parking and blocked roads which the emergency services cannot at 

times get along – it is not hard to visualise an incident! 

 It is likely that a huge development on Halton Camp will have a big impact on the local area and 

local politicians/political parties will be blamed. Coinciding with HS2 building will not help people 

understand the necessity for this type of development. 

It appears that AVDC are attempting to breach the government manifesto commitment to protect 

the greenbelt, and push it through as a ‘faiti accompli’ by including it in their local plan.  

Conclusion 

No acceptable justification has been put forward by AVDC to justify this reclassification. 

Our request is that it is rejected. It does not meet the criteria to do so and has no impact 

on the current housing targets in the Local Plan. 

 

  



Appendix 1 
 
The Buckinghamshire Authorities Buckinghamshire Green Belt Assessment 
Report: Methodology and Assessment of General Areas 
242378-4-05 | Issue | 7 March 2016 
Page 114 
 
RSA-3 (General Area 8b – Halton Camp) 
 

 
 
6.4.6  

As a whole, General Area 8b, located north-east of Wendover, attainsa medium score across three of the NPPF 
purposes. It fulfils Purpose 1, providing a barrier to the outward sprawl of the Wendover large built-up area, 
particularly to the south and east, and forms part of the gap between Wendover and Tring (Purpose 2) located 
to the northeast. The majority of the parcel is of an open and very rural character,and Wendover Woods 
(which cover the majority of the parcel)contributes to a strong sense of remoteness. Despite the urban 
context;the Green Belt prevents the encroachment of urbanising influencesinto this area, thus meeting 
Purpose 3. 
 
6.4.7 The identified sub-area in the west, RSA-3, has a contrasting character. It contains substantial built-form 
which diminishes the openness of the countryside, and is characterised by urban land uses, including various 
structures associated with the Halton Camp RAF 
Base such as barracks, offices and other ancillary structures. It is effectively urbanised and strongly linked with 
the urban form of Wendover to the south, thus making little contribution to Purpose 3 (as encroachment has 
already occurred). 
 
6.4.8 While the role of RSA-3 in preventing the further perceptual coalescence of Wendover and Tring from 
ribbon development along the B4009 (Upper Icknield Way) is recognised, it is felt(by AVDC) that a 
consolidation of the Green Belt in this location would better maintain the integrity of the wider Green Belt 
designation around Wendover and more appropriately reflect the status of this distinct land parcel. 
 
Recommendation: General Area 8b meets the NPPF purposes, but there is scope for sub-division; the 
identified area in the west (RSA-3), encompassing Halton Camp, may score weakly and could be considered 
further. 

  



Appendix 2 AVDC Green Belt Assessment Part 2 – RSA 3 -July 2016 



 

 

  



Appendix 3 – AONB 

 


