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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: 

 
• Promoting sustainable transport 
• Delivering a sufficient supply of homes 
• Achieving well designed places 
• Making effective use of land 
• Promoting healthy and safe communities 
• Conserving and enhancing the natural environment 
• Conserving and enhancing the historic environment 
• Meeting the challenge of climate change and flooding 
• Supporting high quality communications 
 
c) Impact on residential amenity 

 
d) S106/Developer contributions 

 
 
 
 



 
The recommendation is that permission be DEFERRED AND DELEGATED to officers for 
approval following the completion of a S106 Agreement to secure onsite affordable housing, 
provision and maintenance of open space and SUDs, financial contributions towards 
education, highway improvements, off site sport and recreation facilities, and ecology 
mitigation. Any permission to be subject to such conditions as are considered appropriate; or 
if a S106 Agreement is not satisfactorily agreed, for the application to be refused by officers 
for reasons as considered appropriate. 
 

 
2.0 Conclusion 

2.1 The application has been evaluated against the Development Plan 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out-of-date unless the application of policies in the NPPF that protect areas or assets of 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. 
 

2.2 In this case, there are policies within the AVDLP which are relevant.  The Haddenham  
Neighbourhood Plan which covers the site area is relevant. However, following a High 
Court order Chapter 6 which relates to Housing and Development was quashed and 
can no longer be given material weight in planning decisions. 
 

2.3 It is accepted that the development would make a contribution to the housing land 
supply which is a significant benefit to be attributed significant weight in the planning 
balance. There are further benefits from the contribution towards affordable housing 
which is afforded significant weight in the planning balance .  There would also be 
economic benefits in terms of the construction of the development itself and those 
associated with the resultant increase in population on the site to which moderate 
positive weight should be attached. These benefits however need to be weighed 
against any harmful aspects arising from the development. 
  

2.4 Special regard has been given to the statutory test of preserving the setting of listed 
buildings under section 66 of the Planning (Listed Building and Conservation Areas) Act 
1990, which is accepted is a higher duty. The development proposal would represent 
the significant development of the site, however, given the distance between the 
intervening development and landscaping, it is considered that the setting of the listed 
buildings and the adjacent Conservation Area would be preserved in accordance with 
the Act. As such there would not be a conflict with the NPPF. In terms of archaeology, it 
is not considered that the development of the site would have significant archaeological 



implications and no further investigations are required. As such there would not be a 
conflict with the NPPF or AVDLP policies.. 
 

2.5 Compliance with the other planning objectives of the NPPF have been demonstrated in 
terms of making effective use of land, the achievement of well designed places, 
residential amenities; trees and hedges, protecting and enhancing public footpaths and 
sustainable transport and highways impact, biodiversity, flood risk  and promoting 
healthy communities. Other than the enhancement of public access and footpaths, 
these matters do not represent benefits to the wider area, but rather demonstrate an 
absence of harm. 
 

2.6 It is considered the site is a greenfield site and that localised adverse impacts 
comprising harm to the landscape character of the site and surroundings would result , 
A landscape  strategy including buffer areas and planting seeks to reduce the impact of 
this in the local and wider landscape. This should be afforded significant negative 
weight tempered by the proposed landscape mitigation to considerable weight in the 
planning balance. The loss of largely of best and most versatile agricultural land would 
be afforded moderate harm. 
 

2.7 Weighing all the relevant factors into the planning balance, and having regard to the 
NPPF as a whole, all relevant policies of the AVDCLP and supplementary planning 
documents and guidance, Officers consider that the adverse impacts would not 
significantly and demonstrably outweigh the housing, economic and community benefits 
of the proposal. 

 
2.8 It is considered that the proposal would represent a sustainable form of development 

having weighed all the benefits and adverse effects in the planning balance , such that, 
officers recommend that the application should be DEFERRED AND DELEGATED for 
Approval subject to the completion of a S106 planning obligation agreement in respect 
of securing onsite affordable housing, provision and maintenance of on site open space 
and SUDs and financial contributions towards education, highway improvements, off 
site sport and recreation facilities and ecology mitigation; any permission to be subject 
to such conditions as are considered appropriate by Officers, or if these are not 
achieved for the application to be refused. 

 
3.0 WORKING WITH THE APPLICANT/AGENT   

3.1 In accordance with paragraphs 38 and 39 of the National Planning Policy Framework, 
Aylesbury Vale District Council (AVDC) takes a positive and proactive approach to 
development proposals and is focused on seeking solutions where possible and 
appropriate.  
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. 

 



3.2 In this case, the applicant has been encouraged to alter the site layout in order to 
improve transition of the development to the open countryside. In addition to this, 
accessibility improvement opportunities which were raised by the Parish Council have 
been incorporated into the development proposal.  The applicant was also encouraged 
to provide additional SuDS and highways information in order to over objections raised 
by statutory consultees, which was forthcoming. 
 

4.0 INTRODUCTION 

4.1 The Parish Council have raised concerns relating to the development proposal and 
requested that this application be considered by Committee.  The Parish Council have 
also advised that a representative will be attendance and will speak on behalf of the 
Parish Council at the committee meeting.   

 
5.0 SITE LOCATION AND DESCRIPTION 

5.1 The application site is situated on the north-western edge of the settlement of 
Haddenham, to the west of Churchway. The site compromises a rectangular piece of 
land covering an area of approximately 13.1 Hectares. The site generally falls to the 
south-east, albeit the central and eastern field parcel fall towards the public footpath 
located between the two fields. The site is currently in use for arable farming, with 
hedgerows running through the site on a south-east to north-west axis, which effectively 
divides the land into three fields, with hedgerows along the north-eastern boundary to 
Churchway and to the south-west. 
 

5.2 Residential development adjoins the site to the south-east, contained within Rosemary 
lane, Rudds Lane and Townsend, together with recent development in Dollicott which 
presently continues to be developed out. Churchway traverses the full extent of the 
north-eastern site boundary, with open fields to the north-west. Haddenham Business 
park adjoins the site to the south-west, along with residential consent granted on the 
airfield.  

 
5.3 The south-eastern boundary adjoins the Haddenham Conservation Area.  There are 

several listed properties within Rosemary Lane and Rudds lane (to the south  of the site) 
with curtilages that extend up to the site boundary. A public footpath (HAD/19/2) also 
extends through the eastern third of the site on a south-east to north-west alignment, 
effectively linking the village with the public rights of way network to the north-west of the 
site between Chearsley and Cuddington.    

 
6.0 PROPOSAL 

6.1 The development proposal seeks outline permission for up to 273 dwellings, with access 
to be considered at this stage, with all other matters reserved.  Matters of appearance, 
landscaping, layout and scale are all to be considered under any future subsequent 
reserved matters application. Vehicular and pedestrian access would be taken from a 
new junction on Churchway. 

 
6.2 The application site has a total area of 13.1 Hectares, with a density of 30.07 dwellings 

per hectare. The site would also provide 1.924 Hectares of Public Open Space. The 



Neap area to the north of the site would have an area of 1.476 Hectares (31.6m x 
44.3m). 

 
6.3 The development proposal would provide 6 x 1 beds, 115 x 2 bed, 134 x 3 beds, 18 x 4 

beds.  This housing mix is indicative and would be secured during any subsequent 
reserved matters application. 

 
6.4 Since the application was originally submitted, the development proposal has undergone 

several revisions to the illustrative layout, supporting documentation  and the reduction 
in the number of dwellings from 285 units to 273.  

 
6.5 This related to the provision of surface water drainage and SUDs  to the northern and 

southern parts of the site and related amendments to the illustrative layout. The 
application has included an indicative pedestrian footpath/ access way  to the west of the 
site which would provide a possible link to the industrial estate (HAD005) a further new 
footpath to the south to link to the existing footpath PROW 19/2 and the potential link via 
land to the south via HAD007. The location shown on the plans is indicative as it would 
be required to link with the access way on the adjoining land, which is outside of the 
ownership of the applicant. 

 
6.6 The development proposal includes a play area (NEAP) which is to be centrally located 

along the sites northern boundary.       
 
 The application has been accompanied by the following documents: 
 

• Design and Access 
• Heritage Assessment 
• Archaeology Report 
• Ecology Report 
• Ecology and Protected Species Appraisal 
• Flood Risk Assessment 
• Transport Assessment 
• Utilities and Foul Drainage Assessment 
• Landscape and Visual Impact Assessment  
• Flood Risk Assessment 
• Arboricultural Report 
 

7.0 RELEVANT PLANNING HISTORY 

7.1 The application site has no relevant planning history. 
 
7.2 The adjoining site to the north known as Plot N Haddenham Business Park – 

19/01084/ADP, Approval of reserved matters pursuant to outline permission 
14/03289/AOP relating to access, appearance, landscaping, layout and scale and the 
provision of service areas and car parking for the  development of a vacant 
employments plot of land to create a multi-unit estate of an industrial buildings with B1c, 
B2 & B8 employment uses. 

 



8.0 PARISH/TOWN COUNCIL COMMENTS 

8.1 Haddenham Parish Council – The Parish Council have made a number of comments  
and accept that this site is allocated within the VALP. They are aware of the numerous 
revisions that have been made during the course of the application and acknowledge 
that the applicant has kept the Parish Council informed about progress. The PC 
welcomes many of the changes, including the pedestrian/cycle access to the new 
development to the south off Dollicott (now known as Platers Road), and at the north-
west corner. However the PC has the following objections and concern raised concerns 
relating to: 

- the proximity of the development to industrial buildings  

- the design of the south west corner in relation to the density, lack of village 
character, car dominance and relationship to the industrial building 

- walking and cycling connectivity to Haddenham and Thame Parkway Station,  

- traffic impact, particularly Rudds Lane/Rosemary Lane/Dollicott which are narrow 
and in the CA. Access should be limited  

- flood risk and wish to see confirmation from the LLFA that they have withdrawn 
their objections 

- playground: the open space has been moved to the northern boundary. If located 
to the south it would lessen the impact on existing properties and be more 
accessible. 

8.2 Full comments appended to this report. 
9.0 CONSULTATION RESPONSES 

9.1 Buckinghamshire County Council as the Lead Local Flood Authority: The applicant 
has addressed the concerns previously raised. Therefore the LLFA removes their 
objection to the above proposals subject to the below planning conditions being applied 
to any planning permission. 

 
9.2 BCC Highways: No outstanding objections subjection to conditions  
 
9.3 SUDS: No outstanding objections subjection to conditions 
 
9.4 Recycling and Waste: The development must be designed to allow the WCVs to 

operate in a forward gear only wherever possible, which this developer has 
demonstrated. 

 
9.5 Affordable Housing: In order to be policy compliant a scheme of 25 units or over (or 

1ha or more) is required to have a minimum of 30% affordable housing, evenly 
distributed across the site. The applicant will need to supply an affordable housing plan 
at reserved matters stage showing the location, tenures, sizes and mix of affordable 
units that will be supplied taking in to account the points above.   

 
9.6 Archaeology: It is likely to harm the significance of heritage asset’s therefore a 

condition should be applied to require the developer to secure appropriate investigation, 
recording, publication and archiving of the results in conformity with NPPF paragraph 



141.   
 
9.7 Ecology: No Objection. Condition requested and Financial Contribution to Farmland 

Bird Conservation to be secured through a Sl06 legal agreement. 
 
9.8 Heritage and Conservation: The proposed development will respect the rural setting of 

the village and the openness of the site which affords views to Haddenham 
Conservation Area and its associated heritage assets.  The witchert walls which bound 
the development site are particularly prominent in views and represent the historic 
boundary of the village and are a defining feature of the conservation area and the 
settlement.  By opening up the frontage of the site the scheme will have only a minimal 
impact on the setting of Haddenham Conservation Area and would maintain the 
prominence of much of the witchert wall which is an important feature of the 
conservation area.  This would help unify the village from its rural context.  In any 
reserved matter application house types and boundary treatments should reflect the 
local vernacular in order for the new development to make a positive contribution to local 
character and distinctiveness. The revised layout of the development proposal would 
help preserve the architectural and/or historic interest of the listed buildings and the 
character and/or appearance of Haddenham Conservation Area and therefore complies 
with sections 66 and 72 of the Act.  The proposal would have a neutral impact on the 
significance of the heritage assets. For the reasons given above it is felt that in heritage 
terms there is no objection. 

 
9.9 Parks and Recreation: Sufficient OPS is being provided within the 1.40ha (main NEAP 

open space), 0.417ha (linear pathed open space between the 2 x SUD basins) and the 
southern most triangular area that forms part of the 0.2646ha collection, as depicted in 
the Public Open Spaces plan (1624 014). The remaining areas shaded red are classified 
as amenity space due to their dimensions and/or proximity to roads and/or 
existing/proposed planting within them, which makes them unsuitable for informal sport, 
games, play or relaxation. 

 
9.10 As both NEAP and LEAP equipped play provision is required on-site the NEAP’s activity 

area must be increased to a minimum of 1,400m² in order to provide a combined 
NEAP/LEAP, which should include a hard surfaced and robustly fenced ball court 
suitable for informal football/basketball.   
 

9.11 As such this application falls into the  Rural Parish 2  category with regards to meeting 
its own sport/leisure needs and should be providing the following facilities on-site:  

• “Central public open space of approximately 2 - 4 ha”  

• “NEAP level equipped play provision on central main open space” 

• “Tubular frame youth shelter manufactured to British Safety Standards one in 
Main Open Space” 

Developers should ensure that designs and the actual  built play spaces achieve  a 
minimum rating of ‘Good’ against all criteria measured in RoSPA’s ‘Play Value 
Assessment’. This includes both Local and Neighbourhood Equipped Areas for Play. 

9.12 Thames Water: No objection subject to conditions. 
 



9.13 Environment Agency: This planning application is for development we do not wish to 
be consulted on. Please see the attached which was issued to your council to screen 
applications before sending to us.  

 
9.14 Strategic Access: BCC ROW recommend the public footpath through the site is 

upgraded to a bridleway not cycleway. This will allow cycling access, but also maintains 
visibility of the route on the ground (signposting) and on Ordnance Survey maps, which 
would otherwise be lost with a cycleway dedication.  

 
9.15 Environmental Health: No objection subject to conditions 
 
9.16 Trees: No objection – potential benefits in terms of trees 
 
9.17 Education: BCC would require a financial contribution to provide additional primary, 

secondary and special school facilities arising from the above development in 
accordance with BCC’s adopted S106 policy.    
To meet the impact of development in the planning area, BCC is proposing to expand 
existing primary schools in the village. 
Secondary schools are also at capacity and estimated pupil growth from over 8000 
homes with outstanding planning permission is projected to put significant increased 
pressure on secondary schools – with a significant deficit of places projected.  BCC’s 
current plan to accommodate this scale of housing growth is through the provision of 
new schools and expanding existing schools. 
 

10.0 REPRESENTATIONS  

10.1 Following press and site publicity 96 letters of representation were received.  The 

comments raised were as follows:- 
 

• Concerns relating to the potential accidental damage to the Wychert Listed wall by 
members of the public, which many feel will likely to occur during the construction and 
implementation of the development.. 

• There is a local desire to provide a walking & cycle path linking the proposal with the 
railway station.  The purpose of this would be in order to provide an alternative to driving 
to the station through village roads, and adding to the already significant problem the PC 
and BCC face arising from on-street day-time commuter parking in residential roads 
near the station. 

• The site would adjoin an existing industrial estate to the west of site, concerns have 
been raised relating to noise associated with the industrial estate impacted on future 
residents of the development site. 

• There is no access to any sports facilities on site and non nearby that should be 
provided according to the NPPF. 

• Resultant increase in flooding to Rosemary Lane and into Rudds Lane 
• Surface water concerns 
• Increase in traffic generation 
• Impact upon Conservation Area 
• Loss of privacy and overloading the Medical Centre and Schools due to the increase in 

families within this development 



• The development would constitute an inappropriate intrusion on a green field site 
• The site is outside of the defined  village area 
• Impact upon existing resources  
• Lack of adequate on site play areas 
• Isolated form of development 
• Flood risk assessment is inadequate 
• Density is out of character of the Conservation Area 
• A pedestrian/cycle path should be provided to the business park 
• Lack of meaningful landscaping 
• The DPH is below that set by AVDC, however the development is still out of character 

with Haddenham 
• Ecological impacts 
• Houses should be built in suburban areas 
• No space for recreation or open spaces 
• Development is separated from the rest of the village  
• Impact upon local services 
• The expansion of the village has been controlled by developers 
• The application has not taken into consideration recently approved applications within 

the vicinity. 
• Impact on wildlife 
• Lack of recreational provisions 
• Site is cut off from the remainder of the village 
• Questionable requirement/need for additional dwellings 
• The application should be assessed in conjunction with other developments 
• Noise and disturbance 
• Lack of adequate landscaping 
• No safe pedestrian access  
• Conflict with Haddenham neighbourhood plan 
• Impact upon the Haddenham  stream  
• Affordable houses should be evenly distributed within the site 

 
10.2 Haddenham Village Society 

The roads shown within the site should be extended into the paddock area so that the 
whole of the site can be developed as a coordinated entity with vehicular access via 
Churchway only concerns relating to highway safety. 

 
10.3 Rosemary Lane Action Group 

• The site is unsuitable for development in principle 
• Adverse impact upon the sites landscape 
• Highway access and safety concerns 
• The site is not within a sustainable location 
• Loss of agricultural land 
• Harm to heritage assets  
• Flooding concerns  

 
10.4 Cllr David Lyons as Local Member made the following comments (20th May 2019): 



 
Traffic impact 
There is insufficient consideration of the traffic impact: 273 homes using a single access 
point of Churchway, a major route into the village which has the frequent service 280 
bus route. At the very least a mini-roundabout should be installed at the junction with 
Churchway and the junction of Churchway and the A4l8 remodelled. 

 
Close Proximity to industrial sites   
The new homes on the western side are immediately adjacent to two industrial sites: one 
a busy existing one and the other planned. On the western boundary new homes will 
immediately abut two industrial sites: one recently completed and occupied; the second 
proposed. Both are classified as 'general industry', light and warehousing and are liable 
to create noise and pollution. This is likely to lead to complaints fro residents in future 
and cause friction in the community. At the very least there needs to be a landscaped 
buffer.  

 
Design not in keeping with the village character 
The council has stipulated the design should be in keeping with the village character yet 
the south west corner is not at all in keeping with the village character. It is too densely 
packed with an overly large car parking area: it will have the feel of an out of town 
shopping centre. The design appears to be centred on cars rather than people and does 
not accord with the need to promote active travel. 

 
Rudds Lane, Rosemary Lane and Dollicott 
There is very clearly a risk of large numbers of vehicles accessing the village from the 
site via these very sensitive roads. The application contains no proposals to mitigate 
this. There are already regular accidents on parts of these roads which were not 
designed for motor traffic and an increase will make accidents more frequent.  

 
Flood risk 
There have been previous concerns about surface and waste water management at this 
site and its environs. I would want to see confirmation from Bucks County Council that 
they have withdrawn their previous objections on flood risk, surface water drainage etc. 

 
10.5 Cllr Judy Brandis as Local Member made the following comments (19th February 2018): 

 
I understand that unless the parish council say they will speak at committee that the 
above planning application can be decided under delegated powers. 
My understanding is that given the local comments mainly against the application that 
this should come to committee anyway. 
I would like to state that I would like it to come to committee for the following reasons; 
 
Flooding  
The site is obviously well out of the village having a visible barrier of an old wychert wall 
which rounds off the village. There are no footpath or cycle routes to the railway station 
or to any other parts of the village. Therefore all the traffic will be using narrow lanes with 
many bends. These roads are also very well used as shown by the very poor quality of 
the surface. 
There is no access to any sports facilities on site and non nearby that should be 
provided according to the NPPF. 
The appendage will look like a carbuncle on the edge of the village as one leaves the 



A418 at the crossroad at King's Cross. It is outside an old wychert wall but without good 
landscaping. 
 
This must come to committee so that villagers can speak. 

 
11 EVALUATION 

a) The planning policy position and the approach to be taken in the determination 
of the application. 
The overview report attached sets out the background information to the policy 
framework when making a decision on this application.  
Neighbourhood Plan 

11.1 There is made Neighbourhood Plan, the Haddenham Neighbourhood Plan is now part of 
AVDC’s Development Plan  Following a High Court order on 7th March 2016 Chapter 6 
(‘’Housing and Development’’) of the Haddenham Neighbourhood Plan, including the 
housing policies, has been quashed and can no longer be given material weight in 
planning decisions. 

 
11.2 The polices which are relevant and can be considered as part of this application are as 

follows: 
 

• Policy TGA1: Car and Cycle Parking Standards 
• Policy TGA2: On-site Walking and Cycling 
• Policy TGA3: Cycle and Pedestrian Networks 
• Policy CES1: Play Facilities 
• Policy SRL3: Enhancing, Protecting and Providing new Natural Environment 

Habitats, Trees and Hedgerows 
 

 Aylesbury Vale District Local Plan (AVDLP) 
 
11.3 As set out in the overview report Policies RA.13 and RA.14 seek to restrict development 

to small-scale infill or rounding off at Appendix 4 settlements and are considered out of 
out of date for the reasons given.  

11.4 Policy GP53 of AVDLP requires new developments in and adjacent to conservation 
areas to preserve and enhance the character and appearance of the Conservation 
Areas. By seeking to ensure that the significance of the heritage asset (the conservation 
area) is preserved or enhanced, this policy is in that respect consistent with the NPPF. 
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 it is inconsistent with the NPPF. Given this, the weight to be 
applied to this policy must be reduced but limited weight can still be afforded to it. 

11.5 A number of saved policies within the AVDLP are considered to be 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 GP2, GP8, GP24, GP35, GP38 GP39, GP40, 
GP45, GP53, GP59, GP84, GP87, GP88, GP91.and RA8.  They all seek to ensure that 



development meets the three objectives of sustainable development and are otherwise 
consistent with the NPPF. 
 
Emerging policy position in Vale of Aylesbury District Local Plan (draft VALP)  
  

11.6 The overview report sets out the current position with regards to the VALP which is 

appended to this report.  

11.7 A number of policies within the VALP following the main modification consultation which 
started on the 5th November 2019, is 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 of particular relevance are S2 
Spatial Strategy for Growth, H1 affordable housing, H6 housing mix, D-HAD007 Land 
north of Rosemary Lane, T6 vehicle parking, BE1 Heritage Assets, BE2 Design of new 
development, BE3 protection of amenity of residents, NE1 Biodiversity, NE4 Landscape 
Character, NE8 Trees, C4 Protection of Public Right of Way,I2 sports and recreation, 
and I4 flooding. Policy BE3 has been the subject of objections and the Inspector has not 
requested main modifications so these can be regarded as resolved and this policy can 
be given considerable weight. The remainder of these policies have been the subject of 
objections and the Inspector requested main modifications and confirmed that he is 
satisfied they remedy the objection so these can be given moderate weight. 

 
11.8  The VALP policy D-HAD007 states that the site has been allocated for at least 269 

dwellings, with 135 homes being delivered 2018-2023 and 124 homes from 2023 to 
2033.  In addition to the councils validation requirements, proposals should also:  

 
a. Provision of at least 269 dwellings at a density that takes account of the 
adjacent settlement character and identity, with lower density housing on the 
boundary with the adjacent countryside to the northwest 
b. The development shall be based on a design code to be prepared for the site 

because it is a large strategic site in a sensitive location on the edge of 
the settlement and it will become the first part of Haddenham experienced 
when approaching from Churchway 

c. The site will be designed using a landscape-led approach. Then development 
design and layout will be informed by a full detailed landscape and visual 
impact assessment (LVIA) to be submitted and agreed by the council. A 
landscape mitigation scheme will be required on the north-western 
boundaries of the site that reduces wider landscape and visual impact 

d. The development will limit built form with no development beyond where the 
land rises to the north-west of the site, following a similar line of built form to that 
in the approved scheme on the adjacent airfield site. 
e. The existing trees and hedgerows should be retained Landscape buffer to be 
provided between the existing dwellings and the new development, and on the 
new settlement boundary that will be created along the north-western edge of the 
development to provide a soft edge to the adjacent countryside 



g. The development will be designed in a way that conserves or enhances 
heritage assets and their settings, in particular the adjoining conservation area 
and the listed buildings adjacent to the site 
h. The site should be accessed via Churchway with the retention of the existing 
footpaths and further provision of pedestrian and cycle linkages through the site 
and into the village including along Churchway, to the train station and with 
connections with the adjoining approved airfield development (site HAD005 on 
the VALP Policies Map) 
i. The development should be in compliance with the relevant policies set out in 
the Haddenham Neighbourhood Plan. 

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

Sustainable Location  

11.9 The Government’s view of what “sustainable development” means in practice is to be 
found in paragraphs 7 to 211 of the NPPF. Paragraph 12 states that the presumption in 
favour of sustainable development does not change the statutory status of the 
development plan as the starting point for decision making. -. 

 
11.10  It is acknowledged that the NPPF promotes sustainable development and encourages 

consolidation of smaller rural settlements where it will enhance or maintain the vitality of 
rural communities. In terms of its broader location, Haddenham is identified within the 
Settlement Hierarchy 2017 as a “larger sized  village”.  The village of Haddenham is 
situated to the south west of Aylesbury, near to Thame in South Oxfordshire. There is a 
good range of small shops, public houses and other services and it has a large number 
of jobs at nearby Haddenham Business Park and bus services to other urban areas, 
including Aylesbury, and a nearby railway station, ‘Haddenham and Thame Parkway’ 
with regular train services to London, Birmingham and Stratford-upon-Avon. The site is 
proposed as an allocation in the emerging VALP under D-HAD007. It is therefore 
considered a sustainable and accessible location. 

  
11.11 It is considered that the site is in a sustainable location to accommodate new 

development close to facilities. The following sections will set out whether the proposal 
can be considered as sustainable development in regard to all other aspects. 

 
• Build a strong competitive economy 

 
11.12 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.  

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

development itself, its operation and the resultant increase in population contributing to 



the local economy. It is therefore considered that the economic benefits of the scheme 
whilst significant and due to the large scale of the proposed development would attract 
moderate positive weight in the overall planning balance. 

 

• Delivering a sufficient supply of homes 
 

11.14 The overview report sets out the 5 year housing land position. Based  on  the  findings  
of  the  HEDNA,  the  housing  land  supply  document  shows  Aylesbury  Vale District 
Council to have a 5.64  year supply.  The proposal for 273 dwellings would contribute 
significantly to the Councils Housing Land Supply figure, however given the Council can 
demonstrate a 5 year supply of land as well as the scale of the development proposed, 
the positive weight attributed to this element is substantial. 

 
11.15 AVDLP Policy GP2 seeks up to 30% affordable housing on schemes of 25 dwellings or 

more and or on sites 1 Ha or more. Policy H6 of the VALP states that new residential 
development will be expected to provide a mix of homes to meet current and expected 
future requirements.  
The development proposal would provide 191 Open Market units, with 82 (30%) 
affordable units.There is currently a greater need for 2 bed 4 person and 3 bed 5 and 6 
person houses, slightly less for 1 bed 2 person and 4 bed 7 to 8 person houses.  The 
housing officers  advises  a tenure mix of 75% rented and 25% shared ownership with 2 
and then 3 bed houses are preferred for shared ownership. Whilst the total number of 
273 is above the VALP emerging policy of 269, the policy refers to “at least 269”. The 
additional 4 dwellings is considered to be acceptable and compliant with this policy. 

 
11.16 Affordable housing should be well distributed throughout the whole site with . clusters 

that should not exceed 15 houses or 18 if including flats. The siting of affordable units as 
shown on the Illustrative affordable housing plan would be acceptable. The applicant will 
need to supply an affordable housing plan at the reserved matters stage showing the 
location, tenures, sizes and mix of affordable units that will be supplied taking in to 
account the points above. The council’s housing officer advises that the HEDNA shows 
a need for affordable units to be accessible and adaptable. 

 
 
11.17 The applicant has supplied an indicative affordable housing plan at this stage which 

shows: 
 

Market Housing Number  Percentage HEDNA % 
1 x bed flat   3.6% 
2 bed flat 33 17 3.5% 
1 bed house    0% 
2 bed house 41 21 12.8% 
3 bed house 104 54 52% 
4 bed house 13 7 21.1% 
5 bed house   6.9% 
Total 191   

 



             
Affordable Housing Number Percentage HEDNA % 
1 x bed flat 12 14 8.6% 
2 bed flat 12 14 6% 
1 bed house   0% 
2 bed house 23 28 36.4% 
3 bed house 30 36 39.1% 
4 bed house 5 8 9.8% 
5 bed house    
Total 82   

 
 
11.18 The applicant has agreed to enter into a s106 to secure the provision of the affordable 

housing on site and has provided a draft unilateral undertaking. There is no reason that 
the site could not be delivered within the next five year period making a contribution to 
housing land supply, including a contribution to affordable housing, which would both 
represent a significant benefit. As such, it is considered that the proposal would accord 
with the guidance set out within the NPPF.  

  
 

• Promoting sustainable transport 

 
11.19 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 within 
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.  

 
11.20 The Haddenham Neighbourhood Plan aims to enhance internal and external 

connectivity through the use of public transport; ensure that public space is non-
threatening, neighbourly and sociable; facilitate walking and cycling as the main means 
of access for all residents to village services and amenities; and ensure the vibrancy of 
the village as a safe and low-carbon community. 

 
11.21 The HNP states that Haddenham has excellent public transport links: the north-south 

Chiltern rail line serves London and Birmingham and, from 2015, Oxford, while the east-
west 280 Arriva Bus serves Aylesbury and Oxford. Both have frequent services and are 
seeing an increase in utilisation. Chiltern Rail have reflected a 61% increase in entries, 
from 200,000 to 317,000 per annum over the last decade. In investment in new station 
facilities this year and, following the construction of a new rail connection at Bicester, 
plan to run an hourly train service to and from Oxford from 2016. 

 



11.22 Policy TGA1: Car and Cycle Parking standards of the Haddenham Neighbourhood Plan 
advises that all new housing developments, including every residential unit created by 
property sub-division, are to meet minimum parking standards through allocated on-site 
car parking spaces where this not possible for 1 or 2-bed properties, communal parking 
is permitted. 

 
11.23 Policy TGA2: On-site Walking and Cycling, states that the provision of easily accessible 

storage for cycles, wheelchairs, electric vehicles and baby buggies and the incorporation 
of dual-use routes wide enough for two buggies that provide effective, safe and attractive 
cycle and pedestrian connections and access to the existing village walking and cycling 
networks will be supported. 

 
11.23 Policy TGA3: Cycle and Pedestrian Networks, advises that contributions will be sought 

from new developments to fully fund the design and delivery of a cycle route between 
Thame and the Haddenham and Thame Parkway station.  

 
Sustainable access 
 
11.24 The development site would have a vehicular access to the east of the site from 

Churchway. The proposed access is shown as 6m in width with a 10m radius and 2m 
footways. An access of this width would accommodate the vehicle movements 
associated with this quantum of development. The 2m footways would cater for 
pedestrian access into the site however these footways do not provide any further 
connection along Churchway. 

 
11.25 The submitted TA also shows the introduction of a right hand turn lane on Churchway. 

BCC is satisfied  that this can be provided in accordance with the standards in Design 
Manual for Roads and Bridges (DMRB). Amended plans were submitted to show a 
pedestrian refuge to increase the accessibility of the site and increase opportunities for 
pedestrians to cross Churchway from the proposed cycleway opposite. Subject to the 
detailed design under a S278 agreement BCC confirm this would be acceptable. This 
pedestrian refuge should connect with a footway/cycleway on the opposite side of the 
carriageway. 

 
11.26 The Revised swept path analysis shows an 11.6m long refuse vehicle entering and 

exiting the site, which is considered satisfactory by BCC highways. 
  
11.27 The latest plans submitted by the applicant also show a section of footway along the 

western edge of Churchway leading south into Haddenham. This footway is between 2m 
and 1.8m wide and would provide a suitable connection in this direction. The Churchway 
carriageway is shown as a minimum of 6m which would also be acceptable. In order to 
facilitate this footway the junction of Rosemary Lane has been tightened. BCC highways 
are  satisfied that these amendments would have a significant positive impact on the 
safety of pedestrians yet would not materially impact on the ability of vehicles to use this 
junction safely and conveniently. 

 
11.28 A new footpath and cycleway would be provided through the centre of the site, linking 

the existing Haddenham village to the south (PROW 19/2) to the open countryside to the 
north and the existing footpath which is reinforced connecting into the existing PROW.  

 



11.29 2 new site accesses are to be provided to the south/west of the site providing a footpath 
cycle link to the village centre and other amenities.  The second access would provide a 
possible link to ‘additional land’ to the west ( HAD005) under VALP policy D-HAD007 
criteria  h.  

 
11.30 The site’s north-western access to the existing site industrial estate to the west, could be 

relocated centrally within the western boundary of the site, in order to better marry up 
with the site access way within the anticipated new walkway within the industrial estate.  
This access will be pedestrian only. The planning permission granted for development 
on the adjacent site shows the reserved route to the boundary to facilitate this.. 

 
11.31 As the adjoining site to the west is outside of the applications red line area, the ‘access 

opening’ can only be taken up to the boundary line in order to ensure that the proposed 
access appropriately aligns with the site to the west. A condition should be imposed 
requiring that this access upto the boundary is provided  to the industrial site to the  
west. This would provide a more direct link through to Haddenham Train station.  

 
11.32 A further pedestrian link will be provided to Rosemary Lane and through the adjoining 

neighbouring application site approved under 15/02123/APP. 
 
11.33 With regards to the pedestrian link to the Airfield site  and Rosemary Lane; the applicant 

has confirmed that they were willing and prepared to work towards providing this, the 
Highways Authority raised some initial concerns as to whether the indicative route to the 
Airfield Site and train station could actually be achievable, this is due to the fact that  
there appears to be a section of land between the two developments that is beyond the 
control of the applicant and beyond the extent of the airfield site. Mindful of this, the 
Bucks Highways requested that the applicant is obligated to provide a link to this 
adjoining land, in the direction of the airfield site, to ensure that the site is futureproofed 
and that connectivity is maximised. This matter can be secured  by the imposition of a 
condition. 

 
11.34 The development proposals provision of a pedestrian link to Rosemary Lane and 

through to the Haddenham village to the south , has satisfied Bucks CC Highways 
requirements, that these measures would maximise the pedestrian connectivity where 
possible and appropriate. 

 
Traffic generation  
 
11.35 The TA addendum includes an assessment of the Churchway/A418 junction.. It clearly 

demonstrates that without any alterations the junction would not be capable of 
accommodating all of these vehicle movements and would be operating over capacity. 
The applicant has proposed to provide a new left hand turn flare to increase the capacity 
and provide greater room for left turning vehicles. BCC is satisfied that these measures 
would alleviate previous concerns over the capacity of this junction, which has been 
demonstrated by the junction assessments. 
 

11.36 Rudds Lane, Haddenham: BCC have also looked at the nature of the traffic in 
Haddenham and consider that there is justification for some form of traffic calming along 
Rudds Lane and Dollicott. There have been concerns about the increased use of Rudds 
Lane and its inadequacy to accommodate additional traffic movements.  In order to 
address these concerns BCC suggest a requirement to secure the submission of a 



suitable signage/traffic calming scheme which would reduce the number of vehicles 
(including HGV’s) using Rudds Lane. It may be that ‘Not suitable for HGV’s’ signs are 
installed at both ends of Rudds Lane/Dollicott in addition to traffic calming and BCC is 
satisfied for this scheme be submitted at the reserved matters stage. 

 
11.37 If this development could help reduce the existing and potential future nuisance caused 

by additional traffic through Rudds Lane this would be a significant benefit to the local 
residents, and would remove a large number of local objections. 

 
Impact on public right of way 
 
11.38 The Rights of Way Officer has advised that it would be useful for Footpath HAD/19/1 to 

be a dedicated as cycleway to provide access in a southerly and easterly direction to 
Thame Road and Churchway via the quiet roads in Townsend. This would complement 
the aims of the Haddenham & Thame Parkway Station Travel Plan seeking to improve 
cycling links to Townsend via Thame Road. 

 
11.39 Footpath HAD/19/1 will also need to be constructed with a 3-metre wide tarmac surface 

to encourage walking and cycling to the train station, shops and other local amenities. 
Conditions are recommended to achieve these improvements. The Aylesbury Transport 
Strategy was adopted in March 2017 and states the following that the Aylesbury to 
Haddenham cycle route may be implemented along Aylesbury Road and Oxford Road, 
this route will improve connectivity to existing and future improvements in Haddenham. 
Haddenham and Thame Parkway Station Travel Plan suggests enlarging the 
Haddenham cycle network with different extensions to the station: to Woodways via 
Thame Road, to the Business Park via Chi/worth Gate, to Townsend via Thame Road, 
to Churchway, to Willis Road via Wykeham Way and to Church End via Sheerstock.  
 

11.40 The cycling route described above from Aylesbury to Haddenham uses the verge along 
the A418 from the end of the Pebble Way cycle route through Stone to emerge on 
Churchway via Bridleway 4 Haddenham (see Plan A - HAD/4/1 and HAD/4/2). This is 
240 metres from the sites vehicular entrance and 161 metres from a potential walking / 
cycling entrance in the south-eastern corner of the development. This strategic route has 
the potential to provide new residents with cycling access to employment and other 
opportunities in Aylesbury.  

 
Highway improvements 
 

11.41 In the event of this application being granted, BCC have requested a number of highway 
improvements to mitigate the development in the form of a financial contribution towards 
a number of schemes within Haddenham,: 

• the implementation of the Haddenham/Aylesbury cycleway; 

• the installation of a new bus shelter, associated kerb side infrastructure including 
maintenance and up to date service information at Churchway; 

• a safety scheme at the Stanbridge Road/Woodways crossroads, potentially including 
High Friction Surfacing and additional signage; and 



• a feasibility study and implementation of further parking restrictions in the vicinity of 
Haddenham and Thame Parkway Station. 

• Travel plan 

Parking 

 
11.42 Policy GP24 of the AVDLP which sets out that new development should accord with 

publish parking guidelines in the SPG1 “Parking Guidelines”. The parking provision will 
be dealt with as a reserved matter. The illustrative layout indicastes that a mix of on plot 
parking in garages, driveways and parking court areas fronting the access road could be 
provided. These are considered to accord with the NP policy and AVDLP requirements.. 

 
Transport conclusions 
 
11.43 On this basis, the proposal would comply with of the Haddenham Neighbourhood Plan 

GP24 and GP84  of the AVDLP and maintaining highway safety with a safe access and 
egress being achieved and improved connectivity which attracts neutral weight in the 
planning balance.  Therefore the proposal is considered to accord with GP24 of AVDLP 
and NPPF and the Council’s SPG Parking Guidelines.  

 

• Conserving and enhancing the natural environment 

 
Landscape and Layout 

 
11.44 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 
and recognise the intrinsic character and beauty of the 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.  

 
11.45 AVDLP Policy GP.35 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. Policy 
GP.38 states that development schemes should include landscaping proposals designed 
to help buildings fit in with and complement their surroundings, and conserve existing 
natural and other features of value as far as possible. Policy GP.84 states that for 
development affecting a public right of way the Council will have regard to the 
convenience, amenity and public enjoyment of the route and the desirability of its 
retention or improvement for users, including people with disabilities. The following 
sections of the report consider the proposal in terms of impact on landscape, agricultural 
land, trees and hedgerows and biodiversity and contamination. 

 
11.46 Policy NE5 of the emerging VALP, which looks at Landscape character and locally 

important landscape, states that development must recognise the individual character 



and distinctiveness of particular landscape character areas set out in the assessment, 
their sensitivity to change and contribution to a sense of place.  

 
Development is required to meet the following criteria:- 
 
a. be grouped where possible with existing buildings to minimise impact on visual 
amenity  
b. be located to avoid the loss of important on-site views and off-site views towards 
important landscape features  
c. reflect local character and distinctiveness in terms of settlement form and field pattern, 
topography and ecological value  
d. Carefully consider spacing, height, scale, plot shape and size, elevations, roofline and 
pitch, overall colour palette, texture and boundary treatment (walls, hedges, fences and 
gates)  
e. minimise the impact of lighting to avoid blurring the distinction between urban and 
rural areas, and in areas which are intrinsically dark and to avoid light pollution to the 
night sky  
f. ensure that the buildings and any outdoor storage and parking areas are not visually 
prominent in the landscape  
g. not generate an unacceptable level and/or frequency of noise in areas relatively 
undisturbed by noise and valued for their recreational or amenity value 

 
11.47  Although this application is in outline form and only access is to be considered at this 

stage, the potential impact on the landscape is a significant consideration and therefore 
an assessment must be made as to whether or not the site could accommodate a 
development of this scale. 

 
Landscape character 
 
11.48 The site lies within the LCA9.9 A418 Ridge which has key characteristics of a shallow 

asymmetrical ridge, settlement dispersed along the ridge on southern face, the A418 
follows the top of the ridge, predominantly arable fields with smaller paddocks around 
the settlement and long distance views to the north and south. There are few 
characteristics listed in the vicinity of the site and limited long distance views. The 
proposal would change the character from open countryside to an urban character in the 
landscape character area within which it lies and would have an impact on its character. 
The site is bounded to the west by large buildings on the Haddenham Business Park the 
residential properties to the south, and would be viewed in this context. Given this it is 
considered that the proposal would not have a significantly harmful impact on landscape 
character and would relate well to the context of its setting and surroundings 

 
Visual effects 
 
11.49 The applicant submitted an LVIA which concludes that the proposal will give rise initially 

a moderate/high to high adverse landscape impact and visual impact ranging from 
negligible to moderate high for road and PROW users.  

 
11.50 The proposal would comprise the development of a greenfield site and therefore it is 

inevitable that the proposed development would have a significant impact upon the 
character and appearance of the site itself and inevitably result in some harm to the 
landscape character of the site itself and its immediate locality.  In terms of the impact on 



the AAL which lies to the north of the A418, given the distance and characteristics, it is 
considered that there would be minimal impact on the AAL, and would not conflict with 
AVDLP policy RA8.  

 
11.51 The indicative plans indicate that substantial and meaningful planting would be provided 

along the sites northern boundary which would provide a natural buffer to the adjoining 
countryside, the centrally located play area would also provide a visual transition which 
would soften the impact of the development by way of the absence of built form. 

 
11.52 The southern side boundary of the site also would also provide a visual buffer, 

incorporating the SUDs mitigation, which would also be of benefit to the immediately 
adjoining existing residents within the village. The illustrative site layout plan 
demonstrates that the provision of 273 dwellings on this site can be delivered and 
provide mitigation in terms of peripheral planting and buffers areas to the north and 
south which would reduce the impact on the open character of the land. 

 
11.53 The existing Haddenham Business Park is prominent in views from the north due to the 

height and mass of the buildings.  The indicative plans submitted with this application 
indicate that the most dense form of development would be located within the south-
western corer of the site, which would also include flats.  The location of this form and 
scale of development is considered appropriate due to the presence of the taller  
industrial units and this being the least visually prominent part of the site from wider 
vantage points,  The south-western side boundary is shown to include a dense level of 
tree planting which would help screen the existing industrial site.  

 
11.54 In terms of the impact on residential receptors, the LVIA refers to a number of properties 

that potentially could be affected. Of the 23 properties potentially affected only 2 are 
judged to experience high adverse visual impact, namely 4& 5 Roundhill View, A further 
11 properties would have moderate or moderate/high and the remainder at the lower 
end of the spectrum The proposal landscape buffer and open space shown on the 
illustrative plan would provide a reasonable level of separation which would reduce this 
impact ‘on these properties to an acceptable level. 

 
11.55 With regards to the impact on the rights of way Haddenham Parish (HAD/19/1) passes in 

a north-westerly direction along the western side of a hedgerow within an arable field. It 
provides a walking connection from Rosemary Lane to the A418, with onward links to 
Cuddington and Chearsley. The route also forms part of the Outer Aylesbury Ring and a 
formal connection onto the Wychert Way. This is promoted by the Haddenham 
community and celebrates local architecture, encourages access to green space and 
promotes tourism spending in local businesses. 

 
11.56 The illustrative plan  indicates Footpath HAD/19/1 set within a green corridor on the 

same alignment as the existing route. It is overlooked by property frontages which 
supports 'safe by design' principles. While appreciating the plans are in outline form, it 
would be useful for properties on either side of the hedge line to have access to this path 
via additional tarmac surfaced paths that reflect likely pedestrian desire lines. The height 
of the field drops on this boundary from west to east, but this can be overcome by 
ramps.. The impact on users of the footpath and their experience would change from an 
open countryside setting to a more urban experience, however given the green corridor 
and the short span of a more urban view it is considered that this change would be 
acceptable.  



 
 
11.57 Notwithstanding the landscape and planting measures that could be incorporated into 

the development proposal and secured by condition, the development would have an 
impact on the natural landscape setting and the wider landscape setting of the area, in 
particular to the north.  This factor is afforded significant weight tempered by the 
proposed landscape mitigation to considerable weight in the planning balance. 

 
 Agricultural land  
11.58 The NPPF advises that Local Planning Authorities should take into account the 

economic and other benefits of the best and most versatile agricultural land (BMV) and, 
where significant development of agricultural land is demonstrated to be necessary, local 
planning authorities should seek to use areas of poorer quality land in preference to that 
of a higher quality. There is no definition as to what comprises ‘significant development’ 
in this context but the threshold above which Natural England are required to be 
consulted has been set at 20 hectares so the site falls well below this threshold.  

 
Trees and hedgerows  

 
11.59 Policy SLR3 of the Haddenham Neighbourhood Plan and  Policies GP39 and GP40 of 

the AVDLP seek to preserve existing trees and hedgerows where they are of amenity, 
landscape or wildlife value. 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.   

 
11.60 Trees, hedgerows and other vegetation are an important element of both urban and rural 

environments.  The application site does not contain any protected trees; there are a 
number of individual and groups of trees around the site on this basis the removal of any 
trees within the site would not require and planning consent.   

 
11.61 An Arboricultural intergration report was submitted and confirms that that the only impact 

in terms of losses is a few small sections of hedgerow to facilitate the access. The trees 
to the southern boundary appear to be the most important in terms of existing trees, and  
these are all likely to be retained with minimal impact as part of the ‘green buffer’. The 
Council’s Tree Officer has confirmed that they are satisfied at this stage that existing 
trees do not appear to be significantly impacted. Further details including a full 
arboricultural impact report would be required at the reserved matters stage. 

 
11.62 The Tree Officer considers that there are potential benefits in terms of trees. as the 

illustrative layout allows for retention of important trees, which will provide some natural 
screening to the north and south of the site protecting views from public vantage points 
from the north and from within Haddenham Village to the south, the development 
proposal  and include provision for significant new planting.  It would also be expected to 
see some feature tree planting along the Churchway boundary to both soften and add 
character to the impact of the proposal from this road. 

 
11.63 Through the use of conditions, a replacement hedge and appropriate trees can be 

secured that would be commensurate the value of the existing trees within the site and 
as such would accord with HNP policy SLR3, AVDLP GP38-40 and emerging policy D-
HAD007 (e). Officers consider this to weigh neutrally in the planning balance. 



 
Biodiversity/Ecology 

 
11.64 Paragraph 170 of the NPPF requires new development to minimise impacts on 

biodiversity and provide net gains in biodiversity.  Policy SRL3 of the Haddenham 
Neighbourhood Plan, seeks to ensure that development proposal demonstrate a net 
gain in biodiversity in accordance with the Defra Biodiversity Impact Calculator.  

 
11.65 The application has been accompanied by an ecology statement and supplementary 

information, No European protected species were recorded on site, although pipistrelles 
wi8ll likely commute through the poor hedges. There is only limited potential for bird 
fauna within the site  and the study concludes that the habitats offer little to wildlife and 
have low ecological value. The Council’s Ecologist has advised that the survey and 
assessment is acceptable and is satisfied that the measures contained within the report 
addresses the ecological enhancement aspects of the development proposal ensuring 
this adheres to the biodiversity net gain policy set out in NPPF and accords with policy 
SRL3 of the Haddenham Neighbourhood Plan. This includes a financial contribution 
towards off site farmland bird mitigation to be secured through a S106 agreement  The 
proposed development is thus considered to be acceptable from an ecological viewpoint. 

 
Contamination 

11.66 A further consideration in the NPPF relates to the need to conserve and enhance the 
natural environment is contamination, and the guidance states in paragraph 178 that 
planning decisions should ensure that the site is suitable for its new use taking account 
of ground conditions. 

11.67 This is a greenfield site and there is no objection raised  from environmental health on 
contamination or air quality. The development proposal is therefore considered to be 
acceptable from an environmental health perspective. it is considered that contaminated 
land and air quality could be adequately addressed and as such the development would 
accord with the NPPF. 

 
Promoting healthy and safe communities 

11.68 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. Policies GP86-88 and GP94 
seek to ensure that appropriate community facilities are provided arising from a 
development proposal.  In addition, GP84 seeks to enhance existing rights of way within 
development scheme. 

11.69 Haddenham Neighbourhood Plan Policy CES1: Play Facilities, advises that where 
appropriate, new developments are to include play facilities for young people as an 
integrated provision of play facilities in the village, provided the facilities will not have a 
detrimental effect on the amenities of local residents, but maintain natural surveillance. 
Play facilities are to be established with appropriate long-term arrangements for their 
management to ensure that they remain high quality, safe, and relevant to children in the 
village. This will include financial contributions or other means to support initial costs and 



ongoing maintenance and/or the transfer of the land to an appropriate body by 
agreement with the planning authority. 
Leisure 

 
11.70  The indicative layout shows that sufficient open space can be provided within the 

1.40ha (main NEAP open space), 0.417ha (linear pathed open space between the 2 x 
SUD basins) and the southern most triangular area that forms part of the 0.2646ha 
collection, as depicted in the Public Open Spaces plan. Additional  areas of amenity 
space are provided which  due to their dimensions and/or proximity to roads and/or 
existing/proposed planting within them, makes them unsuitable for informal sport, 
games, play or relaxation. 

 
11.71 As both NEAP and LEAP equipped play provision is required on-site the NEAP’s activity 

area must be increased to a minimum of 1,400m² in order to provide a combined 
NEAP/LEAP, which should include a hard surfaced and robustly fenced ball court 
suitable for informal football/basketball.   

 
11.72 The combined NEAP/LEAP must adhere to the following AVDC requirements, which 

includes its minimum buffer distance from dwellings (30m) as well as it scoring a 
minimum of ‘Good’ against RoSPA’s play value assessment for toddlers, juniors and 
teenagers.  

 
Education  

 

11.73 BCC would require a financial contribution to provide additional primary, secondary and 
special school facilities arising from the development in accordance with BCC’s adopted 
S106 policy.  BCC Education have advised that, in order to meet the impact of 
development in the planning area, BCC are proposing to expand existing primary 
schools within the village. Secondary schools are also at capacity and growth is 
projected to put significant pressure on secondary schools, with a significant deficit of 
places projected. BBCs current plan is to accommodate this scale pf housing growth 
through provision of new schools and expanding existing schools. 

 
11.74 In respect of special school provision, BCC have advised that in order to meet the rising 

demand, additional capacity has recently been provided at the Furze Down School in 
Winslow. Estimated pupil growth from the planned housing is projected to put increased 
pressure on schools. BCC are currently exploring options with existing schools to 
provide further additional capacity within the area. 

 
11.75 Subject to the applicant entering into a S106 agreement to secure financial contributions 

towards education infrastructure, the development proposal is considered  to adequately 
address the aims of the NPPF to achieve healthy communities and the requirements of 
AVDLP policy GP94 and emerging VALP. As such, it is considered this factor should be 
afforded neutral weight in the planning balance.  
 

Making Effective Use of Land 
 



11.76 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. 

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

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

 
11.78 The overall proposal for 273 dwellings would provide a density of 30.07  per hectare 

which would be an effective use of the site  in principle and accords with the NPPF in 
that regards.  The following paragraphs will assess the proposal against the form of 
development and in the context of the area.  

 
Meeting the challenge of climate change and flooding 

 
11.79 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 
where required, and that any residual risk can be safely managed. Development should 
also give priority to the use of sustainable drainage systems 

 
11.80 The application has been accompanied by a Flood Risk Assessment which has 

concluded that the development site has a low risk of flooding and that the site can be 
developed safely without increasing flood risk elsewhere, and that the proposal would 
comply with relevant planning policy concerning flood risk. 
 

11.81 The application has been accompanied by a topographical survey that indicates that the 
site generally falls to the south-east, the central and eastern field also fall towards the 
public footpath located between the fields. 
 

11.82 The closest main river, to the application site, is Haddenham Stream, which is  located 
approximately 140m to the south of the site. Folly Farm Ditch is located 500m to the 
south-east of site, and Dad Brook is located approximately 950m to the north of the site. 
According to the historic records of land drains, there is an existing ditch running in a 
southerly direction along the eastern boundary of the site, two outfalls are located along 
its length. This ditch is connected to a further ditch located north of the site via a land 
drain which passes through the eastern section of the site. It is understood that the 
northern ditch is likely to take flows from the fields to the north of the site; a cut-off drain 
may need to be provided to prevent any overland flows from the north reaching the site. 
 

11.83 Concerns were raised relating to surface water and waste water management.  In 
response to these flooding concerns, within their submission the applicant has proposed 
a cut-off ditch which is to be located along the northern and eastern boundary of the site,  
to convey surface water runoff from the fields to the north of the site.  
 



11.84 In previous plans  the cut-off ditch connects directly into the exiting ditch network along 
Churchway, however in the updated Indicative Surface Water Drainage Strategy it 
shows that the cut-off ditch is connected to the proposed pond. 

 
11.85 The LLFA had initially raised some concerns regarding this approach, as they 

considered that it had not been demonstrated by the applicant that the pond has 
sufficient capacity to attenuate surface water run-off as well as the additional surface 
water from the cut-off ditch. However, the LLFA have advised that in order to overcome 
this concern there are two approaches which can be taken; this being, the applicant may 
wish to demonstrate that the pond has sufficient capacity to attenuate the surface water 
flows from the cut-off ditch. Alternatively, the cut-off ditch is connected to the existing 
network on Churchway as per previous plans. 
 

11.86 Within their submission, the applicant has committed to reducing the proposed site 
discharge rate, which will provide betterment on the existing surface water runoff rates 
discharging to the ditch network downstream, and therefore the proposals will not be 
increasing flood risk elsewhere as set out in the National Planning Policy Framework.  
 

11.87 Infiltration testing and ground investigations have identified that infiltration is viable in the 
central and western fields (catchment A) and therefore it is proposed to manage surface 
water via a combination of swales, permeable paving, individual plot soakaways and an 
infiltration basin in the south east corner of the catchment. In order to achieve the 1 m 
freeboard it has been proposed to raise ground levels in this area. The LLFA has 
advised that from the information provided, the extent of the land raising is not known. In 
order to ensure that the 1 m freeboard will be achieved, cross sections of the areas 
where land raising will occur are required, these must include the existing ground level, 
indicative proposed ground level and depth to the water table.  

 
11.88 The application has not provided any details regarding the locations of the individual 

dwelling soakaways, these soakaways are required to be a minimum of 5m away from 
any building or structure. Although this level of detailing could be included as part of any 
landscaping proposals required under at reserved matters stage and thus the visual 
appearance of any freeboards or soakaways could also be controlled by condition. 

 
11.89 The Proposed Site Development - Illustrative drawing, shows two blocks of flats to the 

western part of the development. The LLFA has advised that the presence of these flats 
would provide the ideal opportunity to incorporate water re-use into the development. 
The LLFA has encouraged the applicant to investigate active rainwater harvesting; which 
will allow surface water runoff to be used for example in toilet flushing and washing 
machines. The use of active rainwater harvesting would decrease the attenuation 
required as it would only be required during those extreme rainfall events.  
 

11.90 Due to high groundwater levels in the field to the east of the development infiltration has 
been discounted. Therefore to manage surface water runoff in catchment 8, surface 
water runoff will be attenuated in a pond in the south east of the site The LLFA has 
advised that it is  important to note that this proposal provides a 25% betterment on the 
existing QBAR discharge rate in addition to this a reduction rate of surface water runoff 
discharging into the existing ditch for the 1 in 30 year and 1 in 100 year rainfall events to 
be reduced by 67% and 77% respectively.   The LLFA have advised that as a result of 
the development, the betterment on the existing discharge rate will therefore not 
increase the flood risk downstream of the proposed development. 



 
11.91 Thames Water were consulted on the development proposal and have raised no 

objection to the proposal but have provided a number of informatives relating to surface 
water drainage and water supply.  Thames Water request that the developer continue to 
liaise with Thames Water developer services to consider all options and agree the most 
appropriate drainage strategy for this development. 
 
Achieving well designed places 

11.92 The key to the Council’s approach towards the design of new development is “local 
distinctiveness”. This refers to the qualities of buildings, planting and topography in a 
locality that define its character.  GP.35 The design of new development proposals 
should respect and complement: a) the physical characteristics of the site and the 
surroundings; b) the building tradition, ordering, form and materials of the locality; c) the 
historic scale and context of the setting; d) the natural qualities and features of the area; 
and e) the effect on important public views and skylines. VALP policy BE2 reflects GP35. 

 
11.93 As this application is in outline form, the design character and appearance of the 

dwellings and their overall perception will be considered at any reserved matters 
application. The illustrative layout  indicates retention of existing features including 
hedgerows and trees which cross the site and periphery boundaries. It has been the 
subject of considerable discussion with officers to have a less regular and more organic 
looser form which is reflective of the pattern of development in Haddenham village,  
legibility with the open space featuring as focal points and buffer to the north and south. 
The NEAP was relocated to the north to soften the edge to the countryside with 
connections to the development to the south.  Connectivity across the site to the west, 
east, north and south is indicated to maximize routes to the village facilities and station 
and existing community.  

 
11.94 The supporting documents indicate that the development will be predominantly 2 storeys 

in height (up to 9.5m in height), with the flats standing at 2.5 storeys (up to 12.5m in 
height) in the south western corner of the site. This would respect the scale of 
development in Haddenham with the taller buildings to the west near the existing 
employment building. 
 

11.95 The proposal indicates planting and open amenity space about the buildings which will 
contribute to the overall character of the area. The greenspace to the southern part  
contains large attenuation ponds, details of which can be secured at the reserved 
matters stage. Further details of planting can be secured by condition. 

 
11.96 In terms of parking whilst the layout is indicative, it does not show a dominance of 

parking.  A design code can be secured through a S106 or condition for this 
development, in line with the emerging VALP policy D-HAD007 to ensure a quality of 
development that reflects the sensitive location and characteristics of Haddenham. 
 

11.97 Overall it is considered that the development would  be capable of achieving good 
design and conditions can be imposed to secure specific details and would accord with 
the aims of the NPPF and policy GP35 of the AVDLP and emerging VALP policy D-
HAD007 criteria a-e and h, and BE2 in this regard and attract neutral weight. 

 
 



 
Conserving and enhancing the historic environment 

 
11.98 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.  
 

11.99 Significance can be harmed or lost through alteration or destruction of the heritage 
asset, or development within its setting.  Any harm or loss should require clear and 
convincing justification. Paragraph 189 extends this provision to non-designated heritage 
assets with an archaeological interest. Policy GP53 of AVDLP requires new 
developments in and adjacent to conservation areas to preserve and enhance the 
character and appearance of the Conservation Areas.  
 

11.100 Policy BE1 of the emerging VALP recognises that the historic environment, unique in its 
character, quality and diversity across the Vale is important and will be preserved or 
enhanced. All development, including new buildings, alterations, extensions, changes of 
use and demolitions, should seek to conserve heritage assets in a manner appropriate 
to their significance, including their setting, and seek enhancement wherever possible. 
Proposals for development shall contribute to heritage values and local distinctiveness. 
Where a development proposal is likely to affect a designated heritage asset and or its 
setting, the significance of the heritage asset and the impact of the proposal must be 
fully assessed and supported in the submission of an application. Heritage statements 
and/or archaeological evaluations will be required for any proposals related to or 
impacting on a heritage asset and/or known possible archaeological site. 
 

11.101 The application site is not designated as being within a Conservation Area but is located 
adjacent to the CA which immediately adjoins the site along its south eastern corner.  
There are listed buildings immediately adjoin or close to the development site to the 
south, namely Cobwebs 16 Rosemary Lane with its witchert walls adjoining the site and 
footpath, walls and garden room, Forge Cottage, Brownlow Cottage and Verneys (Grade 
II)  These are the designated heritage assets that the development proposal requires 
assessment against.    
 

11.102 Officers consider that there are  two non-designated heritage assets which have the 
potential to be affected by the proposed development, which relates to the setting of The 
Cider House and 14 Rosemary Lane. In addition to the potential impact upon the 
witchert wall which is also within the Conservation Area is also a designated heritage 
asset. 
 

11.103 The illustrative site layout plan which has undergone a number of revisions since the 
application’s original submission and followed landscaping and site layout improvements 
following discussions between the applicant and the Council’s Officers.  The 
development proposal now demonstrates a more open entrance to the scheme and 
provides a landscape gateway to the village and the setting of the Conservation Area.  
 

11.104 The application is in outline form and although the site layout is to be considered at 
reserved matters stage, Officers considered that the site layout and density of the 
development go to the heart of the development, hence the level of ‘indicative’ detail to 



ensure that the site could effectively accommodate the amount of units on the site whilst 
without having an adverse impact upon the setting of the neighbouring heritage assets. 
 

11.105 Officers now consider that the landscape character flows around the northern boundary 
of the conservation area and provides a significant buffer for the setting of the heritage 
assets.Following discussions between the applicant and the Council’s Officers, the 
building line that would form the outer edge of the settlement, has been revised to 
provide a more of a free flow form and has moved away from the suburban layout, which 
is now considered to be more appropriate to the village setting.  
 

11.106 The Council’s Historic Buildings Officer has confirmed that the proposed development 
will respect the rural setting of the village and the openness of the site, which affords 
views to the Haddenham Conservation Area and its associated heritage assets.   
 

11.107 The witchert walls which bound the development site are particularly prominent in views 
and represent the historic boundary of the village and are a defining feature of the 
Conservation Area,  and the settlement.  By providing a more open entrance to the 
development and landscape gateway the scheme will have only a minimal impact on the 
setting of Haddenham Conservation Area and would maintain the prominence of much 
of the witchert wall which is an important feature of the Conservation Area.  The 
Councils Historic Buildings Officer has advised that this would help unify the village from 
its rural context. 
 

11.108 In any reserved matters application Officers will be seeking house types and boundary 
treatments to reflect the local vernacular in order for the new development to make a 
positive contribution to local character and distinctiveness. A design code would assist 
this process at the reserved matters stage. 
 

11.109 In terms of the impact on the setting of the listed buildings and the listed witchert wall, 
the proposed buffer indicated in the illustrative plan would preserve the setting of these 
listed buildings and features.  
 

11.110 The revised layout of the development proposal would help preserve the architectural 
and/or historic interest of the listed buildings and the character and/or appearance of 
Haddenham Conservation Area and therefore complies with sections 66 and 72 of the 
Act.  The proposal would have a neutral impact on the significance of the heritage 
assets.  It is unlikely that the views of the conservation area will be impacted, due to the 
existing development between the proposal site and conservation area. 
 

11.111 In terms of the traffic through the conservation area and in the vicinity of the listed 
buildings, it is considered that the mitigation proposed by BCC highways would minimise 
the impact from traffic. 

  
 Archaeology  
 
11.112 Paragraph 128 of the National Planning Policy Framework (NPPF) states that 

information held in the relevant historic environment record should be consulted and 
expert advice obtained where necessary.  The NPPF recognises that the effect of an 
application on a heritage asset or its setting is a material planning consideration.   

 



11.113 The proposed site is adjacent to the medieval and post medieval historic core of 
Haddenham and prehistoric and Roman artefacts have been recovered in the vicinity. 
The supporting desk based assessment states: 

 
11.114 The site presents a relatively large portion of land immediately to the north of an historic 

settlement. Field survey suggests the area has generalized potential for remains of the 
prehistoric and Roman periods. Observations within the Townsend and Fort End areas 
of Haddenham suggest there is potential for both Saxon and Medieval features to 
survive. Certainly Haddenham was the centre of a substantial manor at the time of 
Domesday Book and later, but beyond this, almost nothing is known of the Saxon or 
medieval settlements and they may well be partly located away from the current 
settlement boundaries. The size of the site increases the chance of archaeological 
remains of any period being present simply by chance.  

 
11.115 The cartographic study has shown that there are historic hedgerows surviving on the site 

with a length of witchert wall forming part of the site boundary. There may be a 
requirement that these are retained and/or enhanced in any development.  

 
11.116 It will be necessary to provide further information about the potential of the site from field 

observations in order to draw up a scheme to mitigate the impact of development on any 
below-ground archaeological deposits if necessary. A scheme for this evaluation will 
need to be drawn up and approved by the archaeological advisers to the District and 
implemented by a competent archaeological contractor. 

 
11.117 The County Archaeologist having assessed this information has advised that in the 

event of  planning permission being granted for this development then it is likely to harm 
the significance of heritage asset’s so a condition should be applied to require the 
developer to secure appropriate investigation, recording, publication and archiving of the 
results in conformity with NPPF paragraph 141 subject to conditions.  This would be 
afforded neutral weight in the planning balance Officers consider the development 
proposal to be acceptable from an Archaeological perspective. 

 
11.118 Special regard has been given to the statutory test of preserving the (setting of the) listed 

building under section 66 and 72 of the Planning (Listed Building and Conservation 
Areas) Act 1990, which is accepted is a higher duty. It has been concluded that the 
(setting of the) listed building and the CA would be preserved, and so the proposal 
accords with section 66 and 72 of the Act. No harm would be caused to the significance 
of the heritage asset, in NPPF terms, and as such the proposal accords with guidance 
contained within the NPPF11.109 and GP53 of AVDLP. 

 
Supporting high quality communications 

 
11.119 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. 

 



11.120 Proposals should include the pre-requisite infrastructure required for broadband 
connectivity and implementation in the sites development at the earliest stage to ensure 
that they can be connected to the superfast broadband network at the earliest 
opportunity and have the capacity to “future proof’ infrastructure/apparatus to industry 
standards. It is therefore considered a condition requiring details to facilitate  broadband 
would satisfactorily address the requirements of this policy. Overall it is considered that 
the proposal would accord with the guidance set out in the NPPF in this regard. 

 
Impact on Residential Amenity  

. 11.121The 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. AVDLP policy GP.8 states that permission for development will not 
be granted where  the proposed development would not unreasonably harm any aspect 
of the amenity of nearby residents when considered against the benefits arising from the 
proposal. Where planning permission is granted, the Council will use conditions or 
planning obligations to ensure that any potential adverse impacts on neighbours are 
eliminated or appropriately controlled. Emerging VALP policy BE3 reflects this. 

 
11.122 The land bordering the site to the west comprises the Haddenham Airfield, which was 

granted permission under 14/03289/AOP for B1, B2, and B8.  The Councils 
Environmental Health officer advise that the new commercial buildings could be built in 
close proximity to the dwellings proposed at the western edge of the site.   

 
11.123 Whilst B1 (Business) would have a negligible impact on neighbouring dwellings within 

the proposal site, it is considered that B2 (Industrial) and B8 (Storage/Distribution) 
occupation could introduce sources of noise that could impact on the proposed 
neighbouring dwellings. Permission has recently been granted for a mix of warehouse 
units under 19/01084/APP which has not been implemented.  

 
11.124 Officers have also considered that there is the potential for a impact on amenity resulting 

from noise from the existing industrial uses on the adjacent site.  In light of this, the 
Councils Environment Health Officers have suggested that a condition be imposed 
ensuring that an acoustic assessment to determine the impact of noise from fixed 
industrial sources be carried out by the developer in the interest of protecting the 
proposed dwellings against noise from fixed industrial sources, of which all works for 
each applicable for each applicable individual dwelling be completed prior to the 
occupation of the dwelling. 

 
11.125 The proposed development could be designed to be sufficiently distanced from the 

nearest adjoining neighbouring properties so as to not result in overbearing, privacy  or 
light loss to the occupants thereof and provide a satisfactory level of amenity for future 
occupiers. The proposed flats to the south western corner of the site would be close to 
the large employment building to the west and could be designed and orientated so that 
they have a reasonable level of amenity which is not dominated by the existing building. 
The relationship would be similar to those dwellings recently constructed  to the south .   

 



11.126 On this basis, the proposal could accord with Policy GP8 of the AVDLP, BE3 of 
emerging VALP and the NPPF in this respect and this is afforded neutral weight in the 
planning balance. 

 
Developer contributions 
 
11.127 As noted above, there are a number of requirements arising from this proposal that 

need to be  secured through a S106 Planning Obligation Agreement: 
• Affordable Housing Provision 30% Affordable housing (82 units) on site 
• Provision and maintenance of on site open space 
• Provision and maintenance of on site SUDs  
• A financial contribution towards primary and secondary education 
• A financial contribution  per annum for 5 years for the auditing of the Travel Plan  
• A financial contribution towards the new bus shelter, associated kerb side infrastructure 

including maintenance and up to date service information at Churchway 
• A financial contribution towards the investigation into the feasibility of and the signage 

and lining associated with the Traffic Regulation Order to extend the existing 30mph 
speed limit on Churchway; 

• A financial contribution towards a safety signage scheme at the Stanbridge 
Road/Woodways crossroads; 

• A financial contribution towards the implementation of the Haddenham/Aylesbury 
cycleway £1,800 Section 106 monitoring fee;  

• A financial contribution towards the feasibility study and implementation of additional 
parking restrictions at the Haddenham and Thame Parkway Station. 

• A financial contribution towards ecology mitigation; 

 
11.128 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. 

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

regulations apply. The listed obligations are necessary and proportionate and 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. Specific projects will be identified within the Section 106 in accordance 
with the pooling limitations set forth in CIL Regulation 123 to ensure that the five 
obligations limit for pooled contributions is not exceeded. 

 
11.130 The applicant has provided a draft unilateral undertaking, the Council’s solicitors have 

been instructed in respect of the drafting of a S106 Agreement to secure the relevant 
obligations should Members be minded to grant planning permission. With the 



obligations being secured through a legal agreement the development is considered to 
accord with the NPPF and AVDLP policies GP2, GP86-88, and GP94. 

 

Other matters raised 

11.131 Access via 14 Townsend to the south: concerns have been raised over the lack of 
potential vehicular access provided to serve the land at 14 Townsend to the south to 
serve development of this site to overcome the BCC highway concerns regarding access 
onto Dollicott. This is a matter which is the subject of private negotiation with the 
landowners and the council cannot force the owner to provide access to third party land. 

 

Case Officer: Chris Peters    cpeters@aylesburyvaledc.gov.uk  

  

APPENDIX 1 – Haddenham Parish Council Comments, received 13th November 2019: 

Walking & cycling connectivity to Haddenham & Thame Parkway station 

The PC is anxious to create a walking & cycle path linking this site (HAD007) with the railway 
station in order to provide a practical alternative to driving to the station through village roads, 
and adding to the already significant problem the PC and BCC face arising from on-street day-
time commuter parking in residential roads near the station. The BCC Strategic Access Officer 
mentions the importance of the path in his response dated 28th July 2017. At the PC's request 
the applicant has indicated a footpath/cycle exit from the north- west corner of the site. The PC 
has also had positive dialogue with the applicant of Plot N on the adjoining industrial site 
(current application 18/01 084/ADP) and has been reassured to see that a requirement to 
provide a cycle/pedestrian path on the site has been included in the transfer of land for that site. 
A site plan showing the path on Plot N has been provided, and it would appear that the link to 
join these two sections of path on the adjoining sites is aligned. Having achieved this 
commitment from both applicants the Parish Council would like to see a plan indicating that the 
2 site plans identify the link at the same point on the boundary. 
 
The PC recommends that any planning permission be conditioned to deliver this cycle 
/pedestrian path including a right of access, thereby honouring the commitment given at the 
VALP public inquiry on 17th July 2018 when AVDC officers told the inspector that they would 
condition a walk/cycle link from the western boundary of the site to the station. Inclusion of the 
path should be a commitment in the Section 106 agreement, in the same way that the 
permissive path on the Airfield site was for outline application 14/03289/AOP (this path not 
being permissive). 

 
Proximity to industrial buildings On the western boundary, new homes will immediately abut two 
industrial sites: one recently completed and occupied; the second proposed as Plot N in the 
current application reference 19/01 084/ADP. Both sites are designated to include B1 
(business/light industry), B2 (general industry) and B8 (warehousing) uses. By definition, B2 is 
not compatible with residential neighbours by virtue of noise, pollution etc. We note that there 
was no recognition originally in the Plot N application that its eastern boundary will immediately 
adjoin housing. In design terms, the rear of the properties on the western edge of HADOO7 will 

mailto:cpeters@aylesburyvaledc.gov.uk


face a substantial wall or fence and the massing of large industrial buildings. This will be both a 
poor visual environment for the occupiers of those homes, and sow the risk of future complaint 
about noise and possibly other issues arising from the proximity of industrial users. 

 
The Parish Council strongly recommends that there should be a substantial landscaped visual 
and noise buffer separating the houses from the industrial sites, and that this buffer should be 
planted with mature tree and shrub species. The PC further recommends that AVDC approach 
the GGR factory to remove the large hoarding attached to its east facing elevation to improve 
the amenities of new residents at HAD007. 

 
Design of south-west corner We understand from the applicant that AVDC wants the design to 
reflect village character, which the PC would support. However, there is nothing whatsoever of 
village character in the various blocks of flats and open car parking in the south west corner. 
This feels like a densely packed area, too close to the adjoining industrial building, with a car-
dominated streetscape, and a building form (blocks rather than houses) which has no place in a 
village environment. The PC recommends that this area be reconsidered. 

 
Flood risk The Parish Council has previously expressed concerns about surface and waste 
water management at HAD007 and its environs. The PC wants to see confirmation from Bucks 
County Council as LLFA that they have indeed withdrawn their previous objections on flood risk 
and surface water drainage. 

 
Traffic impact: Rudds Lane/Rosemary Lane/Dollicott The PC is very concerned to obviate the 
risk of vehicles from HAD007 accessing the station and village facilities by driving along Rudds 
Lane, Rosemary Lane and Dollicott to the Thame Road. These roads are narrow, and in the 
Conservation Area. At the junction of Rudds Lane and Dollicott by Townsend Green there is a 
very narrow and hazardous dog-leg with nil visibility. Homes there already experience problems 
of vehicle damage to their properties. Subject to consultation, the PC would like to see an 
access restriction through this dog-leg, ideally by limiting access to pedestrians and cycles only, 
and preventing this being a through route for vehicles. Similarly, Rosemary Lane is narrow and 
partly single track only; its use by pedestrians and cyclists will increase via the existing public 
right of way link to HAD007, with potential safety and protection risks, suggesting consideration 
of some restriction on vehicle access, perhaps at Churchway. The PC recommends that a 
feasibility and consultation exercise be carried out, and is willing to assist with this. 
 
For the avoidance of doubt, the PC is prepared to adopt public open spaces, the play area and 
streetlights to avoid service charges falling on new residents from a management company, and 
to ensure wider public access. 
 
The Parish Council will send a representative to speak at the Strategic Development 
Management Committee meeting. 
 
APPENDIX 2: Haddenham Parish Council Comments Received 10th May 2019: 

The Parish Council accepts that this is an allocated VALP site. We are aware that this is the 4th 
version of the scheme since initial submission. The applicant has kept the Parish Council 
informed about progress. The PC welcomes many of the changes, including the 
pedestrian/cycle access to the new development to the south off Dollicott (now known as 
Platers Road), and at the north-west corner. However the PC has the following objections and 
concerns, and would welcome a meeting with the case officer to discuss further.    



 
Proximity to industrial buildings   On the western boundary new homes will immediately abut two 
industrial sites: one recently completed and occupied; the second proposed as Plot N in the 
current application reference 19/01084/ADP. Both sites are designated to include B1 
(business/light industry), B2 (general industry) and B8 (warehousing) uses. By definition, B2 is 
not compatible with residential neighbours by virtue of noise, pollution etc. We note that there is 
no recognition in the Site N application that its eastern boundary will immediately adjoin 
housing. In design terms, the rear the properties on the western edge of HAD007 will face a 
substantial wall or fence and the massing of large industrial buildings. This will be both a poor 
visual environment for the occupiers of those homes, and sow the risk of future complaint about 
noise and possibly other issues arising from the proximity of industrial users. The Parish Council 
strongly recommends that there should be a substantial landscaped visual and noise buffer 
separating the houses from the industrial sites, and that this buffer should be planted with 
mature tree and shrub species. The PC further recommends that AVDC approach the GGR 
factory to remove the large hoarding attached to its east facing elevation to improve the 
amenities of new residents at HAD007.   
 
Design of south-west corner   We understand from the applicant that AVDC wants the design to 
reflect village character, which the PC would support. However there is nothing whatsoever of 
village character in the various blocks of flats and car parking swathes in the south west corner. 
This feels like a densely packed area, too close to the adjoining industrial building, with a car-
dominated streetscape, and a building form (blocks rather than houses) which has no place in a 
village environment.  The PC recommends that this area be reconsidered.   

 
Walking & cycling connectivity to Haddenham & Thame Parkway station   The PC is anxious to 
create a walking & cycle path linking HAD007 with the railway station in order to provide a 
practical alternative to driving to the station through village roads, and adding to the already 
significant problem the PC and BCC face arising from on-street day-time commuter parking in 
residential roads near the station. At the PC’s request the applicant has indicated a 
footpath/cycle exit from the north west corner of the site. The PC wishes to extend that link 
around the Site N industrial site (current application) to join the Cala Homes development on the 
Haddenham airfield development (currently on site). This is perfectly possible to realise and the 
PC has approached the applicant for Site N.  At the VALP public inquiry on 17th July 2018 
AVDC officers told the inspector that they would condition a walk/cycle link from the north-west 
corner to station. The PC requires confirmation that this will be delivered.  

 
Traffic impact: Churchway   The PC is concerned about the potential traffic impact of 273 homes 
using a single access point which is also on the frequent service 280 bus route, and 
recommends that a mini-roundabout be installed at the junction with Churchway. 

 
Traffic impact: Rudds Lane/Rosemary Lane/Dollicott  The PC is very concerned to obviate the 
risk of vehicles from HAD007 accessing the station and village facilities by driving along Rudds 
Lane, Rosemary Lane and Dollicott to the Thame Road. These roads are narrow, and in the 
Conservation Area. At the junction of Rudds Lane and Dollicott by Townsend Green there is a 
very narrow and hazardous dog-leg with nil visibility. Homes there already experience problems 
of vehicle damage to their properties. Subject to consultation, the PC would like to see an 
access restriction through this dog-leg, ideally by limiting access to pedestrians and cycles only, 
and preventing this being a through route for vehicles. Similarly Rosemary Lane is narrow and 
partly single track only; its use by pedestrians and cyclists will increase via the existing public 
right of way link to HAD007, with potential safety and protection risks, suggesting consideration 



of some restriction on vehicle access, perhaps at Churchway. The PC recommends that a 
feasibility and consultation exercise be carried out, and is willing to assist with this. 

 
Traffic impact: A418   Planning permission for HAD007 will see the approval of the 3rd major site 
in Haddenham together resulting in 1000 new homes and 50% growth of the village within 
roughly a 5 year time period.  The PC has repeatedly requested that AVDC/BCC carry out a full 
traffic impact assessment on the implications of such a large amount of growth in a small rural 
settlement. One example of such impact is at the staggered cross-roads at the junction of 
Churchway, the A418 and the road to Cuddington: an increasingly hazardous crossing because 
vehicles travelling along the A418 approach at speed with few breaks in traffic flow. The PC 
would like to see this junction replaced by a roundabout as was done where Pegasus Road 
meets the A418. The PC recommends that AVDC/BCC commission a traffic impact feasibility. 
The PC is willing to assist, including with funding.            

 
Flood risk   The Parish Council has previously expressed concerns about surface and waste 
water management at HAD007 and its environs. The PC wants to see confirmation from Bucks 
County Council as LLFA that they have indeed withdrawn their previous objections on flood risk, 
surface water drainage etc (reference reports and correspondence on AVDC web-site). 
 
Playground   In this draft the open space has been moved to the northern boundary of the site. 
The Parish Council supports comments from existing residents that if it were located to the 
southern boundary of the site it would lessen the impact of the development on existing 
properties, and would be more accessible to all residents nearby. The PC recommends 
relocation to the southern boundary. 
 
For the avoidance of doubt, the PC is prepared to adopt public open spaces, the play area  and 
streetlights to avoid service charges falling on new residents from a management company, and 
to ensure wider public access. 
 
 
APPENDIX 3: Haddenham Parish Council Comments Received 26th July 2017 
 
The Parish Council would like to add an additional comment following a recent progress update 
with BCC Highways on feasibility proposals for the Haddenham to Thame cycleway. The Parish 
Council would wish to see a full S1 06 contribution towards realisation of this project which is 
strongly supported by both Haddenham Parish Council and Thame Town Council. 
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