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Summary Recommendation(s): 

Subject to no unresolved objections being received from outstanding consultees, the 
Development Control Committee is invited to: 

a) INDICATE SUPPORT for application number CC/65/16 for the proposed New Relief 
Road between the A355 / Maxwell Road and Wilton Park on land to the east of the 
A355, Beaconsfield; 

b) RESOLVE that the application be forwarded to the Secretary of State in accordance 
with the provision of the Town and Country Planning (Consultation) (England) 
Direction 2009; 

c) DELEGATE authority to the Head of Planning and Environment to APPROVE 
application CC/65/16 for a New Relief Road between the A355 / Maxwell Road and 
Wilton Park on land to the east of the A355, Beaconsfield subject to conditions to be 
determined by the Head of Planning and Environment, including those set out in 
Appendix A – in the event that the Secretary of State does not intervene. 
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Appendices: Appendix A: Draft Conditions 

 Appendix B: Plan 

 

SUPPORTING INFORMATION 
 
Introduction 
 
1. Application CC/65/16 was submitted by Jacobs UK Ltd on behalf of Buckinghamshire 

County Council, being received on 4th October 2016.The application was accompanied 
by an Environmental Statement (ES). The application was registered and sent out for 
consultation on 29th November 2016. It was advertised as a departure by newspaper 
advert, site notice and neighbour notification. Further information was submitted and a 
further consultation was being undertaken, the deadline for which was 15th June 2017. 
The sixteen-week determination deadline was the 21st March 2017, although this has 
been extended to the 31st August 2017 with the agreement of the applicant. 
 

2. The applicant submitted a request for a Scoping Opinion to Buckinghamshire County 
Council Planning and Enforcement Team (BCC) on 6th March 2015, reference 
SCOP0915, for the proposed development to be screened in accordance with the 
Environmental Impact Assessment (EIA) Regulations (The Town and Country 
Planning (Environmental Impact Assessment) Regulations 2011). BCC adopted a 
Screening Opinion on 6th May 2015 concluding that the development is EIA 
development and therefore that an ES should be submitted with any forthcoming 
application. 

 
3. The applicant further submitted a formal request for a Scoping Opinion on 28th August 

2016 under the EIA Regulations. This went out to consultation and BCC adopted a 
Scoping Opinion dated 10th November 2016, which advised on the matters to be 
included within any forthcoming ES. 

 
Site Description 
 
4. The application site is located to the east of the A355 Amersham Road, east of the 

town of Beaconsfield, in South Buckinghamshire District (see Appendix B for plans for 
the site). The A355 Amersham Road provides the main north-south transport 
connection from Amersham and the A413 in the north to Beaconsfield and the M40 at 
Junction 2 to the south. The development site is linear, running northwest – southeast 
from Maxwell Road in the north to Wilton Park in the south. It bisects agricultural land, 
a tree and hedgerow belt and a public right of way (no. BEA/15/2) which runs in a 
southeast-northwest orientation from the A355 near Ronald Road to the woodland 
surrounding Beaconsfield Golf Club. 

 
5. The site is bordered to the east by agricultural land, woodland and the Beaconsfield 

Golf Club; to the north by agricultural land, and the Beaconsfield to Gerrards Cross 
railway line; to the west by the A355 and residential properties bordering the A355 
Amersham Road; and to the south by Minerva Way and Wilton Park (old Ministry of 
Defence site now proposed for residential development). 

 
6. The nearest residential receptors are located on Maxwell Road, Hyde Green, Waller 

Road and Alastair Mews at the north-western end and existing properties at Wilton 
Park. 



 
7. Public Right of Way BEA/15/2 runs from the A355 opposite Ronald Road in a 

northeast direction, at the woodland it splits into two, PROW BEA/15/1 runs through 
the woodland and golf course in a north-easterly direction towards a footbridge 
crossing of the railway line and onwards to Longbottom Lane and Coleshill village, 
while PROW BEA/16/1 heads north along the edge of the woodland towards the 
railway line and Longbottom Lane. 

 
8. The site is located within the Green Belt and lies approximately 500m south of the 

Chilterns Area of Outstanding Natural Beauty (AONB). Hodgemoor Wood Site of 
Special Scientific Interest (SSSI), which is designated as a broadleaved, mixed and 
yew lowland woodland, lies approximately 2.5km to the southwest. 

 
9. The Mount, which is a Scheduled Ancient Monument lies approximately 300m to the 

east. It is a circular mound, circa 23m in diameter and 2.8m high overgrown with trees 
and scrub. 

 
10. Some parts of the woodland around the western edge of the Golf course are 

designated as Ancient Woodland, including two areas either side of the railway line to 
the north of the development site and one part close to the southern section of the 
relief road and to the north of Wilton Park. 

 
11. Beaconsfield Old Town is designated as a Conservation Area, which includes the 

London End roundabout, the bottom of the A355 Park Lane and western end of 
Minerva Way. It is located circa 470m to the southwest of the application site. 

 
12. Wilton Park, which is a 37.5 hectare site located at the southern end of the 

development site, is designated as an Opportunity Area for residential and 
employment development by South Bucks District Council. This site was home to the 
Ministry of Defence (MOD) School of Languages, until it closed in 2014 and the site 
was sold to Inland Homes plc. It current contains housing and a building used by local 
Air Training Cadets, but the remaining buildings are unused. 

 
Proposed Development 
 
13. Application CC/65/16 seeks permission for new relief road between the A355 / 

Maxwell Road and Wilton Park on land to the east of Beaconsfield. The proposal is 
designed to divert traffic away from the A355 and the congested London Road 
roundabout as well as to meet the demands of future growth in the surrounding area 
 

14. The road would be approximately 1km in length and would tie into the existing A355 at 
the northern end via a new three-arm roundabout. The access to Maxwell Road and 
Hyde Green would from a priority controlled T junction to the south of the new 
roundabout. At the southern end of the proposed new road, it would connect with a 
permitted new roundabout and network of new roads (ref: 14/01467/FUL), which is 
planned to serve a proposed mixed-use development at Wilton Park. This would 
provide a link through to the Pyebush roundabout and south to the M40. 
 

15. The road is proposed to be single carriageway, 10-15m wide, designed to Design 
Manual for Roads and Bridges (DMRB) standards for 40mph roads. The road would 
vary between 1.5m below existing ground level at the southern end, to approximately 
1.5m above existing ground level in the north. The development includes a 3m wide 
shared cycleway/pedestrian path on the western side of the new road and a crossing 
for pedestrians and cyclists where the new road meets the existing Public Right of 
Way BEA/15/12. 
 



16. If planning permission is granted, construction is due to commence in 2018 with an 
approximate 8 month construction period. The new road is proposed to be open in 
2019. 

 
17. The proposal incorporates measures to protect existing woodland; a landscaping 

scheme including the planting of new hedgerows and trees along the boundary of the 
new road; sustainable drainage systems (SuDS) and wetland habitats; enhanced 
grassland, scrub, woodland  and hedgerows to provide net gain in biodiversity and 
ensure connectivity; and noise attenuation features (2m high fencing). 

 
18. A total of 19 new LED lighting columns are proposed for the new roundabout junction 

at the northern end of the road, with amendments to the existing lighting columns 
along the A355 Amersham Road in proximity to the new roundabout. No lighting is 
proposed along the remaining main line section of the road. 

 
19. The application is supported by an Environmental Statement (ES) which sets out the 

assessments of potential impacts of the proposed development on the environment, it 
identifies mitigation measures and consider the ‘residual environmental effects’ after 
mitigation is implemented. The ES includes the following assessments: 

 
Air Quality 
Cultural Heritage 
Landscape and Visual 
Nature Conservation and Ecology 
Noise and Vibration 
Effect on All Travellers 
Community and Private Assets 
Road Drainage and Water Environment 
Cumulative Effects 

 
20. The ES also includes information on the Community Engagement undertaken by the 

applicant throughout the development design. This public engagement involved 
member of the public, residents’ representatives, local interest groups, bus companies, 
the local MP, adjacent landowner and other stakeholders. The applicant states that 
throughout this process the stakeholders and local residents have been largely 
supportive of the scheme and welcome the relief road as a means of mitigating 
existing congestion in the area. 

 
21. At the early community engagement, as well as the Screening and Scoping stages, 

the development incorporated proposed improvements to the Ledborough 
Lane/Longbottom Lane and Gore Hill roundabout junctions. These were subsequently 
removed from the scheme prior to submission of this application and the applicant 
proposes to address the congestion at these junctions by separate development. 

 
22. Alternative options considered include alternative alignment of the road, the eastern 

option being chosen as it received greater support from landowners, wider public 
preference and would result in reduced severance impacts; alterations to the 
construction boundary to reduce potential effects on existing woodland; and 
modification of the drainage scheme to improve ecological connectivity and reduce 
flood risk. 

 
23. The EIA concludes that there would be significant effects on receptors close to the 

proposed scheme, including properties along the existing A355, during the 
construction period, specifically in terms of noise and visual intrusion. These effects 
would be temporary and of a short duration. Once operational, the majority of these 



temporary construction effects will end, although longer-term effects such as from tree 
removal and temporary land take, would take time to re-establish/re-instate. 

 
24. During the operational phase of the development there would be significant residual 

effects on landscape and visual receptors, i.e. users of the Public Rights of Way and 
residual noise effects on properties on Maxwell Road and A40/Burnham Avenue. 

 
25. The new relief road is proposed to: 



 Provide high quality transport improvements required to support and facilitate 
sustainable housing and employment growth in Beaconsfield as identified in the 
South Bucks Core Strategy;  

 Manage identified congestion hotspots and maintain or improve the reliability of 
journey times on the A355; and  

 Iimprove connectivity and access between key centres and the strategic road 
network.  

26. The A355 currently accommodates high volumes of traffic, particularly during peak 
periods, which results in difficult access conditions from residential side roads and 
delays to journey times. 

 
Relevant Planning History 
 
27. In October 2014 planning permission ref: 14/01467/FUL was granted by SBDC for the 

demolition of existing residential and non-residential buildings, construction of a new 
road from the A40 Pyebush Roundabout to the northern boundary of the Wilton park 
site to provide access to Wilton Park. The Wilton Park site is proposed for mixed-use 
development including residential and employment uses. The new access road to the 
Wilton Park site forms Phase 1 of the Beaconsfield Eastern Relief Road, while the 
proposed application (CC/65/16) forms Phase 2. 

 
Planning Policy 
 
28. Planning applications must be determined in accordance with the Development Plan, 

which should be considered as a whole, unless material considerations indicate 
otherwise (the Town and Country Planning (General Development Order) 1990). The 
Development Plan in this case consists of the following, with the most relevant policies 
to the proposed development listed below: 

 
South Buckinghamshire District Local Plan (SBDLP) (adopted 1999) 
 

29. The SBDLP was adopted in March 1999 as a statutory plan for the District. In 2007, 75 
policies in the SBDLP were saved for continued use, while the remaining expired. The 
South Bucks Core Strategy (SBCS) replaced a further 22 policies and therefore only 
53 policies of the saved SBDLP policies are in place. The relevant saved policies to 
this application are: 
  
Policy GB1: Green Belt boundaries and the Control over Development in the Green 
Belt 
Policy EP3: The Use, Design and Layout of Development 
Policy EP4: Landscaping 
Policy EP6: Design to Reduce Crime 
Policy TR5: Accesses, Highway Works and Traffic Generation 
Policy TR10: Heavy Goods Vehicles 
 



South Bucks Core Strategy (SBCS) (2011) 
 

30. The Core Strategy is the key document in the South Bucks Local Development 
Framework, setting the long-term vision, objectives and broad strategy for 
accommodating future development in the District. The Core Strategy was adopted in 
February 2011. The relevant policies to the determination of this application include: 
 
Core Policy 1: Housing Provision and Delivery 
Core Policy 6: Local Infrastructure Needs 
Core Policy 5: Open Space, Sport and Recreation 
Core Policy 7: Accessibility and Transport 
Core Policy 8: Built and Historic Environment 
Core Policy 9: Natural Environment 
Core Policy 13: Environmental and Resource Management 
Core Policy 14: Wilton Park (Opportunity Site) 
 
Other Policy and Guidance 
 
Also to be taken into consideration are the National Planning Policy Framework, March 
2012 (NPPF) and Planning Policy Guidance (NPPG).  
Wilton Park Development Brief SPD (2015) 

 
31. The Wilton Park Development Brief was adopted in March 2015 and provides a guide 

for the preparation of detailed plans for the development of the Wilton Park 
Opportunity Site. It includes information on the history of the site; explains the 
community and stakeholder engagement that has been undertaken and the comments 
and feedback received; it sets out the policy framework; addresses constraints and 
opportunities; and how the scheme will be delivered.  

 
Emerging Chiltern and South Bucks Local Plan (2014-2036) 
 

32. Chiltern District Council and South Bucks District Council are preparing a new 
emerging joint Local Plan for Chiltern and South Bucks Districts. A consultation on the 
Issues and Option took place between January and March 2016, followed by 
consultation on the Preferred Green Belt Options between October and December 
2016. The responses are now being processed and analysed to inform decision on a 
draft Local Plan, which is expected for Publication and consultation in 
October/November 2017, with adoption in November 2018. 
 

33. The Preferred Green Belt Options Consultation documents includes a proposal to 
release land to the east of Beaconsfield from the Green Belt. This area includes the 
Wilton Park Opportunity Site, land to the south of Wilton Park, the A40, Pyebush 
roundabout, land to the southwest of Pyebush roundabout and southeast of 
Beaconsfield, as well as land to the east of the A355. It partly includes or borders the 
proposed alignment of the relief road, but does not fully incorporate it. It is proposed 
that between 1,500 and 1,700 dwellings (including some 300 dwellings at Wilton Park) 
and 5ha of employment space could be developed. It also requires the delivery of the 
Beaconsfield Relief Road, the northern and major part of which is the subject of this 
application. 
 



CONSULTATIONS 
 

Local Member 
 
34. A response from the Local Member has not been received. 
 

South Bucks District Council 
 
35. South Bucks District Council raises no objection to the proposed relief road. 
 
36. The District Tree Preservation Officer provided information regarding 4 Tree 

Preservation Orders (TPO) within the vicinity of the development site, including a 
woodland strip which is protected by TPO/CC/7306, which runs in a north-south 
orientation and is situated to the south of the junction between footpath BEA/15/2, 
BEA/15/1 and BEA/16/1 TPO/CC/7306. The proposed development would bisect this 
woodland strip and result in the removal of 20 trees from this block. 

 
37. Beaconsfield Town Council make the following observations: 

1. Concern was expressed about the lack of clarity about the section near the 
Pyebush roundabout. 

2. Issues concerning the junction of Ledborough Lane had not been addressed. 
3. It was felt that it was not clear what would happen to the traffic in the event of 

an accident along the carriageway as it was not wide enough for vehicles to 
get past an incident. 

4. The Committee was not happy that these proposals would have a negative 
impact on the cycle path along this road. 

 
38. Seer Green Parish Council are generally supportive of the application, although their 

main concern is regarding access from Seer Green onto the A355 at the Longbottom 
Lane/ Ledborough Lane junction, which is a long standing problem due to traffic 
volume at rush hour and the hazard of traffic speed at other times. They would like to 
see major improvement at this junction and are disappointed that the suggested 
improvements are not included with this application. They have further responded 
following the additional information received, reiterating their previous comments but 
also noting the Highways Officer’s response relating to Ledborough Lane / Longbottom 
Lane. 
 

39. The Environment Agency have assessed the application as having a low 
environmental risk and therefore have no comments to make.  

 
40. Natural England (NE) initially raised an objection to the application, stating that there 

was insufficient information for them to provide a substantive response regarding the 
landscape and visual impact of the development on the AONB. The applicant 
subsequently submitted an addendum to the Landscape and Visual Impact 
Assessment and Natural England has since confirmed that they are satisfied that the 
specific issues raised had been addressed and as such the objection was withdrawn.  

 
41. It is recommended that a landscape mitigation scheme, in line with the submitted 

details is controlled by condition. 
 
42. The South Bucks Strategic Environment Team require that the Construction 

Environmental Management Plan should be adhered to in order to protect receptors 
and that any deviation should be notified to the Council before it occurs. Further, they 
state that noise and dust should be managed according to the Construction 
Management Plan, as they have a high potential to cause nuisance to local receptors. 
They also note that the road is to be constructed above a “Principal” and “Secondary 



A” aquifer and in an area designated as Source Protection Zone 3 and as there is a 
risk to contamination, recommend conditions requiring a contaminated land 
assessment and the reporting of any unexpected contamination. They also advise on 
additional tree planting and consideration of the species to mitigate air pollution and 
that the cycleway should be separated from motorised vehicles in order to increase the 
distance to pollution source (Nitrogen Dioxide) and reduce risk to health. 

 
43. The Ecology Officer initially raised an objection, pending more information about bat 

mitigation and biodiversity enhancements.  However, following the submission of 
additional information, the officer has removed that objection subject to the following 
conditions/obligations: 

 

 All mitigation included within the documents submitted with the planning 
application, including that within the ES, the bat management plan and the 
restoration plan should be put into place.  This will all feed into the biodiversity 
net gain outcomes for the scheme. 
 

 A mitigation, aftercare, management and monitoring plan will be agreed with 
the County Council as an obligation.  This will last for a period of 5 years for 
aftercare and a further 10 years for management and monitoring. In particular 
the monitoring of bat commuting routes and net gain outcomes will be secured 
and reported to the County Council throughout this period. 

 
However, Members are advised that a revised lighting scheme was received by the 
applicant on 6th July to overcome concerns raised by the Council’s lighting advisors. 
The Ecology Officer is currently reviewing this scheme to ensure there would be no 
unintended impact on wildlife, including bats, and an update will be provided to the 
committee at the meeting on 31st July.  

 
44. The Senior Archaeology Officer provided an initial response, which set out the 

requirement for pre-determination trial trenching. Trial trenching was subsequently 
undertaken and a report provided to set out the findings. The Archaeological Officer 
welcomed the geophysical survey, Cultural Heritage chapter of the ES and the Trial 
Trenching summary report. He concluded that the proposed development is likely to 
affect heritage assets of archaeological interest from a number of periods. He goes on 
to say that if planning permission is granted for this development then it is likely to 
harm a heritage asset’s significance, in that it will  be destroyed, however it is not of 
such significance/importance to warrant preservation in situ, but it is worthy of 
recording prior to the development taking place. 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.   

 
45. The SuDS Officer as the Lead Flood Authority raises no objection to the proposal, 

subject to a condition requiring the submission of a surface water drainage scheme 
based on sustainable drainage principles, to be implemented in full for the duration of 
the development; and a planning obligation requiring of a “whole-life” maintenance 
plan for the drainage system. 

 
46. The Strategic Access Officer is satisfied with the scheme although comments that 

the crossing of footpath BEA/15/2 is shown on a slightly different alignment to the 
definitive footpath and therefore it is advised that either the footpath will need to be 
formally diverted or the section that crosses the highway can be deleted.  

 



47. A Landscape Review was undertaken by LDA Design on behalf of the County 
Council Planning and Enforcement Team. It is stated that the effects on landscape 
fabric is considered in greater detail than the effects on landscape character, although 
these two aspects are considered with a ‘twin-track’ approach. This over complicates 
the assessment, leading to an over-emphasis on impacts on individual components, 
which in turn loses sight of the more important ‘character’ of the site and study area. 
Despite this, in LDA’s opinion the overarching conclusion of the LVIA, which points 
towards a significant effect on character, arising from erosion of distinctive / valued 
features, is correct. The betterment of landscape in general terms arising from 
mitigation over time (which is reflected in judgements in the LVIA) is also deemed to 
be correct.  

 
48. The visual impact assessment considers a range of visual receptors and concludes 

that significant effects are likely to arise for users of the PRoW within the site and for 
some residential receptors. LDA broadly agree with this, particularly effects on users of 
PRoW. However, LDA feel the assessment of effects on residential receptors is overly 
generalised and does not fully reflect the nature of different views experienced. They 
state that only a relatively small number of the 156 properties assessed would be 
deemed to experience high magnitude impacts because of construction activities, and 
these comprise properties at the northern end of Amersham Road that face on to the 
new junction arrangement and construction compound. Specifically, the judgement 
that there will be significant long-term effects for all 16 properties (included in the 
assessment) on Maxwell Road is not supported.  

 
49. Finally, the mitigation proposals are considered to be appropriate and respond 

positively to the landscape context whilst serving to lessen, over time, the landscape 
and visual impacts that are described in the assessment. 

 
50. In response to the LVIA addendum dated May 2017 and the revised Landscape 

Mitigation Design Figure 7.5 Revision 2, LDA provide further landscape advice, 
notably that they “concur with the findings of the assessment and agree that there 
would be no direct impacts arising from the proposed scheme on the AONB, and 
specifically no substantial (significant) harm to the character and special qualities of 
the AONB…” The Landscape Consultant agrees that there is “very limited 
intervisibility” between the site and the adjacent areas of the AONB, that the “the site 
(and, by implication, the associated development) is not a distinctive or readily 
identifiable component of the wider AONB setting”, and that the “dense and mature 
woodland cover to the north of the site and on land bordering the AONB provides 
primary mitigation by way of screening. Whilst the landscape proposals will deliver 
localised mitigation benefits, it is not anticipated by the Landscape Consultant that 
they will contribute to any meaningful diminution of impacts on the setting of the 
AONB. He concludes that the changes are acceptable. 

 
51. The Chilterns Conservation Board make the following comments: 

 They acknowledge that the previously incorporated aspects of the scheme at 
Gore Hill roundabout and the Lenborough Lane / Longbottom Lane junction 
have been removed from the proposal at this stage. They state that this 
materially reduces the direct impact on the AONB, although indirectly, the new 
road is a consequence of growing traffic pressures and those movements 
exert a cumulative impact on the future tranquillity of the Chilterns. 

 They agree that the lighting design must take account of the semi-rural nature 
of development. They would be interested to know if 19 new LED columns at 
the northern roundabout is the absolute minimum and again if a 3-arm 
roundabout with lighting along each arm at the approaches, is the most 
environmentally appropriate solution when technology such as intelligent road 



studs also exists, because at some point these designs may be deployed to 
the next stage of works, which will then exert a direct impact on the AONB 
and/or its immediate setting. 

 CCB accepts that the new road element is set away from the AONB and is 
visually separated by the railway and intervening residential development. 
Although they make the point that setting is not solely confined to visual 
impacts and that increasing car volumes and associated noise may also affect 
setting. They accept that the existing road as currently proposed does not 
visually affect the setting of the AONB but they also promote consideration of 
other relevant issues, including tranquillity and noise as additional road 
capacity will inevitably lead to the routing of more vehicles, travelling north 
towards Amersham and therefore the AONB. Should this lead to pressures for 
future traffic calming and other measures the County would need to strictly 
apply appropriate designs to avoid urbanisation of the roads/junctions here. 

 The CCB state that it is important that this new road does not further increase 
the audible and visual impact of the A404 and A355 as a consequence of 
design and/or increased flows. 

 They confirm that their peer review of the LVIA does not affect AONB matters 
in this case, but suggest that a peer review of the lighting design is 
undertaken. 

 
52. Following the further information, CCB make the following further comments: 

 
“CCB would only wish to comment on these addendum details to the extent that we do 
make the wider point that cumulative longer term consequences may exert an impact 
on the AONB. CCB would, therefore, seek that some attention and weight is given to 
the potential for the reduction of any urbanising effects as a consequence of future 
traffic growth, which may lie beyond the immediate spatial boundaries of this 
application. It is important to mention this as the officer's report should, in our view, 
acknowledge that the future tranquillity of the AONB can be affected by noise and 
activity associated with traffic movements and that this new relief road should not be 
permitted to increase urbanising pressures where cumulative longer term 
consequences may arise, such as at the Ledborough lane / Longbottom Lane 
junction.” 
 

53. The Highways Development Management response confirms that the A355 
Amersham Road experiences considerable peak hour congestion during peak periods, 
with significant queuing and the London End roundabout has considerable delays as a 
result of high volumes of conflicting movements and restricted capacity. The strategic 
model output data confirms that the London End junction (London End/A40/Minerva 
Way) will have a reduction in traffic which will clearly improve the existing situation as 
a result of the relief road.  
 

54. Following the receipt of requested additional information, the Highways Officer has 
stated that he is satisfied that the applicant has demonstrated the strategic merits of 
the link road provision and that any minor changes to existing junction operation are 
not considered severe. Therefore, the officer has no objection to the application 
subject to conditions to secure: 
 

 The submission of details of adoptable roads and highways; 

 The submission of details of the connection between the northern and southern 
sections of the relief road; 

 The submission of a surface water drainage scheme; 

 The submission of a construction traffic management plan. 
 



55. A Lighting Review was undertaken by Atkins on behalf of the County Council 
Planning and Enforcement Team, which identified a number of aspects of the lighting 
scheme which required further information and/or clarification. The review concludes 
that the documents do not contain sufficient information to determine the application,  
stating: 
 
“The preliminary scheme and classifications do not sufficiently demonstrate and 
evidence the decision making process for the proposals and fail to identify constraints 
in the form of external receptors to the development area. This is particularly noted in 
the selection of road and environmental classes. 
 
The Environmental Statement (ES) and External Lighting Report (ELR) do not appear 
as coordinated documents for example the external lighting report is not referred to by 
the ES and vice-versa. 
 
It is normal practice to recommend a lighting strategy during construction works due to 
the changing nature of the works and the lower standards expected and achieved. 
This has not been addressed and as such constraints and limitations to be adhered to 
by the contractor are not identified.  
 
Overall a more detailed lighting design and accompanying assessment is required to 
determine full compliance, best practice, appropriateness, mitigation and residual 
impacts of the scheme proposed.”  
 
The applicant submitted a revised lighting scheme on 6th July 2017 to overcome the 
concerns raised and further comments from the lighting consultant are awaited. 
Officers will therefore provide a further update to the Committee at the meeting on 31st 
July on this matter. 
 

56. Full consultee responses are available at: 
http://publicaccess.buckscc.gov.uk/online-
applications/applicationDetails.do?activeTab=consulteeComments&keyVal=OGOUVN
DS03F00 

 
Representations 
 
57. 49 representations have been received raising objection to the proposed development 

for the reasons summarised below: 

 Little gain for considerable pain – minimal highways benefit and therefore not 
worth the financial and environmental expense. 

 Will be used to subsequently build houses between Amersham Road and 
Minerva Way, which is unacceptable. 

 Effect on health - Impacts upon local residents and users of the public rights of 
way across and adjoining the site in terms of traffic emissions, noise and 
health. 

 Effect on wildlife - Impacts upon local wildlife 

 Application doesn’t mention the local plan designation as a Built Area 
Extension Option – this omission fundamentally understates the traffic 
modelling, proposed 1700 additional properties could lead to 1000+ additional 
cars. 

 Air Quality 

 Green Belt / AONB – Green Belt land will be lost 

 Noise 

 Traffic or highways 
o Increased traffic along the A355 and Ledborough Lane 

http://publicaccess.buckscc.gov.uk/online-applications/applicationDetails.do?activeTab=consulteeComments&keyVal=OGOUVNDS03F00
http://publicaccess.buckscc.gov.uk/online-applications/applicationDetails.do?activeTab=consulteeComments&keyVal=OGOUVNDS03F00
http://publicaccess.buckscc.gov.uk/online-applications/applicationDetails.do?activeTab=consulteeComments&keyVal=OGOUVNDS03F00


o Modelling understate the impact of potential HS2 traffic along the A355 
and Ledborough Lane 

 Visual effects 

 Infrastructure planning required – more train services and entrances/exits at 
train station 

 
58. 1 neutral comment has been provided which welcomes the proposals in the hope they 

will serve to reduce congestion in Beaconsfield Old Town and provide a useful cycling 
connection between Wilton park and Beaconsfield New town. However reservations 
include: 

a) Proximity of trees to cycleway, should be greater than 5m to reduce potential 
for heave of cycle surface by roots 

b) Minimise delay at traffic lights 
c) Lighting – ensure cycleway is clearly lit to make it useable to cyclist after dark. 
d) Alignment of cycleway along old Amersham Road / new Maxwell Road 

extension should follow the old road, cycleway should have priority along this 
stretch, the light controlled crossing (preferably Toucan) of the realigned 
Amersham Road should be accessed from a short cycleway spur for cycles to 
approach perpendicularly, thereby improving visability. 

e) Design on cycleway ends – protected ramps, cyclists should not have to 
dismount. 

f) Cycle friendly access should be provided to the cycleway at all suitable points. 
g) Cycleway should be extended along the west side of Amersham Road south 

of Waller Road. 
 
DISCUSSION 
 
59. The main issues for consideration in relation to application CC/65/16 for the proposed 

New Relief Road between the A355 / Maxwell Road and Wilton Park on land to the 
east of the A355, Beaconsfield are sustainable development, need, highways/traffic, 
Public Rights of Way (PROW), green belt, Chilterns Area of Outstanding Natural 
Beauty (AONB), landscape, agricultural land, lighting, ecology, flood risk, cultural 
heritage and potential amenity impacts.   

 
Sustainable Development 
 
60. The NPPF sets out a presumption in favour of sustainable development, which is also 

adopted within the MWCS, WDCCS and DSA. Policy CS1 of the WDCCS refers to the 
need to “contribute positively to the social, environmental and economic improvements 
that comprise sustainable development.” It goes on to say that development should 
achieve high quality environments for the present and protect the quality of life of 
future generations. Policy DM1 of the DSA states that applications that accord with the 
Local Plan will be approved without delay, unless material considerations indicate 
otherwise. 
 

61. The proposal is for a new relief road to ease existing traffic congestion around the 
south-eastern side of Beaconsfield, in particular on the A355, A40 and London End 
roundabout. The proposed development would divert traffic away from the current 
A355 at Maxwell Road, taking it southeast to the Pyebush roundabout via a new link 
road and Wilton Park. This would reduce traffic volumes along the southern section of 
the A355 and at the London End roundabout, which will in turn relieve congestion 
along the A355, A40 and smaller adjoining roads, thereby reducing waiting times. This 
will benefit highway users of both private and public transport; it will reduce impacts to 
neighbouring residential properties by moving traffic away from them and making it 
easier for them to access their properties; it will benefit the economy by reducing 



waiting times, easing congestion in Beaconsfield Town Centre and reducing impacts 
upon local businesses; and improve the environment by reducing congestion and 
therefore noise and air pollution. As the proposal meets the social, economic and 
environmental strands of sustainable development and accords with the NPPF, 
permission should be granted without delay, unless material considerations indicate 
otherwise. 

 
Need 
 
62. The South Bucks Core Strategy (SBCS) sets out the vision for the County over the life 

of the plan, which includes new housing provision in the key towns of South 
Buckinghamshire, including Beaconsfield. Core Policy 1 sets out that provision will be 
made for a net increase if 2,200-2,800 dwellings between 2006 and 2026. It goes on to 
say that the focus for new residential development will be Beaconsfield, Gerrards 
Cross and Burnham. A key site proposed for new residential development in 
Beaconsfield is the Opportunity Area at Wilton Park, which is addressed in Core Policy 
14. The SBCS explains that the 40 hectare Ministry of Defence School of Languages 
site accommodates housing, open space, sport and recreation facilities. Core Policy 
14 sets out that any redevelopment of the Wilton Park site should deliver a high quality 
mix of residential and employment development, community facilities and open space. 
It also states that an acceptable means of vehicular access should be provided, with 
any access off the Pyebush roundabout constructed so that it is capable of future 
upgrading and extension to form an A355 Relief Road. The access off the Pyebush 
roundabout, which was permitted in October 2014 and has since been constructed, 
forms Phase 1 of the A355 relief road. Phase 2, the northern and largest section, is 
proposed under this application. The Phase 1 access road has  been designed so it 
meets the requirements of Core Policy 14, which specifically states that ‘any access 
off the Pyebush Roundabout must be constructed so that it capable of future 
upgrading and extension to form an A355 Relief Road’. 

 
63. The Wilton Park Development Brief, adopted in March 2015, sets out the principles for 

the development of the former MOD site, including for residential and employment 
uses. This site is now under private ownership and at the time of writing, no planning 
application has been submitted. 

 
64. The NPPF at Section 4 (Promoting Sustainable Transport) recognises that transport 

policies have an important role to play in facilitating sustainable development as well 
as contributing to wider sustainable and health objectives. It supports giving people a 
choice about how they travel and encourages transport solutions which support 
reductions in greenhouse gas emissions and congestion. 

 
65. Core Policy 6 of the SBCS states that the Council will work in partnership with service 

and infrastructure providers to ensure new or improved infrastructure is delivered 
where and when it is needed (to support planned growth and development), including 
that set out in the Infrastructure Schedule (Appendix 6 of the SBCS), which includes to 
“relieve congestion on the A355 by a range of measures, potentially including a relief 
road.” 

 
66. Core Policy 7 sets out the Council’s aim to improve accessibility and ensure a safe 

and sustainable transport network and how it will go about achieving this. The policy 
goes on to say that “existing traffic congestion to the east of Beaconsfield will be 
addressed through a range of measures, which could include provision of an A355 / 
A40 Relief Road later in the Plan period.” 

 



67. Local Plan policy TR5 (Access, Highways Works and Traffic Generation) requires any 
new highway proposals to have regard to their effect on safety, congestion and the 
environment.  

 

68. The Buckinghamshire Local Transport Plan 4 (LTP4), which covers the period 2016-
2036, sets out a high level approach to transport in the county and includes 
commitments to achieve reliability, capacity and connectivity of roads for the growth 
expected in Buckinghamshire. Improvements to the A355 corridor have been identified 
as key elements of the transport solution that is required to deliver growth and improve 
connectivity within Buckinghamshire. 

 
69. The Buckinghamshire Thames Valley Local Enterprise Partnership (BTVLEP), which is 

responsible for investment in the wider Buckinghamshire area, has published its 
Strategic Economic Plan (SEP), which sets out infrastructure priorities and ambitions 
through to 2031. The SEP states that the A355 Improvement Scheme (Wilton Park / 
Gore Hill) “will create a relief road, eliminate bottlenecks in Beaconsfield Old Town and 
provide a new access to the surplus Ministry of Defence strategic development site.” 

 
70. There is an obvious need to address the congestion issues around the A355 and 

London End roundabout in terms of existing traffic levels, but also in order to 
accommodate proposed future growth in the area and this is supported through policy 
at all levels, strategically and locally. The proposed scheme provides an alternative 
route for traffic travelling north-south, it will divert traffic away from this busy section of 
the A355 and London End roundabout, thereby easing traffic flows through 
Beaconsfield and reducing congestion and waiting times in the local area. The need 
for the development is therefore accepted in principle. 

 
Highways / Traffic 
 
71. Policy TR5 of the SBDLP states that for proposals involving the creation of a new 

highway, the District Council will have regard to their effect on safety, congestion and 
the environment. It goes on to say that development will only be permitted where the 
proposal complies with the standards of the relevant Highway Authority; the 
operational capacity of the highway would not be exceeded or exacerbate the situation 
where capacity had already been exceeded; and traffic movements or the provision of 
transport infrastructure would not have an adverse effect on the amenities of nearby 
properties on the use, quality or character of the locality in general. 

 
72. Policy TR10 of the SBDLP refers to development which is likely to generative HGV 

trips. The proposal will generate HGV trips during the construction period, however 
these are proposed to be for the duration of the construction of the development, 
which is likely to be circa 8 months and not significant. A Construction Management 
Plan (CMP) is proposed to set out the management of HGV’s, deliveries, parking and 
routing during the construction period. It is therefore considered that the proposed 
development accords with this policy. 

 
73. Core Policy 7: Accessibility and Transport of the SBCS specifically refers to existing 

traffic congestion to the east of Beaconsfield, which will be addressed through a range 
of measures including the provision of an A355/A40 Relief Road. 

 
74. Core Policy 14: Wilton Park of the SBCS addressed the proposed redevelopment of 

the Wilton Park Opportunity Site, including ensuring acceptable means of vehicular 
access and mitigating traffic impacts through the provision of high quality walking, 
cycling and public transport routes. The proposed development supports the aims of 
connectivity and the requirement of Core Policy 14 by providing a pedestrian and cycle 
route between Beaconsfield and Wilton Park.  



 
75. As set out within the application, the proposed scheme sets out to improve traffic 

conditions along the existing A355 and has been designed with future growth in mind. 
Taking account of planned development in the area, including the proposed 
redevelopment of Wilton Park, future traffic congestion on the A355 is expected to 
worsen in the absence of the proposed scheme and by 2031; overall traffic volume on 
the A355 and approaching roads in Beaconsfield is anticipated to increase by 15% 
during peak periods. 

 
76. The effect on all travellers, including vehicular travellers, public transport and non-

motorised users, is assessed within Section 10 of the ES, which is supported by a 
Transport Assessment, provided in Appendix 10. The transport modelling undertaken 
as part of the Transport Assessment indicates improved journey times, reduced delays 
and forecast speeds closer to free-flow network speeds. Particular areas where delays 
would be reduced significantly are along the A355 Amersham Road the A40 
approaches to the London End junction. 
 

77. The applicant states that capacity of the new A355 northern roundabout and proposed 
T-junction with Maxwell Road are both shown to operate with an appropriate level of 
performance and the configuration of the proposed junction with Maxwell Road would 
resolve issues at the existing junction with the A355 and would contribute to a 
reduction in ratrunning traffic. The applicant also highlights that the proposed scheme 
would also deliver improved public transport journey time reliability and the potential 
for better accessibility to the proposed Wilton Park development. 
 

78. The ES identifies that there will be adverse effects on road users during the 
construction period, but that mitigation measures such as diversion routes will be set 
up to ease the disturbance. Upon completion, the operational phase of the 
development will bring overall permanent moderate beneficial effects on vehicle users 
and for cyclists.  

 
79. The new relief road is proposed in order to address an existing capacity and 

congestion issue on the A355 Amersham Road and at the London End roundabout. 
The transport modelling shows that the introduction of the relief road will lead to a 
significant proportion of traffic diverting away from the existing A335 route through 
Beaconsfield, with around 800 vehicles travelling southbound diverting in the morning 
peak and 600 diverting northbound in the evening peak. The Highways Development 
Management response confirmed that the proposed development would relieve 
congestion and queueing, particularly at peak times and particularly at the London End 
roundabout, as demonstrated by the strategic model output data. However, the 
Highways Officer requested further assessment on a number of junctions, as well as 
turning flows, swept path analysis, the designers’ response to the Road Safety Audit 
and details of the link between the relief road and Wilton Park access road.  

 
80. The applicant provided a response to the request for further information from the 

Highways Officer including turning flows, vehicle tracking, an explanation of the design 
interaction with the southern section of the relief road (Phase 1) and traffic counts for 
the London End roundabout and, subsequently, the Officer has confirmed that he is 
satisfied with the scheme and has no objections to it. 

 

81. Beaconsfield Town Council raised concern about the lack of clarity regarding the 
southern section of the new relief road and its link with the approved Wilton Park 
access road. This point was also raised by the Highways Officer and the applicant has 
responded to say that the design team have engaged and continue to engage with 
Inland Homes, who are responsible for the Wilton Park access road. The join between 
the two sections of road will occur at the boundary of land ownership. Throughout the 



detailed design phase communications will continue to ensure that the respective 
designs remain consistent with one another and it is noted that the Highway Officer 
has requested that the details of this connection are secured by condition as 
recommended in appendix A to this report. 

 
82. The Town Council and Seer Parish Council also asked about the proposed 

improvements to the Ledborough Lane/Longbottom Lane junction. The early 
community engagement and pre-application meetings with the Planning Authority 
included improvements to this junction and that at Gore Hill roundabout to the north, 
however they have not been included within the submitted application. The applicant 
states that neither of the modelled options for Ledborough Lane/Longbottom Lane 
could be delivered within the budget and highway boundary restrictions of this 
scheme. Therefore it was agreed that these works would not be included within this 
application, although BCC continue to consider options for the improvement of this 
junction. Gore Hill roundabout, along with other junctions in the local area, is being 
assessed by HS2 as part of their project due to proposed use by HS2 construction 
traffic. BCC continue to work with HS2 on the consideration of works required to 
mitigate such impacts. 

 
83. On the basis of the above, it is considered that the proposed development accords 

with policies TR5, TR10, Core Policy 7 and 14 in that it seeks to relief existing 
congestion and accommodates future proposed traffic growth within the area, as well 
providing access and connectively between Beaconsfield and the proposed new 
development area at Wilton Park. 

 
Public Rights of Way (PROW) 
 
84. The proposed development cuts across Public Right of Way no. 7 Beaconsfield Parish 

BEA/15/2, which runs from the A355 opposite Ronald Road in a northeast direction 
towards the woodland west of the golf club, at which point it splits in two. Footpath 
BEA/15/1 continues in a northeast direction across the golf course and on to 
Longbottom Lane via a footbridge over the railway line, while footpath BEA/16/1 
branches north towards the railway line. 
 

85. The footpath would be diverted temporarily during the construction period and 
reinstated upon completion. It would be raised up to meet the elevation of the new 
road, which lies on an embankment in this northern section. 
 

86. The proposed development includes provision for a formal crossing of the new relief 
road, which links to a new segregated cycleway on the southwestern side of the 
carriageway linking into and along footpath BEA/15/2. A new agricultural crossing of 
footpath BEA/15/2 is proposed. A small deviation is proposed of footpath BEA/1/2 at 
the crossing point and ‘suitably graded’ ramps to account for a proposed change in 
height. Footpath BEA/1/2 will close temporarily during the construction period.  
 

87. The Strategic Access Officer does not object to the proposal and supports the 
proposed combined footway/cycleway as it will complement connectivity to 
Beaconsfield. He requests that planting along the north side of footpath BEA/15/2 is 
pulled back from the footpath, the applicant has amended drawing no. B12798C2-
100/LANDSCAPE DESIGN/sheet 1 Rev 2 to show the trees at least 2m from the 
footpath. The Strategic Access Officer also recommends conditions requiring the 
implemented of the new agricultural access, submission of details of the footpath 
surfacing and the diversion/deletion of the section of footpath that crosses the new 
relief road. 

 



88. Subject to the conditions as recommended by the Strategic Access Officer, it is 
considered that the development is acceptable in terms of the effects to the existing 
public right of way and in the long-term (upon completion of construction) it provides 
benefits for accessibility and connectivity. 

 
Green Belt 
 
89. The NPPF sets out that the Government attaches great importance to Green Belts, 

stating that the fundamental aim of Green Belt policy is to prevent urban sprawl by 
keeping land permanently open; the essential characteristics of Green Belts are their 
openness and their permanence. The purposes of the Green Belt, as set out within the 
NPPF, are: 

 to check the unrestricted sprawl of large built-up areas; 

 to prevent neighbouring towns merging into one another; 

 to assist in safeguarding the countryside from encroachment; 

 to preserve the setting and special character of historic towns; and 

 to assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land. 

 
90. The NPPF states that inappropriate development is, by definition, harmful to the Green 

Belt and should not be approved except in very special circumstances (paragraph 87). 
The proposed development for a new relief road does not fall within one of the listed 
exceptions as set out in paragraph 89 of the NPPF, although paragraph 90 lists “local 
transport infrastructure which can demonstrate a requirement for a Green Belt 
location” as a form of development considered not inappropriate in the Green Belt 
provided it preserves the openness of the Green Belt and does not conflict with the 
purposes of including land in the Green Belt. 
 

91. The proposed relief road is required in order to ease existing congestion and provide 
an acceptable route between the A355 and Wilton Park, as set out within Core Policy 
14 of the SBCS. Such a route would need to pass through Green Belt land because 
the area between Wilton Park and the eastern edge of Beaconsfield is designated as 
Green Belt. It could therefore be argued that there is a requirement for a Green Belt 
location. However, the development must also not conflict with the purposes of 
including land in the Green Belt. One of the purposes of including land in the Green 
Belt is to assist in safeguarding the countryside from encroachment. As this 
development would create a new road crossing agricultural land and diverting traffic 
away from the existing A355 Amersham Road, which current marks the limit of built 
development on the eastern edge of Beaconsfield, it could be considered that it would 
extend the limit of development on this side of Beaconsfield, which would  not 
safeguard the countryside from encroachment.  

 
92. Further to this, the development would introduce transport infrastructure, traffic and 

associated noise into an area which is currently agricultural land with associated farm 
traffic and pedestrian use of the cross-cutting definitive footpaths. The development 
itself would not involve the construction of buildings or structures above ground level, 
other than lighting columns at the northern end of the scheme, and the road being on 
an embankment of circa 1.5m at the northern end and in a cutting of circa 2m at the 
southern end. Whilst these aspects are minor and less of an impact on openness than 
the construction of buildings, they are still considered to have an impact upon the 
openness of the Green Belt, however small and limited that may be. 



 
93. Policy GB1 of the SBDLP states that planning permission will not be granted for 

development in the Green Belt other than for the change of use of existing buildings or 
land or the construction of new buildings or extensions to existing buildings as set out 
in (a) to (h). The construction of a new road is not listed within the policy and as such 
this application is contrary to this policy. 

 
94. As set out above, the development site is located within the Green Belt and is not 

considered to be a listed exception as set out within Policy GB1 of the SBDLP or the 
NPPF and therefore it is considered inappropriate development within the Green Belt. 
As such, permission must be refused unless there are very special circumstances 
which exist. In this case it is considered that the following are considered to be very 
special circumstances: 

 

 The scheme would provide essential transport infrastructure required to relieve 
existing traffic congestion, which is expected to worsen in the future. 

 The scheme would provide a key element in terms of the transport solution to 
deliver growth to the area, including necessary housing growth and in particular 
that proposed at Wilton Park, meeting the needs of Core Policy 14 of the SBCS. 

 The consultation on the Preferred Green Belt Options includes a proposal to 
release land to the east of Beaconsfield from the Green Belt (Preferred Option 9: 
Area East of Beaconsfield). This partly includes or borders the proposed 
alignment of the relief road. 

 
95. As the development is considered to be contrary to Green Belt Policy, it is necessary 

for the application to be forward to the Secretary of State for Communities and Local 
Government for his consideration if members resolve to approve the application, as 
set out in the recommendation to the committee. 

 
Area of Outstanding Natural Beauty (AONB) 
 
96. Paragraph 115 of the NPPF states: 

 
“Great weight should be given to conserving landscape and scenic beauty in National 
Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest 
status of protection in relation to landscape and scenic beauty.” 
 

97. Paragraph 116 of the NPPF states: 
 
“Planning permission should be refused for major developments in these designated 
areas except in exceptional circumstances and where it can be demonstrated they are 
in the public interest. Consideration of such applications should include an assessment 
of: 

 the need for the development, including in terms of any national considerations, 
and the impact of permitting it, or refusing it, upon the local economy; 

 the cost of, and scope for, developing elsewhere outside the designated area, 
or meeting the need for it in some other way; and 

 any detrimental effect on the environment, the landscape and recreational 
opportunities, and the extent to which that could be moderated.” 

 
98. Core Policy 9 of the SBCS states that the highest priority will be given to the 

conservation and enhancement of the natural beauty of the Chilterns Area of 
Outstanding Natural Beauty and its setting, and the integrity of Burnham Beeches 
Special Area of Conservation. The policy goes on to say that “landscape 



characteristics and biodiversity resources with South Bucks will be conserved and 
enhanced by: 

 Not permitting new development that would harm landscape character or nature 
conservation interests, unless the importance of the development outweighs the 
harm caused, the Council is satisfied that the development cannot reasonably be 
located on an alternative site that would result in less or no harm and appropriate 
mitigation or compensation is provided, resulting in net gain in Biodiversity. 

 Seeking the conservation, enhancement and net gain in local biodiversity 
resources within the Biodiversity Opportunity Area… 

 Maintaining existing ecological corridors and avoiding habitat fragmentation. 

 Conserving and enhancing landscapes, informed by Green Infrastructure Plans 
and the Districts Council’s Landscape Character Assessment.” 

 
99. The development site is not located within the AONB, although it is located circa 500m 

to the south of the Chilterns AONB and is considered to lie within its setting. Therefore, 
the development must be considered in terms of its potential impact upon the AONB 
and its setting and in particular to conserving landscape and scenic beauty. 
 

100. Natural England (NE) initially raised an objection to the application requiring that the 
landscape and visual impact assessment (LVIA) took into account potential impacts 
upon the setting of the AONB. In response to this objection, the applicant produced an 
addendum to the LVIA, which addresses the potential impacts of the development 
upon the AONB and its setting. The addendum verifies that there is a lack of clear 
inter-visibility between the development site and the AONB. This is due to the distance 
between the two, the intervening vegetation, including the mature vegetation along the 
railway cutting to the north of the site and mature woodland to the east. The 
addendum confirms that there would be no direct landscape effects on the AONB and, 
when established, the proposed landscape mitigation would be effective in reducing 
the effects on the setting of the AONB to a low/insignificant level. Therefore, no further 
landscape mitigation is considered necessary. 

 
101. The Chiltern Conservation Board (CCB) accept that the development is set away from 

the AONB and is visually separated by the railway and intervening residential 
development. They state that setting is not solely confined to visual impacts and that 
increasing car volumes and associated noise may also affect setting, however they 
accept that the existing road as currently proposed does not visually affect the setting 
of the AONB. They also promote consideration of other relevant issues, such as 
tranquillity and noise, which is addressed below. 

 
102. The CCB comment that, in their view, “the future tranquillity of the AONB can be 

affected by noise and activity associated with traffic movements and that this new 
relief road should not be permitted to increase urbanising pressures where cumulative 
longer term consequences may arise, such as at the Ledborough lane / Longbottom 
Lane junction”. This relates to the proposed works on the A355 to the north of this 
development site, for example at the Ledborough Lane / Longbottom Lane junction, 
which was originally proposed as part of this development, but is now going to be 
addressed separately. Therefore, this issue relates to matters that are outside of this 
application. 



 
103. The Landscape Consultant concurred with the findings of the LVIA addendum, which 

assessed the potential impacts of the development upon the AONB and its. He agreed 
“that there would be no direct impacts on the AONB… and specifically no substantial 
(significant) harm to the character and special qualities of the AONB”. The Landscape 
Consultant agrees that there is “very limited intervisibility” between the site and that 
the existing dense and mature woodland to the north of the site provides primary 
mitigation by way of screening. 

 
104. It is not considered that the proposed development would result in direct impacts upon 

the AONB and it would not affect the landscape and scenic beauty of the AONB. It is 
considered that there are exceptional circumstances for the proposed development in 
terms of need and that there would be no significant detrimental effects on the 
environment, landscape and recreational opportunities. Where detrimental effects 
occur, these can be mitigated such that they are considered to be not significant. It is 
considered that the development would not result in significant detrimental effects to 
the setting of the AONB and as such complies with Core Policy 9 of the SBCS and 
with the NPPF. 

 
Landscape 
 
105. Policy EP3 of the SBDLP requires that the scale, layout, siting, height, design, external 

materials and use are compatible with the character and amenities of the site itself, 
adjoining development and the locality in general. In terms of the proposed 
development for a new relief road, the 1km length single carriageway with footpath, 
drainage and landscaping provision is compatible with the proposed use and locality. 
Lighting is only proposed where it is considered essential for safety, which minimises 
any potential impacts from light pollution. The layout has been designed to minimise 
impact upon the agricultural use of the remainder of the land. 

 
106. Policy EP4 of the SBDLP requires that proposals incorporate hard and soft 

landscaping as an integral part of the development; take account of and retain existing 
planting and landscape features, which may be important elements in the character 
and appearance of the wider area; provide additional planting where appropriate; and 
make proper provision for subsequent maintenance. The proposal includes a 
landscaping scheme which is designed to be in keeping with the existing landscape 
character, the setting of the AONB and nearby built and historic features (i.e. The 
Mount and the former Wilton Park parkland and woodland) and which includes linear 
blocks of woodland planting, individual tree planting, new hedgerows, ponds, as well 
as native, wildflower and damp grassland areas. 

 
107. Core Policy 5 of the SBCS seeks to protect and enhance open space, sport and 

recreational facilities and states that the loss of open space, sport and recreational 
facilities will only be permitted in exceptional circumstances. 

 
108. The planning application is accompanied by a Landscape and Visual Impact 

Assessment (LVIA) and an addendum to the LVIA was further produced dated May 
2017 following an objection raised by Natural England regarding the need to assess 
the landscape and visual impact upon the Chilterns AONB. 

 
109. The LVIA states that the construction works will give rise to significant adverse effects 

for all aspects of the physical landscape, except waterbodies. Notable long term 
effects include the loss of 43 mature trees including 20 within an area of woodland 
protected by a Tree Preservation Order. The central woodland belt protected by 
TPO/CC/7306, designed in 1973, consists of mature specimens of mixed species, 
including hornbeam, beech, Douglas fir and wild cherry. This tree belt will be directly 



affected by tree clearance during construction period, considered to be a moderate 
adverse effect, which would be mitigated by new replacement planting. 

 
110. The LVIA also sets out the gains, which include over 4ha of additional grassland 

(including native, wildflower and damp grassland areas), 4 new ponds, 770 m of 
hedgerow, 195 individual trees and over 2,000m2 of  new woodland. The LVIA states 
that landscape mitigation will be effective in reducing effects below a significant level 
for all landscape receptors by the ‘design year’(15 years after opening), except 
agricultural land and woodland, which will remain at a moderate adverse level of 
significance. It is anticipated that with longer term maturation of the landscape 
mitigation scheme, there will be gradual improvement in effects, particularly for new 
woodland areas, hedges and individual trees. Construction effects will be minimised by 
good site management, including keeping a tidy site and installation of wheel cleaning 
facilities, such matters will be addressed within a Construction Management Plan 
(CMP), which is recommended to be required by condition. 

 
111. The LVIA concludes that construction activities will give rise to significant adverse 

effects for 44 residential properties, one business, two footpaths, informal recreation 
access areas and the proposed residential development at Wilton Park. After the 
establishment of proposed landscape mitigation, including extensive hedgerow 
planting, new trees, woodland blocks and additional habitat creation, significant 
adverse effects will be reduced such that significant residual visual effects will remain 
for approximately 16 residential properties at Maxwell Road, informal recreational 
areas and one footpath. This will include the visual effect of the noise attenuation 
barrier along the north-eastern side of the carriageway, which will be difficult to 
mitigate. 

 
112. Three areas of Ancient Woodland lie close to the development site, two close to the 

north-eastern boundary of the site, lying either side of the railway line and one close to 
the southern boundary, to the north of Wilton Park. The NPPF (at paragraph 118) 
states that local planning authorities should aim to conserve and enhance biodiversity 
by applying principles, which includes that permission should be refused if 
development results in the loss or deterioration of irreplaceable habitats, including 
ancient woodland. The Environmental Statement has made an assessment as to 
potential impacts associated with habitat modification due to changes in environmental 
conditions, such as air quality and direct loss or modification. None of the areas of 
Ancient Woodland would be directly affected by the proposed development, with no 
tree removal and with best practise working methods and stand-off from the root 
protection zone, there is not considered to be any adverse impacts. Based on air 
quality modelling significant effects are not anticipated.  

 
113. Whilst the review of the LVIA undertaken by LDA concludes that there is an over-

complication of assessment and that greater significance is given to visual impacts 
upon properties bordering the A355 Amersham Road, it is agreed that there would be 
a significant effect on character, arising from erosion of distinctive / valued features; 
betterment of landscape from mitigation over time would be provided; significant 
effects are likely to arise for users of the PRoW within the site and for some residential 
receptors; and that the mitigation proposals are considered appropriate and would 
respond positively to the landscape context whilst serving to lessen the landscape and 
visual impacts. 

 
114. It is considered that the proposed development accords with Policies EP3 and EP4 of 

the SBDLP and whilst there will be a temporary closure of the footpath and long term 
visual impacts, it is considered that the development accords with Core Policy 5 of the 
SBCS as the existing footpaths would not be lost and impacts are being mitigated 
where possible. Whilst there would be permanent loss of individual trees and some 



agricultural land, it is considered that the gains in planting and biodiversity outweigh 
these losses. Whilst the LVIA considered there would be significant effects to 
receptors, including to residential properties at Maxwell Road, the Council’s 
Landscape Consultant’s advice is that these effects would not be severe, in part due to 
the orientation of these properties and therefore that views across the development 
site are limited and oblique. They also consider that the mitigation measures proposed 
are appropriate. It is therefore considered that the development is acceptable in 
landscape terms.  

 
Agricultural Land 
 
115. The proposed development would result in the permanent loss of circa 5.87ha of 

Grade 3 arable and pasture land with further impacts from severance and changes to 
access. This represents less than 1% of the land within the Portman Burtley Estate, 
within which the development site is located. Approximately 20% of this consists of 
former parkland at the southern end of the Proposed Scheme. There would also be a 
temporary loss of circa 1ha of additional agricultural land, which is proposed to be 
used as the Contractor’s compound and haulage areas during construction. The LVIA 
considers this to be of large adverse significance, although Section 11: Community 
and Private Assets of the Environmental Statement assesses this as slight adverse. 
There is also a slight adverse impact associated with land severance, which would be 
mitigated by the provision of two new agricultural accesses from the new relief road 
and an additional access from the A355 and one from the new roundabout. 
 

116. There is no mitigation possible for the permanent loss, although the temporary 
contractor’s compound would be managed such that topsoil would be stripped and 
stored appropriately, to ensure retention of integrity for restoration purposes. 

 
117. Natural England have not provided any comment upon the loss of agricultural land, 

although it is considered to be very small scale and as set out above and with the ES, 
of slight adverse significance and therefore acceptable. 

 
Lighting 

 
118. It is proposed that the constructor’s compound would be lit, as well as the access 

junction onto the A355, although details of this are yet to be provided. Lighting details 
would be provided within the required Construction Management Plan (CMP), which 
would include an automatic “Passive Infra-Red” (PIR) lighting system to ensure that 
any lighting is positioned and directed away from nearby receptors. This lighting would 
be temporary for use during the circa 8 month construction period. The standard 
construction hours of working would be 07:00-18:00 Monday to Friday, apart from 
exceptional circumstances including two nights where night-time working is likely to be 
required to tie the new roundabout in with the existing A355. Some lighting around the 
compound will be required over night for security reasons and it will be also be 
required during times of low light, particularly in the winter months. 

 
119. A total of 19 new LED lighting columns are proposed for the new roundabout junction 

at the northern end of the road, with amendments to the existing lighting columns 
along the A355 Amersham Road in proximity to the new roundabout. No lighting is 
proposed along the remaining main line section of the road due to the semi-rural 
nature of the area. The lighting has been designed to minimise any light spill onto 
adjacent buildings and boundary features, including hedgerows and other habitats. 
There will be  no tilt on the columns and a Central Management System (CMS) will be 
specified to control the lights which will allow the lighting levels to be dimmed after 
certain hours (depending on traffic levels and environmental factors) in line with the 
Council’s existing system. 



 
120. The application includes a Lighting Assessment, which makes an assessment of the 

level of lighting that will be required for the new relief road and amendments to the 
existing lighting on the current A355. It highlights that control of lighting due to the 
sensitive ecological nature of the area will be a priority in the detailed design, stating 
that lighting will be designed to minimise light spill onto adjacent buildings and 
boundary features, including hedgerows and other habitats. 

 
121. The Lighting Assessment has been reviewed by a lighting Consultant at Atkins on our 

behalf, which concludes that the “preliminary scheme and classifications do not 
sufficiently demonstrate and evidence the decision making process for the proposals 
and fail to identify constraints in the form of external receptors to the development 
area. This is particularly noted in the selection of road and environmental classes.” 
The Lighting Consultant particularly requested the following: 

 Clarity on the selection and application of Road Classes,  

 Identification of potential receptors requiring mitigation and commentary on 
approaches to be investigated (with accompanying sketch studies/sample test 
areas). 

 
122. In response to this, the applicant has reviewed the existing and proposed lighting 

design, and has made amendments address the concerns raised. The applicant has 
also reviewed street lighting design with respect to potential impacts upon receptors, 
including residential, ecological and night-time views of the site. They have identified 
some residential receptors located within the 1lux contour and propose to mitigate this, 
for example by the installation of light shields on some of the lamp columns along the 
existing A355. An Ecological Mitigation Addendum is proposed which seeks to 
address amendments required to the scheme to reduce or remove potential conflict 
between amended proposed lighting provision and ecological receptors. This includes 
the removal of a proposed bat ‘hop-over’ in the same location as the pedestrian 
crossing and enhancement of the remaining ‘hop-overs’ to ensure bat routes are not 
detrimentally affected. The revised lighting scheme has been forwarded to the Lighting 
Advisor and the Ecological Advisor for comment and an update will be given the 
members at the Development Control Committee meeting of any comments received. 
 

123. It is not considered that the proposed lighting will result in detrimental impacts to the 
wider landscape or to the AONB or its setting. Subject to no objections being raised by 
the Lighting Consultant and Ecology Advisor and a condition requiring the submission 
of a detailed lighting design for the scheme, as well as lighting proposals during the 
construction period, it is considered that the scheme is acceptable in lighting terms. 

 
Ecology 
 
124. The NPPF seeks to contribute to and enhance the natural and local environment by: 

 

 protecting and enhancing valued landscapes, geological conservation interests 
and soils; 

 recognising the wider benefits of ecosystem services; 

 minimising impacts on biodiversity and providing net gains in biodiversity where 
possible, contributing to the Government’s commitment to halt the overall decline 
in biodiversity, including by establishing coherent ecological networks that are 
more resilient to current and future pressures; 

 preventing both new and existing development from contributing to or being put 
at unacceptable risk from, or being adversely affected by unacceptable levels of 
soil, air, water or noise pollution or land instability; and 



 remediating and mitigating despoiled, degraded, derelict, contaminated and 
unstable land, where appropriate. 

 
125. The NPPF also sets out the Local Planning Authorities should aim to conserve and 

enhance biodiversity by applying principles including: 
 

 if significant harm resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately mitigated, 
or, as a last resort, compensated for, then planning permission should be 
refused; 

 development proposals where the primary objective is to conserve or enhance 
biodiversity should be permitted; 

 opportunities to incorporate biodiversity in and around developments should be 
encouraged. 

 
126. Core Policy 9: Natural Environment of the SBCS, requires the highest priority is given 

to the conservation and enhancement of the natural beauty of the Chilterns Area of 
Outstanding Natural Beauty, and its setting. It further goes on to say: 
 
“More generally, the landscape characteristics and biodiversity resources within South 
Bucks will be conserved and enhanced by: 
 

 Not permitting new development that would harm landscape character or nature 
conservation interests, unless the importance of the development outweighs the 
harm caused, the Council is satisfied that the development cannot reasonably be 
located on an alternative site that would result in less or no harm and appropriate 
mitigation or compensation is provided, resulting in a net gain in Biodiversity. 

 Seeking the conservation, enhancement and net gain in local biodiversity 
resources within the Biodiversity Opportunity Areas, on other non-designated 
land, on rivers and their associated habitats, and as part of development 
proposals. 

 Maintaining existing ecological corridors and avoiding habitat fragmentation. 

 Conserving and enhancing landscapes, informed by Green Infrastructure Plans 
and the District Council’s Landscape Character Assessment. 

 Improving the rural/urban fringe by supporting and implementing initiatives in the 
Colne Valley Park Action Plan. 

 Seeking biodiversity, recreational, leisure and amenity improvements for the 
River Thames setting where opportunities arise, for example at Mill Lane (see 
Core Policy 15).” 

 
127. The application is supported by an Ecological Assessment, which identifies that the 

scheme will result in the loss of approximately: 
 

 5ha of semi-improved grassland 

 43 trees 

 240m of hedgerow 
 

128. The scheme has the potential to impact protected species, including great crested 
newts, bats and reptiles, by way of the following: 
 

 loss / damage to habitat during construction 

 disturbance during construction  and operation 

 fragmentation or severance of habitat during construction and operation 

 species mortality during construction and operation 



 changes in environmental conditions such as water pollution during construction 
and operation 

 
129. The scheme therefore proposes a number of measures to mitigation potential impacts 

and also to provide biodiversity enhancement in line with the requirements of the 
NPPF and Core Policy 9. Such measures include: 

 

 New tree and shrub planting 

 Approximately 2.8ha of wildflower grassland 

 Circa 1ha damp grassland 

 0.28ha of new woodland 

 1km of new hedgerow 

 Over 200 new trees 

 4 new ponds 

 New and enhanced terrestrial and aquatic habitat suitable for great crested newt 
would be created on both sides of the road to minimise distance they would have 
to travel between ponds and to create liner habitats 

 Road drainage systems will be ‘permeable’ to amphibian and reptile movement 

 Amphibian ladders will be placed inside gully pots to allow escape 

 Bat boxes 

 Bat ‘hop-overs’ 

 Environmental Management Plan (EMP) to ensure protection of existing habitats 
where retained and protection and management of new habitats to maximise 
their ecological interest. 

 
130. The Ecology Officer initially raised an objection, requesting further information, 

including on potential bat impacts and mitigation and on ‘net gain’ in biodiversity. 
 
131. In response to the Ecology Officer’s objection and request for further information 

regarding bats and biodiversity net gain, the applicant provided information on Bat 
Mitigation and a Biodiversity Offsetting Assessment. The Bat Mitigation report 
addresses the objection from the Ecology Officer regarding potential impacts to 
commuting bats as a result of habitat severance/fragmentation and disturbance. 

 
132. Bat activity surveys undertaken in 2015 identified the following three linear habitats 

that are regularly used by low numbers of common species of bat for foraging and/or 
commuting that will be affected by the Proposed Scheme: 

 Hedgerow alongside the existing A355 that will be partially removed by the 
Proposed Scheme; 

 Mature treeline that will be bisected by the Proposed Scheme; and, 

 Block of retained broadleaved woodland to the east of the Proposed Scheme that 
may be affected by disturbance. 

 
133. Without mitigation, the Proposed Scheme would be expected to have minor adverse 

impacts upon commuting bats in the above areas as a result of habitat severance / 
fragmentation and disturbance. However, severance impacts are to be mitigated 
through the planting of trees to create bat ‘hop-overs’ where linear habitats are 
severed by the Proposed Scheme. Bats will be guided to these hop-overs by existing 
and newly created linear habitat features such as hedgerows and lines of trees. Any 
residual effects of habitat severance would be mitigated by increasing habitat 
connectivity across the site and into the wider landscape through the planting of new 
areas of scrub, treelines and hedgerows. 

 



134. Any new street lighting would be designed in accordance with relevant guidance to 
ensure that lighting is directional and does not unnecessarily illuminate habitats of 
value for bats, including the hop-over planting. 

 
135. Existing dark areas alongside the retained woodland to the east of the scheme and the 

treeline through the centre of the scheme would be maintained as no street lighting is 
proposed in these areas; this would ensure the continued use of these habitat features 
by commuting bats. A noise fence is proposed to be installed to the eastern side of the 
new A355. This fence, in addition to tree and scrub planting along the length of the 
road, would mitigate any possible disturbance arising from the glare of car headlights 
and traffic noise impacting upon the woodland to the east of the scheme, thus allow 
continued use by foraging and commuting bats. 

 
136. On maturation of the proposed landscape planting, the impact of severance and 

disturbance is considered to be negligible adverse. 
 
137. A Biodiversity Offsetting Assessment (BOA) has been submitted following request 

from the Ecology Officer for evidence of the net gain provided for biodiversity. The 
BOA considers existing habitat within the development site that will be lost, as well as 
the proposed habitat upon reinstatement and mitigation. It utilises Defra’s Biodiversity 
Offsetting Metric methodology to conclude that the scheme will provide +3.04 units of 
non-linear habitat and +7379.25units of linear habitats (hedgerows and treelines) and 
an increase of 60 scattered trees. Therefore, the landscaping scheme will provide a 
‘net gain’ for biodiversity. 

 
138. Following this additional information the Ecology Officer has removed her objection, 

subject to conditions requiring: 

 mitigation measures proposed within the Ecology Assessment, Bat Management 
Plan and Restoration Plan are implemented; and 

 mitigation, aftercare, management and monitoring plan is agreed and 
implemented for a period of 5 years for aftercare with a further 10 years for 
management and monitoring. 

 
139. In response to comments from the Lighting Consultant regarding the potential conflict 

of proposed lighting for safety and the requirement to reduce lighting for the proposed 
bat ‘hop-over’, the proposed bat ‘hop-over’ located at the pedestrian crossing has 
been removed and those further south have been further enhanced. It is considered 
by the applicant that the current route used by bats is along the woodland strip to the 
southeast of the pedestrian crossing and around the field boundaries and therefore 
that the two southern most ‘hop-overs’ are more likely to be used now and in the 
future. They also consider that the proposed ‘hop-over’ at the pedestrian crossing is 
not likely to be utilised by bats in the future as new features are not very successful 
and due to the close proximity of existing features, which would be favoured. 
 

140. The Ecology Officer has been consulted on these recent proposed amendments and 
it is anticipated that their comments will be available in order to update Members at 
Committee.  
 

141. Subject to the Ecology Officer’s acceptance of the amendments proposed in relation 
to the reduction in bat ‘hop-overs’, it is considered that the development scheme 
accords with the NPPF and Core Policy 9 of the SBCS. The development scheme 
seeks to protect, conserve and enhance the existing landscape and habitat where 
possible, it protects biodiversity and provides biodiversity enhancement, as set out 
within the Biodiversity Offsetting Assessment. It is therefore considered acceptable in 
ecological and biodiversity terms. 



 
Flood Risk 
 
142. The NPPF states that “new development should be planned to avoid increased 

vulnerability to the range of impacts arising from climate change.” It goes on to say 
that “inappropriate development in areas at risk of flooding should be avoided by 
directing development away from areas at highest risk, but where development is 
necessary, making it safe without increasing flood risk elsewhere.” 
 

143. Core Policy 13 of the SBCS seeks to ensure the prudent and sustainable management 
of the District’s resources by, inter alia, incorporating sustainable drainage systems, 
protecting and enhancing water quality and seeking improvements to air quality. 

 
144. The development site lies within Flood Zone 1 which is at the lowest risk of flooding 

from rivers and sea. According to the Environment Agency’s Risk of Flooding from 
Surface Water map, the proposed development would intercept a surface water 
overland flow route, which is shown as high risk, meaning that in each year the chance 
of surface water flooding is greater than 3.3%. In addition, the proposed scheme will 
result in an increase in impermeable area, which will increase the surface water runoff 
on the site.  

 
145. As the proposed scheme has a high risk of flooding from surface water and would 

increase the runoff due to decreased permeability of the site, mitigation measures are 
proposed, including the provision of attenuation ponds, to be located at an existing low 
point in the northeast of the development site, with a culvert beneath the proposed 
highway to allow the unimpeded flow of surface water. This will require a rigorous 
maintenance regime to ensure blockages do not impeded flow. 
 

146. The SuDS Officer acknowledged that in order to prevent the obstruction of the surface 
water overland flow paths on site, the proposed scheme incorporates a 600mm culvert 
to allow surface water to pass under the road.  

 
147. The SuDS Officer requested some points of clarification from the applicant, as well as 

requesting that a rigorous maintenance schedule be established to ensure that the 
proposed culvert is adequately maintained to prevent the likelihood of blockage and 
resultant surface water flooding upstream. 

 
148. The applicant responded to the requests from the SuDS Officer and provided a revised 

Flood Risk Assessment (FRA) to address the issues raised. Subsequently, the SuDS 
Officer has responded to say they are pleased that the applicant has sought to 
address the concerns raised and has produced a revised FRA and Drainage Strategy 
Report. In addition to the information provided, the SuDS Officer has recommended 
that a surface water drainage scheme and a “whole-life” maintenance and 
management plan for the site is provided prior to the commencement of development 
(see draft conditions in Appendix A). 

 
149. Subject to the conditions as recommended by the SuDS Officer, it is considered that 

the development accords with the NPPF and Core Policy 13 and as such, it is 
considered acceptable in terms of flood risk matters. 

 



Cultural Heritage 
 
150. The NPPF seeks to conserve the historic environment, stating that great weight should 

be given to the conservation of heritage assets. It goes on to say (paragraph 133) that 
“where a proposed development will lead to substantial harm to or total loss of 
significance of  a designated heritage asset, local planning authorities should refuse 
consent, unless it can be demonstrated that the substantial harm or loss is necessary 
to achieve substantial public benefits that outweigh that harm of loss…” 
 

151. It goes on to say that “where a development proposal will lead to less than substantial 
harm to the significance of a heritage asset, this harm should be outweighed against 
the public benefits of the proposal…” 

 
152. With regard to non-designated heritage assets, paragraph 135 of the NPPF states: 

 
“The effect of an application on the significance of a non-designated heritage asset 
should be taken into account in determining the application. In weighing applications 
that affect directly or indirectly non designated heritage assets, a balanced judgement 
will be required having regard to the scale of any harm or loss and the significance of 
the heritage asset.” 
 

153. Paragraph 137 of the NPPF states: 
 

“Local planning authorities should look for opportunities for new development within 
Conservation Areas and World Heritage Sites and within the setting of heritage assets 
to enhance or better reveal their significance. Proposals that preserve those elements 
of the setting that make a positive contribution to or better reveal the significance of 
the asset should be treated favourably.” 

 
154. Core Policy 8 of the SBCS seeks to protect and where possible enhance the District’s 

historic environment, in particular nationally designated historic assets and their 
settings. 
 

155. The Mount, a Bowl Barrow, is a Scheduled Ancient Monument. located approximately 
300m to the east of the development site. Bowl barrows are roughly hemispherical 
mounds of prehistoric date comprising turf, soil, and redeposited bedrock, covering 
one or more burials contained within wooden or stone structures. 

 
156. Beaconsfield Old Town is designated as a Conservation Area, which includes the 

London End roundabout, the bottom of the A355 Park Lane and western end of 
Minerva Way and is located 470m to the southwest of the application site. The site is 
agricultural land which has not been disturbed previously and as such geophysical 
surveying and trial trenching were carried out to inform the Archaeological 
Assessment. No historic buildings are located within the study area  

 
157. A Cultural Heritage Assessment is provided in Section 6 of the Environmental 

Statement accompanying the application, it identifies heritage assets with the potential 
to be affected by the proposed development by means of a desk-based assessment, 
walkover survey and archaeological geophysical survey. The assessment 
recommended that trial trenching be carried out to established likely archaeological 
remains and further identify features identified during the geophysical survey, such as 
a possible Bowl Barrow within the north of the development site.  



 
158. As set out above (see paragraphs 45-46), the Archaeology Officer provided an initial 

response, which set out the requirement for trial trenching pre-determination. He also 
commented as follows: 

 
“If heritage assets could be adversely affected by the development then the preferred 
option is normally for the applicant to preserve them within the development.  Where 
substantial harm would be caused to the significance of a designated heritage asset 
then NPPF paragraph 133 will apply and planning permission should normally be 
refused.  If planning permission is granted for development that would damage a 
heritage asset’s significance then a condition should normally be applied to require the 
developer to secure appropriate investigation, recording, publication and archiving of 
the results in conformity with NPPF paragraph 141.” 

 
159. The Archaeological Trial Trenching involved 54 trenches across the site and identified 

a number of finds from the 18th and 19th Century, Roman and post-medieval times. 
The possible Bowl Barrow was identified as a large ring ditch, circa 12m across, 
although the purpose of this feature is still unclear. The Archaeological Officer 
concluded that the proposed development is likely to affect heritage assets of 
archaeological interest from a number of periods. He responded to say that if planning 
permission is granted for this development then it is likely to harm a heritage asset’s 
significance, in that it will  be destroyed, however it is not of such 
significance/importance to warrant preservation in situ, but it is worthy of recording 
prior to the development taking place. Therefore, he recommends that a condition 
should be applied to require the developer to secure appropriate investigation, 
recording, publication and archiving of the results in conformity with the NPPF. It is 
considered that such a condition to enable the recording would make the loss 
acceptable. 
 

160. Subject to a condition as recommended by the Archaeological Officer to secure the 
implementation of a programme of archaeological work, it is considered that the 
development complies with the NPPF and Core Policy 8. 

 
Potential Amenity Impacts 
 
161. Paragraph 109 of the NPPF states that “the planning system should contribute to and 

enhance the natural and local environment by …preventing both new and existing 
development from contributing to or being put at unacceptable risk from, or being 
adversely affected by unacceptable levels of soil, air, water or noise pollution or land 
instability…” 
 

162. Core Policy 13: Environmental and Resource Management of the SBCS sets out that 
the Council will seek to ensure the prudent and sustainable management of 
environmental resources by protecting and enhancing water quality, and seeking 
improvements to air quality. It goes on to say that new development will be directed 
away from existing sources of noise and air pollution to avoid adverse impacts on local 
communities. 

 
163. The application is supported by an Air Quality Assessment at Section 5 of the 

Environmental Statement. The proposed scheme is anticipated to result in 
improvements as a result of directing existing vehicular traffic away from the existing 
A355, which is heavily used and as such becomes congested at peak times.  



 
164. Predicted annual mean NO2 and PM10 are below AQO thresholds both with and 

without the proposed scheme. The majority of modelled receptors are predicted to 
receive improvements in annual mean concentrations and the overall direction of 
change is predicted to be an improvement. There is also predicted to be a low risk of 
non-compliance with EU Limit Values. No conflict with planning policy is therefore 
expected with regard to air quality. 

 
165. It is proposed that a Construction Management Plan (CMP), which will be required by 

condition, will outline any necessary mitigation measures during the construction 
period, although these should include the measures as set out within Section 5.6 of 
the ES, including: 

 Develop and implement a Dust Management Plan (DMP), which may include 
measures to control other emissions, approved by the Local Authority. The level 
of detail will depend on the risk, and should include as a minimum the highly 
recommended measures in this document. The desirable measures should be 
included as appropriate for the site. The DMP may include monitoring of dust 
deposition, dust flux, real-time PM10 continuous monitoring and/or visual 
inspections.  

 Record all dust and air quality complaints, identify cause(s), take appropriate 
measures to reduce emissions in a timely manner, and record the measures 
taken.  

 Carry out regular site inspections to monitor compliance with the DMP, record 
inspection results, and make an inspection log available to the local authority 
when asked.  

 Plan site layout so that machinery and dust causing activities are located away 
from receptors, as far as is possible. 

 Ensure all vehicles switch off engines when stationary - no idling vehicles.  

 Only use cutting, grinding or sawing equipment fitted or in conjunction with 
suitable dust suppression techniques such as water sprays or local extraction, 
e.g. suitable local exhaust ventilation systems.  

 Re-vegetate earthworks and exposed areas/soil stockpiles to stabilise surfaces 
as soon as practicable.  

 Ensure aggregates are stored in bunded areas and are not allowed to dry out, 
unless this is required for a particular process, in which case ensure that 
appropriate additional control measures are in place.  

 Use water-assisted dust sweeper(s) on the access and local roads, to remove, as 
necessary, any material tracked out of the site. This may require the sweeper 
being continuously in use.  

 
166. The AQA concludes that with the above mitigation measures in place, it is anticipated 

that the residual effects of construction will not be significant and that the risk of 
significant health effects of PM10 for construction activities is assessed as low. 

 
167. The air quality modelling for the operational phase concluded that air quality effects on 

NO2 and PM10 will not be significant. 
 
168. The application is supported by a Noise Assessment at Section 9 of the Environmental 

Statement. The assessment concludes that there will be significant effects during 
construction for both noise and vibration as a result of the works that need to be 
undertaken in close proximity to existing properties. These impacts will be managed 
through best practise means, as set out within a Construction Management Plan 
(CMP) to be required by condition, however there will be very short-term significant 
residual noise effects, which cannot be mitigated. It is also anticipated that there will 
be significant noise level increases during the operational phase, mitigation measures 



include the installation of noise attenuation fencing, although there will remain residual 
operational effects on Maxwell Road and A40/Burnham Avenue. 

 
169. The following mitigation measures (which are considered examples of Best Practicable 

Means (BPM)) are proposed during the construction period: 

 switching off plant and equipment when it is not in use for longer periods of time;  

 establish agreement with the local authority on appropriate controls for 
undertaking significantly noisy works or vibration-causing operations close to 
receptors;  

 minimise the potential for higher vibration levels from the vibratory roller, by 
taking into account the guidance within TRL report 429 (ensure that the vibratory 
roller is not started, stopped, or the direction of travel reversed close to sensitive 
receptors). TRL report 429 (Hiller and Crabb, 2000) states that:  
“…it should be remembered that for vibrating rollers there are likely to be 
transients at starting and stopping which may generate particle velocities which 
can be twice as large as for steady state operation. Significantly lower speeds 
than the 1.5 to 2.5 kph specified will also result in higher particle velocities. The 
implications of this are that rollers should not be started, stopped, or the direction 
of travel reversed near to sensitive structures.”  

 consider the use of low-vibration or non-vibratory compaction techniques where 
such works are proposed in close proximity to sensitive receptors at the northern 
end of the scheme, particularly if such works are proposed at night;  

 ensure that local residents are fully informed with respect to the construction 
programme, and particularly with regards to proposed periods of night-time 
working;  

 programming works so that the requirement for working outside normal working 
hours is minimised (taking into account the highway authority’s statutory duties 
under the Traffic Management Act 2004); 

 use of low noise emission plant where possible; 

 the use of temporary noise screens around particularly noisy activities; and, 

 regular plant maintenance.  
 
170. Mitigation measures during the operational phase of the development include the 

following: 

 the route selection, which minimises the number of sensitive receptors in close 
proximity to the scheme; 

 siting of parts of the scheme within a cutting; 

 two 3-4m high earth screening mounds included within the Wilton Park Link Road 
development are designed to attenuate noise from road traffic for residents of 
Maude Road; 

 2m high reflective noise barrier between the proposed new road and the Golf 
Course  

 
171. Some of the properties within Maxwell Road, Hyde Green and Waller Road, close to 

the A355 and the proposed new roundabout are anticipated to experience minor 
changes in noise levels as a result of the proposed development. In some places, for 
example in Hyde Green, there would be a minor beneficial effect. However, two 
properties in Maxwell Road are anticipated to experience an increase in noise levels of 
1dB or more in the long term, which is not a significant increase, but the noise levels 
are predicted to be above 68dB and therefore considered a significant effect. 
Mitigation of these properties using noise barriers for example will be difficult whilst 
maintaining access. It is therefore considered that noise mitigation is not feasible in 
this location. 

 



172. The District Environmental Health Officer, who advises on air quality and noise 
aspects, has not raised concern regarding the proposal subject to the Construction 
Environmental Management Plan (CEMP) being adhered to and subject to conditions 
requiring the submission of a Contaminated Land Preliminary Risk Assessment, 
investigation and remediation where necessary. 

 
173. Whilst, significant impacts from noise cannot be fully mitigated, it is considered that the 

residual impacts will either be short-term during the construction period and subject to 
specific mitigation measures and agreement from the LPA; or they are assessed as 
negligible adverse magnitude of impact i.e. a very minor increase, although it is an 
increase to an existing high noise baseline level. Subject to the mitigation measures as 
set out within the Environmental Statement, the submission of a Construction 
Environmental Management Plan (CEMP), consideration of further mitigation during 
short-term construction and night-time working and a condition relating to 
contaminated land as recommended, it is considered that the development is 
acceptable in terms of noise and air quality effects. 

 
Benefits 

 
174. There are a number of environmental benefits from the scheme, which have been 

identified within the Environmental Statement, including: 

 Landscape and visual – Reducing traffic on the existing A355 and moving it 
further away from residential properties and businesses. 

 Noise and vibration – Reduce effects on properties along the existing A355 by 
reducing traffic. 

 All Travellers – Improvements to journey times, include bus journeys. 

 Community and Material Assets – Job creation during construction and reduced 
congestion with Beaconsfield once the development is operational. 

 
CONCLUSION 
 
175. Application CM/65/16 seeks planning permission for a new relief road between the 

A355 / Maxwell Road and Wilton Park on land to the east of Beaconsfield, which is 
supported in principle by strategic and local policies. The development is required in 
order to reduce existing congestion on the current A355, particularly at the southern 
end near London End roundabout, as well as to accommodate predicted future 
increases in traffic in this area as a result of proposed new housing development. 
 

176. The application is supported by an Environmental Statement which identifies potential 
environmental and amenity impacts associated with the proposed development, where 
significant effects are anticipated mitigation measures are proposed, where possible, 
to reduce the effects to an acceptable level. It is not considered that the development 
will result in detriment to the amenities of local residents beyond the construction 
phase, and in the long term it is expected to result in environmental, amenity, social 
and economic benefits. 

 
177. It is considered that the development complies with the Development Plan as a whole 

and therefore, in accordance with the NPPF, which supports sustainable development,  
it is considered that application CM/65/16 for a new relief road between the A355 / 
Maxwell Road and Wilton Park on land to the east of Beaconsfield, should be 
approved. 
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APPENDIX A: Recommended Conditions 
 
General 
 
1. The development to which this permission relates must be begun before the expiration 

of three years from the date of this permission. 
 
2. Unless agreed otherwise in writing by the County Planning Authority, the development 

hereby permitted shall not be carried out otherwise than in complete accordance with 
the details submitted with the application, accompanying Environmental Statement 
and plans. 

 
Construction  
 
Construction Management Plan 

 
3. Prior to the commencement of any works on the site a Construction Management Plan 

(CMP) detailing the management of construction traffic, including deliveries and 
parking of site operatives vehicles to include a plan showing the construction layout of 
the site shall be submitted to and approved in writing by the County Planning 
Authority. The CMP shall include, but not be limited to, the following: 

a. Hours of construction; 
b. Layout of construction compound, designed to minimise impacts; 
c. Proposed mitigation for dust, including: 

i. Dust Management Plan (DMP) 
d. Proposed mitigation for noise;  
e. Recording of complaints and measures to identify cause and to take 

appropriate measures to reduce emissions; 
f. measures to be taken to manage any contaminated material that may be 

encountered during the construction process and shall comply with any 
relevant Construction Code of Practice; and 

g. How compliance will be monitored, including site inspections and the 
recording compliance matters. 

 
The CMP shall then be implemented and adhered to as approved. 

 
Hours of Construction 
 
4. Notwithstanding the details submitted and approved pursuant to condition 3, the 

construction works shall not be carried out other than within the following hours: 
 

07:00 to 18:00 Monday to Friday;  

No working on Saturdays, Sundays and Bank Holidays.  
Any proposed works outside of those hours to be approved by LPA and specific 
mitigation measures proposed. 

 
 
Submission of Details 
 
5. Prior to the installation of the noise barrier, details of the noise barrier shall be 

submitted to and approved in writing by the County Planning Authority. The noise 
barrier shall then be constructed and maintained thereafter in accordance with the 
approved details and installed prior to the operational use of the development. 
 

 



6. Within three months of the commencement of the development hereby permitted 
details of the footpath / cycleway shall be submitted to and approved in writing by the 
County Planning Authority and shall be constructed and maintained thereafter in 
accordance with the approved details prior to the operational use of the development. 
 
 

7. Prior to the commencement of Phase 1D of the development hereby permitted a 
detailed tree survey shall be submitted to and approved in writing by the County 
Planning Authority, to include details of the trees proposed for removal, particularly 
those within the woodland block protected under TPO/CC/7306. The scheme shall 
then be implemented in accordance with the approved details. 
 
 

8. Prior to the commencement of the development hereby permitted details of tree 
protection measures shall be submitted to and approved in writing by the County 
Planning Authority, to include details of measures to protect the root systems of 
mature trees, particularly those within ancient woodlands. The scheme shall then be 
implemented in accordance with the approved details. 
 
 

9. Prior to the operation of the development hereby permitted, a detailed lighting scheme 
shall be submitted to and approved in writing by the County Planning Authority. The 
scheme shall then be implemented in accordance with the approved details prior to the 
operational use of the development. 
 

 
Highways 
 
10. Prior to the commencement of Phase 1C of the development hereby permitted, details 

of the link between the proposed development and the permitted Wilton Park access 
road shall be submitted to and approved in writing by the County Planning Authority. 
The development shall be constructed and maintained thereafter in accordance with 
the approved details. 
 

 
Public Rights of Way 

 
11. No other part of the development shall be occupied until the a new means of 

agricultural access has been sited and laid out in accordance with the approved 
drawing and constructed in accordance with Buckinghamshire County Council’s guide 
note “Commercial Vehicular Access Within Highway Limits” 2013.  

 
 
12. Prior to the  first use of the development, a scheme for the resurfacing, upgrade and 

provision of Footpath BEA/15/2 running through the site, showing details of above 
ground system to be used and a method statement of its construction, shall be first 
submitted to and approved in writing by the LPA. The footpath shall be resurfaced, 
upgraded and provided in accordance with the approved details prior to the opening of 
the relief road hereby approved.  

 
 
13. The public footpath crossing the relief road site shall be diverted/deleted and a new 

path shall be constructed in accordance with a scheme to be submitted to and 
approved in writing by the local planning authority. The scheme shall include details of 
approach ramps and surfacing. The diverted footpath shall be constructed in 
accordance with the approved details.  



 
 
Environmental Controls 
 
Noise 
 
14. Prior to first use of the development hereby permitted, a Noise and Vibration 

Mitigation and Management Plan shall be submitted to and approved in writing by the 
County Planning Authority. The plan shall include details (including cross sections) 
and specifications of the proposed mitigation measures including but not necessarilty 
limited to the construction of a 3m high reflective noise barrier between the proposed 
new road and the golf course along the northeast boundary of the site. 

 
The development shall not thereafter be carried out other than in accordance with the 
approved details for the duration of the development. 
 

 
Dust 
 
15. Prior to the commencement of the development hereby approved, a Dust Mitigation 

and Management Plan, in respect of both the construction and operational phases of 
the development hereby permitted shall be submitted to and approved in writing by the 
County Planning Authority. The plan shall include mitigation measures set out within 
the Air Quality Assessment, including the dampening down of surfaces to minimise 
dust generation; avoiding dust generating activities in windy conditions; storage of 
materials away from sensitive receptors; and use of a road sweeper where necessary. 
The development shall be carried out in accordance with the approved Dust Mitigation 
and Management Plan for the duration of the development.  

 
Flood Risk and Drainage 

 
16. Development shall not begin until a surface water drainage scheme for the site, based 

on sustainable drainage principles and an assessment of the hydrological and hydro-
geological context of the development, has been submitted to and approved in writing 
by the local planning authority. The scheme shall subsequently be implemented in 
accordance with the approved details before the development is completed. The 
scheme shall also include: 

 Discharge rate is limited to 8.89l/s (5.03l/s/ha)  
 Ground investigations including infiltration in accordance with BRE365;  

 Detailed drainage layout with pipe numbers, gradients and pipe sizes complete 
with full construction details, together with storage volumes of all SuDS features; 

 Sustainable drainage features to be included where appropriate such as 
attenuation ponds and swales; 

 Phasing; 

 Calculations to demonstrate that the proposed drainage system can contain up to 
the 1 in 30 storm event without flooding. Any onsite flooding between the 1 in 30 
and the 1 in 100 plus climate change storm event should be safely contained on 
site;  

 Details of overland flood flow routes in the event of system exceedance or failure, 
with demonstration that such flows can be appropriately managed on site without 
increasing flood risk to adjacent or downstream sites; 

 Location of outfalls of the drainage network. 
 

 



17. Development shall not begin until a “whole-life” maintenance plan for the site has been 
submitted to and approved in writing by the local planning authority. The plan should 
set out how and when to maintain the full drainage system (e.g. a maintenance 
schedule for each drainage/SuDS component) following construction, with details of 
who is to be responsible for carrying out the maintenance. The plan shall subsequently 
be implemented in accordance with the approved details. 

 
 
Contaminated Land 
 
18. Prior to the commencement of development approved by this planning permission, the 

following components of a scheme to deal with the risks associated with contamination 
of the site shall each be submitted to and approved, in writing, by the local planning 
authority: 

 
i) A preliminary risk assessment which has identified: 
• all previous uses 
• potential contaminants associated with those uses 
• a conceptual model of the site indicating sources, pathways and receptors 
• potentially unacceptable risks arising from contamination at the site. 
 
ii) A site investigation scheme, based on (i) to provide information for a detailed 

assessment of the risk to all receptors that may be affected, including those off 
site. This should include an assessment of the potential risks to: human health, 
property (existing or proposed) including buildings, crops, pests, woodland and 
service lines and pipes, adjoining land, ground waters and surface waters, 
ecological systems, archaeological sites and ancient monuments. 

 
iii) The site investigation results and the detailed risk assessment (ii) and, based on 

these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken. 

 
iv) A verification plan providing details of the data that will be collected in order to 

demonstrate that the works set out in (iii) are complete and identifying any 
requirements for longer term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action. Any changes to these components require 
the express consent of the local planning authority. The scheme shall be 
implemented as approved. 

 
 

The above must be undertaken in accordance with DEFRA and the Environment 
Agency’s ‘Model Procedures for the Management of Land Contamination, CLR 11’. 

 
 

19. No development shall commence until the applicant, or their agents, have secured the 
implementation of a programme of archaeological work in accordance with a written 
scheme of investigation which has been submitted by the applicant and approved by 
the planning authority. 

 
Reason: To ensure the protection of archaeology remains. 



 
Landscape and Ecology 
 
20. Within three months of the commencement of the development, a detailed Landscape 

and Woodland Management Plan and Ecological Enhancement Strategy, shall be 
submitted to and approved in writing by the County Planning Authority. The scheme 
shall include, but not be limited to:  

 
i. Details of the locations, species (native), size and planting densities of all 

grassed areas, trees and shrubs to be planted, removed and retained; 
ii. Details of the protection measures to be provided for all new and retained grass 

areas, trees and shrubs, including during the construction period; 
iii. Details of the design, planting and management of the attenuation ponds, 

including how the design will maximise ecological value e.g. natural lands and 
bed to encourage marginal vegetation, provide filtration to improve water quality 
prior to discharge into the river; 

iv. Details of ecological protection including for reptiles, bats, badgers and breeding 
birds; 

v. Details of enhancement measures, including specification of additional habitat 
creation (including bat and bird boxes and reptile refugia among others), details 
of provision of bat features and details of dark zones and ’hop-overs’ to be 
provided for bats; 

vi. Details of ecological management and monitoring; 
vii. A maintenance programme to include the replanting of any new or retained 

grassed areas, trees or shrubs which die or become diseased. 
 

The approved scheme shall be implemented in the first planting season following the 
completion of the development and maintained in accordance with the requirements of 
this condition and the approved details for the duration of the development. 
             

 
21. Prior to the first use of the development, a landscape and biodiversity  aftercare, 

management and monitoring plan shall be submitted to and agreed in writing by 
theCounty Planning Authority.  The plan shall allow for a five year aftercare period and 
a ten year period for management and monitoring. The approved scheme shall 
thereafter be implemented in accordance with the approved details. 
 

 
22. Landscape mitigation measures shall be implemented in accordance with drawings 

B12798C2-100/LANDSCAPE DESIGN/Sheet 1 & 2 
 
Lighting 
 
23. Prior to the commencement of the development hereby permitted, a lighting scheme 

shall be submitted to and approved in writing by the County Planning Authority. The 
scheme shall cover both the construction and operational phases of development and 
include specification, positions and mechanism for control of the lights, details of the 
light spill, and measures to prevent light spillage from the site and particularly into the 
designated ‘dark zones’. The approved scheme shall be implemented in accordance 
with the approved details and thereafter maintained for the duration of the 
development. 

 
24. No lighting shall be used on site, other than that approved under condition 49 and 

during the approved hours of construction as set out in condition 4. 
 



APPENDIX B: Plans 
 
Plan 2: Wilton Park Opportunity Area 
 

 
 
Map 4 of the South Bucks Core Strategy 2011 showing the proposed Wilton Park 
redevelopment and proposed connections with Beaconsfield and Seer Green 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


