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1.0 The Key Issues in determining this application are:- 

a) The planning policy position and the approach to be taken in the determination of 
the application. 

b) Whether the proposal would constitute a sustainable form of development:  

• Sustainable location 
• Delivering a sufficient supply of homes 
• Building a strong competitive economy 
• Promoting healthy and safe communities 
• Promoting sustainable transport 
• Conserving and enhancing the natural environment 
• Achieving well designed places 
• Making effective use of land 
• Meeting the challenge of climate change, flooding and coastal change 
• Conserving and enhancing the historic environment 
• Supporting high quality communications 

c) Impact upon residential amenity 
d) Developer contributions 
e) Other matters 
 
The recommendation is that permission be DEFERRED AND DELEGATED subject to the 
following: 
a: Subject to no new adverse material comments being received not already addressed 
by the report;  
b: subject to the satisfactory completion of a legal agreement to secure a financial 
contribution towards a specific sport and leisure project as appropriate; and 
c: and subject to the imposition of appropriate conditions as considered necessary. 
If any of these are not achieved,  the application will return to committee or be refused 
accordingly. 
 

 



1.0 Conclusion and recommendation 

1.1 The application has been evaluated against the Development Plan, the emerging VALP 
and the NPPF and the Authority has assessed the application against the objectives of the 
NPPF and whether the proposals deliver ‘sustainable development’. Paragraph 11 of the 
NPPF sets out the presumption in favour of sustainable development which for decision 
taking this means approving development proposals that accord with an up-to-date 
development plan without delay; or where there are no relevant development plan policies, 
or the policies which are most important for determining the application are out-of-date, 
granting permission unless the application of policies in the NPPF that protect areas or 
assets of particular importance provides a clear reason for refusing the development 
proposed; or  any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework taken as a 
whole. In this case there is a made neighbourhood plan, the Buckingham Neighbourhood 
Development Plan and therefore it must be considered whether the proposal accords with 
the Development Plan. 

1.2 The proposal, whilst indicating use as student accommodation, would, from a planning 
perspective, provide unrestricted class C3 residential accommodation.  As such, it is 
considered that the proposal would not fall to be assessed under BNDP policy HP2, in that 
this is a private proposal for residential accommodation and is not being proposed as 
dedicated student accommodation by the University of Buckingham. That said, it is 
considered the proposed development would not go against the overarching principles of 
the BNDP nor the general support in the BNDP for student accommodation in the town. For 
these reasons it is not considered that the objectives of the neighbourhood plan would be 
undermined as a result of the proposal, and it is acknowledged that the proposal has 
potential to accord with the other relevant policies in the BDNP, AVDLP, and emerging 
VALP, subject to matters to be secured as part of a S106 and subject to conditions.  

 
1.3 The development would provide Class C3 residential accommodation which is indicated as 

to be occupied by students.  There is an identified need for student accommodation in the 
Buckingham NP and this accommodation would contribute to the range of types and tenure 
of housing available within the town which would be a significant benefit of the proposal. It 
is also acknowledged that there would be economic benefits in terms of the construction of 
the development, its operation and those associated with the contribution of the future 
occupants to the local economy through living within Buckingham which is a significant 
benefit of the proposal. 

 
1.4 Special regard has been given to the statutory tests under sections 66 and 72 of the 

Planning (Listed Building and Conservation Areas) Act 1990, which is accepted is a higher 
duty. The proposed development would result in no harm to the significance of the non 
designated heritage asset, the character of the CA or the setting of the adjacent listed 
buildings and therefore the proposal would comply with the NPPF and section 66 and 72 of 
the Planning (LB&CA) Act 1990.  
 



1.5 The Highway Authority are satisfied that the development would not have a severe impact 
on the safety and convenience of the highway network. Having regard to the particular 
nature of the application and the small scale of the proposed residential units, which would 
likely provide student accommodation, and noting the contents of the proposed Student 
Management Plan, the existing use of the building and the location of the site within an 
accessible area of the town, it is considered that the level of car parking and cycle storage 
provided would be acceptable.  

1.6 The development represents the use of previously developed land. Compliance with some 
of the other objectives of the NPPF have been demonstrated or could be achieved in terms 
of the impact on trees, biodiversity, public rights of way, healthy and safe communities, 
design, contamination, residential amenities, flood risk and surface water drainage. 
However, these matters do not represent benefits to the wider area but demonstrate an 
absence of harm to the extent that the development would not be contrary to the 
development plan or the aims of the NPPF.  

1.7 In order to make the proposal acceptable a financial contribution is required towards an 
appropriate off-site sport and leisure project which is to be identified by the Town Council; 
this financial contribution would be secured via a s106 agreement.   

1.8 It is therefore recommended that the application could be approved subject to the 
satisfactory completion of a S106 agreement to secure a financial contribution towards an 
appropriate sport and leisure project.  

1.9 Appropriate conditions would also be applied to any consent granted. 
 
WORKING WITH THE APPLICANT/AGENT 
1.10 In accordance with paragraphs 38 and 39 of the National Planning Policy Framework, the 

Council, in dealing with this application, has worked in a positive and proactive way with the 
Applicant/Agent and has focused on seeking solutions to the issues arising from the 
development proposal. 
 

1.11 AVDC works with applicants/agents in a positive and proactive manner by; 

• offering a pre-application advice service, 
• updating applicants/agents of any issues that may arise in the processing of their 

application as appropriate and, where possible and appropriate, suggesting 
solutions. 

1.12 In this case, AVDC worked with the agent to revise the application to address concerns and 
the Council has considered the application as amended and the application is supported in 
principle. 

 
2.0 INTRODUCTION 
2.1 The application needs to be determined by committee as the Town Council opposes the 

development and confirms that it will speak at the Committee meeting.  
3.0 SITE LOCATION AND DESCRIPTION 
3.1 The application site is located to the southern side of Well Street. The curtilage of the site is 

defined principally by the built extent of the building itself. It includes a small courtyard area 
on the northern part of the site, but does not include any land to the rear. 

3.2 The building is not listed, although it sits within the setting of a number of listed buildings 
and is located within the Conservation Area. The building is two storey, constructed of red 
brick construction with stone dressings and a slate roof.  The north gable facing onto Well 
Street contains an ornate central doorway with brick piers and decorative stone capitals 
and spandrels.  To either side of the doorway are two coloured stained glass windows.  
Centrally above the entrance doorway is a three paned window with a date stone above. 



3.3 The existing ground floor contains an open hall area with a stage. The hall has retained the 
existing full height casement windows and includes a door to access the courtyard on the 
north side.  The front part of the building includes a WC, two offices and the staircases for 
the first floor and basement. The current first floor area comprises a relatively modest 
mezzanine area, containing office space and storage areas. The basement, made of stone, 
remains largely unaltered structurally and opens up to the original kitchen area with 
fireplace retained. Access to the external courtyard area comes from this kitchen space, 
with a marked downward slope from the main building. 

3.4 The rear of the building consists of a blank gable which is visible from the public realm 
along the Great Ouse. The prominence of the hall is softened by landscaping and the 
riverside frontage is dominated by the Brooks Court care home to the east. 

3.5 The site is located between the nearby Church of St Peter and Paul Church (0.3 miles) and 
the River Great Ouse. The river runs close to the site to the south-east – the majority of the 
building is within Flood Zone 1, save for a small section of its south eastern corner of the 
building which is within Flood Zone 2. 

3.6 The building is in the proximity of the High Street, only 0.3 miles away north east, which is 
the centre for the shops and services including buses, and 0.5 miles from the Buckingham 
Community Hospital. 

3.7 The University of Buckingham at Hunter Street is located around 500m away from the site 
to the west. 

4.0 PROPOSAL 
4.1 The application seeks full planning permission for the refurbishment and conversion of the 

existing meeting place to provide student accommodation, comprising 9No apartments 
along with associated communal facilities. 

4.2 Eight of the proposed apartments would be duplexes; the ground floor of which would 
include a kitchen/study/living area, with a bedroom and en-suite at first floor level. 

4.3 One single studio apartment is proposed at first floor level at the front elevation of the 
building. Containing the same facilities as the proposed duplexes although on one level. 

4.4 The communal spaces include bike and bin stores on the ground floor at the front of the 
building; and a kitchen, laundry, dining room and lounge at basement level. The basement 
level will also provide storage rooms for the use of the future residents. 

4.5 The ground floor and the basement are currently linked by an existing staircase at the front 
of the building; this staircase connects the ground floor with the first floor (at the front of the 
building) which will be converted in the studio apartment described above. A new staircase 
will be created at the end of the corridor to link the ground floor with the basement's 
facilities. 

4.6 The exterior of the building would remain almost unaltered, save for the creation of a single 
storey extension at the basement level to create a communal dining room opening to the 
existing courtyard. This extension would replace the existing two WCs and will continue to 
be enclosed by the existing boundary wall and existing neighbouring planting. 

4.7 The door from the hall on the ground floor accessing the north courtyard would be 
converted into a window to match the existing, although maintaining the existing width of 
the door. 

4.8 A total of eight conservation style roof lights would be added to the property, four on the 
eastern elevation and four on the western elevation.  



5.0 RELEVANT PLANNING HISTORY 
5.1 No formal planning history 
6.0 PARISH/TOWN COUNCIL COMMENTS  
6.1 Original comments from Buckingham Town Council received 20/9/19 – OBJECT & 

ATTEND Committee:  

“While Members welcomed a proposal to bring the hall back into use, there were many 

criticisms of this particular scheme: 

• Rooms were shown with double beds, so there could be 18 tenants - this was felt to 
be too many; 

• There was no evidence that the water supply and disposal was adequate to this 
increased demand (BNP policy I5); use of the toilet during occasional meetings was 
not a valid precedent, and the sewerage system in Well Street was antiquated; 

• This was true also of other utility services - no evidence of capacity was presented; 

• There was no detail of the refuse disposal arrangements; the room provided would 
not accommodate 18 individual bins, and a large skip bin would not be able to 
access the room - this could lead to bins being left out on the pavement 
permanently, to the detriment of pedestrian passage; 

• Continuous as opposed to occasional use will lead to light and noise nuisance for 
the neighbouring properties to side and rear; 

• There was no evidence of liaison with the University (confirmed by a member of the 
University staff present), so the flats could well be let to non-students, with a related 
difficulty in enforcing the terms of the Management Plan; 

• BNP policy EE3 does not include support for class C3 accommodation; policy EE8 
is for University-led development of student accommodation  

• None of the flats, or the kitchen etc in the basement, are completely accessible for 
those with mobility problems; 

• There are no alternative exits to the main door onto Well Street for use in 
emergency (which is surely required for a licensed HiMO); 

• The building is not entirely in Flood Zone 1, so a Flood Risk Assessment is 
required; BNP policy I4 also applies; 

• There is no asbestos report or method statement for safe removal; 

• There does not appear to have been an accurate survey of the fabric, in particular 
the rear wall, reported to be cracked; 

• There are no to-scale sections of the site - particularly those showing the 
relationship of the building and its windows to the surrounding properties; the 
insertion of a new floor across these windows will lead to overlooking of 
neighbouring properties; 

• The ceiling height in the basement is reported to be only 1.8m; 

• The proposal is contrary to AVDLP policy GP8 (protection of the amenity of existing 
residents) and BNP policy DHE6 (provision of good quality of outdoor space) - the 
small stepped walled yard cannot be considered 'good quality'; 

• Buckingham students are more likely to use taxis than bicycles and Well Street is 
too narrow for additional traffic and unsuitable for U-turns to avoid the even 
narrower streets between the site and the main campus buildings; furthermore the 
taxi-drivers' custom of using the horn to announce their arrival will cause nuisance 
to neighbours; there is likely to be additional takeaway delivery traffic as well; 



• Concern was expressed at the efficacy of an offsite management company only 
available during office hours, when most complaints are likely to be about night-time 
disturbance ... 

• ... and the policing of the no-car condition of the tenancy agreement; 

• The lack of parking space would also affect the actual building works and deliveries 
of materials; closing the road off for safety reasons would not be feasible and could 
deny access to the adjacent houses; 

• The carelessness in the preparation of documents and drawings does not inspire 
confidence. 

Members felt that a site visit by the District Committee would be advantageous.” 

 
6.2 Subsequent Town Council comments dated 20/12/19 state that:  

“Minor amendments include: 

• The directions on the elevation drawing have been corrected.  

• Existing front door and fanlight to be retained, not replaced 

• Existing street window to Flat 9 to be retained 

• Timber-framed double glazed windows instead of powder-coated white aluminium 

• Secure mailboxes to be installed on the walls each side of the main door 

• New door to amenity space in basement 

• New doors to cycle and bin stores; access controlled by fob; self-closing and 
locking 

• New doors to all flats, to include door viewer; access by fob 

Members felt that the changes, though welcome, did not address their 

concerns, and therefore their original response of OPPOSE & ATTEND still stood.” 

 
7.0 CONSULTATION RESPONSES 
7.1 Ecology – no objections and no supporting ecological information required 
 
7.2 Buckingham and River Ouzel Drainage Board – no comments to make 
 
7.3 Environment Agency – the site is located within Flood Zones 1 and 2, an FRA is required, 

but the EA do not wish to be consulted further 
 
7.4 Heritage – no objections; the proposal would cause no harm to the significance of the 

NDHA, the character of the CA or the setting of the other heritage assets identified above 
and therefore the proposal would comply with the NPPF and section 66 and 72 of the 
Planning (LB&CA) Act 1990.  However, suggests a notwithstanding condition for details of 
windows including materials (noting that as before aluminium is not considered appropriate 
for the conservation area or for the non designated heritage asset and only timber would 
be acceptable), also a photographic recording condition would be applicable under NPPF 
paragraph 199 on the basis of the impact on the heritage asset 

 



7.5 CPDA – no objection to the amended plans  
 
7.6 Archaeology – no objections 
 
7.7 LLFA –further information relating to drainage has been submitted by the applicant and the 

LLFA raise no objections to the proposed development subject to conditions 
 
7.8 BCC Highways – no objections subject to appropriate informatives 
 
8.0 REPRESENTATIONS 
8.1 Councillor Warren Whyte raises the following concerns: 

• “Over-development: Squeezing 9 studio apartments into the existing building with 
minimal communal space. 

• Impact on the amenity of neighbours will be considerable - from intensification of 
use of the building in a quiet street to visual overlooking from the side windows into 
existing gardens and dwellings  

• The proposal has communal spaces which will mean longer hours of windows 
being lit up and this will have a detriment to the night time darkness in the gardens 
with light pollution overspill.  

• The lack of any parking, or indeed a safe drop off zone, is a very big problem for a 
street with a historic parking problem. Nine apartments could mean up to 18 
residents. The Management Plan is well meaning but I do not see how anyone can 
enforce the no-car tenancy or covenants in this location. There is no private 
parking, all parking is in the public highway.  

• Concerns raised about the ability of the old water and sewerage infrastructure to 
cope from occasional use to intensified multi-occupancy residential use.  

• It would be nice to see this building back in use, but I am unable to support this 
level of development in such a tight and historic part of the town centre without 
proper consideration of access and amenity issues caused by such over-
development.”  

8.1 14 letters of representation have been received which make the following comments:  
Noise/disturbance 

• Substantially increased activity level would create significant increase in noise 

• Taxi’s waiting outside in the street 

• Students will keep later hours than many of the neighbouring residents 

• The proposal would be overdevelopment with an unacceptably high density level of 
units – intensification of use 

• Prolonged construction period with daytime noise 
 Residential Amenity  

• There is no rear access for occupants  

• 9 apartments with minimal communal space 

• Outdoor smoking  

• The substantial side windows directly overlook neighbouring garden 



• Where is the ventilation for the proposed toilets, kitchens, and bathrooms? 

• Light pollution from the communal rooms/areas  
 Traffic/Highways  

• Building fronts a blind corner with a double yellow lined narrow road; there is no 
where safe to stop outside the building and drop off/pick up 

• Road and pavements already congested with parked vehicles; there is no room for 
anymore on street parking 

• Public transport is inadequate and constantly being reduced 

• Previous use only resulted in meetings being held once or twice a week rather than 
daily occupancy 

• The presence of builders vehicles and delivery lorries on the street would cause 
significant disruption to the highway during the construction phase 

• Lack of emergency exit provision; how would fire engine access cottages to the 
rear? 

Drainage 

• The rear aspect of the building lies below flood defences so is vulnerable to flooding 

• The sewerage backs-up, blocks and erupts  
 Other  

• Building not suitable as multi occupancy for students; The property would be better 
suited to private owner-occupied housing development 

• The area has independent shops, fine restaurants and friendly pubs to which the 
planned development would not contribute 

• Electricity and telephone supply  

• 9 units could result in 18 tenants 

• Number of bins and amount of waste 

• Lack of space for scaffolding 

• Asbestos present in the building 

• No. 47 not accurately shown on the drawings; no cross sections to show the 
existing windows nor site levels; the reduced head height in the basement (1.8m) is 
not indicated; no structural report 

• Difficult to see how managing car ownership could be controlled by tenancy 
agreement/Student Management Plan – how would this be enforced and what 
implications would there be if the units were to become generally available in the 
future? 

9.0 EVALUATION 
a) The planning policy position and the approach to be taken in the determination of 

the application in terms of whether the development is in accordance with the 
Buckingham Neighbourhood Development Plan, AVDLP, and the emerging VALP. 

9.1 The overview report attached sets out the background information to the policy framework 
when making a decision on this application.  

9.2 The starting point for decision making is the development plan. In this case the 
Development Plan comprises the “saved” policies of AVDLP and the Buckingham 
Neighbourhood Development Plan (BNDP). S38(6) of the Planning and Compulsory 



Purchase Act 2004 requires that decisions should be made in accordance with the 
Development Plan unless material considerations indicate otherwise. The National 
Planning Policy Framework and the Planning Practice Guidance are both important 
material considerations in planning decisions. Neither change the statutory status of the 
Development Plan as the starting point for decision making but policies of the development 
plan need to be considered and applied in terms of their degree of consistency with the 
NPPF, PPG and other material considerations. Determination of any formal application 
would need to consider whether the proposal constitutes sustainable development having 
regard to Development Plan policy and the NPPF as a whole. 
Buckingham Development Neighbourhood Plan(BNDP) 

9.3 The BNDP was made in October 2015 and covers the period 1st April 2011 to 31st 
December 2031 and is afforded full weight in the decision making process. There are a 
number of policies which are relevant to the determination of this application including:  

• HP4 – Provide a diverse housing mix. This policy supports the sustainable 
development of a wide range of housing types, sizes and tenures within the Town 
that meet local needs; 

• HP7 – Guidelines for Windfall sites. This policy supports the development of small 
sites (10 or less dwellings) within the settlement boundary, including the use of 
previously developed land;  

• DHE2 - Standard of ecological information required to minimise the impact on 
natural habitats. This policy seeks to ensure that development proposals should 
minimise impact on natural habitats and species;  

• DHE6 – Outdoor space 

• I3 - Rainwater collection; I4 – Development upon the flood plain; and I5 - Sewage 
Management. These policies seek to mitigate and improve the capacity of the town 
to deal with flooding. 

9.4 BNDP policy HP2 - Allocates land for 400 new rooms for University expansion (which is the 
minimum figure that would allow for university accommodation for all first year students), 
however this site is not shown as an allocation in Table 4, nor is it being promoted by the 
University and as such this policy is not relevant to this application.  In addition, whilst the 
application site is not shown in Figure 9 of the BNDP relating to Policy EE8, Land allocated 
to University expansion, the associated text with policy EE8 notes that through the 
expansion of the University new facilities are needed to provide academic space and other 
facilities associated with a university and the principle of the proposed development would 
complement and work with the aims of Policy HP2 of the BNDP. 

  
Aylesbury Vale District Local Plan (AVDLP) 

9.5 Whilst the proposal indicates that it would provide student accommodation the use would 
fall within that of use Class C3 “dwelling house” and therefore falls to be considered in 
relation to the housing policies, which are out of date as discussed in the Overview Report.   

 
9.6 A number of saved policies within the AVDLP are considered to be relevant for the 

determination of this application and are consistent with the NPPF and therefore up to date 
so full weight should be given to them. Consideration therefore needs to be given to 
whether the proposal is in accordance with or contrary to these policies. Those of 
relevance are GP.8, GP.24, GP.35, GP.45, GP.59, GP.84, GP.88, GP.91, and GP.95. 
They all seek to ensure that development meets the three objectives (economic, social and 
environmental) of sustainable development and are otherwise consistent with the NPPF. 

 
 
 



9.7 AVDLP Policy GP.53 states in Conservation Areas the Council will seek to preserve or 
enhance the special characteristics that led to the designation of the area. Proposals for 
development will not be permitted if they cause harm to the character or appearance of 
Conservation Areas, their settings or any associated views of or from the Conservation 
Area. Proposals for development or redevelopment must respect the historic layout, scale 
and form of buildings, street patterns, open spaces and natural features in the 
Conservation Area that contribute to its character and appearance. Whilst not entirely 
consistent with the ‘language’ of the NPPF, this policy nevertheless seeks to ensure that 
the significance of the heritage assets (the conservation area) is preserved or enhanced, 
and to that extent is consistent with it.  The policy does not however go on to include the 
balancing elements of NPPF paras. 195 and 196 in circumstances where either substantial 
or less than substantial harm is found, and in that respect is out of date.  Given this, the 
weight to be applied to this policy must be reduced but limited weight can still be afforded 
to it. 
Emerging policy position in Vale of Aylesbury District Local Plan (proposed modifications 
VALP)  

9.8 The Council has set out proposed policies and land allocations in the draft Vale of 
Aylesbury Local Plan. The draft Vale of Aylesbury Local Plan was published and subject to 
public consultation in summer 2016. Following consideration of the consultation responses, 
and further work undertaken changes have been made to the draft plan. A report has been 
considered by the VALP Scrutiny Committee on 26 September and Cabinet on 10 October 
2017 on the proposed submission plan. The Cabinet’s recommendations were considered 
by Council on 18 October 2017. The proposed submission was the subject of consultation 
from, 2 November to 14 December 2017. Following this, the responses have been 
submitted along with the Plan and supporting documents for examination by an 
independent planning inspector at the end of February 2018. The examination hearing ran 
from Tuesday 10 July 2018 to Friday 20 July 2018. The Interim Findings have been set out 
by the Inspector, and consultation on modifications will be required before adoption can 
take place. Further to this AVDC has provided the VALP Inspector with its suggestions for 
the Modifications to the Plan. The Inspector set out the timetable for the formal publication 
of the Modifications and the accompanying consultation. Following further discussions with 
the Inspector the council has published for consultations the Main Modifications, which 
have been agreed with the Inspector, on 6 November 2019. The period for making 
representation ran until 17 December 2019. The adoption of the Vale of Aylesbury Local 
Plan is planned to be early 2020. 
 

9.9 Paragraph 48 of the NPPF advises on the weight to emerging plans depending on the 
stage of preparation, unresolved objections and consistency with the NPPF. In view of this 
a number of policies within the VALP following the main modification consultation which 
started on the 5th November 2019, are now afforded some weight in the decision making 
process. Consideration therefore needs to be given to whether the proposal is in 
accordance with or contrary to these policies. Those policies of particular relevance are: 
S1: Sustainable development for Aylesbury Vale (considerable weight) 
S2:Spatial strategy for growth (moderate weight) 
S3: Settlement hierarchy and cohesive development (moderate weight) 
S5: Infrastructure (moderate weight) 
S7: Previously developed land (considerable weight) 
D3 Proposals for non-allocated sites at strategic settlements, larger villages and medium 

villages 
D7: Town, village and local centres to support new and existing communities (considerable 

weight) 
D8: Town Centre redevelopment (moderate weight) 
H6a: Housing mix (moderate weight) 
H6c: Accessibility (moderate weight) 
T1: Delivering the sustainable transport vision (moderate weight) 



T4: Capacity of the transport network to deliver development (limited weight) 
T5: Delivering transport in new development(moderate weight) 
T6: Vehicle Parking (moderate weight) 
T8: Electric vehicle parking (moderate weight) 
BE1: Heritage Assets (moderate weight) 
BE2: Design of new development (moderate weight) 
BE3: Protection of Amenity (considerable weight) 
NE1: Biodiversity and Geodiversity (moderate weight) 
NE5: Pollution, air quality and contaminated land (considerable weight) 
C3: Renewable energy (moderate weight) 
I3: Community facilities, infrastructure and assets of community value (moderate weight) 
I4: Flooding (moderate) 
I5: Water resources and waste water infrastructure (moderate weight) 
 

9.10 The majority of the above policies (not mentioned in the below paragraphs) can be given 
moderate weight meaning that where there are objections and the Inspector has requested 
main modifications and therefore objections can be regarded as being “resolved”. The 
context being that the Inspector has considered the proposed modifications and in  
agreeing them for consultation, has confirmed that he is reasonably satisfied that they  
remedy the points of unsoundness identified in the examination process so far. 
 

9.11 Policies NE5 - Pollution, air quality and contaminated land,  S1 - sustainable development  
and BE3 - Amenity can be given considerable weight meaning that there were objections  
but the Inspector has not requested main modifications (and as such the policy will not be 
changed in a material way) and the objections can therefore be regarded as being 
“resolved”.  
 

9.12 Policy T4 - Capacity of the transport network can be given limited weight as it is a new and 
untested policy introduced by a main modification and subject to consultation. 
 

9.13 Policy  S1 - Sustainable  development  for  Aylesbury  Vale  states  that  all  development  
must  comply with  the  principles  of  sustainable  development  set  out  in  the  NPPF.  In  
the  local  context  of Aylesbury Vale  this  means  that  development  proposals  and  
neighbourhood  planning  documents should:  Contribute  positively  to  meeting  the  vision  
and  strategic  objectives  for  the  district  set  out above,  and  fit  with  the  intentions  and  
policies  of  the  VALP  (and  policies within  neighbourhood plans where relevant). Where 
there are no policies relevant to the application then the council will (a) grant permission   
unless   material   considerations   indicate   otherwise   and   in   assessing development 
proposals, consideration will be given to: b. providing  a  mix  of  uses,  especially  
employment,  to  facilitate  flexible  working  practices  so minimising the need to travel c.  
delivering  strategic  infrastructure  and  other  community  needs  to  both  new  and  
existing communities d. giving priority to the reuse of vacant or underused brownfield land. 
e. minimising impacts on local communities f. building integrated communities with existing 
populations g. minimising impacts on heritage assets, sensitive landscapes and biodiversity 
h.  providing high-quality  accessibility  through  the  implementation  of  sustainable  
modes  of  travel including public transport, walking and cycling i. providing access to 
facilities including healthcare, education, employment, retail and community facilities j. 
meeting the effects of climate change and flooding. This policy may be given considerable 
weight at this stage. 
 

9.14 Policy  D7 -Town,  village  and  local  centres  to  support  new  and  existing  communities,  
states amongst other things that the council will promote the sustainable growth and  
regeneration of Aylesbury, Buckingham, Haddenham, Wendover and Winslow.  Within  
defined  town  centres, development  proposals  for  retail,  leisure,  commercial,  office,  
tourism,  cultural,  community  and residential development will be supported (subject to 
compliance with other policies in the VALP) where they: a. retain or enhance the town 



centre’s historic character and appearance, vitality and viability b.  sustain  or  enhance  
diverse  town  centre  uses  and  customer  choice,  incorporating residential 
accommodation above ground floor level where possible, and c. are readily accessible by 
public transport, walking and cycling. This policy may be given considerable weight at this 
stage. The above policies accord with the aims of the NPPF to secure sustainable 
development and the individual requirements are picked up in the report below. 

 
b) Whether the proposal would constitute a sustainable form of development. 
9.15 The Government's view of what 'sustainable development' means in practice is to be found 

in paragraphs 7 to 211 of the NPPF, taken as a whole (paragraph 3). The National 
Planning Policy Framework (NPPF) has a presumption in favour of sustainable 
development for both plan-making and decision-making. 

 
• Sustainable location 
 
9.16 It is only if a development is sustainable when assessed against the NPPF as a whole that 

it would benefit from the presumption in paragraph 11 of the NPPF.  
9.17 The AVDLP identifies Buckingham as an Appendix 4 settlement indicating that it is 

considered to be appropriate to allow small-scale infill residential or mixed use 
development at the settlement in accordance with policy RA13.  

9.18 This site has not been assessed for development within the HELAA (Jan 2017) given its 
limited size. As explained above the HELAA can be seen as a starting point for assessing 
whether a site would be suitable for development. 

9.19 Buckingham is identified in the Settlement Hierarchy Assessment (September 2017) as a 
‘Strategic Settlement’ being the second largest settlement which is one of several small 
towns and rural villages (along with Winslow, Haddenham and Wendover) that play an 
important part in the economic and social functioning of the district whilst acting as a focal 
point for trade and services. The assessment identified Buckingham as one of the five 
largest settlements which typically offers a choice of shops and services, a range of 
employment opportunities and is well served by public transport. Buckingham is specifically 
identified as the second largest strategic settlement with branches of national retail 
multiples as well as having an independent university, two secondary schools, community 
hospital, indoor sports centre and strong employment base. In addition, the settlement has 
regular bus services to Aylesbury, Milton Keynes, Oxford and Cambridge. The assessment 
concludes that Buckingham is one of the five ‘Strategic Settlements’ that offer the most 
sustainable opportunities to accommodate future development. 
 

9.20 It is therefore accepted firstly that Buckingham is a sustainable location to accommodate 
new development, and  secondly that the site is highly sustainably located in relation to the 
close proximity of facilities and services provided in Buckingham. It is therefore considered 
that the site would constitute sustainable development, in locational terms, in accordance 
with the NPPF. The below sections will set out whether the proposals can be considered 
‘sustainable development’ in regard to all other aspects. 

 

• Delivering a sufficient supply of homes 
9.21 Local planning authorities are charged with delivering a sufficient amount and variety of 

land and to boost significantly the supply of housing by identifying sites for development, 
maintaining a supply of deliverable sites and to generally consider housing applications in 
the context of the presumption in favour of sustainable development. In supporting the 
Government’s objective of significantly boosting the supply of homes, paragraph 61 states 
that within this context, the size, type and tenure of housing needed for different groups in 
the community should be assessed and reflected in planning policies (including, but not 
limited to, those who require affordable housing, families with children, older people, 



students, people with disabilities, service families, travellers, people who rent their homes 
and people wishing to commission or build their own homes. Key to the consideration of 
this point is the use of local housing needs assessment targets and the Council’s ability or 
otherwise to demonstrate a 5 year supply of housing land.  
 

9.22 The overview report addresses the Council’s current 5 year housing land position. The 
proposed development would provide 9 units of Class C3 residential accommodation which  
would contribute towards the Council’s housing land supply, also, the proposal would 
contribute to the addressing the wider needs of the community as required by the NPPF. 

 
9.23 The proposal seeks the re-use of an existing building to provide 9 units of residential 

accommodation, the site is located in an existing built-up area, within the defined 
settlement boundary, and is bounded by existing residential dwellings.  The development 
would comply with policy HP4 as the smaller units would provide a diversity of housing 
type, size and tenure within the area.  Being a development of 9 units, within the settlement 
boundary and utilising previously developed land the proposal would accord with policy 
HP7. 

 
9.24 The proposal would deliver 9 one-bedroom residential units, which the application states 

are to be promoted as student accommodation.  The site does not form part of either the 
Innov8 or Verney Park sites which are allocated for student accommodation by Policy HP2 
of the BNDP. However the supporting text to the policy acknowledges that the University 
has plans to expand student provision within the town and that if this expansion 
materialises a minimum of 400 extra student rooms would be needed. The text 
acknowledges that the allocated sites in the table would aid in fulfilling this requirement and 
that expansion would require adequate student accommodation delivered concordantly 
with teaching facilities. It is further noted that the allocated sites must be developed before 
or in partnership with the progress made on policy EE8 as there is a need to make up 
provision for the identified existing deficit in university accommodation.  Whilst this 
application is not promoted by the University, it is considered that the development would 
not go against the overarching principles of the BNDP nor the general support in the BNDP 
for student accommodation in the town. 
 

9.25 In addition to the above there is no reason why the site would not come forward for 
development making a contribution to smaller units of residential accommodation/student 
accommodation in the town and wider accommodation in the District. This is considered to 
represent a significant public benefit, although tempered to limited in this context due to the 
small number of units proposed. The design of the units, which provides a communal 
kitchen and living space in addition to the private space on offer, would also suit 
professionals for short term or week time lets for those working within the town or 
surrounding area. 

 
9.26 Policy GP2 of the AVDLP and the Supplementary Planning Guide ‘Delivering Affordable 

Housing’ sets out the Council’s position with regard to affordable housing. The threshold for 
affordable units is 25 units however in accordance with para 64 of the NPPF, major 
development schemes (10 or more units) are required to provide 10% affordable housing 
unless they comply the exemptions set out para 64. It is also noted that the emerging VALP 
policy adjusts the threshold for affordable housing provision to schemes of 11 or more  
units, which at present can be given moderate weight. The submitted scheme proposes 9 
units and as such there would be no requirement for provision of affordable housing on site 
in accordance with the AVDLP, emerging VALP, and NPPF advice. 

 

• Build a strong competitive economy 
 
9.27 The Government is committed to securing and supporting sustainable economic growth 



and productivity, but also that this would be achieved in a sustainable way.  Paragraph 80 
states that planning policies and decisions should help to create the conditions in which 
businesses can invest, expand and adapt. Significant weight should be placed on the need 
to support economic growth and productivity, taking into account both local business needs 
and wider opportunities for development.  

 
9.28 It is considered that there would be economic benefits in terms of the construction of the 

development itself, its operation and the resultant contribution that the future occupants  
would bring to the local economy. This is a matter which weighs in favour of the proposed 
development.   

 

• Promoting healthy and safe communities 
 

9.29 The NPPF seeks to achieve healthy, inclusive and safe places, promoting social 
interaction, safe and accessible development and support healthy life-styles. This should 
include the provision of sufficient choice of school places, access to high quality open 
spaces and opportunities for sport and recreation and the protection and enhancement of 
public rights of way, and designation of local spaces.     

9.30 Policy I3 of the emerging VALP requires applications for residential development to provide 
financial contributions to provide or enhance community facilities or community 
infrastructure reasonably related to the scale and kind of development proposed. 
 

9.31 In accordance with policy GP88 of AVDLP an off site contribution for Sport and Leisure (off 
site recreation in lieu of on-site provision) would be necessary to provide for recreation 
needs of the resulting development. The Council has an adopted Supplementary Planning 
Guidance “Sport and Leisure Facilities” and accompanying Ready Reckoner August 2005, 
which identifies the requirements for on site provision for sport and leisure facilities and 
financial contributions to off-site provision.  The formula for calculating that contribution is 
included in the Ready Reckoner.  The submitted scheme proposes 9 residential units and 
as such there will be a requirement to contribute towards the provision of sport and leisure 
facilities. 
 

9.32 ADVLP Policy GP94 and BCC Education’s adopted s106 policy require development 
proposals for dwellings to contribute towards education. This application proposes 9 small; 
scale one-bedroom units, and as such it is unlikely that there would be school age children 
living within the new development.  As such it is considered that a financial contribution 
towards education provision would not be required in this case.  

 
9.33 Having regard to the above matters, overall it is considered that the development would 

promote healthy and safe communities in accordance with the AVDLP, emerging VALP, 
and the guidance set out in the NPPF.  

 
• Promoting sustainable transport 
 
9.34 It is necessary to consider whether the proposed development is located where the need to 

travel will be minimised and the use of sustainable transport modes can be maximised and 
that safe and suitable access can be achieved, taking account of the policies in the NPPF. 
Paragraph 108 requires that in assessing sites that may be allocated for development in 
plans, or specific applications for development, it should be ensured that  appropriate 
opportunities to promote sustainable transport modes can be  taken up, safe and suitable 
access to the site can be achieved  and that any significant impacts from the development 
on the transport network (in terms of capacity and congestion), or on highway safety, can 
be cost effectively mitigated to an acceptable degree. Paragraph 109 states that 



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.  
 

9.35 Policy GP24 (and the associated SPG) of the AVDLP sets out the parking requirements for 
development within the District, the specific standard for one bedroom flats is a maximum 
of 1.5 spaces per unit.  The emerging VALP policy T6, which can be given moderate weight 
at this time, advises that the accessibility of the site, the availability of public transport, local 
car ownership, and the type, mix and use of the development are criteria which can be 
taken into account in determining the appropriate level of parking provision in accordance 
with its optimum parking standards set out in Appendix B of the plan. 

 
9.36 In respect of transport sustainability and accessibility, as discussed above, Buckingham is 

considered to be a sustainable location for development and the site is considered to be 
sustainably located. The town centre is within walking distance with good links to the local 
highway network, frequent bus services, cycling, walking, shops and local amenities. There 
are a number of commercial bus services that operate within Buckingham providing access 
to Aylesbury, Bicester and Milton Keynes along with the surrounding areas. In addition the 
site is located close to the University campus.  
 
Traffic Impact 

9.37 The proposed development is for the conversion of an existing meeting hall to student 
apartments which is unlikely to generate an increase in traffic movements. No alterations 
are proposed to the existing highways arrangement. Well Street is an unclassified road and 
the proposed development site lies on a part of the road which is a subject to a 30mph 
speed limit. Footways run either side of Well Street. 
 

9.38 The site has been designed as a car free development and as such needs to be evaluated 
as such. The site is located in a central location within Buckingham and is with 350m of the 
University. The site is located within 400m of the nearest bus top and between 500 to 550m 
from the bus stops located on the high street. The high street contains a number of 
amenities including banks, retail, eating and drinking options. The Highways Authority 
comment that the site is in a sustainable location and as such a suitable for a car free 
development.  

 
9.39 Given that the existing building has no parking provision and the proposed use would be a 

car free development, there is no vehicular access to the site nor is it proposed to alter this 
situation.  It is noted that the site is located on a bend in the road and that Well Street is 
subject to high levels of on-street parking associated with the existing dwellings and other 
uses within the vicinity,that reduces the carriageway width in places. However, it is also 
acknowledged that there are parking restriction marking on Well Street and that the existing 
Class D1 use of the building has no parking restrictions in place.  
 
Refuse 
 

9.40 The refuse and recycling store would be located at ground level to the front of the building 
and collection would take place on the highway. There is concern that collections would 
restrict visibility on the corner however, this would only be for a limited period of time and it 
is not considered that this would be unacceptable, given that refuse from the existing 
building could be collected in a similar manner.  

 

Car parking and cycle storage provision 

9.41 The site lies close to the town centre and is within walking distance of all key services and 
a number of the key bus routes linking the town to Milton Keynes, Bicester, Aylesbury and 
beyond. It is also within walking distance of a bus station which runs regular services to 



local areas, and provides connections to Milton Keynes (the location of the nearest train 
station), Aylesbury and nearby towns.  
 

9.42 There are parking restrictions along Well Street, but the application proposes no parking in 
this case. Also the application confirms that future residents will not be permitted to bring 
cars to Buckingham and it is proposed that this restriction will be secured by the developer 
through both the tenancy agreements and a Student Management Plan (SMP). 

 
9.43 In terms of policy T8 of the emerging VALP, which encourages the inclusion of some 

electric vehicle (EV) charging spaces, as this development would be promoted as a zero 
parking scheme, there would not be a requirement to provide EV charging facilities.   
 

9.44 It is considered in this instance, given the type of accommodation on offer, suitable for 
students or professionals educating or working in the area, the requirement for dedicated 
parking would likely encourage the use of the rooms for potential occupants not associated 
with the university or local businesses. The lack of parking in this instance, would ensure 
that the housing is suitable for people with local needs and requirements and thus ensure 
the building functions and provides for those identified within the application. 

9.45 A secure cycle store has been provided in the proposal for future residents that would like 
to cycle across the town and to the University. 
Conclusions on highway matters 

9.46 The development would provide a car free scheme. There are no alterations proposed to 
the existing highway. The Highway Authority have no objection to this development. 

9.47 The site is located within an accessible location such that there would not be undue 
reliance on the private car. The applicant asserts that a SMP and the tenancy agreements 
would set out how alternative means of transport will be encouraged and monitored.  

9.48 The current use of the building is as a meeting hall (Class D1) and has no associated car 
parking provision. Notwithstanding that the proposal would be a car free development, the 
existing use could generate a potential parking demand far greater than the proposed 9 
small one-bedroomed units and as such, regardless of the developers advised SMP and 
tenancy restrictions, it is not considered that the lack of parking provision would result in an 
increase in potential on street parking in the vicinity.   

9.49 Having regard to the above matters it is considered that the development would not result 
in significant highway concerns nor result in an adverse impact on highway safety or 
convenience and that it would accord with the aims of the BNDP, the AVDLP, emerging 
VALP and with the guidance set out in the NPPF. 

 
• Conserving and enhancing the natural environment 
9.50 In terms of consideration of impact on the landscape, proposals should use land efficiently 

and create a well-defined boundary between the settlement and countryside. Regard must 
be had as to how the development proposed contributes to the natural and local 
environment through protecting and enhancing valued landscapes and geological interests, 
minimising impacts on biodiversity and providing net gains where possible and preventing 
any adverse effects of pollution, as required by the NPPF. The following sections of the 
report consider the proposal in terms of impact on landscape, trees and hedgerows and 
biodiversity.  

 
9.51 Section 15 of the NPPF states planning policies and decision should contribute to and 

enhance the natural and local environment by protecting and enhancing valued 
landscapes, sites of biodiversity or geological value and soils and recognising the intrinsic 
character and beauty of the countryside, and the wider benefits from natural capital and 



ecosystem services – including the economic and other benefits of the best and most 
versatile agricultural land, and of trees and woodland.  

 
9.52 Policy GP.35 of the AVDLP requires new development to respect and complement the 

physical characteristics of the site and surroundings; the building tradition, ordering, form 
and materials of the locality; the historic scale and context of the setting; the natural 
qualities and features of the area; and the effect on important public views and skylines. 
This policy is considered to be consistent with the NPPF.  

 
9.53 Policy BE2 of the emerging VALP has similar objectives to the saved AVDLP policy GP35, 

and can be given moderate weight at this time.    
 Landscape and Settlement Character Impacts and visual impacts: 
9.54 The site is an existing building located within a built up urban area.  The proposal seeks to 

reuse and convert the existing structure with minimal external alterations. It is considered 
therefore that the development would not adversely affect the wider landscape of the 
locality nor the character of the settlement itself. 

9.55 Overall it is considered that the scheme would have an acceptable impact on landscape 
matters and in accordance with the aims of the NPPF and development plan policies.   

 Trees and hedgerows 

9.56 Policy DHE1 of the BNDP refers to the protection of existing trees and provision of trees in 
developments and seeks to retain existing trees where possible and for new trees to 
respect landscape character and to enhance existing retained planting offering a mix of 
species, including native species. Policies GP.39 and GP.40 of the AVDLP seek to 
preserve existing trees and hedgerows where they are of amenity, landscape or wildlife 
value.  

 
9.57 There are no trees affected by the proposed development and as such the development 

would accord with development plan polices and with the NPPF in this regard.  
 
 Biodiversity/Ecology 
 
9.58 Policy DHE2 of the BNDP refers to the standard of ecological information required to 

minimise the impact on natural habitats requiring development proposals result in net gains 
to biodiversity. Paragraph 170 of the NPPF requires new development to minimise impacts 
on biodiversity and provide net gains in biodiversity. 

 
9.59 The Council’s Biodiversity Officer has inspected this building and no evidence of roosting 

bats was discovered in the loft space. As such it is considered that there is not a 
reasonable likelihood of other protected and priority habitats or species beign affected by 
the proposal, and there is no objection to the scheme. 

 
9.60 It is therefore considered that the development would accord with Policy DHE2 of the 

BNDP and with the NPPF.  
 
• Achieving well designed places 
 
9.61 The NPPF in section 12 states that the creation of high quality buildings and places is 

fundamental to what the planning and development process should achieve. Good design 
is a key aspect of sustainable development, creates better places in which to live and work 
and helps make development acceptable to communities.   
 



9.62 Planning policies and decisions should ensure that developments will function well and add 
to the overall quality of the area over the lifetime of the development; are visually attractive 
as a result of good architecture, layout and appropriate and effective landscaping; are 
sympathetic to local character and history, including the surrounding built environment and 
landscape setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities);  establish or maintain a strong sense of place, using the 
arrangement of streets, spaces, building types and materials to create attractive, 
welcoming and distinctive places to live, work and visit and optimise the potential of the site 
to accommodate and sustain an appropriate amount and mix of development (including 
green and other public space). Permission should be refused for developments exhibiting 
poor design that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions, taking into account any local design standards 
or style guides. 
 

9.63 Policy GP.35 of the AVDLP requires development to respect and complement the physical 
characteristics of the site and the surroundings, the building tradition, ordering, form and 
materials of the locality, the historic scale and context of the setting, the natural qualities 
and features of the area and the effect on important public views and skylines. Emerging 
VALP policy BE2 - Design of new development can be given moderate weight and mirrors 
the aims of GP35.  

 
9.64 Policy GP.45 of the AVDLP is also relevant and this states that any new development 

would also be required to provide a safe and secure environment for future occupiers of the 
site. 

 
9.65 The proposal seeks to convert an existing building with only limited changes proposed to 

the exterior of the building.  The development proposes no material changes to the 
principle elevation of the building so its appearance will not be altered and would continue 
to complement the existing buildings along Well Street in respect of the materials proposed 
(discussed below) and in terms of its design. 

 
9.66 The exterior of the building would remain almost unaltered, save for the creation of a single 

storey extension at the basement level to create a communal dining room opening to the 
existing courtyard. This extension would replace the existing two WCs and will continue to 
be enclosed by the existing boundary wall and existing neighbouring planting. 

 
9.67 The door from the hall on the ground floor accessing the north courtyard would be 

converted into a window to match the existing, although maintaining the existing width of 
the door. 

 
9.68 Replacement windows with powder coated aluminium finish were proposed, although 

following discussion with the Heritage Officer timber is now proposed which would be more 
in keeping with this NDHA, and this would be secured by condition to ensure an acceptable 
high quality finish in this conservation area location. With regard to the windows of the main 
gable; the two on the ground floor will be retained and the one on the first floor will be 
replaced maintaining the original glass. On the east elevation the reveal of one window will 
be infilled with brickwork, which will be set back by 20/25mm to retain the profile of the 
original window. 

 
9.69 A total of eight conservation style roof lights would be added to the property, four on the 

eastern elevation and four on the western elevation. As conservation style roof lights, these 
would sit flush in the roof slope and as such would have a minimal impact upon the street 
scene and the character and appearance of the existing building. 

9.70 Overall it is considered that the proposed conversion would represent good design, that 
careful consideration has been given to its context in terms of the external appearance of 
the building and that the indicated materials would be appropriate for the area. The 



resultant building would complement existing development in the locality and would not 
detract from the character and appearance of the area, nor would it appear unduly 
imposing or alien within the street scene. As such it is considered that the development 
would accord with policy GP35 of the AVDLP, policy BE2 of the emerging VALP, and with 
the aims of the NPPF. 

9.71 The CPDA raised concern about the recess created by the gate located to the side of the 
building and the lack of defensive space that will be present. The applicant has pointed out 
that the gate is not their access and therefore can not be brought forward to design out the 
recess and provide protection for the window for Flat 1 as was initially suggested by the 
CPDA. In light of this it is agreed that this window is to be laminated to prevent 
unauthorised access and damage, and this could be controlled by condition.  In addition 
the CPDA considers it appropriate to impose a condition requiring the developer to achieve 
'Secured By Design' due to the proposed potential student occupancy, and to accord with 
policy GP45 of the AVDLP. 

9.72 The Town Council have raised a concern that none of the flats, or the kitchen in the 
basement, are completely accessible for those with mobility problems.  Policy H6c of the 
emerging VALP can be given moderate weight and advises that developments are required 
to meet and maintain high standards of accessibility so that all users can use them safely 
and easily.  The policy goes on to explain that development will need to meet at least 
category 2 accessible and adaptable dwelling standards (as set out in Approved Document 
M which provides guidance for satisfying Part M of the building regulations) unless it is unviable to 
do so.  Category 2 requirements are met when a new dwelling provides reasonable provision for 
most people to access the dwelling and includes features that make it suitable for a range of 
potential occupants, including older people, individuals with reduced mobility and some wheelchair 
users.  In this case the proposal seeks to convert an existing building, as such the existing 
structure forms a constraint making it impracticable and unviable for such features to be 
incorporated within the scheme. As such there is not considered to be a conflict with Policy 
H6c of the emerging VALP.   

 

• Making effective use of land 
9.73 Section 11 of the NPPF requires that planning policies and decisions should promote an 

effective use of land while safeguarding and improving the environment and ensuring safe 
and healthy living conditions, maintaining the prevailing character and setting, promoting 
regeneration and securing well designed, attractive and healthy places. 

 
9.74 Paragraph 122 of the NPPF relating to achieving appropriate densities states that in 

supporting development that makes efficient use of land, the Authority should take into 
account the importance of the identified need for different types of housing and other forms 
of development, and the availability of land suitable for accommodating it. 
 

9.75 The proposed development would re-use an existing building. It would provide needed 
residential accommodation and would make effective use of the land. Regard has been 
had to the environment, living conditions and character of the area as well as securing a 
well-designed development as discussed elsewhere in this report. Overall it is considered 
that the development would make effective use of the land and as such it would accord 
with the NPPF in this regard.   

 

• Meeting the challenge of climate change, flooding and coastal change 
9.76 The NPPF at Section 14, ‘Meeting the challenge of climate change, flooding and coastal 

change’ advises at paragraph 163 that planning authorities should require planning 
applications for development in areas at risk of flooding to include a site-specific flood risk 
assessment to ensure that flood risk is not increased elsewhere, and to ensure that the 
development is appropriately flood resilient, including safe access and escape routes 

https://www.designingbuildings.co.uk/wiki/Approved_Document_M
https://www.designingbuildings.co.uk/wiki/Approved_Document_M
https://www.designingbuildings.co.uk/wiki/Building_regulations


where required, and that any residual risk can be safely managed. Development should 
also give priority to the use of sustainable drainage systems. Policy I3 of the BNDP 
requires schemes to have a scheme to collect rainwater for use. Policy I4 of the BNDP 
relates to development with the flood plane. Policy I5 of the BNDP requires developments 
to demonstrate an appropriate solution to sewerage management.  

 
9.77 The Environment Agency's mapping shows that a small section of the building is in flood 

zone 2 and therefore the applicant has provided a Flood Risk Assessment (FRA) in 
accordance with section 14 of the National Planning Policy Framework (Footnote 50). 
Buckinghamshire County Council as Lead Local Flood Authority has reviewed the 
application, including the FRA which was received in January 2020, the Drain Survey 
Engineers Report (01/5668, 31st January 2020, Just Surveys Ltd) and the Drainage 
Layout Plans (31.01.2020, Just Surveys Ltd). The LLFA raise no objection to the 
proposed development subject to a condition requiring the development to be carried out 
in accordance with the FRA (ref.89390-Smith-OddfellowsHll, January 2020, UNDA), in 
order to prevent flooding by ensuring the satisfactory disposal and storage of surface 
water from the site and to ensure that surface water is managed in a sustainable manner, 
in accordance with Paragraph 163 of the National Planning Policy Framework 

 
Flood risk 

9.78 The Flood Map for Surface Water provided by the Environment Agency shows that the site 
lies in an area of very low risk of surface water flooding (meaning there is less than 0.1 % 
likelihood of flooding occurring in a given year). The area to the rear of the site although not 
considered within the redline boundary it should be noted that this has between a 1 % and 
3.3% likelihood of flooding occurring in a given year. This is anticipated to have a flood 
depth of 0.3m.  
 

9.79 Groundwater emergence potential mapping, provided by Jeremy Benn Associates 2016, 
shows the groundwater level in the location of the proposed development to be between 
0.025m to 0.5m, below the ground surface for a 1 in 100 year return period. The Infiltration 
SuDS Map provided by the British Geological Survey 2016, indicates that the water table is 
anticipated to be at depths less than 3 metres below the ground surface. 
 

9.80 The LLFA highlight that the anticipated high groundwater may have implications on 
subsurface components and structures, as such the applicant will need to provide flood 
resistance and resilience measures. It is noted that the applicant will be implementing 
resilience and resistance measures as part of their mitigation for fluvial flood risk, and this 
would be controlled by condition.  

 
Surface water drainage 

9.81 The above application does not provide a surface water drainage strategy as the proposed 
development is a change of use of the existing building. Details of the existing drainage of 
this site have been provided in the drainage survey (01/5668). The survey shows an 
existing drainage layout where the rainwater downpipes convey water from the roof to 
several shared manholes. The survey shows that remedial work is required in order to 
address the various defects in the existing system. The LLFA advises that these issues 
are fixed, in order to increase the efficiency and longevity of the existing drainage system. 

. 
9.82 In respect of foul drainage and rainwater collection, conditions can be imposed to ensure 

that suitable details are secured such that the requirements of Policies I3 and I5 of the 
BNDP are addressed. 
 

9.83 Having regard to the above, it is considered that the development would have adequate 
regard to flooding, surface water and foul water drainage and that it would accord with the 
aims of Policies I3, I4, and I5 of the BNDP and with the NPPF. 



 

• Conserving and enhancing the historic environment 
9.84 The NPPF recognises the effect of an application on the significance of a heritage asset is 

a material planning consideration.  Paragraph 193 states that there should be great weight 
given to the conservation of designated heritage assets; the more important the asset, the 
greater the weight should be. Significance can be harmed or lost through alteration or 
destruction of the heritage asset, or development within its setting. Paragraph 196 of the 
NPPF states  ‘Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 
benefits of the proposal, including securing its optimum viable use. Any harm or loss should 
require clear and convincing justification. Paragraph 189 extends this provision to non-
designated heritage assets with an archaeological interest.  

9.85 Policy GP.53 of AVDLP requires new developments in and adjacent to conservation areas 
to preserve and enhance the character and appearance of the Conservation Areas. 

9.86 The site is located in the conservation area and adjacent to a number of Grade II listed 
buildings (those to the north of the site) and also near to a number of other Grade II listed 
buildings and the Grade I Church on the opposite side of the road. It is also located in an 
archaeological notification area. The existing building has been identified as a building of 
local note in the Conservation Area Appraisal and therefore, as well as its contribution to 
the setting and significance of the designated heritage assets identified above, in itself it is 
considered a non designated heritage asset (NDHA). 

9.87 The heritage assessment of this application is the impact on the character and appearance 
of the conservation area, the setting of the listed buildings and the significance of the non 
designated heritage asset. 

9.88 The main external change is the addition of roof lights on the sides of the rear roof range. 
Given rooflights can be seen on the rear of the adjacent listed building which is also located 
in the conservation area, that conservation roof lights would be used and given the tight 
grain of the road the rear roof slope is not seen from the road, this part of the proposal is 
not felt to impact on the setting of the listed building, the character of the conservation area 
or the significance of the non designated heritage asset. 

9.89 The revised drawings now show the windows/doors, which are considered of interest and 
significance of the NDHA, to be retained which is welcomed.  Also the latest revised plans 
show the removal of the post boxes that were previously proposed on the front elevation of 
the building, which is an improvement. 

9.90 The windows to the side of the building are plainer that those to the front and therefore the 
principle of their replacement could be accepted, pending detail which could be controlled 
by a suitably worded condition. 

9.91 Special regard has been given to the statutory tests of preserving the conservation area 
and protecting listed buildings under sections 66 and 72 of the Planning (Listed Building 
and Conservation Areas) Act 1990, which is accepted is a higher duty. The Council’s 
Heritage Officer considers that, subject to appropriate conditions, the proposal would cause 
no harm to the significance of the NDHA, the character of the CA or the setting of the other 
heritage assets identified above and therefore the proposal would comply with the NPPF, 
policy GP53 of the AVDLP and policy BE1 of the emerging VALP. 

• Supporting high quality communications 
9.92 Paragraph 114 of the NPPF requires Local Planning Authorities’ to ensure that they have 

considered the possibility of the construction of new buildings or other structures interfering 
with broadcast and electronic communications services. Given the nature and location of 
the proposed development, it is considered unlikely for there to be any adverse 
interference upon any nearby broadcast and electronic communications services as a 



result of the development. It is therefore considered that the proposal would accord with the 
guidance set out in the NPPF. 

 
c)   Impact on residential amenities. 
9.93 Policy DHE6 of the BNDP requires the provision of good quality private outdoor space for 

new developments which will provide an area where people can spend quality time and 
enjoy their surroundings.  
 

9.94 The NPPF at paragraph 127 sets out guiding principles for the operation of the planning 
system.  One of the principles set out is that authorities should always seek to secure high 
quality design and a good standard of amenity for all existing and future occupants of land 
and buildings.  
 

9.95 AVDLP policy GP.8 states that permission for development will not be granted where 
unreasonable harm to any aspect of the amenities of nearby residents would outweigh the 
benefits arising from the proposal. In addition policy GP95 advises that development that 
exacerbates any adverse effects of existing uses will not be permitted. 
 

9.96 Emerging VALP policy BE3, which can be given considerable weight, also seeks to protect 
the amenity of existing residents and to achieve a satisfactory level of amenity for future 
residents. 

 
9.97 Policy DHE6 of the BNDP seeks to achieve the provision of good quality of outdoor space - 

the Town Council are concerned that the small stepped walled yard proposed cannot be 
considered 'good quality'. It is noted that the BNDP requires that applications should 
demonstrate that amenity has been considered and appropriate solutions have been 
incorporated into schemes, and states that in relation to flats outdoor space can be 
provided in the form of a communal outdoor space and/or in providing other areas for 
example balconies. The BNDP set out that for family dwellings, private garden areas would 
be expected to be of at least 10 metres in length, however there are no such requirements 
stated for other forms of dwelling.  In this case the small-scale one-bedroomed units 
proposed would not lend themselves to family occupation, also it is acknowledged that the 
existing building does not benefit from any landscaped or open space within the site edge 
of this application, thus it is considered that the proposed yard area would offer an 
appropriate solution relative to the scale and anticipated use of these proposed units.  In 
addition, as set out above, a financial contribution would be secured via a s106 towards an 
appropriate off-site sport and leisure project, and whilst the details of such a project have 
yet to be agreed with the Town Council, it is likely that this contribution could be put 
towards local outdoor facilities which may be enjoyed by the future occupants. As such 
there is not considered to be a conflict with Policy DHE6 of the BNDP.   
 

9.98 This proposal would convert an existing building into residential use; the existing windows 
would be replaced but would remain of the existing scale, save for one window to the 
eastern elevation which would be infilled with brickwork. The ground floor windows 
currently serve the main hall and an office and the stairs; the proposed ground floor plan 
shows that these windows would serve a staircase and the downstairs living area of the 
proposed duplex flats.  Eight of the proposed residential units would be duplexes with the 
bedroom and ensuite facilities located on the first floor; this first floor accommodation would 
be served by conservation style roof lights. Each roof light would be set 2800mm from the 
finished floor level to the first storey, thus ensuring privacy to the neighbouring dwellings, 
whilst providing a good level of natural daylight and ventilation to the bedrooms of the 
future occupants. Concern has been expressed by the Town Council that the insertion of a 
new floor across these windows will lead to overlooking of neighbouring properties; 
however, the proposed first floor plan shows that the bedroom and ensuite accommodation 
is only to be lit by the insertion of roof lights and the existing windows will remain serving 



the ground floor only and thus there will be no further overlooking or loss of privacy to the 
neighbouring properties than that of the existing public use of the building as a meeting 
hall/office. It is considered that there would not be an unacceptable level of overlooking or 
loss of privacy to existing residential occupiers to the extent that would justify the refusal of 
the development on these grounds. 
 

9.99 The Town Council have also raised concern that the continuous as opposed to occasional 
use of the building will lead to light and noise nuisance for the neighbouring properties to 
side and rear.  Whilst it is noted that there would be some noise and disturbance as a result 
of the development, the existing use of the building as a Class D1 meeting hall could at 
present result in some existing harm to amenity, and it is considered that the proposal 
would not exacerbates any adverse effects of the existing uses to a level which would 
justify refusal of the application. 

 
9.100 Ultimately the occupation of any residential dwelling can give rise to disturbance and there 

are legal powers to control such issues. In this case the developer would be able to control 
anti social behaviour of the occupants of the building through the SMP and tenancy 
agreements, and if necessary action can be taken to control any statutory nuisance. It is 
not considered that the proposed development would result in such demonstrable harm to 
the amenities of neighbours such that the refusal of the development would be justified on 
these grounds.  
 

9.101 Having regard to the above, it is considered that the impact on residential amenities would 
be acceptable and as such the development would accord with the relevant development 
plan policies and with the guidance set out in the NPPF.  

 
d) Developer contributions 
9.102 As noted above, in order to make the development acceptable a S106 would be required to 

secure a financial contribution towards an appropriate sports and leisure project, which is to 
be identified by the Town Council. 

 
9.103 It is considered that such requirements would accord with The Community Infrastructure 

Levy (CIL) Regulations 2010. Regulation 122 places into law the Government’s policy tests 
on the use of planning obligations. It is now unlawful for a planning obligation to be taken 
into account as a reason for granting planning permission for a development of this nature 
if the obligation does not meet all of the following tests; necessary to make the 
development acceptable in planning terms, directly related to the development and fairly 
and reasonably related in scale and kind to the development. 

 
9.104 In the context of this application the development is in a category to which the regulations 

apply. The requirement for the above-named measures, if the proposals were to be 
supported, would need to be secured through a Planning Obligation Agreement. These are 
necessary and proportionate obligations that are considered to comply with the tests set by 
Regulation 122 for which there is clear policy basis either in the form of development plan 
policy or supplementary planning guidance, and which are directly, fairly and reasonably 
related to the scale and kind of development.  

 
e) Other matters 

 
9.105 There are no alternative exits to the main door onto Well Street for use in emergency 

(which is surely required for a licensed HiMO) – the application details to the provision of 9 
self-contained Class C3 residential units and would not constitute a HMO (Class C4).  
Regardless, this would be a licensing matter if the building were to become a HMO in the 
future. 
 



9.106 There is no asbestos report or method statement for safe removal – this is not a material 
planning consideration and would be covered by separate regulations. 

 
9.107 The ceiling height in the basement is reported to be only 1.8m – this is not a material 

planning consideration and is a matter for Building Regulations. 
 
9.108 Buckingham students are more likely to use taxis than bicycles and Well Street is too 

narrow for additional traffic and unsuitable for U-turns to avoid the even narrower streets 
between the site and the main campus buildings; furthermore the taxi-drivers' custom of 
using the horn to announce their arrival will cause nuisance to neighbours; there is likely to 
be additional takeaway delivery traffic as well – cycle storage facilities are proposed to be 
provided on site to encourage the use of bicycles by future occupants.  The existing use as 
a Class D1 meeting hall has potential to generate the issues identified in relation to taxi 
use, albeit of a potentially greater scale.  It is considered that these issues would cause 
such harm as to justify refusal of the application. 
 

9.109 Concern was expressed at the efficacy of an offsite management company only available 
during office hours, when most complaints are likely to be about night-time disturbance ... 
... and the policing of the no-car condition of the tenancy agreement – these are civil 
matters between the developers and the potentially affected residents and are not material 
planning considerations. 
 

9.110 The lack of parking space would also affect the actual building works and deliveries of 
materials; closing the road off for safety reasons would not be feasible and could deny 
access to the adjacent houses – this matter is not a material planning consideration; the 
construction phase is only a temporary potential disturbance.  An informatives would be 
added to any permission granted to inform the developers that no vehicles associated with 
the building operations on the development site shall be parked on the public highway so 
as to cause an obstruction. Any such wilful obstruction is an offence under S137 of the 
Highways Act 1980. 

 
9.111 The carelessness in the preparation of documents and drawings does not inspire 

confidence – the application and its associated documents from a valid submission and is 
considered acceptable for the purpose of determination. 

 

Case Officer: Mrs Nina Hewitt-Jones nhewittjones@aylesburyvaledc.gov.uk  
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