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1.   Apologies for Absence  

 To receive apologies for absence. 
 

 

2.   Minutes of the Previous Meeting  

 To confirm the Minutes of the meeting of the Planning Committee 
held on 7 March 2017 (attached). 

 

 

3.   Declarations of Interest  

 To receive any disclosure of disclosable pecuniary interests by 
Members relating to items on the agenda. If any Member is 
uncertain as to whether an interest should be disclosed, he or she is 
asked if possible to contact the District Solicitor prior to the meeting. 

 

Fire Alarm - In the event of the fire alarm sounding, please leave the building quickly and 
calmly by the nearest exit. Do not stop to collect personal belongings and do not use the 
lifts. Please congregate at the Assembly Point at the corner of Queen Victoria Road and 
the River Wye, and do not re-enter the building until told to do so by a member of staff. 
Filming/Recording/Photographing at Meetings – please note that this may take place 
during the public part of the meeting in accordance with Standing Orders. Notices are 
displayed within meeting rooms. 
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Planning Committee Mission Statement 
 
The Planning Committee will only determine the matters before it in accordance with current 
legislation, appropriate development plan policies in force at the time and other material planning 
considerations. 
 
Through its decisions it will: 
 

 Promote sustainable development; 

 Ensure high quality development through good and inclusive design and the efficient use of 
resources; 

 Promote the achievement of the approved spatial plans for the area; and 

 Seek to improve the quality of the environment of the District. 
 
(As agreed by the Development Control Committee on 7 January 2009). 
 

Mandatory Planning Training for Planning and Regulatory & Appeals 
Committee Members 

 
A new Member (or Standing Deputy) to either the Planning or Regulatory & Appeals Committees is 
required to take part in a compulsory introductory planning training session. 
 
These sessions are carried out at the start of each New Municipal Year usually with a number of ‘new 
Planning & R&A Members/Standing Deputies’ attending at the same time. 
 
All Members and Standing Deputies of the Planning and Regulatory & Appeals Committee are then, 
during the municipal year, invited to at least two further training sessions (one of these will be 
compulsory and will be specified as such). 
 
Where a new Member/Standing Deputy comes onto these committees mid-year, an individual ‘one to 
one’ introductory training session may be given. 
 
No Member or Standing Deputy is permitted to make a decision on any planning decision before their 
Committee until their introductory training session has been completed. 
 
Members or Standing Deputies on the Committees not attending the specified compulsory session 
will be immediately disqualified from making any planning decisions whilst sitting on the Committees. 
 
This compulsory training session is usually held on two occasions in quick succession so that as 
many members can attend as possible. 
 
Please note the pre planning committee training / information session held on the evening of Planning 
Committee do NOT constitute any qualification towards decision making status. 
 
Though of course these sessions are much recommended to all Planning Members in respect of 
keeping abreast of Planning matters. 
 
Note this summary is compiled consulting the following documents: 
 

 Members Planning Code of Good Practice in the Council Constitution; 

 The Member Training Notes in Planning Protocol as resolved by Planning Committee 28/8/13; 
and 

 Changes to the Constitution as recommended by Regulatory & Appeals Committee. 
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Planning Committee Minutes 
 
Date: 7 March 2018 
  

Time: 7.00  - 8.38 pm 
  

PRESENT: Councillor P R Turner (in the Chair) 
 

Councillors M Asif, Ms A Baughan, S Graham, C B Harriss, A E Hill, D A Johncock, 
A Lee, N B Marshall, H L McCarthy, Ms C J Oliver, S K Raja, N J B Teesdale, A Turner 
and C Whitehead. 

 
Apologies for absence were received from Councillors: Mrs J A Adey. 
 

LOCAL MEMBERS IN ATTENDANCE APPLICATION 

Councillor B Pearce 17/08452/FUL 
  
OBSERVING 

Councillor M Hanif 
 
98 MINUTES OF THE PREVIOUS MEETING  

 
RESOLVED: That the minutes of the Planning Committee meeting held on 
14 February 2018 be approved as a true record and signed by the 
Chairman. 

 
99 DECLARATIONS OF INTEREST  

 
There were no declarations of interest. 
 

100 PLANNING APPLICATIONS  
 

RESOLVED: that the reports be received and the recommendations contained 
in the reports, as amended by the update sheet where appropriate, be 
adopted, subject to any deletions, updates or alterations set out in the minutes 
below. 

 
101 17/07568/FUL - LAND REAR OF 24 MARKET SQUARE, PRINCES RISBOROUGH, 

BUCKINGHAMSHIRE  
 
The Committee voted in favour of the motion to approve the application. 
 
 RESOLVED: that the application be approved.  
 
The Committee was addressed by Councillor A Turner, the local Ward Member. 
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The Committee was addressed by Parish Councillor Andy Ball on behalf of the 
Princes Risborough Town Council in objection and Mr Matthew Maier, the architect 
on behalf of the applicant. 
 

102 17/07914/FUL - 90 CRESSEX ROAD, HIGH WYCOMBE, BUCKINGHAMSHIRE, 
HP12 4TZ  
 
The Committee voted unanimously in favour of the motion to delegate authority to the 
Head of Planning and Sustainability to grant planning permission subject to the 
removal of the front dormer window or to refuse planning permission if this action 
could not be agreed.  
 
 RESOLVED: that the application be delegated to the Head of Planning and 

Sustainability for the reasons give above. 
 
The Committee was addressed by Councillor A Hill, the local Ward Member. 
 
The Committee was addressed by Mr Tariq Bhatti in objection and Mr Fehzan Mehdi, 
the applicant. 
 

103 17/08210/FUL - 50 NEW ROAD, TYLERS GREEN, BUCKINGHAMSHIRE, HP10 
8DL  
 
The Committee voted unanimously in favour of the motion to approve the application. 
 
 RESOLVED: that the application be approved.  
 
The Committee noted the written representation submitted by Councillor Ms K Wood, 
the local Ward Member.   
 
Councillor C Harriss excused himself from the meeting following this item. 
 

104 17/08452/FUL - THE SQUIRREL, SQUIRREL LANE, HIGH WYCOMBE, 
BUCKINGHAMSHIRE, HP12 4RZ  
 
The Committee voted in favour of the motion to refuse the application for the reasons 
stated in the main report.  
 
 RESOLVED: that the application be refused.  
 
The Committee was addressed by Councillor B Pearce, the local Ward Member. 
 

105 PRE-PLANNING COMMITTEE TRAINING / INFORMATION SESSION  
 
The Committee noted that no requests had been received and therefore no pre-
Committee training/information session would be held. The Chairman agreed that the 
next Committee meeting could therefore start at 6.30pm. 
 

106 DELEGATED ACTION AUTHORISED BY PLANNING ENFORCEMENT TEAM  
 
The Delegated Actions authorised by the Planning Enforcement Team were noted. 
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107 APPOINTMENT OF MEMBERS FOR SITE VISITS  
 

RESOLVED: That in the event that it was necessary to arrange site visits on 
Tuesday 3 April 2018 in respect of the agenda for the meeting on Wednesday 
4 April 2018, the following Members be invited to attend with the relevant 
local Members: 

 
Councillors: S Graham, D A Johncock, T Lee, N B Marshall, Mrs C Oliver, N J 
B Teesdale, A Turner, P R Turner and C Whitehead. 

 
 
 
 

_______________________ 
Chairman 

 
The following officers were in attendance at the meeting:  

Mrs L Hornby Senior Democratic Services Officer 

Mr R Martin Development Management Team Leader 

Mr P Miller Technical Officer 

Mr A Nicholson Development Manager 

Ms S Penney Principal Development Management Officer 
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Contact: 
 

Jenny Ion DDI No. 01494 421599 

App No : 16/07347/FUL App Type : FUL 
 

Application for : Demolition of Formoso and erection of 4 x detached dwellings with 
associated garages (3 x 5 bed and 1 x 4 bed) and stopping up of vehicular 
access to Grassy Lane 
 

At Formoso and Land Adjacent Formoso, Kiln Lane, Bourne End, 
Buckinghamshire, SL8 5JE 
 

Date Received : 
 
Target date for 
decision: 

09/09/16 
 
04/11/16 
 
 

Applicant : Leywood Estates Ltd 
 

1. Summary 

1.1. The application site comprised the plot occupied by Formoso and the adjacent land to 
the east, where permission has previously been granted for a single dwelling with 
access from Grassy Lane.  The proposed development of four detached houses 
would be accessed from Kiln Lane, using the existing access point used by Formoso, 
with the access onto Grassy Lane proposed to be stopped up. 

1.2. The development would be for four individually designed houses in spacious plots.  
These would have an acceptable relationship with their surroundings, both in terms of 
landscape impact and relationships to neighbouring properties.  The access to the 
site is judged to be satisfactory by the Highway Authority and with suitable conditions 
in place the development would not have an adverse impact on biodiversity. 

1.3. The application is therefore recommended for permission.   

2. The Application 

2.1. The application site is a large, irregularly shaped site of just under 1 hectare, set on 
sloping ground between Kiln Lane to the north and the bridleway Grassy Lane to the 
south.  It includes the site of the dwelling known as Formoso, with the remainder of 
the site having a permission for a single dwelling with access from Grassy Lane. 

2.2. The application amalgamates the two sites to allow the construction of four detached 
houses, with a shared access from Kiln Lane.  This access currently serves Formoso, 
Apple Tree Lodge and Aston House, the latter dwellings being to the west / south 
west of the application site.  To the east of the site is public open space and a 
bridleway runs parallel to the east boundary.  The site is located in the Hawks Hill / 
Harvest Hill area covered by Policy C16 of the adopted Local Plan. 

2.3. The development would be accessed via the existing shared entrance onto Kiln Lane, 
from which a spur would be taken running north-west – south east, roughly parallel 
with Kiln Lane.  Plot 1 would be sited on the plot currently occupied by Formoso, with 
additional land to the east.  It would have its main façade facing the existing private 
drive to the west.  It would have a linked garage set to the rear with access from the 
new drive.   

2.4. Plot 2 would be between Kiln Lane and the drive with the house sited at an angle to 
Plot 1, with the rear facing the north east corner of the site, with a garage set back to 
the side.   

2.5. Plot 3 would be set towards the south east corner of the site, close to the position of 
the house permitted in 2013.  It would have an attached garage set at right angles to 
the house.  Of the four houses this would have the largest plot with a substantial rear 
garden which would back onto Grassy Lane.  The plans indicate that the existing 
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vehicular access onto Grassy Lane would be stopped up, although a pedestrian gate 
would be retained, allowing occupant access to the bridleway for walks. 

2.6. Plot 4 would be on the south west side of the drive, adjacent to Apple Tree Lodge and 
Aston House.  It would have an attached garage on the north-west side adjacent to 
Apple Tree Lodge. 

2.7. The application is accompanied by: 

a) Design and Access Statement 
b) Highways Statement 
c) Ecology Report 
d) Tree report 

2.8. During the course of the application the plans were amended.  The changes included 
dropping the level of the house on Plot 1 and raising the level of its garage, raising 
the garage level on Plot 2, altering the glazing in Plot 3 and reducing the garage on 
Plot 4 from three to two bays. 

2.9. Updated ecological surveys were also provided and further information about ecology 
including and ecological accounting exercise.    

3. Working with the applicant/agent 

3.1. In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council 
(WDC) take a positive and proactive approach to development proposals focused on 
solutions.  WDC work with the applicants/agents in a  positive and proactive manner 
by: 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer 
Charter 

3.2. In this instance  

 the applicant/agent was updated of any issues after the initial site visit, 

 was provided with pre-application advice, 

 The applicant was provided the opportunity to submit amendments to the 
scheme/address issues. 

 The application was referred to the Local Councillors prior to determination. 

4. Relevant Planning History 

4.1. 09/05885/FUL – erection of three bedroom dwelling and detached garage with 
access from Grassy Lane.  Refused and dismissed at appeal. 

4.2. 09/05883/FUL – erection of three bedroom dwelling with access from Kiln Lane.  
Refused and dismissed at appeal. 

4.3. 13/05046/FUL – erection of three bedroom dwelling and detached garage with 
garden / store room under, retaining access from Grassy Lane.  Permitted.    

5. Issues and Policy considerations 

Principle and Location of Development 

ALP: C16 (Hawks Hill / Harvest Hill) 
CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development), CS12 (Housing provision) 
DSA: DM1 (Presumption in favour of sustainable development),  
Draft New Local Plan: CP1 (Sustainable Development), CP2 (Overall Spatial Strategy), CP3 
(Settlement Hierarchy), CP4 (Delivering Homes), DM33 (Managing Carbon Emissions, 
Transport and Energy Generation) 
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5.1. The application site is located within the Hawks Hill / Harvest Hill zone, an area for 
which there is a specific policy, C16, in the adopted Local Plan.  The supporting text 
to the policy identifies the character of the area as being semi-rural, surrounded and 
dominated by open countryside which is in the Green Belt and an Area of Attractive 
Landscape.  Whilst residential development is not precluded in this area the aim of 
the policy is to control development so that it maintains the area’s low density, well-
landscaped and semi-rural character.  Areas of green space, both those formally 
designated under Policy L3, and those that are not, are recognised as making a 
particular contribution to the character and amenity of the area and should be 
retained.   

5.2. Policy C16 does allow for development within the Hawks Hill / Harvest Hill area, 
provided that it complies with the specific requirements of the policy.  The policy itself 
stipulates that development will not be permitted where it would introduce an urban 
character to the area, through design, density, layout or location or where it would 
necessitate highway improvements which would destroy or damage features which 
contribute to the landscape character of the area.  Proposals should be for 
individually designed buildings in their own substantial grounds with an informal 
layout commensurate with the semi-rural character of the area.  Landscaping details 
should reflect the semi-rural nature of the area.  Infill or subdivision of plots will not be 
allowed where it would result in urban forms out of character with the surrounding 
area. 

5.3. The supporting text adds that where development of more than one dwelling is 
proposed it should retain the characteristics of an informal arrangement of individual 
houses in their own grounds and should avoid the creation of formal housing estates.  
The use of hard surfacing and walling is generally inappropriate. 

5.4. The grant of permission in 2013 for the erection of a dwelling on the eastern part of 
the site has established the principle of residential development on the site, and there 
is of course an existing dwelling at Formoso.  This proposal would in effect increase 
the number of dwellings on the combined site from two to four.  The details of the 
scheme will be assessed in the following sections of the report. 

5.5. Since that permission was granted the Council has progressed the preparation of the 
new Wycombe District Local Plan.  The Regulation 19 publication has completed a 
period of consultation and is therefore a material consideration to which regard must 
be had.  Of particular relevance are Policies CP2 and CP3, this site being within the 
settlement boundary for Bourne End / Wooburn.  

5.6. The intention of emerging policy CP2 and CP3 regarding this area is that residential 
development will be acceptable in principle, but this will of course be subject to the 
full suite of development management policies, including in particular DM32, DM34 
and DM35, which should together combine to shape development to the quantum 
and form most appropriate to the locality.  As such it should not be assumed that 
development at Hawks Hill / Harvest Hill should or could adopt an intensive urban 
character.  

5.7. It should also be noted that the Parish Council is actively pursuing a Neighbourhood 
Plan to complement the Local Plan in due course, and that this may well include 
policy akin to the current LP Policy C16. It should also be noted that there is a 
significant level of unresolved objections to draft policy DM32 specifically citing the 
absence of ‘C16’ criteria for this area. As such only limited weight should be given to 
any parts of the emerging plan that pull against adopted Policy C16 prior to the 
examination of the plan. 

5.8. Taking into account both the policy context and the planning history of the site some 
form of residential development is acceptable in principle.  The remainder of the 
report addresses the details of the scheme and whether they comply with all the 
relevant policies.   
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Affordable Housing and Housing Mix 

ALP:  H9 (Creating balanced communities)  
CSDPD:  CS13 (Affordable housing and housing mix), CS21 (Contribution of development 
to community infrastructure)  
Draft New Local Plan: DM22 (Housing Mix), DM24 (Affordable Housing) 
Planning Obligations Supplementary Planning Document (POSPD) 

5.9. The site is located in a rural area where developments of 5 or more dwellings, or on 
sites exceeding 0.16 ha in size, or which exceed 1000 square metres in floor space, 
will normally be required to provide affordable housing.  Whilst affordable housing will 
normally be provided on site, in some circumstances off site provision or a commuted 
sum to provide affordable housing will be acceptable.  In this instance the applicant 
has agreed on principle to offer a commuted sum.  

5.10. As set out in the Planning Obligations SPD (April 2013), where the Council agrees to 
a financial contribution in lieu of on or off site provision, this should be of broadly 
equivalent value to the provision that would have been provided on site.  Using the 
methodology set out in the SPD the proposed development would provide 54 
bedspaces.  Part of the site is previously developed land (Formoso), with the majority 
(84%) being a greenfield.  Affordable housing should be provided at a level of 30% 
bedspaces on previously developed land which is not employment land, and 40% on 
green field land.  In this instance this equates to the provision of 21 bedspaces as 
affordable housing. 

5.11. The exact level of contribution has not, at this stage, been agreed.  However, given 
that the applicant has indicated a willingness to make the appropriate provision, 
subject to the conclusion of a S106 agreement to secure the required amount, there 
is no objection in principle to the application on affordable housing grounds. 

Transport matters and parking 

ALP:  T2 (On – site parking and servicing), T5 and T6 (Cycling), T7 (Public transport), T8 
(Buses)  
CSDPD:  CS16 (Transport), CS20 (Transport and Infrastructure), CS21 (Contribution of 
development to community infrastructure)  
DSA:  DM2 (Transport requirements of development sites) 
Draft New Local Plan: CP7 (Delivering the infrastructure to support growth), DM33 
(Managing Carbon Emissions, Transport and Energy Generation)   

5.12. It is proposed to access the site using the existing shared private driveway onto Kiln 
Lane.  A previous application for development on the site taking access from Kiln 
Lane was dismissed at appeal, however this involved creating an entirely new access 
removing a substantial section of the roadside bank, which was judged to have an 
adverse impact on the character of the area. 

5.13. This application is supported by a Transport Statement which includes a 
topographical survey, speed survey and survey of traffic volumes.  This then sets out 
the required vision for the access to meet guidance in Manual for Streets, 
commensurate with the site conditions.  This demonstrates that the existing access 
can achieve a satisfactory level of visibility with only minor alterations, including the 
widening of the access drive itself from 3 to 4.5 metres to allow two vehicles to pass. 

5.14. The County Highway Authority has reviewed the submitted information and it is 
satisfied that the access will be of an appropriate standard to serve the development 
proposed without detriment to highway safety.  Subject to appropriate conditions to 
secure the alterations the access arrangements are therefore acceptable.   

5.15. The scheme would provide each dwelling with garaging and driveway parking spaces 
which would more than meet the requirements of the Buckinghamshire Countywide 
Parking Guidance for Residential Zone B, in which the site is situated.  The guidance 
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requires the provision of 3 spaces per dwelling.  The garages would provide space for 
cycle storage to meet the requirements of the guidance.    

Raising the quality of place making and design / Landscape Issues 

ALP: G3 (General design policy), G7 (Development in relation to topography), G8 (Detailed 
Design Guidance and Local Amenity), G10 (Landscaping), G11 (Trees), G26 (Designing for 
safer communities), C16 (Hawks Hill / Harvest Hill) Appendix 1 
CSDPD:  CS19 (Raising the quality of place shaping and design)  
DSA: DM11 (Green networks and infrastructure), DM13 (Conservation and enhancements 
of sites, habitats and species of biodiversity and geodiversity importance) 
Draft New Local Plan: CP8 (Sense of place), DM32 (Landscape character and Settlement 
Patterns), DM34 (Delivering Green Infrastructure and Biodiversity in Development), DM35 
(Placemaking and Design Quality),  

5.16. The site is not located in an area designated for its landscape importance.  It is 
located between two areas of Green Space, to the east and west, and the land on the 
opposite side of Kiln Lane is within the Green Belt and an area of attractive 
landscape.  It is located within the Hawks Hill / Harvest Hill area where policy C16 
sets out various criteria for development to ensure that it is in keeping with the semi-
rural character of the area.  Essentially this is that dwellings should be individually 
designed, located within spacious plots, in an informal layout, and should not require 
highway improvements which would have an adverse impact on the character of the 
area. 

5.17. The overall site area is just under one hectare, and, with four units proposed the 
overall density is therefore four dwellings per hectare, indicating a fairly spacious 
development which is not dissimilar to others in the vicinity.  Each plot is spacious 
with a good amount around all sides of each dwelling, giving a good degree of 
separation between the houses.   

5.18. The architect has opted for an arts and craft style approach for the design of the 
dwellings, however each house is of an individual design.  As can be seen from the 
site layout each house has a different footprint, both in terms of size and layout, 
differing roof forms, rooflines and projections.  Due to the levels on the site each 
dwelling has also been designed to work with the levels on its particular plot, with 
some changes in level between different parts of the house, for instance on Plots 3 
and 4, with the garages also set at different levels relative to their parent property.  
The layout is relatively informal, with Plot 1 oriented roughly east – west to face the 
existing access drive, plot 2 aligned north east – south east, and Plots 3 and 4 
roughly north east – south east but at a slight angle to each other.   

5.19. In terms of appearance, whilst displaying a similar style the four houses will be 
identifiably different, using different design features such as tile hanging and two 
storey glazing.  The differences are less evident on the two dimensional plans than 
would be apparent in three dimensions where the use of different projecting features 
will give each house a distinct appearance.  Indicative details of materials have been 
provided showing the use of render, good quality brick and clay tiles.  Plot 3 would 
have quite significant areas of render, as would Plot 4 to a lesser extent.  Plot 1, 
however would be only brick, and Plot 2 would be mainly brick with some small areas 
of render.  Materials would be approved by condition and this could introduce further 
variation in the appearance of the houses.  The scheme is therefore considered to 
meet the parameters of Policy C16 in terms of achieving a spacious design of 
individually designed dwellings.   

5.20. As referred to above the site is quite steeply sloping, and some excavation will 
therefore be required to provide level areas for the dwellings, however the scheme 
has been designed around the levels by varying the floor levels.  The development 
will be cut into the slope, rather than built out from it, which will embed it better into 
the surrounding landscape.  Each house will have a terrace immediately to the rear to 
provide a level area but the remainder of the garden areas will retain the natural 
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slope. 

5.21. The site benefits from mature trees along its east boundary to the bridleway, the 
south boundary to Grassy Lane (some of which are protected by a TPO), and along 
parts of the boundary with Kiln Lane.  A tree survey was submitted with the 
application identifying the majority of these as category B trees, and the layout has 
been designed so that these trees are retained as part of the development.  This is of 
benefit both in terms of retaining the visual amenity provided by the trees and by 
providing a framework and some screening for the development, to enable it to 
assimilate into the landscape.   

5.22. The development is set well in from the public site boundaries.  The house on Plot 1 
is set back by about 15 metres from Kiln Lane, and Plot 2 by over 16 metres.  It would 
be closer to the bridleway (about 10 metres from the nearest corner of the garage) 
but this plot is cut into to the slope on the east side and set at a much lower level than 
the bridleway.  Plot 3 is similarly cut in on the east side when viewed from the 
bridleway and is over 20 metres from Grassy Lane, from which it is set down such 
that the eaves of the house would be roughly level with the level of the lane at the 
existing gateway. 

5.23. The plans also indicate significant opportunities for new planting within the 
development, including hedging on the plot boundaries to separate the gardens, trees 
within these hedges and around the development, and additional planting along the 
Kiln Lane boundary.  The supporting documents indicate that the new trees would be 
of good size and suitable native species.  Appropriate conditions would be required to 
secure tree protection measures during construction, a method statement to ensure 
the construction did not prejudice the retention of the trees, and details of the 
additional planting.   

5.24. Taking the design, layout, levels and screening into account it is concluded that the 
development would not have an adverse landscape impact on either the immediate 
surroundings or longer views.  It would not, therefore harm the character of the area 
and is acceptable.   

Amenity of existing and future residents 

ALP: G8 (Detailed design guidance and local amenity), H19 (Residents amenity space and 
gardens) Appendix 1 
CSDPD:  CS19 (Raising the quality of place shaping and design)  
Housing intensification SPD 
Draft New Local Plan: DM35 (Placemaking and Design Quality), DM40 (Internal space 
standards), DM41 (Optional Technical Standards for Building Regulations Approval)  

5.25. The dwellings would all be spacious houses with generous living accommodation and 
garden areas which would create an attractive living environment for future occupiers.  
The degree of spacing between the houses is such that, combined with the 
orientation, the dwellings would not give rise to mutual overlooking or loss of privacy 
to the dwellings or the gardens. Some flank windows will require obscure glazing but 
these are generally either secondary window or light non-habitable rooms. 

5.26. On Plot 1 the window in the flank elevation of the garage needs to be obscurely 
glazed to prevent overlooking to Plot 2.  Although the south elevation of the house 
faces Apple Tree Lodge this is at a distance of 28 metres, with the new house at a 
lower level, and this would not, therefore, result in undue loss of privacy.  On Plot 2 
the side facing rooflights to the games room require obscure glazing along with the 
side facing window to bedroom 2 which would look towards the garden of Plot 1.    

5.27. Plot 3 has first floor flank windows to the dressing rooms and en-suite and at second 
floor to the en-suite and bedroom suite facing Plot 4 which need to be obscurely 
glazed.  Plot 4 has a utility and en-suite window facing towards Apple Tree Lodge and 
it is considered appropriate to require them both to be obscurely glazed.  Similarly the 
first floor windows and rooflights in the elevation facing Plot 3 need to be obscured.    
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5.28. The only neighbouring dwellings near the development are Apple Tree Lodge and 
Aston House.  Plot 4 would be to the south east of Apple Tree Lodge and is on higher 
ground.  The plans were amended to reduce the size of the garage and increase the 
space between the new house and shared boundary.  The two would now have an 
acceptable relationship and the new house would not be overbearing, result in undue 
loss of privacy or light.  Plot 1 is at a lower level than Apple Tree Lodge and well 
separated and would not adversely affect its amenity. 

5.29. Aston House shares boundaries with both Plot 3 and Plot 4.  The two storey part of 
the house on Plot 4 is 23 metres from the boundary with Aston House and the house 
on Plot 3 is set further away than the house on Plot 4.  These houses would not 
therefore result in any adverse impacts in terms of light, outlook or privacy.    

Environmental issues 

CSDPD:  CS18 (Waste, natural resources and pollution)  
Draft New Local Plan: CP7 (Delivering the infrastructure to support growth), DM20 (Matters 
to be determined in accordance with the NPPF) 

5.30. The site is located adjacent to a former landfill site (to the east) of the site.  
Environmental Services has not raised any objection to the development on this basis 
but an informative drawing this to the applicants attention has been suggestion as this 
may have a bearing on the details of the construction of the houses. 

5.31. The site is not currently connected to mains foul drainage.  The supporting 
information submitted by the applicant states that they understand that there is a 
public sewer in Kiln Lane but do not know if it would be feasible to connect to this, 
given that there should not be any work to the banks along Kiln Lane.  As a fall back 
position, if connection to the public sewer is not possible, the development would be 
served by septic tank. 

5.32. There is sufficient space within the site for refuse storage and the Highway Officer is 
satisfied that a refuse vehicle could achieve satisfactory access.   

Flooding and drainage 

CSDPD:  CS1 (Overarching principles - sustainable development), CS18 (Waste, natural 
resources and pollution)  
DSA: DM17 (Planning for flood risk management) 
Draft New Local Plan: DM39 (Managing Flood Risk and Sustainable Drainage Systems)  

5.33. The site is not identified as being in a flood risk area, nor is there a risk of surface 
water flooding.  Kiln Lane does have a low risk of surface water flooding (likely to be 
linked to the topography) and the Highway Officer has therefore requested a 
condition that details of the surface water drainage for the access should be 
approved.  This would be to ensure that water from the development does not drain 
onto the public highway. 

5.34. The scheme would increase the areas of hardsurfacing compared to existing.  The 
plans indicate that it is proposed to use permeable surfacing for the driveways.  A 
condition will be imposed requiring approval of surface water drainage.   

Ecology 

CSDPD: CS17 (Environmental assets) 
DSA:  DM13 (Conservation and enhancement of sites, habitats and species of biodiversity 
and geodiversity importance), DM14 (Biodiversity in development) 

5.35. With the exception of the part of the site occupied by Formoso the majority of the site 
is undeveloped land which is of potential ecological interest.  Previous applications on 
the site have been accompanied by ecological reports and relevant surveys.  The 
information initially submitted was not sufficiently up to date, having been prepared 
for a previous application, and the applicant was therefore asked to provide an 
updated ecological report.  In addition to this a new reptile survey and a Red Kite and 
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breeding bird survey were required, which could only be carried out at particular times 
of year.  These surveys have been carried out and the survey reports provided. 

5.36. The majority of the site where development would take place is grassland and scrub, 
with mature trees / woodland mainly around the periphery of the site where it would 
not be disturbed by the new buildings or access road.  These woodland areas to the 
east and south west of the site are identified as being of ecological and nature 
conservation value  The scheme retains the mature trees which are of visual 
significance, and suitable protection measures could be put in place during 
construction of the development to ensure that this area and the associated habitat is 
not disturbed.   

5.37. The vegetation in the central part of the site will be removed to enable the 
development to be built.  This results in the loss of wildlife habitat from the site.  
Although it has not been identified as being of high ecological or nature conservation 
value the Council’s Natural Environment was nevertheless concerned that the site 
would not achieve a net gain in biodiversity and advised that in this instance a 
biodiversity accounting exercise should also be undertaken, prior to determination of 
the application. This too has now been carried out and the report submitted.   

5.38. The survey information has identified that the buildings on site are not suitable as bat 
roosts, but the mature trees could provide roosting opportunities.  Since these are to 
be retained the scheme does not raise any issues with regard to impact on bat roosts.  
A single badger hole is located in the north east corner of the site, in an area which 
would not be disturbed by the development. However mitigation will be required as 
part of site clearance and construction process.  

5.39. The trees, hedges and scrub do provide potential nesting sites for breeding birds.  
Site clearance works will therefore need to take place outside the bird breeding 
season, or immediately after an ecologist has confirmed breeding birds are absent.   

5.40. The reptile survey found only one slow worm on the final visit to the site.  This 
indicates that whilst present the population is low and the site is relatively unimportant 
for the local reptile population.  The site has a low likelihood of Great Crested Newts 
being present. The updated survey recommends a two phase cutting regime of 
vegetation in areas suitable as reptile habitat to encourage reptiles to leave the 
development area.   

5.41. The Red Kite survey did not find any nests within the application site although one 
was observed on adjacent land to the south east.  That nest was active at the time of 
the first two survey visits but not the third. The ecological report recommends a check 
by an ecologist for the presence of nesting kites prior to commencement of 
development.   

5.42. The Ecological Mitigation and Management Plan January 2018 submitted in support 
of the application includes the biodiversity accounting exercise requested by the 
Natural Environment Officer.  This shows the retention of 0.17ha of woodland around 
the east and south boundaries of the site, and the creation of new habitat, including 
the gardens, a new pond in the rear garden of Plot 1, species rich hedge planting 
around and between the plots   The report also recommends erecting a post and rail 
fence to separate the woodland from the more formal gardens to reduce “trampling 
pressure” from residents and encourage woodland regeneration, and the provision of 
a “bio diversity information pack” to homeowners to explain the habitat creation, 
enhancement and additional biodiversity enhancement measures and options for 
maintenance and monitoring. 

5.43. The accounting exercise nevertheless showed a slight reduction in habitat 
biodiversity value.  To offset this additional measures are proposed, including the 
provision of 8 bat boxes on south facing elevations of the houses and 20 bird boxes 
in the mature trees, of varying types to provide nesting opportunities for different 
species.  Taking into account these additional measures the report concludes that the 
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development will have a neutral to slight positive overall biodiversity impact.   

5.44. Having reviewed all the submitted reports and information the Council’s Natural 
Environment Officer is satisfied that with suitable conditions in place to secure the 
protection, mitigation and enhancement measures proposed, the development would 
not result in a net loss of biodiversity or harm to protected species.   

Building sustainability 

CSDPD:  CS18 (Waste, natural resources and pollution) 
DSA: DM18 (Carbon reduction and water efficiency) 
Draft New Local Plan: DM39 (Optional technical standards for Building Regulation approval) 

5.45. Following the Adoption of the Delivery and Site Allocations Plan (July 2013) and in 
particular policy DM18 (Carbon Reduction and Water Efficiency) it would have 
previously been necessary to impose a condition to secure the required 15% 
reduction in carbon emissions as well as reducing future demand for water 
associated with the proposed dwelling.  However, this was be superseded in October 
2016 by ministerial policy to transfer the issue to Building Regulations. It is only 
considered necessary to condition water efficiency.  This can be achieved by 
imposing a condition to require the development to meet a standard of 110 litres / 
head / day. 

Infrastructure and Developer Contributions 

CSDPD: CS21 (Contribution of development to community infrastructure) 
DSA:  DM19 (Infrastructure and delivery) 
Draft New Local Plan: CP7 (Delivering the infrastructure to support growth) 

5.46. The development is a type of development where CIL would be chargeable.   

5.47. It is considered that there would not be other types of infrastructure, other than the 
provision of affordable housing, that will be put under unacceptable pressure by the 
development to justify financial contributions or the direct provision of infrastructure.  

5.48. The Planning Obligations SPD sets out the Local Planning Authority’s approach to 
when planning obligations are to be used in new developments.   

(a) Having regard to the statutory tests in the Community Infrastructure Levy 
regulations and the National Planning Policy Framework it is considered that a 
planning obligation is required to be secured within a section 106 agreement for 
Affordable housing. 

5.49. The applicant has confirmed that he is willing to enter into a legal agreement.  

Weighing and balancing of issues – overall assessment  

5.50. This section brings together the assessment that has so far been set out in order to 
weigh and balance relevant planning considerations in order to reach a conclusion on 
the application. 

5.51. In determining the planning application, section 38(6) of the Planning and 
Compulsory Purchase Act 2004 requires that proposals be determined in accordance 
with the development plan unless material considerations indicate otherwise. In 
addition, Section 143 of the Localism Act amends Section 70 of the Town and 
Country Planning Act relating to the determination of planning applications and states 
that in dealing with planning applications, the authority shall have regard to: 

a) Provision of the development plan insofar as they are material 
b) Any local finance considerations, so far as they are material to the application (in 

this case, CIL) 
c) Any other material considerations  

5.52. As set out above it is considered that the proposed development would accord with 
the development plan policies.   
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Recommendation:   
  
Minded to grant permission subject to completion of a Planning Obligation or 
other agreement 
 
 That the Head of Planning and Sustainability be given delegated authority to grant 

Conditional Permission provided that a Planning Obligation is made to secure Affordable 
housing, or to refuse planning permission if an Obligation cannot be secured  

  
It is anticipated that any permission would be subject to the following conditions: 
 
1 The development hereby permitted shall be begun before the expiration of three years from 

the date of this permission.  
 Reason: To comply with the requirements of Section 91 of the Town and Country Planning 

Act 1990 (As amended). 
 
2 The development hereby permitted shall be built in accordance with the details contained 

in the planning application hereby approved and plan numbers 16 KLB SL1, 16 KLB SP2 
Rev D, 16 KLB SP3 Rev A, 16 KLB E1 Rev A,  16 KLB E2 rev A, 16 KLB E3 Rev A, 16 
KLB E4 ev A, 16 KLB P1 Rev A, 16 KLB P2 Rev A, 16 KLB P3 Rev A16 KLB P4 Rev A 
and 15050/101 unless the Local Planning Authority otherwise first agrees in writing. 

 Reason: In the interest of proper planning and to ensure a satisfactory development of the 
site. 

  
3 Notwithstanding any indication of materials which may have been given in the application, 

a schedule and/or samples of the materials and finishes for the development shall be 
submitted to and approved in writing by the Local Planning Authority before any work to the 
external finish of the development takes place. Thereafter, the development shall not be 
carried out other than in accordance with the approved details.  

 Reason: To secure a satisfactory external appearance. 
 
4 Notwithstanding any indication of materials which may have been given in the application, 

a schedule and/or samples of all surfacing materials shall be submitted to and approved in 
writing by the Local Planning Authority before any work to the finished surfaces of the 
development takes place. Thereafter, the development shall not be carried out other than 
in accordance with the approved details.  

 Reason: To secure a satisfactory appearance. 
 
5 The finished floor and ground levels after the completion of the development shall accord 

with the approved details on drawing 16 KLB SP2 Rev D or shall accord with any 
alternative details that are submitted to and approved in writing by the Local Planning 
Authority. 

 Reason: To ensure that the proposal is constructed at an acceptable level with regards to 
the surrounding area. 

 
6 A revised Arboricultural Method Statement (AMS) including a Tree Protection Plan (TPP) in 

accordance with the British Standard 5837:2012 Trees in relation to demolition, design and 
construction - Recommendations, shall be submitted to and approved in writing by the 
Local Planning Authority before any development or other site clearance works take place. 

 The AMS shall include: 
a) Detailed plans showing location of the protective fencing including any additional 

ground protection whether temporary or permanent; 
b) Details as to the location of proposed and existing services and utilities including 

drainage, where these are close to Root Protection Areas (RPAs); 
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c) Details as to the method, specification and materials to be used for any "no dig" 
surfacing, and; (and the area within the development to which it applies). 

d) All phases and timing of the project in relation to arboricultural matters and details of 
supervision by a qualified arboriculturist. 

 Unless otherwise first agreed in writing by the Local Planning Authority, the development 
shall thereafter be carried out strictly in accordance with the AMS. 

 Reason: To ensure the satisfactory protection of retained trees in the interests of visual 
amenity.  A pre-start condition is necessary to ensure that protection measures are in place 
prior to the commencement of work on site. 

  
7 Prior to the commencement of any works on the site, a plan detailing the management of 

construction traffic (including vehicle type, frequency of visit, the internal loading / 
unloading area, routing strategy and parking of site operatives vehicles) shall be submitted 
to and approved in writing by the Local Planning Authority.  Thereafter, the development 
shall be carried out in accordance with the approved management plan. 

 Reason: This is a pre-commencement condition as development cannot be allowed to take 
place which in the opinion of the Highway Authority could cause danger, obstruction and 
inconvenience to users of the highway and of the development. 

 
8 No other part of the development shall take place until the access has been widened and 

the vision splays provided in accordance with the details shown on drawing no. 15050/101.  
 Reason: To ensure the provision of satisfactory access to the site in the interest of the 

safety and convenience of users of the highway and the access.  A pre-start condition is 
required to ensure that adequate access is provided during construction of the 
development.  

 
9 Notwithstanding the provisions of Part 2 of the Second Schedule to the Town and Country 

Planning General Permitted Development Order 2015 (or any Order revoking or re-
enacting that Order) no gates, fences, walls or other means of enclosure other than those 
shown on the approved plan shall be erected along the site frontage within 15 metres of 
the edge of the carriageway. 

 Reason: To enable vehicles to draw off clear of the highway for the safety and convenience 
of the highway users. 

 
10 No wall, fence, hedge or other means of enclosure shall be provided along the site frontage 

with Kiln Lane exceeding a height of 0.6 metres above the base of the graded bank to the 
east of the centreline of the site access for a distance of 30 metres.   

 Reason: To provide adequate intervisibility between the access and the existing public 
highway for the safety and convenience of users of the highway and of the access. 

 
11 No development other than site clearance shall take place until details of surface water 

drainage, including drainage of surface water from the access, have been submitted to and 
approved in writing by the local planning authority.  Before these details are submitted an 
assessment shall be carried out of the potential for disposing of surface water by means of 
a sustainable drainage system and the results of the assessment provided to the Local 
Planning Authority.  Where a sustainable drainage scheme is to be provided, the submitted 
details shall: 
a) provide information about the design storm period and intensity, the method employed 

to delay and control the surface water discharged from the site and the measures taken 
to prevent pollution of the receiving groundwater and/or surface waters;  

b) include a timetable for its implementation; and  
c) provide a management and maintenance plan for the lifetime of the development which 

shall include the arrangements for adoption by any public authority or statutory 
undertaker and any other arrangements to secure the operation of the scheme 
throughout its lifetime. 

 The dwellings hereby permitted shall not be occupied until the surface water drainage has 
been installed in accordance with the approved details.   
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 Reason: To ensure the provision of suitable surface water drainage and to ensure surface 
water does not drain onto the highway.  A pre-start condition is necessary as the drainage 
works may need to be installed underneath other parts of the development.   

 
12 Prior to the commencement of development, including site clearance, the existing vehicular 

access onto Grassy Lane shall be stopped up.  Thereafter, notwithstanding the provisions 
of the Town and Country Planning (General Permitted Development) (England) Order 2015 
(as amended) (or any Order revoking or re-enacting that Order), no new vehicular access 
onto Grassy Lane shall be created without the express planning permission of the Local 
Planning Authority. 

 Reason: To protect the character of the area and to ensure that construction traffic does 
not use Grassy Lane to access the site.  A pre-start condition is required to ensure that 
construction traffic does not attempt to access the site via Grassy Lane. 

 
13 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development)(England) Order 2015 (as amended) (or any Order revoking and re-enacting 
that Order), no development falling within Classes A, B, E and F of Part 1 and Classes A 
and B of Part 2 of Schedule 2 shall be carried out without the prior, express planning 
permission of the Local Planning Authority.  

 Reason: In order that the Local Planning Authority can properly consider the effect of any 
future proposals on the character and amenity of the locality and the ecology and 
biodiversity of the site. 

 
14 Notwithstanding any other details shown on the plans hereby approved, the window(s) and 

any other glazing to be inserted in the flank elevation of the garage on plot 1, the side 
facing window to bedroom two and the rooflights to the games room both in the left flank 
elevation of plot 2, the side facing dormer and the rooflights in the first and second floor 
right flank elevation of plot 3 and the utility and en-suite window in the right flank elevation 
of plot 4 shall, up to a minimum height of 1.7 metres above finished floor level, be fixed 
shut (without any opening mechanism) and glazed in obscure glass. The window(s) shall 
thereafter be retained as such. 

 Reason: In the interests of the amenity of neighbouring properties. 
 
15 No part of the development shall be occupied before a fully detailed landscaping scheme 

for the site has been submitted to and approved in writing by the Local Planning Authority. 
 The scheme shall include the retention of important trees and shrubs, incorporate the 

recommendations in the Applied Ecology Ltd Ecological Mitigation and Management Plan 
January 2018 and Ecological Appraisal July 2017 and the provision for; 
* screen planting to protect visual amenities of neighbouring properties; 
* screen planting to soften the appearance of the proposed development in public views; 

in particular views from Kiln Lane 
* native planting to reflect the semi-rural context of the application site; 
* structural planting of a scale and size relative to the development to soften the 

appearance of the development and to provide a high quality environment 
* structural planting to help define different areas of outdoor space, in particular to 

differentiate between public and private space 
 The development shall be implemented in accordance with the approved details unless 

otherwise first agreed in writing by the Local Planning Authority. 
 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
 
16 All planting, seeding or turfing comprised in the approved details of landscaping shall be 

carried out in the first planting and seeding season following the occupation of the buildings 
or the completion of the development, whichever is the sooner. Any trees, plants or areas 
of turfing or seeding which, within a period of 3 years from the completion of the 
development, die are removed or become seriously damaged or diseased, shall be 
replaced in the next planting season with others of similar size and species, unless the 
Local Planning Authority first gives written consent to any variation.  
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 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
 
17 A scheme for the mitigation of the impact of the development on ecology shall be submitted 

to and approved in writing by the Local Planning Authority prior to the commencement of 
any development on the site.  The scheme shall be based on the recommendations at 
paragraphs 4.15 and 4.16 on pages 22 and 23 of the Applied Ecology Ltd Preliminary 
Ecological Appraisal dated July 2017 and include the following measures: 
* Any works to vegetation that might be used by breeding birds must be carried out 

outside the bird breeding season, i.e. outside March - September inclusive, unless first 
checked by a suitably qualified ecologist who has confirmed that breeding birds are 
absent. 

* a check by a suitably qualified ecologist for the presence of nesting Red Kites 
* vegetation in areas suitable as reptile habitat to be subject to a two phase cutting 

regime 
* the retention and protection of the outlier badger sett 
o *any temporary or permanent fencing to be installed on the site to be raised slightly off 

the ground (by 200mm) to allow unrestricted access for badgers through the site; 
* any deep excavations that are to be left open overnight to include a means of escape 

for any animals that may fall in; 
* where possible works to be limited to the hours from dawn to one hour before sunset; 
* where possible avoid the creation of large stock piles of earth which may prove 

attractive to badgers to excavate new sets; 
o *no pipework should remain open with an exposed ends capped-off at the end of the 

working day to prevent any animals entering pipework; 
* any new lighting to be designed to minimise light spillage with a preference for low 

bollard mounted lights and to be outside the woodland areas. 
* briefing of all site operatives / construction workers. 

 Thereafter the development shall not be carried out in accordance with the approved 
details. 

 Reason: To comply with the requirements of the Conservation (Natural Habitats &c) 
Regulations 2010, Schedules 1, 5 and 8 of the Wildlife & Countryside Act 1981 (as 
amended), and the Protection of Badgers Act 1992. 

 
18 The development, hereby permitted shall be designed and constructed to meet a water 

efficiency standard of 110 litres per head per day. 
 Reason: In the interests of water efficiency as required by Policy CS18 of the Adopted 

Core Strategy and Policy DM 18 of the Adopted Delivery and Site Allocations Plan (July 
2013). 

 
19 Prior to the commencement of development details of the proposed foul drainage scheme 

shall be submitted to and approved in writing by the Local Planning Authority.  Details shall 
follow the hierarchy of package treatment plant, septic tank, cess pit as set out in the 
Planning Practice Guidance. The foul drainage shall be installed prior to the occupation of 
the development in accordance with the approved details. 

 Reason: To ensure the provision of foul drainage in the interest of the amenities of the 
future occupier, and environmental protection. A pre-start condition is required as it 
involves the installation of drainage below ground which may need to be carried out prior to 
other parts of the development. 

 
20 Prior to the occupation of the dwellings hereby permitted a 1.2 metre high post and rail 

fence shall be erected in the position shown on Figure 2.2 of the Applied Ecology Ltd 
Ecological Mitigation and Management Plan January 2018, separating the formal garden 
and woodland areas.  The fence shall thereafter be retained as such. 

 Reason: To protect existing habitat of ecological and biodiversity value. 
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21 Prior to the commencement of site clearance works the details of the design and location of 
the 8 bat boxes and 20 bird nesting boxes and details of the proposed pond on plot 1 
referred to in the Applied Ecology Ltd Ecological Mitigation and Management Plan January 
2018 shall be submitted to and approved in writing by the Local Planning Authority.  The 
nesting boxes shall be installed prior to the commencement of site clearance works and the 
bat boxes prior to the occupation of the dwellings, and shall thereafter be retained as such. 

 Reason: To ensure the provision of measures to improve the biodiversity of the site. 
 
INFORMATIVE(S) 
 
 1 In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council (WDC) 

take a positive and proactive approach to development proposals focused on solutions.  
WDC work with the applicants/agents in a  positive and proactive manner by: 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer Charter 
In this instance  

 the applicant/agent was updated of any issues after the initial site visit, 

 was provided with pre-application advice, 

 The applicant was provided the opportunity to submit amendments to the 
scheme/address issues. 

 The application was referred to the Local Councillors prior to determination. 
 

 2 You are advised that the development lies within 250 metres of a known landfill site and 
you may wish to satisfy yourself that the details of the construction of the proposals take 
the necessary account of the possibility of landfill gas from that source.  If your proposal 
requires Building Regulation Consent this issue will be dealt with by the Building Control 
Division when a formal submission is made. However, this may require you to engage the 
services of a consultant with expertise in these matters. 

 
 3 It is contrary to section 163 of the Highways Act 1980 for surface water from private 

development to drain onto the highway or discharge into the highway drainage system. The 
development shall therefore be so designed and constructed that surface water from the 
development shall not be permitted to drain onto the highway or into the highway drainage 
system. 

 
 4 No vehicles associated with the building operations on the development site shall be 

parked on the public highway so as to cause an obstruction.  Any such wilful obstruction is 
an offence under S137 of the Highways Act 1980. 

 
 5 It is an offence under S151 of the Highways Act 1980 for vehicles leaving the development 

site to carry mud onto the public highway.  Facilities should therefore be provided and used 
on the development site for cleaning the wheels of vehicles before they leave the site. 
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16/07347/FUL      
 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments  

 
Councillor Mike Appleyard  
Comments: The residents and I are prepared to relax our objection to the development here, but 
only if Grassy Lane is safeguarded from vehicle access in perpetuity.  This is an important route 
that has already been hacked away by developers so far.  We could not accept further 
development on an ancient bridleway.  Without this restriction we will always resist development 
that ruins a well-liked feature of this area.  Perhaps you would give this some thought and confirm 
WDC agreement to this condition.  I hope that this concession will help regularise relationships with 
the Council regarding development in the area.   
 
Councillor Tony Lee   
Comments: I wish to object to this planning application on the grounds that it is an over 
development of a site which has experienced sustained development over a relatively short period. 
It is also in a semi-rural area which is seen across the valley and is changing the character of this 
particular part of Hedsor. If the officers are minded to grant planning permission, I would like this 
brought to the Planning Committee. 
 
Amended plans:  I have viewed the amended plans and am still of the opinion that this still appears 
to be an over development of this site. In the circumstances, I would still like this application to be 
bought to the Planning Committee for consideration. 
 
 
Parish/Town Council Comments/Internal and External Consultees 

Wooburn and Bourne End Parish Council 
Comments: Strongly object on the grounds of overdevelopment on an inappropriate site with 
limited and hazardous access. We fully support the representations and the comments of the 
Environmental Officer. 
 
Amended plans: Comments are the same as previously logged: Strongly object on the grounds of 
overdevelopment on an inappropriate site with limited and hazardous access. We fully support the 
representations and the comments of the Environmental Officer. 
  
Arboricultural Officer 
Comments: Plots 2 and 3 are the closed to the trees along the Eastern boundary however they 
appear to be just outside the root protection area (RPA). Changes in the levels are apparent 
however these are also just outside the RPA.   The crown canopies extend beyond the RPA so 
some pressure for trimming back may be a future issue. Currently these trees are not protected but 
are on land owned by WDC and managed by thee Parish Council.  Preference for more trees 
planting along the Kiln Lane boundary. Possible condition that any tree works within the first five 
years is subject a condition seeking consent from WDC/WBEPC 
  
Ecological Officer 
Comments: The only ecological report submitted in this instance is for the small proportion of the 
site covered by the bungalow. The rest of the site has not been assessed in this instance, it was 
not assessed in 2013 (13/05046/FUL) and so the last ecological survey information provided for 
the greater part of the site was with the application in 2009 which included both a Phase 1 survey 
and a subsequent reptile survey. The surveys recognised the general ecological value of the site 
but no Protected Species were found at the time of survey. Ecological survey information is 
deemed sufficiently up to date if it not more than 1 -2 years old (depending on site and species). 
Considering that previous surveys were carried out in 2009 updated ecological survey information 
is required.  There is a requirement for permissions to not result in a net loss in biodiversity, 
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considering the extent of the current proposals it is considered to be difficult to show that this won't 
occur. Certainly it will be a requirement for this to be proved and the starting point is new ecological 
surveys, including reptile surveys and use of the site by bats.  Given the time of year, it is unlikely 
that surveys undertaken now will result in a sufficiently accurate record of ecological value of the 
site. 
 
Further Comments:  Despite reptiles not being found during previous surveys, it still remains the 
case that the habitat is suitable and a resurvey is necessary to ascertain presence/absence and 
numbers if present. This can only be undertaken during suitable conditions within between April 
and September. A Red Kite and breeding bird survey is also necessary as a lot of habitat used by 
them would be destroyed.  The extent of habitat to be destroyed is quite significant and there are 
very limited opportunities to provide ecological enhancements. Therefore I am concerned that this 
site would not achieve a net gain in biodiversity as required by the NPPF. I therefore think that it 
would be appropriate to require a biodiversity accounting exercise to be undertaken (I suggest the 
use of the Environment Bank's metric), to address this concern. An ecological mitigation and 
management plan will then be necessary. This all needs to be done prior to a decision. 
 
Comments on additional survey information: The latest ecology report by Applied Ecology includes 
the reports of recent updated survey reports which I said were required in my previous comments. 
A single record of a slow worm has now been found on the site, this is not considered to raise a 
serious problem to development of the site as mitigation measures can manage this. Red Kites are 
not nesting on site (although they did try and fail to nest in the vicinity), mitigation measures can 
ensure that harm is avoided.  Breeding birds do use the site but the destruction of their habitat can 
be timed so as to not cause an offence.  Badgers and bats are also a consideration but they can 
also be dealt with through mitigation measures.  The report fails to address the requirement for a 
biodiversity accounting exercise to be undertaken and so although it is known that the 
development of the site will result in the loss of habitat, this has not been quantified and nor have 
the ecological enhancement measures suggested.  It is necessary for a biodiversity accounting 
exercise to be undertaken and for enhancement measures to be designed to address the loss 
created through quantified enhancement to ensure that there is a biodiversity net gain. It is 
possible that enhancements could require to alterations to the proposals and so it is necessary for 
this to be dealt with prior to a decision. 
 
Final Comments: The AEL Ecological Mitigation and Management Plan includes calculations which 
quantify the value of the habitats on site and the net situation after construction. There will be a net 
loss in biodiversity with regards to the calculations of 1.07 credits even after the proposed 
enhancements are included. A loss of this extent would often be dealt with through offsetting on to 
another site, however the costs of such an approach could be substantial and until local system 
has been put in place for Bucks, it is acceptable to find other ways to deal with this situation.  In 
this instance the proposal is to include bird and bat boxes (which are not included in the metric) in 
to the scheme to help compensate for the loss. This approach is considered appropriate 
considering the circumstances.  It will be necessary for further details to be supplied, however it is 
acceptable for this to be dealt with by condition. The following further information is necessary:  
Details of where all the mitigation (e.g. hedgehog holes in fences) compensation (e.g. new habitat 
creation) and enhancement (e.g. bird and bat boxes) measures will be located and specification for 
them including plans and illustration to make it clear.  Details for how retained habitat will be 
protected through the development (e.g. simple construction environmental management 
plan).Details for how ecological features will be managed, maintained and monitored in the long 
term and how this will be funded. 
  
Control of Pollution Environmental Health 
Comments: As the applicant has not specified the method of foul sewerage disposal, development 
cannot commence unless further details are submitted, as required by national guidance ' 
'Planning Practice Guidance - water supply, wastewater and water quality' requires that, should a 
connection to the mains sewer not be practical, then a strict hierarchy of non-mains foul drainage 
methods must be followed, in order of preference - package treatment plant, septic tank, and cess 
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pit.  Also the applicant's attention is drawn to the fact that the application site is adjacent to a 
closed landfill site ' see informative below.   
 
No objection subject to the following condition and informative:  Condition ' Non-Mains Foul 
Drainage.  No foul drainage scheme shall be installed unless it is in accordance with Planning 
Practice Guidance - water supply, wastewater and water quality. Details of the scheme shall be 
submitted to and approved in writing by the Local Planning Authority. Such details must follow the 
hierarchy of package treatment plant, septic tank, cess pit as set out in the Practice Guidance. 
Reason ' in the interests of residential amenity & environmental protection. 
 
Informative - Proximity to Landfill Sites You are advised that the development lies within 250 
metres of a known landfill site and you may wish to satisfy yourself that the details of the 
construction of the proposals take the necessary account of the possibility of landfill gas from that 
source. If your proposal requires Building Regulation Consent this issue will be dealt with by the 
Building Control Division when a formal submission is made. However, this may require you to 
engage the services of a consultant with expertise in these matters.   
  
County Highway Authority 
Comments: It is noted that the visibility splays for the development are at the extent of acceptability 
due to the profiling between the edge of the Kiln Lane carriageway and the site.  Nonetheless, 
even when taking into account both horizontal and vertical alignment of the highway in this 
location, the splays are achievable. 
 
I also recognise that the speed surveys undertaken in order to establish the existing 85%ile speeds 
on Kiln Lane took place during the school summer holidays.  However, I am confident that the 
nature and alignment of this road is the significantly prominent factor in determining these speeds 
rather than term-time flows.  Therefore, I do not consider that the aforementioned time period 
would have a material impact in terms of the production of reliable data. 
 
Whilst the submitted Highways Statement and proposed plans indicate that refuse collection will 
take place in the form of kerbside collection, the bin store location for the development is located 
further than resident haul distances as recommended within the Approved Document to Part H of 
the Building Regulations (2000).  That said, the development also features a Type B turning head, 
which would allow refuse and delivery vehicles to both access and egress the site in a forward 
gear. 
 
Ergo, in consideration of the achievable visibility splays, proposed width improvements to the 
existing access point, internal manoeuvrability, parking provision and closure of Formoso access 
on Grassy Lane, I do not have any objections to this application with regard to highway issues 
subject to the following conditions:  
 
Details of surface water drainage from the access road to be agreed; removing permitted 
development rights for gates; restricting means of enclosure along Kiln Lane; construction traffic  
management plan to be agreed.  
  

Representations  

One comments have been received supporting the proposal:  

 No objection as an immediate neighbour of the site. 

 A balanced design with individual houses in individual plots. 

 Welcome the closure of access onto Grassy Lane. 

 Disagree with the Parish Council that the access is hazardous. Have used the access for 10 
years without feeling it is dangerous.  We have never had an accident and do not know of 
any at the entrance.  

 
Three Neutral Comments – not objecting or supporting but making observations, one of which on 
behalf of HHWRG: 
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 This amounts to two additional houses to the approved and existing properties. 

 Welcome the closure of access onto Grassy Lane. 

 Concerned that the house designs are very similar which would conflict with Policy C16. 

 There should be no alterations to the banks and hedges of Kiln Lane permitted in any 
approval, both during and after construction. 

 A comprehensive transport management plan is needed to protect the character of Kiln Lane 
and users of the busy narrow lane during construction. 

 Reinstatement of the hedges and trees previously removed along Kiln Lane should be 
required. 

 The gate between plot 3 and Grassy Lane should be removed. 

 There should be no access permitted at any time for construction traffic via Grassy Lane, 
including workers vehicles, and parking. 

 Future development rights should be removed, particularly for plot 3.  

 There is a weight restriction at Cores End roundabout so all heave construction vehicles 
should approach from the top of Kiln Lane. 
  

One objection making the following comments: 
 

 Object to more development in Hedsor. 

 Permission has recently been granted in the vicinity for the Millgate development so there 
may be two sets of construction traffic at the same time. 

 The roads are in an unsuitable condition to carry heavily laden lorries due to poor surfaces 
and extremely narrow widths.   

 Concern over highway safety from additional construction and residential traffic.   

 There have been no improvements to services to the existing houses from the developments 
so far.  Concerned about the impact on water pressure.   
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Contact: Ray Martin 
 

DDI No. 01494 421524 

App No : 16/08327/FUL App Type: Full Application 
 

Application for : Erection of new sports pavilion with fire escape to east elevation, access 
ramps to south elevation, creation of terracing to west side; erection of 
detached storage building; and creation of 28 additional parking spaces 
 

At Marlow Sports Club, Lower Pound Lane, Marlow, Buckinghamshire, SL7 
2AE. 
 

Date Received : 
 
Target date for 
Decision 

05/01/17 
 
02/03/17 

Applicant : Trustees of Marlow Sports Club  

 

1. Summary 

1.1. This application involves the demolition of the existing pavilions, together with ancillary 
structures currently on site, removal of containers and the erection of a new sports 
pavilion.  The proposed building has a fire escape to east elevation, access ramps to its 
south elevation, and includes the creation of terracing to west side, the erection of a 
detached storage building and the creation of 28 additional parking spaces. 

1.2. The improved facility will encourage access to and participation in sports and recreation 
and as such will make an important contribution to the health and well-being of the local 
community. This is given considerable positive weight.  

1.3. In ecological terms no protected or priority species will be harmed and the green roof 
proposed will make a small positive contribution through the provision of a wildlife 
habitat. 

1.4. It is acknowledged that the development would result in an increase in the built-up 
appearance of the site, but the scale of buildings is considered to be appropriate and 
proportionate to the use and size of the site and would not erode the overall openness of 
the Green Belt. 

1.5. The design and materials are not reflective of those which predominate in the adjoining 
Conservation Area, but they are considered acceptable for the context of this site and the 
proposal provides the added benefit of removing existing unsightly buildings/structures. 

1.6. It is possible that the first floor accommodation could be hired out for external events, or 
used frequently for “in-house” evening functions, which could lead to increased general 
noise and disturbance being experienced by neighbours when attendees leave the 
building and cars manoeuvre out of spaces and leave at the end of the night.  As this can 
be mitigated by an hours of use condition it is considered that this potential harm should 
be afforded limited negative weight. 

1.7. Having regard to the NPPF planning permission should be granted unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the benefits when 
assessed against the policies in the NPPF as a whole.  That would not be the case here 
and so it is recommended that conditional planning permission ought to be granted. 

2. The Application 

2.1. This application is for the replacement of the existing two storey clubhouse, cricket 
pavilion and other assorted outbuildings and containers on site with a new pavilion, and a 
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detached storage building for grounds maintenance equipment. 

2.2. Marlow Sports Club is a thriving community facility close to the heart of the town and 
accessed from, and to the south of, Pound Lane. There is residential development to the 
north and west. To the east are the Court Garden Leisure Complex and cricket ground 
and to the south open land with significant areas of trees, with the River Thames beyond. 

2.3. The site is generally flat and extends to some 3.8ha, the vast majority of which 
comprises open sports areas. There are hard surfaced parking areas just inside the main 
entrance and to the west of the clubhouse which provide 49 spaces. 

2.4. There is another area to the south of the clubhouse which is shown on the submitted 
plans to provide an additional 46 spaces, however these are sign-posted overflow 
parking and are just grassed areas with a meshed central access.  A secondary access 
exists off Lower Pound Lane to the east but this merely allows access to the site and 
there is no internal route leading to any other part of it. 

2.5. The proposed parking will be supplemented through the addition of 28 additional spaces 
to be provided along the edge of the access drive with the cricket pitch, and by extending 
the provision to the south of the pavilion after the removal of existing sheds/containers. 

2.6. The buildings to be demolished are sited towards the centre of the site and comprise a 
mainly two storey building constructed of brickwork and tiling to which is attached an 
earlier, single storey more traditional style pavilion. Adjacent to the east are a good 
number of sheds and prefabricated buildings apparently used for storage and lavatory 
facilities. To the south of the main building are two large metal storage containers.  

2.7. The main building is some 8.3m high to its ridge with the subsidiary part of the building 
being about 5m high. Its footprint is about 316sqm.  If one includes that of the containers, 
etc. the total footprint is some 457sqm, with the overall floor space provided by all 
structures to be demolished totalling about 633sqm. 

2.8. The single storey building is used by a playschool during weekdays whilst a 
physiotherapy business operates within part of the two storey building. To the north of 
the latter are a large cricket/football field with floodlit tennis courts beyond. To the 
southwest is a floodlit and fenced multi-use games area with an all-weather surface. The 
site is generally flat and whilst there are quite a number of mature trees along the 
eastern and northern site boundaries, the site and main buildings are visible from the 
adjacent roads with mature trees along much of its boundaries. 

2.9. It is proposed to demolish all the buildings in the central complex, remove all the sheds, 
and containers and erect a part two, part three storey clubhouse building with a footprint 
of 447sqm.  This provides a floor space over two floors of 894sqm and it would be some 
9.1m high.  The proposal also includes an inset second floor reaching a maximum height 
of about 10.3m and providing further storage space of about 140 sqm. 

2.10. The majority of the ground floor comprises changing rooms, showers, lavatories, 
circulation space, etc. with the remainder containing a reception/office, physio room, 
cellar/storage and a café with a terrace outside. At first floor the majority of the area is 
shown to be a large flexible space which would be suitable for club meetings/functions 
etc. The remainder would be devoted to a kitchen, bar and bar service area. The top 
floor is shown to be for storage and plant.  There is a green roof proposed where it does 
not extend out over the full area of the floors below. 

2.11. The building would have the appearance of a lightweight, box-like structure with its 
external facades comprising PVC panelling of varying degrees of transparency and 
glazing. Also proposed are an external terrace and access ramps along the south 
elevation of the building.  
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2.12. The application is accompanied by: 

a) Design and Access Statement, 
b) Planning Statement, 
c) Flood Risk Assessment (together with subsequent amendments), 
d) Statement of Community Involvement. 

2.13. The plans under consideration are; 

a) 1:50 Section; 1482/07 (Nov 2016), 
b) Outline elevations (existing); 2810 (July 2016), 
c) Proposed and existing footprint; 1482/09 Rev. B (Aug 2017), 
d) Proposed Storage Elevations & Plan; 1482/10 (April 2017), 
e) Proposed Block Plan: 1482/08 Rev A (Nov 2016), 
f) Proposed Elevations: 1482/04 Rev A (Jan 2017), 
g) 1:500 Existing topography and parking; 1482/01 (Nov 2016), 
h) Proposed Plans; 1482/03 Rev A (Jan 2017), and, 
i) Proposed parking; 1482/ 02 Rev B (Jan 2017). 

2.14. The Design and Access statement advises that the scheme was presented to the 
Chamber of Commerce in July and that many district and town councillors have also 
been consulted, as well as members of the club itself. The Council has also widely 
consulted on the planning application and the responses are summarised in Appendix A 
of this report and are available in full on our web site. 

2.15. During the course of the application, following discussion with the nearest neighbour, 
unsolicited amended plans were received which show the upper fixed glazed element of 
the southern elevation to comprise opaque glass. Following the initial comments of the 
Environment Agency an addendum to the Flood Risk Assessment was also received. 

2.16. A report to the Planning Committee was first prepared in March 2017, but this was 
withdrawn by Officers prior to the meeting.  This was because not all the issues, and 
particularly flooding, had been satisfactorily addressed.  Leading up to the meeting the 
Environment Agency had advised that they had no objections to the proposal, but 
following further representations they raised an objection, based on the details available 
at that time.  Furthermore it was apparent that no provision had been made within the 
redevelopment plans for the storage of grounds maintenance equipment. 

2.17. In the time that has followed the applicant has been in discussions with the Environment 
Agency and the Strategic Flood Management Team at Bucks County Council.  Following 
extensive additional research and the submission of amendments to their Flood Risk 
Assessment (FRA) the objections were finally withdrawn by the latter in March 2018 and 
accordingly the application is now again ready to proceed to determination. 

2.18. In the meantime the applicant also submitted amended plans showing the addition of a 
low level storage building to be located towards the eastern corner of the site, for the 
storage of grounds maintenance equipment.  This would be a low profile translucent 
building of about 50sqm in area with a green roof. 

2.19. The Wycombe District Local Plan (Regulation 19) Publication Version has been 
submitted unamend to the Planning Inspectorate for consideration and it is therefore 
likely to be the subject to formal examination later in the year. The weight to be given to 
individual policies will be assessed in accordance with paragraph 216 of the NPPF. 

2.20. Weight is of course a matter for the decision maker, but paragraph 26 of the NPPF says: 

From the day of publication, decision-takers may also give weight to relevant policies in 
emerging plans according to: 

 the stage of preparation of the emerging plan (the more advanced the preparation, 
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the greater the weight that may be given);  

 the extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given); and  

 the degree of consistency of the relevant policies in the emerging plan to the 
policies in this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given). 

3. Working with the applicant/agent 

3.1. In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council 
(WDC) take a positive and proactive approach to development proposals focused on 
solutions.  WDC work with the applicants/agents in a positive and proactive manner by: 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer 
Charter. 

3.2. In this instance the applicant/agent was updated of any issues after the initial site visit, 
and then of the further issues that arose as a result of representations received in the 
lead up to the first scheduled Planning Committee where the application was due to be 
considered in April 2017. The applicant was provided the opportunity to submit 
amendments to the scheme/ address issues. 

4. Relevant Planning History 

4.1. There have been many planning applications for various developments over the years: 
such as tennis courts, cricket scoreboard, fencing, floodlights, practice wall, an artificial 
multi use hockey/football pitch and additional car parking provision. 

4.2. The traditional cricket pavilion dates back to the 1950’s (M/32/50) and this was “linked” to 
the two storey modern building in the late 1970’s (W7297/78). 

5. Issues and Policy considerations 

Principle and Location of Development 

ALP: GB2 (Development in the Green Belt), RT5 (Recreational Uses in the Countryside) 
CSDPD:  CS1 (Overarching principles - sustainable development), CS9 (Green Belt), CS15 
(Community facilities and built sports facilities)  
DSA: DM1 (Presumption in favour of sustainable development) 
New Local Plan: CP1 (Sustainable Development), CP8 (Protecting the Green Belt) CP9 (Sense 
of Place), CP11 (Historic Environment) DM20 (Matters to be determined in accordance with the 
NPPF), DM29 (Community Facilities), DM31 (Development Affecting the Historic Environment), 
DM35 (Placemaking and Design Quality) 

5.1 Both national and local policies strongly encourage access to and participation in sports 
and recreation, as these can make an important contribution to the health and well-being 
of communities. The site is in a sustainable location and the provision and retention of 
community facilities and built sport facilities receives general support in policy CS15.  

5.2 The application site is located in the Green Belt.  The application proposal is for a sports 
pavilion in association with outdoor recreation and as such this can be acceptable in 
principle. 

5.3 The second issue of principle relates to the site’s location in the countryside. It sits just 
outside the boundary of Marlow Town Centre on the Local Plan Proposals Map. Policy 
RT5(1) of the Adopted Local Plan states that recreational development in the countryside 
will be acceptable in principle provided that the rural character, quality and amenity of the 
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particular area is respected and that the recreational activities, by their nature, extent, 
intensity, frequency or timing have regard to a number of considerations.  

5.4 These are: noise, traffic impact, lighting, impact of any land-forming activities, ease of 
access by all forms of movement and the extent and visual impact of the siting and layout 
of parking. These issues are examined in detail in subsequent sections of this report but 
a limited assessment is included below. 

5.5 The site does not really have a rural appearance but rather that of an extensive area of 
sports pitches and floodlit courts, with supporting infrastructure, on the edge of the urban 
area. It is considered that the replacement building and the additional parking spaces 
respect the existing character of the area.  

5.6 The nature, extent, intensity, frequency or timing of the activities comprising the 
recreational use of the sports facilities at the site would not change as a result of this 
proposal. The new building could be used more intensively/extensively but a condition 
could be attached setting out the permissible hours of its use. In the context of the scale 
of the existing membership and car parking it is not considered the additional car parking 
spaces would have any significant implications.  

5.7 There is no additional external lighting proposed and the installation of such could be 
controlled by condition. Due to its design the proposed building would be unlikely to 
cause any greater light spillage than the existing when it is occupied.  Considering its 
function, and the fact that there are floodlit sports areas at the front and rear of the site, 
this is considered acceptable. 

5.8 No land-forming works are proposed and nor are any changes to the access to the site, 
whilst access to the new building itself would be significantly improved.  The location of 
the additional car parking spaces along the access road or at either end of an existing car 
parking area would have minimal additional visual impact. 

5.9 Policy RT5(2) requires that any new building is locally unobtrusive and serves to maintain 
the open character of the rural surroundings as regards overall extent, appearance and 
use of facing and roofing materials.  

5.10 The character of the existing surroundings has been examined above. The location of the 
existing and proposed buildings is set well back from Pound Lane but the new building 
would be more prominent in long views from this road by reason of its greater height and 
bulk and the materials proposed. Nonetheless it is considered that its position means it 
can set its own context without causing any undue harm to the character and appearance 
of the area in general.  

5.11 The additional bulk of the proposed building over the existing is considered to have a 
slight additional impact on the open character of the rural surroundings.  Therefore while 
not strictly “unobtrusive” this is considered to have neutral weight in the planning balance. 

5.12 It is concluded that the proposed development is acceptable in principle. 

Green Belt 

ALP: GB2 (Development in the Green Belt) 
CSDPD:  CS9 (Green Belt)   
New Local Plan: CP8 (Protecting the Green Belt), DM42 (Managing Development in the Green 
Belt) 

5.13 The first issue is whether the proposed development represents inappropriate 
development in the Green Belt, and, if so, whether there are any very special 
circumstances that clearly outweigh the harm caused by inappropriateness, and any 
other harm. 
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5.14 Paragraph 89 of the NPPF sets out development that is not inappropriate in the Green 
Belt, and this includes appropriate facilities for outdoor sport, outdoor recreation and for 
cemeteries, as long as they preserve the openness of the Green Belt and do not conflict 
with the purposes of including land within it.  The NPPF test of the facilities being 
“appropriate” for the sporting/recreational use takes precedence over the Local Plan 
requirement in policy GB2 that they be “essential”.  

5.15 Marlow Sports Club is a well-established and flourishing community organisation that 
provides sporting and recreational facilities for over 2000 members in a sustainable 
location. The proposal involves the replacement of an existing building on much the 
same footprint and for the same use.  

5.16 The facilities shown are considered appropriate in terms of their uses and ancillary to the 
recreation and sporting activities taking place on the site.  In assessing “openness”, floor 
space, volume and height all play a part. 

5.17 It is acknowledged that the footprint of the main building would increase from 316sqm to 
447sqm, but this is mitigated by the removal of the other structures on the site.  However, 
the storage building proposed adds a further 50sqm.  

5.18 The overall floor space on site increases from 633sqm to 944sqm; by some 49%.  The 
increase in floor area is larger (over 1000sqm) however if the second floor “storage 
space” is included. The storage space is located within an inset second floor akin to a loft 
space on a pitched roof building. 

5.19 The maximum height is also increased from some 8.3m to 9.1m, increasing to 10.3m for 
the inset upper storage floor, and the scale and bulk of the building would be materially 
greater above ground floor level.  However it is not considered that the new building 
would materially harm the openness of the part of the Green Belt in which it sits.  

5.20 The development would result in the removal of all the sheds, containers, etc, which are 
sited to the east and south of the existing buildings. The former in particular present a 
visually unattractive and scruffy vista when viewed in the foreground from Lower Pound 
Lane.  

5.21 Furthermore the proposal would consolidate built development more on the site of the 
main buildings which is also desirable in Green Belt terms.  The additional size of 
buildings created is considered proportionate to the existing development on site and is 
also considered appropriate in serving a recreational site of nearly 4 hectares in extent. 

5.22 The development is therefore considered to be acceptable in relation to Green Belt 
policy.  

Raising the quality of place making and design, and Conservation Area Impact 

ALP: G3 (General design policy), G7 (Development in relation to topography), G8 (Detailed 
Design Guidance and Local Amenity), G10 (Landscaping), G11 (Trees), G26 (Designing for 
safer communities), HE6 (Conservation Areas) 
CSDPD:  CS17 (Environmental assets) CS19 (Raising the quality of place shaping and design)  
DSA: DM11 (Green networks and infrastructure),  
 New Local Plan: CP9 (Sense of place), CP11 (Historic Environment), DM31 (Development 
Affecting the Historic Environment), DM35 (Placemaking and Design Quality) 

5.23 The existing building is sited fairly centrally on the site with the cricket pitch and tennis 
courts to the north and the floodlit all-weather pitch to the southwest. The siting of the 
replacement building in the same location, remote from the residential development to 
the west is considered logical and acceptable. 

5.24 The provision of a limited number of additional parking spaces on an area to the south of 
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the building partly occupied by containers would have little additional visual impact. The 
additional parking spaces off the access road would similarly have little additional visual 
impact. 

5.25 The application site is outside, but abuts the Marlow Conservation Area along its Lower 
Pound Lane boundary. The existing buildings are not prominent in views from the 
Conservation Area, apart from on Lower Pound Lane and near its junction with Pound 
Lane, due to their location within the site and the existence of intervening boundary 
screening. 

5.26 At present the complex comprises the attractive single storey traditional pavilion tacked 
onto, and visually dominated by, the more recent two storey building which has little 
architectural merit.  From further down Lower Pound Lane the view is of a rag-tag 
collection of sheds and prefabricated buildings that obscure the view of the pavilion, the 
only building of any merit. 

5.27 The Conservation Officer has noted that the design seems out of scale, the proposal 
makes no attempt to evoke cricket pavilion architecture, and it proposes a highly 
unsympathetic palette of materials wholly alien to the character of the adjacent 
Conservation Area. It is therefore considered a missed opportunity for a significant 
location adjoining the Conservation Area. 

5.28 That said it is the impact of the proposal on the heritage asset (the Conservation Area) 
that must be considered, as discussed in in Historic England’s Good Practice Advice in 
Planning Note No. 3 (2nd Edition) The setting of Heritage Assets, dated Dec 2017.  This 
notes that the contribution of setting to the significance of a heritage asset is generally 
expressed by reference to views. 

5.29 The views from the Conservation Area would be enhanced through the removal of the 
unattractive buildings at the site.  Moreover, given the size of the site and the position of 
the new modern building well into the site, even given its scale, it would only be visible in 
limited views from Lower Pound Lane due to the existing mature vegetation. 

5.30 In terms of its impact on its surroundings, and the setting of the Conservation Area, the 
scale, design and appearance of the building is considered to have a “neutral weight” in 
the planning balance. 

Landscape Issues 

ALP:  L2 (Areas of Attractive Landscape and Local Landscape Areas)   
CSDPD:  CS17 (Environmental assets) 
DSA: DM11 (Green networks and infrastructure) 
New Local Plan: CP9 (Sense of place), CP10 (Green Infrastructure and the Natural 
Environment), DM32 Landscape Character and Settlement Patterns) 

5.31 The site forms the north-eastern extremity of an extensive area of land extending to the 
southwest along the Thames which is identified as an Area of Attractive Landscape in the 
Local Plan. Within such areas development should preserve their individual landscape 
qualities and not have an adverse impact on their recognised character and appearance.  

5.32 The proposal would have minimal impact on the landscape qualities of the site and, as 
assessed above, would not adversely affect the character of the area. 

5.33 It is also part of a much smaller area that is identified as part of the district’s Green 
Infrastructure Network in the DSA. In such areas all development must conserve and 
enhance the network and, where appropriate, contribute to improvements of the network, 
delivery of Corridor Opportunity Areas and improvement of Biodiversity Opportunity 
Areas. The latter two requirements are not relevant in this case. 
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5.34 It is considered that the proposal would conserve the network as its encroachment on 
unbuilt upon areas is minimal and the vast majority of the site would remain open. As one 
of the identified benefits of these networks and infrastructure is to the health and well-
being of communities it is considered that the overall improvements to the ability of the 
club to attract people to take part in outdoor recreation satisfies the “improvement” 
element of this policy to a sufficient degree.  

5.35 The landscape and green infrastructure impact is therefore considered to have a “neutral 
weight” in the planning balance. 

Amenity of existing residents 

ALP: G8 (Detailed design guidance and local amenity),  
CSDPD:  CS19 (Raising the quality of place shaping and design)  
New Local Plan: DM35 (Placemaking and Design Quality) 

5.36 The new building is in the same location as the existing pavilion and would be at least 
75m from the nearest house in Pound Crescent to the west, and at least 140m from 
housing on the other side of Pound Lane to the north.  

5.37 The only house in close proximity to the site is Lower Lodge to the southeast. The 
western boundary of this property runs along the area of car parking to the south of the 
pavilion and then turns sharp right very close to the existing pavilion. The house itself is 
sited about 27m from the proposed building at closest and there is a substantial hedge 
between.  

5.38 The south elevation facing Lower Lodge has some fixed glazing and a door serving a 
circulation corridor towards its western end but is otherwise comprised of translucent 
PVC panels without any windows. At the request of this neighbour the plans have been 
amended to make this glazing obscure. On this basis the neighbour has written in to 
support the application.  

5.39 The eastern elevation contains two doors at ground level providing access to the 
changing rooms and one door at first floor which serves a fire escape which is concealed 
behind a PVC screen. There is an element of glazing at the far end but this again is 
fixed. The building is oriented to face the main sports ground to the north and openable 
windows are only to be found on this and the western elevation. 

5.40 It is noted that concerns have been expressed that the larger building will be used for 
more events/functions and that this will lead to more noise from these activities in the 
building, and from vehicles arriving and leaving. Given that the location of the 
replacement building is little different from that existing it is not considered that the 
impact on neighbours will be significant. A condition is however recommended restricting 
the hours of use of the building to 0700 to 2300 hours on any given day. 

5.41 The building would be a little higher than existing but there is some hedge and tree 
screening on the southern boundary and it is not considered that it would be visually 
intrusive or over-dominant when viewed from Lower Lodge, or indeed any other 
neighbouring property. Being to the north it would cause no overshadowing issues and 
would be far enough away not to affect daylight to the neighbour. 

5.42 There is a net addition of car parking spaces with 13 new spaces being located in 
parallel on the inside of the main access drive from Pound Lane.  A further 11 are 
provided immediately to the south of the new building, with 6 of these being 
perpendicular to the boundary hedge with Lower Lodge. As the former are off the main 
access and next to an existing parking area it is not considered their use would cause 
any significant harm to residents in Pound Crescent. The latter are in an area already 
used for overflow parking and as such would not cause any significant harm. 
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5.43 There are no details provided of any external lighting but this can be controlled through 
an appropriately worded condition. 

Transport matters and parking 

ALP:  T2 (On-site parking and servicing), T4 (Pedestrian movement and provision), T5 and T6 
(Cycling), T7 (Public transport),  
CSDPD:  CS16 (Transport), CS20 (Transport and Infrastructure) 
DSA:  DM2 (Transport requirements of development sites) 

5.44 The site is only a few minutes’ walk from the centre of Marlow and is in a sustainable 
location. 

5.45 There are no changes proposed to the existing access arrangements and the Highway 
Authority raises no objection with respect to the impacts on highway capacity or safety.   
The car parking provision would be increased by a level commensurate with the 
additional floor space proposed.  

5.46 The Highway Authority has no objections to the proposal but suggests that a condition be 
attached to require the grassed parking area at the rear to be surfaced with geotextile, 
grasscrete or similar to allow it to be more practical for use when the weather has been 
adverse. 

Environmental issues 

ALP: G15 (Noise), G16 (Light pollution) 
CSDPD:  CS18 (Waste, natural resources and pollution)   

5.47 The potential impact on neighbours through noise and light pollution has been covered 
above. 

5.48 There are no waste storage/collection facilities shown but there would be adequate 
space around the building for these to be provided. A condition requiring the submission 
and approval of these could be attached if planning permission was forthcoming. 

Flooding and drainage 

CSDPD: CS18 (Waste, natural resources and pollution)  
New Local Plan: DM39 (Managing flood risk and sustainable drainage systems) 

5.49 As originally submitted the application was accompanied by a Flood Risk Assessment 
(FRA).  The Environment Agency however originally objected to the proposal for reasons 
relating to the loss of flood plain. Following the submission of further information the 
Environment Agency withdrew this objection subject to a condition that the development 
would be carried out in accordance with the details supplied. 

5.50 However, prior to the application being considered by the Planning Committee in April 
2017 and in view of representations received the Environment Agency re-instated their 
objection; and it also became apparent that there may be further issues in respect of 
surface water and groundwater flood risk that had not been addressed. 

5.51 Accordingly the SuDs Officer at Bucks County Council was consulted and it emerged that 
there were indeed several unresolved issues, in addition to that raised by the 
Environment Agency.  These required the applicant to undertake further work to establish 
how drainage issues would best be dealt with and providing clarity around the 
construction details of the development to maintain a floodable area under terracing, etc 
and to ensure the development would not adversely impact upon the issues of fluvial 
flooding. 

5.52 After further revisions to the FRA both the Environment Agency and the Bucks County 
Council SuDS Officer have now withdrawn their objections and subject to conditions the 
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development is considered acceptable in respect of all flooding issues. 

 Ecology 

CSDPD:  CS17 (Environmental assets) 
DSA:  DM14 (Biodiversity in development)  
New Local Plan: CP10 (Green Infrastructure and the Natural Environment) 

5.53 In the application form the applicant has indicated that there are no protected or priority 
species and no designated sites, important habitats or other biodiversity features either 
on the site or on land adjacent to or near the proposed development.  

5.54 Whilst the managed nature of the site means that it does not have a great deal of 
intrinsic biodiversity value the land to the south, although not designated, is considered 
to have the potential to be used by protected species, particularly bats. Furthermore bats 
and birds would cross the application site in transit between environments that are more 
attractive to them. In the circumstances it is considered appropriate to attach an 
informative setting out the relevant legal duties. 

Building sustainability 

CSDPD:  CS18 (Waste, natural resources and pollution) 
New Local Plan: DM41 (Optional technical standards for Building Regulation approval) 

5.55 Following the Adoption of the Delivery and Site Allocations Plan (July 2013) and in 
particular policy DM18 (Carbon Reduction and Water Efficiency) it would have previously 
been necessary to impose a condition to secure the required 15% reduction in carbon 
emissions as well as reducing future demand for water associated with the proposed 
dwelling.  However, this was effectively superseded in October 2016 by ministerial policy 
to transfer the issue to Building Regulations. It is however still necessary to condition 
water efficiency. 

5.56 The green roof proposed will help with water storage; as well as providing a wildlife 
habitat. 

Other Matters 

5.57 The matters raised in representations have mainly been covered in the body of this 
report. The exact number of members of the club is not considered to be particularly 
relevant. It is noted that Marlow Town Council refer to membership increasing and 
whatever the actual number it is a popular facility with outdated facilities. 

5.58 Whilst the applicant may have other future aspirations the application is for a 
replacement pavilion alone and that is what the Planning Authority has to consider.  

5.59 The address given for the property is not considered to raise any issues. Although there 
is an existing access off Lower Pound Lane traffic will continue to use the main access 
off Pound Lane as at present.  The site is where it is whatever address is given to it. 

5.60 Finally property values are not a planning matter. 

6 Weighing and balancing of issues – overall assessment  

6.1 This section brings together the assessment that has so far been set out in order to 
weigh and balance relevant planning considerations in order to reach a conclusion on the 
application. 

6.2 In determining the planning application, section 38(6) of the Planning and Compulsory 
Purchase Act 2004 requires that proposals be determined in accordance with the 
development plan unless material considerations indicate otherwise. In addition, Section 
143 of the Localism Act amends Section 70 of the Town and Country Planning Act 
relating to the determination of planning applications and states that in dealing with 
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planning applications, the authority shall have regard to: 

a) Provision of the development plan insofar as they are material, 
b) Any local finance considerations, so far as they are material to the application 

(in this case, CIL), and, 
c) Any other material considerations. 

Positive Factors 

6.3 The improved facility will encourage access to and participation in sports and recreation 
and as such will make an important contribution to the health and well-being of the local 
community. This is given considerable positive weight in the planning balance. 

6.4 As far as ecology is concerned no protected or priority species have been identified, but 
the “green roof” proposed is however afforded limited positive weight in the planning 
balance as it will make a small positive contribution to the provision of a wildlife habitat. 

Neutral Factors 

6.5 It is acknowledged that the development would result in an increase in the built-up 
appearance of the site, but the scale of buildings is appropriate to both the use and the 
size of the site and would not erode the openness of the Green Belt. 

6.6 It is also acknowledged that the design and materials are not reflective of those which 
predominate in the adjoining Conservation Area, but the proposal also provides the 
added benefit of removing existing unsightly buildings/structures.  Overall this is 
considered acceptable for the context of this site.  

Negative Factors 

6.7 It is possible that the first floor accommodation could be hired out for external events, or 
used more frequently for “in-house” evening functions, which could lead to increased 
general noise and disturbance being experienced by neighbours when attendees leave 
the building and cars manoeuvre out of spaces and leave at the end of the night.  As this 
has been mitigated by an hours of use condition.  It is considered that this harm should 
be afforded only limited negative weight in the planning balance. 

Conclusion and Recommendation 

6.8 The development is not CIL liable and there are no other local finance considerations.  
Having regard to the NPPF planning permission should be granted unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the benefits when 
assessed against the policies in the NPPF as a whole.  That would not be the case here 
and so it is concluded that conditional planning permission ought to be granted. 

 

Recommendation:  Application Permitted 
 
1 The development hereby permitted shall be begun before the expiration of three years from 

the date of this permission.  
 Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act 

1990 (As amended). 
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2 The development hereby permitted shall be built in accordance with the details contained in 
the planning application hereby approved and plan numbers 1482/01 (1:500 Existing 
topography and parking), 1482/02B (Proposed parking), 1482/03A (Proposed Plans), 
1482/04A (Proposed Elevations), 1482/07 (1:50 Section), 1482/08A (Proposed Block Plan), 
1482/09B (Proposed and existing footprint) 1482/10 (Proposed Storage Elevations & Plan) 
and 2810 (Outline elevations - existing);   unless the Local Planning Authority otherwise first 
agrees in writing. 

 Reason: In the interest of proper planning and to ensure a satisfactory development of the site. 
 
3 Notwithstanding any indication of materials which may have been given in the application, a 

schedule and/or samples of the materials and finishes for the development shall be submitted 
to and approved in writing by the Local Planning Authority before any work to the external 
finish of the development takes place. Thereafter, the development shall not be carried out 
other than in accordance with the approved details.  

 Reason: To secure a satisfactory external appearance. 
 
4 Protective fencing and/or other protective measures shall be erected around each tree and 

hedge to be retained in accordance with a scheme which must first be submitted to and 
approved in writing by the Local Planning Authority (i.e. an Arboricultural Method Statement 
and Tree Protection Plan to British Standard 5837:2012 Trees in relation to design, demolition 
and construction – Recommendations) before any site clearance works or development 
commence, and before any machinery or equipment has been allowed on site. 

 The scheme shall show the type, height and position of protective fencing to be erected 
around each tree(s) or hedge to be retained. Unless otherwise agreed in writing by the Local 
Planning Authority this shall be in accordance with clause 6.2 “Barriers and ground protection” 
of the British Standard 5837:2012. 

 The area surrounding each tree/hedge within the approved protective fencing shall remain 
undisturbed during the course of the works, and in these areas:  

1. there shall be no changes in ground levels, 
2. no materials or plant shall be stored, 
3. no buildings or temporary buildings shall be erected or stationed, 
4. no materials or waste shall be burnt; and,  
5. no drain runs, trenches or other excavation shall be dug or otherwise created, 

 without the prior written approval of the Local Planning Authority.  
 Reason: To ensure trees and hedges to be retained are adequately protected from damage 

during the execution of the works hereby permitted, in the interests of visual amenity. 
 
5 A scheme for the enhancing the quality of the development for ecology including a timetable 

for implementing the measures contained in the scheme shall be submitted to and approved in 
writing by the Local Planning Authority prior to the commencement of any development on the 
site.  The approved measures shall be implemented in accordance with the approved 
timetable and shall thereafter be retained. 

 Reason: In the interests of the future ecological potential of the site. 
 
6 The parking spaces indicated on the submitted plans shall be laid out prior to the initial 

occupation of the development hereby permitted and shall not thereafter be used for any other 
purpose. 

 Reason: To ensure adequate facilities are available and to reduce the likelihood of on street 
parking in the surrounding area in order to minimise danger, obstruction and inconvenience to 
users of the adjoining highway and the amenity of local residents. 
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7 Notwithstanding any indication which may have been given in the application, the car park 
area to the rear of the proposed pavilion and the new parking spaces on the east side of the 
access road shall be surfaced in an appropriate and porous weather resistant materials, 
details of which have first been submitted to and approved in writing by the Local Planning 
Authority. Thereafter, the development shall not be carried out other than in accordance with 
the approved details, unless otherwise agreed in writing by the Local; Planning Authority.    

 Reason: To ensure that the parking spaces are useable in all weather conditions  and to 
reduce the likelihood of on street parking in the surrounding area in order to minimise danger, 
obstruction and inconvenience to users of the adjoining highway and the amenity of local 
residents. 

 
8 The use of the pavilion building shall be restricted to the hours of 0700 to 2300 hours on any 

day.  
 Reason: In the interests of the amenities of adjoining residents. 
 
9 The development hereby permitted shall be carried out in accordance with the Flood Risk 

Assessment (FRA) ref:161070-05 compiled by Ardent Consulting Engineers dated September 
2017 including the following mitigation measures: 

 The finished floor level of the building shall be set no lower than 28.91 metres Above 
Ordnance Datum (mAOD) as highlighted on drawing number 1482/09B 

 The proposed storage shed will be designed to include floodable mesh with 100mm 
spacing’s around the lower section of the structure up to the 1% Annual Exceedance 
Probability (AEP) plus 35% allowance for climate change flood level of 28.91m AOD as 
shown on drawing number 1482/10. 

 Reason: To reduce the risk of flooding to the proposed development and future occupants; 
and to ensure that there is no net loss of floodplain storage up to the 1% AEP plus 35% 
allowance for climate flood change level. 

 
10 The development hereby permitted shall not be commenced until such time as further detailed 

elevation plans/drawings to ensure that the terrace area and any steps/stairs and ramps will be 
designed to be “open”, permeable and floodable up to the 1% Annual Exceedance Probability 
(AEP) plus 35% allowance for climate change flood level have been submitted to, and 
approved in writing by, the Local Planning Authority.  The scheme shall be fully implemented 
and subsequently maintained in accordance with the timing/phasing arrangements embodies 
within the scheme, or within any other period as may subsequently be agreed, in writing, by 
the Local Planning Authority 

 Reason: To ensure that there is no net loss of floodplain storage up to the 1% AEP plus 35% 
allowance for climate flood change level. 

 
11 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: 

 Consideration of rainwater harvesting 

 Full construction details of all SuDS and drainage components 

 Detailed drainage layout with pipe numbers, gradients and pipe sizes complete, together 
with storage volumes of all SuDS components 

 Calculations which show how the system functions with a submerged outfall  

 Critical storm durations 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.  
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Reason: he reason for this pre-start condition is to ensure that a sustainable drainage strategy 

has been agreed prior to construction in accordance with Paragraph 103 of the National 

Planning Policy Framework to ensure that there is a satisfactory solution to managing flood 

risk. 

 
12 Prior to the first occupation of the development, a verification report carried out by a qualified 

drainage engineer must be submitted to and approved by the Local Planning Authority to 

demonstrate that the Sustainable Urban Drainage System has been constructed as per the 

agreed scheme.  

Reason: the reason for this pre-occupation condition is to ensure the Sustainable Drainage 

System is designed to the technical standards 

 
13 No floodlighting or other form of external lighting shall be installed unless it is in accordance 

with details which have previously been submitted to and approved in writing by the Local 
Planning Authority. Such details shall include location, height, type and direction of light 
sources and intensity of illumination. Any lighting which is so installed shall not thereafter be 
altered without the prior consent in writing of the Local Planning Authority other than for routine 
maintenance which does not change its details.  

 Reason: In the interest of visual amenity and/or highway safety. 
 
14 The sports pavilion building hereby permitted shall not be occupied until facilities for the 

storage and collection of waste have been provided in accordance with details which shall 
have previously been agreed in writing by the Local Planning Authority. 

 Reason: In the interests of the maintenance of the local environment. 
 
15 The development, hereby permitted, shall be designed and constructed to meet a water 

efficiency standard equivalent to 'excellent' under the BREEAM rating with a maximum number 
of water credits  

 Reason: In the interests of water efficiency as required by Policy CS18 of the Adopted Core 
Strategy and Policy DM 18 of the Adopted Delivery and Site Allocations Plan (July 2013). 

 
16  In accordance with the details shown on drawing number 1482/04A, the first floor windows in 

the south elevation of the building hereby approved shall, up to a minimum height of 1.7 
metres above finished floor level, be fixed shut (without any opening mechanism) and glazed 
in obscure glass. The window(s) shall thereafter be retained as such. 

 Reason: In the interests of the amenity of neighbouring property. 
 
17  No buildings or temporary buildings or storage containers shall be erected or stationed on the 

site without the express permission of the Local Planning Authority. 
 Reason: o protect the openness of the Green Belt and to ensure that there is no net loss of 

floodplain storage or increased flood risk. 
 
INFORMATIVE(S) 
 
1 In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council (WDC) 

take a positive and proactive approach to development proposals focused on solutions.  WDC 
work with the applicants/agents in a positive and proactive manner by: 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer Charter 
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In this instance the applicant/agent was updated of any issues after the initial site visit and 
further issues that arose as a result of representations received in the lead up to the first 
scheduled Planning Committee where the application was due to be considered in April 2017 
The applicant was provided the opportunity to submit amendments to the scheme/ address 
issues. The application was considered by the Planning Committee where the applicant/agent 
had the opportunity to speak to the committee and promote the application.  

2 The attention of the applicant is drawn to the requirements of section 60 of the control of 
pollution Act 1974 in respect of the minimisation of noise on construction and demolition sites. 
Application under Section 61of the Act, for prior consent to the works, can be made to the 
Environmental Services Division of the Council. 

 
3 The applicant should note that under Part 1 of the Wildlife and Countryside Act 1981, with only 

a few exceptions, it is an offence for any person to intentionally: 
 take, damage or destroy the nest of any wild birds while the nest is in use or being built,  
 take kill or injure any wild bird, 
 take or destroy the egg of any wild bird. 

 Birds nest between March and September and therefore removal of dense bushes, ivy or trees 
or parts of trees etc. during this period could lead to an offence under the Act. 

 The applicant is also advised that protected species (including all bats) use trees. The 
Conservation of Habitats and Species Regulations 2010 provides very strong protection for 
these species and so you must be certain that they are not present before works begin. If the 
presence of bats or other protected species is suspected, a licence may be required form 
Natural England before works can commence. If protected species are found in a tree whilst 
carrying out work, all work must stop and Natural England must be informed. Trees should be 
inspected prior to works commencing and if the presence of bats is suspected advice will need 
to be sought from Natural England via the Bat Line on 0845 1300228.  Further advice on bats 
is available from The Bat Conservation Trust (020 7627 2629). 

 The consent given by this notice does not override the protection afforded to these species 
and their habitat. 

 
4 Under the terms of the Land Drainage Act 1991 and the Floods and Water Management Act 

2010, the prior consent of the Lead Local Flood Authority (LLFA) is required for any proposed 

works or structures in the watercourse. After planning permission has been granted by the 

Local Planning Authority (LPA), the applicant must apply for Land Drainage Consent from the 

LLFA, and this process can take up to two months.  Information and the application form can 

be found on their website;  

 https://www.buckscc.gov.uk/services/environment/flooding/land-drainage-consent/  
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16/08327/FUL      
 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments  

Councillor Collingwood 
Original Comments: I have a personal but non pecuniary interest in this application.  Having said 
that the residents have raised a number of planning issues including the design of the building, 
noise that will be generated and car parking.  Therefore I request that the application be brought to 
the next Planning Committee. 
 
Further Comments: This application and site is a major application in the town.  I remain to be 
convinced that it has overcome the residents previous objections.  I request that the application is 
considered by the Committee. 
 
Parish/Town Council Comments/Internal and External Consultees 

Marlow Town Council 
Initial Comment: Marlow Town Council notes the proposed replacement to the Clubhouse and fully 
supports this application. The club already provides excellent facilities for a range of sports to an 
ever increasing membership, the new clubhouse will enhance its further development plans to 
make the Club a centre of excellence. 
 
Further Comment: No objection - subject to consideration given for softening the visual impact. 
 
County Highway Authority 
Comments: I am aware that the 10(no) parking spaces to the rear of the existing/proposed pavilion 
are located on what appears to be a grass field and served by an unbound track.  Whilst a 
significant distance from the highway I would request a condition ensuring that all additional 
parking was subject to appropriate surfacing (e.g. geotextile, grasscrete etc.) in order to make 
them appear practical to use, therefore avoiding any resultant displaced parking outside of the site. 
 
Nonetheless, in general consideration of the suitability of the existing site access, level of overall 
car parking provision and relative sustainability of the site, I do not have any objections or further 
conditions to recommend for this application with regard to highway issues. 
  
Environment Agency (south-east) 
Initial Comments: Originally objected to the application on grounds that it fails to demonstrate: 

i) that the loss of floodplain caused by the development could be mitigated for, with an 
appropriate allowance for climate change 

ii) that the appropriate allowances for climate change have been considered for this 
development using the latest guidance to ensure that flood risk is not increased 

 
Further comments: [in March 2017] In response to the further submissions of the applicant the 
agency has reviewed the Marlow Sports Club Flood Risk Assessment (FRA) Addendum ref: 
161070-02 and have removed their objection to the proposed development on flood risk grounds, 
subject to condition. 
 
Revised comments: [in April 2017] Object. Having reviewed the submission do not consider that 
adequate information submitted to demonstrate that concerns met. 
 
Final Comments: [November 2017] Following a review of the revised FRA, we can confirm that we 
are now able to remove our objection to the proposals on fluvial flood risk grounds subject to 
conditions.  These relate to finished floor level of the building, the storage shed, steps and terrace 
being floodable 
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Control of Pollution Environmental Health 
Initial Comments: No objections; suggest attachment of informative with respect to the control of 
construction noise. 
 
Further Comment: From an environmental health perspective this application does not raise any 
unsurmountable issues (the Environment Agency and Bucks County Council will be commenting 
on flooding and surface water drainage respectively) and the 'no objection' comment by this 
Department at the start of the year is still valid and appropriate. 
 
However it is clear from the numerous representations made by local residents against this 
application that there is significant (and justified) concern about the possibility of noise resulting 
from the use of the pavilion for social events during evenings and weekends, especially as there is 
a terrace area proposed at ground level and several bi-folding windows proposed on the first floor. 
Should this application receive permission then the new pavilion will require a new premises 
licence (under the Licensing Act 2003) in order to sell alcohol and to host social events. This allows 
the Licensing Team at WDC to impose certain site-specific conditions that will take into 
consideration the new design of the pavilion and its increased potential for noise leakage, as well 
as imposing strict times of use and other appropriate noise-limiting measures. This process also 
allows local residents to raise any objections/concerns and to have their say. No objection.  
 
Landscape Officer 
Comment: The principal consideration is landscape policy L2. The proposed development is 
located in the same position as the existing clubhouse though with a moderately larger footprint 
and greater height. It will be seen as an individual building with positive modern architectural 
merits, of a character consistent with its function as part of a sporting venue and located in its own 
landscape setting. For these reasons I do not see this as being at odds with landscape policy L2. 
The proposed development is located outside the Chilterns AONB and does not appear to affect 
the setting of the AONB.  
The site is within the Metropolitan Green Belt but, for the same reasons as those outlined above, I 
do not see the proposed development as detrimental to the landscape character, quality or 
openness of the Green Belt. Views of the building appear to occur mainly from within the sports 
ground along with views from Pound Lane to the north and partial/glimpsed from Lower Pound 
Lane to the east. There does not appear to be views from the Thames footpath or the adjacent 
Court Garden leisure complex. With most residential properties also well separated or screened 
from the site, the proposed development is unlikely to have any significant adverse impact upon 
public and private visual amenity. 
 
Ecology Officer 
Comments: No objection subject to attachment of an informative. 
 
Leisure and Community Services 
Comments: I write in support of this application.  Marlow Sports Club is a thriving and successful 
organisation that is a major provider of sports facilities and opportunities for local Marlow residents. 
The application forms part of a long term direction of travel to provide the best and most 
appropriate sports facilities for Marlow. The new pavilion will be fully accessible, which is a major 
improvement on the current one. It also reflects fully the needs of the growing club it will serve, with 
modern changing and reception facilities for home and away participants and supporters. The Club 
has a strong relationship with local schools and the new pavilion forms an important community 
resource for Marlow. 
 
Conservation Officer  
Not originally consulted 
 
Comment: The proposed design seems out of scale, makes no attempt to evoke cricket pavilion 
architecture and proposes a highly unsympathetic palette of materials wholly alien to the character 
of the adjacent conservation area. This seems a missed opportunity for a significant location 
adjoining the CA. 
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Buckinghamshire County Council (Non Major SuDS) 
Not originally consulted 
 
Initial Comments: [April 2017] I have concerns that neither surface water nor groundwater flood risk 
has been adequately addressed in both the FRA and FRA addendum.  
 
The following matters are unclear from both the FRA and FRA addendum:  

 Existing impermeable area - the applicant must provide calculations showing the existing 
impermeable area a) including the containers b) without the containers. These calculations 
should also include the existing parking areas.  

 Proposed impermeable area – the applicant must provide calculations showing the 
proposed impermeable area a) including the proposed parking areas (and containers if 
these are to remain onsite). If the impermeable area is increasing, we expect the applicant 
to demonstrate how the surface water runoff from this area will be mitigated and in this 
case consider the implications of the reduction in the storage area of the existing surface 
water flooding in this location.   

 Existing drainage regime –the FRA (6.2) mentions that the existing site drains by 
soakaway, the applicant must confirm the location of the soakaway, its condition and 
capacity. The applicant must also demonstrate that infiltration is a feasible method of 
surface water disposal with consideration of the anticipated high groundwater levels. 
Ground investigations should be completed in order to evidence this. If infiltration is shown 
not to be feasible, the applicant must follow the discharge hierarchy as detailed in the 
NPPG (080 Reference ID: 7-080-20150323) 

 The FRA does outline different flood resilience and resistance measures, however it is not 
clear which of these measures will be implemented. In addition, the finished floor level is 
also unclear. We would want to see that there is sufficient freeboard between the finished 
floor level and the anticipated surface water flood depth for the 1 in 100 year + CC return 
period.  

 
The applicant should also review our requirements detailed in the Developer Pack which is 
available to view on our website: 
http://www.buckscc.gov.uk/services/environment/flooding/sustainable-drainage-suds/  

 
I am going to contact the Environment Agency to understand their views from a fluvial flood risk 
perspective. I am also going to try to understand more about the Marlow FAS project and how that 
impacts the site. These things may take a little bit of time as the Environment Agency are very 
busy but I think it’s important these discussions take place to understand flood risk as a whole for 
the site.  
 
Based on the submitted information, the LLFA would raise an objection to the proposals. We would 
encourage the applicant to revise the FRA to include the above information and that required by 
the Developer Pack.  
 
Further Comments [November 2017] Maintain objection, as inadequate information provided to 
demonstrate flooding issues adequately addressed. 
  
Final Comments: [March 2018] Buckinghamshire County Council as Lead Local Flood Authority 
has reviewed the information provided in the Flood Risk Assessment Addendum No. 4 (161670-60, 
Dec 2017, Ardent Consulting Engineers). The LLFA removes their objection to the proposed 
development subject to the following conditions listed below. 
 
The surface water drainage scheme proposes utilise a green roof and an attenuation tank. Surface 
water runoff will be discharged to an ordinary watercourse to the south of the site at a rate of 7l/s, 
which will provide a minimum of 50% betterment for the existing drainage scheme. Section 2.28 of 
the Flood Risk Assessment states that rainwater harvesting will be explored, an approach that is 
strongly encouraged. Water rainwater harvesting systems can be used to flush toilets and outdoor 
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taps.  
 
It is stated within the Flood Risk Assessment (2.31) that the system has been designed to 
attenuate the 1 in 30 year storm event and that any flooding for the 1 in 100 year storm event plus 
40% climate change will be stored onsite. However, calculations have not been submitted which 
show this, we require details of critical storm durations for the 1 in 30 year storm event and the 1 in 
100 year storm event plus 40% climate change as this will demonstrate how the proposed system 
as a whole will function during different storm events.  
 
We also request calculations which show a submerged outfall, in scenarios where there is a high 
water level in the ordinary watercourse the surface water will not be able to discharge and will 
cause the system to ‘back up’. It is important to understand how the system will perform.  
We would request the following conditions be placed on the approval of the application, should this 
be granted by the LPA: 
 

Condition 1 

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: 

 Consideration of rainwater harvesting 

 Full construction details of all SuDS and drainage components 

 Detailed drainage layout with pipe numbers, gradients and pipe sizes complete, together 

with storage volumes of all SuDS components 

 Calculations which show how the system functions with a submerged outfall  

 Critical storm durations 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.  

Reason: The reason for this pre-start condition is to ensure that a sustainable drainage strategy 

has been agreed prior to construction in accordance with Paragraph 103 of the National Planning 

Policy Framework to ensure that there is a satisfactory solution to managing flood risk.   

 

Condition 2 

Prior to the first occupation of the development, a verification report carried out by a qualified 

drainage engineer must be submitted to and approved by the Local Planning Authority to 

demonstrate that the Sustainable Urban Drainage System has been constructed as per the agreed 

scheme.  

Reason 

The reason for this pre-occupation condition is to ensure the Sustainable Drainage System is 

designed to the technical standards 

 

Ordinary Watercourse Informative 

Under the terms of the Land Drainage Act 1991 and the Floods and Water Management Act 2010, 

the prior consent of the Lead Local Flood Authority is required for any proposed works or 

structures in the watercourse. After planning permission has been granted by the LPA, the 

applicant must apply for Land Drainage Consent from the LLFA, information and the application 

form can be found on our website. Please be aware that this process can take up to two months.  

Representations 
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The following representations were received in respect of the original submission prior the Officers’ 
report being completed in preparation for the application to be considered at Planning Committee 
in April 2017: 
 
35 comments were received supporting the proposal:  

 I am a direct neighbour and have been for 27 years at Lower Lodge Lower Pound Lane. I 
fully support this application. I believe Marlow Sports Club need a new pavilion in order for 
it to flourish and provide up to date facilities all users. 

 Club has a long history in the town but facilities need fundamental improvement 

 Existing facilities are inadequate/awful for membership now numbering  2,200 members 

 Will provide much better facilities which will benefit entire community 

 Club now has running and cycling sections 

 Will encourage more participation in sport especially by the young 

 Close to town so we walk to coaching there 

 Needed to facilitate use by ladies and excluded groups 

 Changing facilities for women are inadequate 

 Will facilitate broader recreational use and help build partnership with schools etc. 

 Will be eco-friendly and sustainable 

 Will preserve Marlow’s beautiful green space for future generations 

 I am not looking to stop a new club house to support this popular club but I am concerned 
that the development is being undertaken in stages that local residents may not fully 
appreciate. The very large club house / events venue, new entrance, new address off 
Lower Pound Lane, development of new pitches and flood lighting to the west of the 
present hockey club, removal of trees, are all part of the development. At present the 
neighbours have only been asked to consider a club house, not all of the above issues. To 
ensure that the whole site works logistically, environmentally and as a part of a residential 
area I would suggest all these things need to be considered holistically. This development 
also needs to be considered as to how large numbers of people will be able to use a limited 
road and parking system when Higginson Park and Marlow Town are hosting the large 
events of the social, cultural and sporting calendar for Bucks 

 
18 comments were received objecting for the following reasons: 

 Real address is Pound Lane 

 Iconic pavilion demolished and replaced by what looks like an office block 

 Ugly unnecessary eyesore out of keeping with an expensive residential area 

 Level of members/sporting activities do not justify building this size 

 They are exaggerating their membership 

 Believe it is intended more for private functions than for club events 

 Noise is bad enough with 2 large events a year, which would be made worse 

 Nowhere near enough parking for such events 

 People park on the road already when using the tennis courts, this will exacerbate this 
situation to the detriment of the safety of pedestrians 

 Access is dangerous already 

 Concerned that Lower Pound Lane may be used for access 

 More noise via the openable windows, particularly during functions 

 Increased risk of flooding 

 Increase risk surface water and ground water. 

 Not looking to stop a new club house but this is first stage of an expansion that should be 
looked at holistically 

 Increased noise  

 Increased  light pollution 

 Application should be considered at Planning Committee 

 Other residents concerned about property values and general disturbance 

 If they need a building this size they should sell the site and find another one near the town 
with space for all their activities 
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Since this, over 70 additional representations have been made.  Some are from the same 
objectors and some comprise multiple representations from individuals.  The representations also 
include an objection from the Marlow Society in recognition of the objections raised by local 
residents.  The representations re-iterate the objections originally lodged and raise the following 
additional concerns: 

 Accuracy of FRA questioned 

 Environment Agency only concerned with fluvial flooding, no consideration given to 
groundwater, surface or sewer flooding 

 The development should not proceed until the flood alleviation scheme has been fully 
implemented 

 Whilst the need for a replacement pavilion is acknowledged, the proposal goes beyond 
what is reasonable to serve the sports needs of the site and Club and instead caters for 
large functions.  This makes the increase in size of the building excessive in Green Belt 
terms and has adverse implications for neighbour amenity 

 The design of the building with sliding doors opening up on to a large terrace will result in 
significant increase in noise and disturbance 

 There are existing traffic congestion and parking problems associated with the site and the 
development will exacerbate these 

 Adverse impact on wildlife 

 If permitted the scheme should include significant additional planting to enhance the 
landscape 
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Contact: 
 

Stephanie Penney DDI No. 01494 421823 

App No : 17/08094/FUL App Type : FUL 
 

Application for : Demolition of existing garage block and construction of a detached 3 bed 
dwellinghouse 
 

At Garages and Access Road, The Cottages, Bricks Lane, Beacons Bottom, 
Buckinghamshire, HP14 3XG 
 

Date Received : 
 
Target date for 
decision: 

28/11/17 
 
23/01/18 
 
 

Applicant : Mr Stewart Martin 
 

1. Summary 

1.1. It is considered that the principle of development is considered acceptable given the 
site’s location in the Built-Up Area and the site being previously developed land. The 
proposed dwelling would not significantly harm the character or openness of the 
Green Belt or Chilterns AONB nor harm the amenities of adjoining occupiers. The 
proposal would not harm highway safety nor impact on the Public Footpath. 

2. The Application 

2.1. This application seeks permission for demolition of the existing single storey garage 
block and erection of a detached three bed dwelling. 

2.2. The site is located within the Beacon’s Bottom built up area in the Green Belt and 
Chilterns AONB. A public footpath (no. 66) shares the proposed access which 
currently serves the garages to the rear. The site is located to the rear of a row of 
terraced dwellings. The finished floor level of the proposed dwelling is approximately 
2.2m higher than the ground level of number 3 Bricks Lane. The window to window 
distance between number 3 and the proposed dwelling is approximately 20.5m. The 
levels then rise by 4.2m at the site boundary to the north.  

2.3. The proposed dwelling is not a conventional two storey dwelling, but is purpose 
designed due to the change in levels and the need to preserve the amenity of the 
adjoining occupiers and impact on the Green Belt and AONB. The accommodation is 
provided over two floors with three bedrooms, a study and two bathrooms on the 
ground floor and an open plan room at first floor accommodating a living room, snug, 
dining and kitchen area. This first floor is within the roof space.  

2.4. From 16 October 2017 the emerging policies of the Wycombe District Local Plan 
(Regulation 19) Publication Version will also be material. The weight to be given to 
individual policies will be assessed in accordance with paragraph 216 of the NPPF. 

2.5. Weight is of course a matter for the decision maker but the NPPF says: 

Para 216. From the day of publication, decision-takers may also give weight to 
relevant policies in emerging plans according to: 
•     the stage of preparation of the emerging plan (the more advanced the 

preparation, the greater the weight that may be given);  
•     the extent to which there are unresolved objections to relevant policies (the less 

significant the unresolved objections, the greater the weight that may be given); 
and  

•     the degree of consistency of the relevant policies in the emerging plan to the 
policies in this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given).  
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3. Working with the applicant/agent 

3.1 In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council 
(WDC) take a positive and proactive approach to development proposals focused on 
solutions.  WDC work with the applicants/agents in a positive and proactive manner 
by: 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer 
Charter 

3.2 The agent was requested further information to satisfy Highways and the PROW 
team at BCC. This information was received and the application progressed.  

4. Relevant Planning History 

4.1. 15/06336/FUL. Demolition of existing terrace of cottages and rear garage block and 
erection of a terrace of 5 x 4-bed cottages with bin/cycle stores & 4 bay car port to 
rear with associated parking (alternative scheme to p/p 14/08217/FUL). Application 
permitted. 

4.2. 14/08217/FUL - Demolition of existing terrace of cottages and rear garage block and 
erection of a terrace of 5 x 3-bed cottages with bin/cycle stores & 4 bay car port to 
rear with associated parking. Application approved  

4.3 These application have not been implemented but essentially approved two and a 
half storey dwellings on the site frontage and parking to the rear which included a 
single storey car port / garage structure.  

 
4.4 Reference is made to an application that was refused and dismissed on appeal in 

1988. However, policy has evolved somewhat in relation to developing on previously 
developed land in the Green Belt.  

5. Issues and Policy considerations 

Principle and Location 

Adopted Local Plan (ALP): G8 (Detailed Design Guidance and Local Amenity), GB4 (Built-
Up Areas in the Green Belt) 
CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development) 
DSA: DM1 (Presumption in favour of sustainable development),  
Housing Intensification Supplementary Planning Document (HISPD) 
Emerging Local Plan (Regulation 19) Publication Version: CP1 (Sustainable 
Development) Policies, CP3 (Settlement Hierarchy), CP9 (Sense of Place), DM21l: 
(The Location of New Housing) DM35 (Placemaking and Design Quality), DM42 
(Managing Development in the Green Belt) 
5.1. The site is located in the built up area of Beacons Bottom. Accordingly the principle of 

development, in this instance, will only be acceptable in the case of limited infilling. 
Infilling is defined as building on undeveloped land within the Built-Up Area and 
represents the closing of an existing small gap in an otherwise built up frontage. Infill 
development will be of a scale and form comparable to the adjoining development 
and must not adversely affect the character of the area. This issue will be considered 
later in the report. 

5.2. The consideration of infill, within policy GB4, is consistent with the NPPF. Para 89 of 
the NPPF states that limited infilling within villages is considered an exception to 
inappropriate development within the Green Belt. The saved policy is also consistent 
with the emerging policy of the Wycombe District Local Plan (Regulation 19) 
Publication Version. Para 6.214 of the Emerging Local Plan states, “Limited infilling is 
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defined as at most on detached or one pair of semi-detached dwellings in an existing 
small gap between other buildings in the built up area, and only where the siting 
would also be appropriate with regards to settlement pattern and the grain and 
morphology of the village.” Further guidance is given on the size of the building and 
plot size. The paragraph concludes that suitable infilling pots can be created by the 
subdivision of larger residential gardens (or other previously developed land) but not 
by the artificial sub-division of agricultural fields, or paddocks, or similar land that has 
not been previously developed, where this is likely to result in incrementalism. 

5.3. This site does not necessarily follow the pattern of existing residential development 
which is road frontage. However, in this instance the principle is considered 
acceptable given that the site is previously developed. Given that the site is 
previously developed land, it is also worth noting under paragraph 89 of the NPPF, 
that the redevelopment of PDL is not inappropriate as long as it would not have a 
greater impact on the openness of the Green Belt. 

5.4. Therefore this proposal is considered acceptable in principle, subject to other material 
considerations, detailed further below. 

The impact of the development on the character and appearance of the Chilterns Area 
of Outstanding Natural Beauty, Green Belt and rural street scene 

ADLP: Policies GB4 (Built-Up Areas within the Green Belt); L1 (Chilterns Area of 
Outstanding Natural Beauty), G3 (General Design Policy), G8 (Detailed Design) and G11 
(Trees and Hedgerows) 

CSDPD: Policy CS7 (Rural settlements and the Rural Areas); CS9 (Green Belt); CS17 
(Environmental Assets) & CS19 (Raising the Quality of Place-Shaping and Design) 

Emerging Local Plan (Regulation 19) Publication Version: CP8 (Protecting the Green 
Belt); CP9 (Sense of Place); CP10 (Green Infrastructure and the Natural 
Environment) DM30 (The Chilterns AONB) and DM42 (Managing Development in 
the Green Belt) 
 
Impact on the Green Belt 
5.5. Development is considered acceptable under GB4 providing that the development 

does not adversely affect the character of the area. This is assessed in relation to the 
effect on the open character of the Green Belt.  

5.6. It is considered that whilst the dwelling is 3.2m higher than the existing garages the 
impact on the openness is minimal due to the increase in levels to the north of the 
site and given that the dwelling has been purpose designed to consider the built form. 
Whilst the accommodation is over two floors, the ridge height is not extensive at only 
6.8m high and the southern elevation appears as single storey due to the pitch and 
slope of the roof. It is therefore considered that the impact on openness is minimal.  

Impact on the Chilterns AONB 

5.7. Policy L1 of the Adopted Local states that developments should ‘conserve the scenic 
beauty and wildlife interest within the AONB’, furthermore policy G3 (General Design 
Policy) states that ‘developments should be compatible with the immediate 
surroundings of the site and appropriate to its wider context by reference to street 
pattern and land levels, plot sizes, means of enclosure, proportion, scale, bulk, form 
and massing; and are sympathetic to the design and appearance of their 
surroundings, including building materials and profile, window pattern, architectural 
detail, landscape treatment and means of enclosure.’ Additionally, the National 
Planning policy framework gives great weight to conserving the landscape and scenic 
beauty in the Areas of Outstanding Natural Beauty, which have the highest status of 
protection in relation to landscape and scenic beauty.  

5.8. Any new development proposed within the Chilterns AONB will require special 
attention to be paid to the conservation of its scenic beauty and to any existing wildlife 
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interest.  Development will not be permitted if it is likely to damage the special 
character, appearance or natural beauty of the landscape or the future public 
enjoyment of the area. Where new development is considered to be acceptable for 
such a location, it should be of the highest quality, with its design being in sympathy 
with the local landscape and locally traditional building styles and materials. 

5.9. Dealing with the layout of the site first, the new dwelling would be located on the 
footprint of the existing garages. It does however extend out towards the east (3m 
max) and west (0.7m max). There is a greater separation distance however between 
the dwellings south of the site. The garages are 13.5m from the rear of no. 3, 
whereas the proposed dwelling is 17.5. The dwelling does not extend into the 
embankment to the north of the site.  

5.10. Turning to the scale and appearance, the proposed dwelling has been purpose 
designed to take into account levels, adjoining residents and the character of the 
AONB. Whilst the accommodation is over two floors the height of the dwelling is only 
6.8m high.  The materials comprise predominantly of timber boarding, flint and 
handmade clay tiles for the roof. This is therefore characteristic of the Chilterns 
AONB. 

5.11. The scale of the dwelling is considered relatively modest in comparison to the existing 
footprint of the garages and height of adjoining properties. It is acknowledged that 
due to the levels of the land, the ridge would appear higher than the existing 
dwellings, however given the separation distance between properties and the design 
if the dwelling, it is not considered that the scheme would damage the special 
character.  

5.12. Whilst the site is on an elevated position the wider views are considered important. 
However, the main view is from the south of the site on the public footpath. Due to the 
increase in levels, views would be looking down into the site. Accordingly the dwelling 
would be visible. However, due to the design and the benefit in replacing undesirable 
flat roof garages, the scheme is not considered to harm the scenic beauty. The view 
to the north is considered negligible due to the embankment. 

5.13. In conclusion, it is considered that the proposal would not harm the rural character 
and appearance of the Chilterns Area of Outstanding Natural Beauty, the openness 
of the Green Belt or the open countryside in which it is set. 

5.14. An Arboricultural Assessment has been submitted with the report. There is no Tree 
Preservation Order on site therefore any removal of trees did not require consent.  

 Amenity of existing and future residents 

ALP: G8 (Detailed design guidance and local amenity), H19 (Residents amenity space and 
gardens) Appendix 1 
CSDPD:  CS19 (Raising the quality of place shaping and design)  
Housing intensification SPD 
Emerging Local Plan (Regulation 19) Publication Version: DM 35 (Placemaking and Design 
Quality) 

5.15. The application site is at a higher level than the dwellings fronting Bricks Lane. The 
dwelling is not considered to have detrimental impact on the occupiers of The 
Cottages. There is a minimum window to window distance of 17.5m from the rear 
projection of no. 3 The Cottages.  No. 4 the Cottages is approximately 17m.  No. 2 
the Cottage is approximately 22m, but not directly in line with the proposed dwelling.   

5.16. Whilst the distance do not meet the minimum distance of 25m, the only first floor 
window on the southern elevation would be to the dining area and would be obscure 
glazed, as indicated on the submitted plans. In addition given the separation 
distance and the fact that the proposed dwelling is positioned further from the 
dwellings than the existing garages, the proposed dwelling would not result in 
overlooking or an unneighbourly impact on existing occupiers. Concern has been 
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raised regarding overlooking to the east. However the first floor windows (kitchen / 
utility) would overlook the rear most section of the adjacent occupiers’ garden and 
are sited a minimum of 4.8m from the eastern boundary.  

5.17. In terms of the amenity of future occupiers, amenity space has been provided and 
the positioning of the windows will ensure that the habitable rooms will be afforded 
sufficient natural light.  

Carbon Reduction and Water Efficiency  

Adopted Delivery and Site Allocations Plan (DPD): DM18 (Carbon Reduction and 
Water Efficiency) 
DSA: DM18 (Carbon Reduction and Water Efficiency) 

5.18. Following the Adoption of the Delivery and Site Allocations Plan (July 2013) and in 
particular policy DM18 (Carbon Reduction and Water Efficiency) it would have 
normally been considered necessary to impose a condition to secure the required 
15% reduction in carbon emissions as well as reducing future demand for water 
associated with the proposed dwelling. However, this will be superseded in October 
2016 by ministerial policy to transfer the issue to Building Regulations. It is 
considered necessary to condition the water efficiency. 

5.19. The principle assessment of this application falls under policy DM18 of the Adopted 
Delivery and Site Allocations Plan July 2013. This plan will remain and ‘sit alongside’ 
the new Local Plan. Accordingly policy DM18 will still apply. 

 Infrastructure and Developer Contributions 

Adopted Local Plan (ALP):  G19, G23;  
Core Strategy Development Planning Document (CSDPD):  CS20, CS21; 
Developer Contribution Supplementary Planning Document (DCSPD) 
Emerging Local Plan (Regulation 19) Publication Version: CP7 (Delivering the Infrastructure 
to support Growth) 

5.20. The site is located within CIL charging zone A.  

 Transport matters and parking 

ALP:  T2 (On – site parking and servicing), T4 (Pedestrian Movement and Provision) 
CSDPD:  CS16 (Transport) 
DSA:  DM2 (Transport requirements of development sites) 
Buckinghamshire Countywide Parking Guidance 
Emerging Local Plan (Regulation 19) Publication Version: DM 35 (Placemaking and Design 
Quality) 
5.21 The proposed dwelling requires three on-site parking spaces, which have been 

provided. In addition, as the use of this access is not being intensified, no objection is 
raised.  

 
5.22 A public footpath (no. 66) shares the proposed access which currently serves the 

garages to the rear. A shared surface should allow pedestrians priority, where they 
will be able to stop without feeling intimidated by motor traffic. The minimum width for 
vehicles is 2.75m and the minimum width for pedestrians is 2m, the overall width 
should therefore be 4.75m which has been proposed. The shared access is therefore 
considered acceptable.  

 
5.23 Concerns have been raised regarding the erection of a close boarded fence and gate 

effecting the public right of way. However, this is matter of enforcement for 
Buckinghamshire County Council.  

 
5.24 The application site is in separate ownership to the existing dwellings fronting Brick 

Lane. The Design and Access Statement submitted with the application states that 
the site is vacant and unrelated to The Cottages. No evidence has been submitted to 
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contradict this statement. There is an informal parking area opposite the Cottages 
which appears utilised for parking, although it’s legal position is not known. 

Therefore, there is no objection to the loss of parking currently provided at the 
application site. 

Weighing and balancing of issues – overall assessment  

5.25 This section brings together the assessment that has so far been set out in order to 
weigh and balance relevant planning considerations in order to reach a conclusion on 
the application. 

5.26 In determining the planning application, section 38(6) of the Planning and 
Compulsory Purchase Act 2004 requires that proposals be determined in accordance 
with the development plan unless material considerations indicate otherwise. In 
addition, Section 143 of the Localism Act amends Section 70 of the Town and 
Country Planning Act relating to the determination of planning applications and states 
that in dealing with planning applications, the authority shall have regard to: 

a) Provision of the development plan insofar as they are material 
b) Any local finance considerations, so far as they are material to the application (in 

this case, CIL) 
c) Any other material considerations  

 
5.27 As set out above it is considered that the proposed development would accord with       

the development plan policies in relation to impact on the Green Belt, character of the 
AONB, impact on amenity and highway access. 

 

Recommendation:  Application Permitted  
  
 

1 The development hereby permitted shall be begun before the expiration of three years from 
the date of this permission.  

 Reason: To comply with the requirements of Section 91 of the Town and Country Planning 
Act 1990 (As amended). 

 
2 The development hereby permitted shall be built in accordance with the details contained 

in the planning application hereby approved and plan numbers F3217-T, PD5-17-01 C, 
PD5-17-02 C  unless the Local Planning Authority otherwise first agrees in writing. 

 Reason: In the interest of proper planning and to ensure a satisfactory development of the 
site. 

  
3 Notwithstanding any indication of materials which may have been given in the application, 

a schedule and/or samples of the materials and finishes for the development shall be 
submitted to and approved in writing by the Local Planning Authority before any work to the 
external finish of the development takes place. Thereafter, the development shall not be 
carried out other than in accordance with the approved details.  

 Reason: To secure a satisfactory external appearance. 
 
4 All planting, seeding or turfing comprised in the approved details of landscaping, in 

association with the requirements of condition 8, shall be carried out in the first planting 
and seeding season following the occupation of the buildings or the completion of the 
development, whichever is the sooner. Any trees, plants or areas of turfing or seeding 
which, within a period of 3 years from the completion of the development, die are removed 
or become seriously damaged or diseased, shall be replaced in the next planting season 
with others of similar size and species, unless the Local Planning Authority first gives 
written consent to any variation.  

 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
 
5 The development hereby permitted, shall be designed and constructed to meet a water 

efficiency standard of 110 litres per head per day. 
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 Reason: In the interests of water efficiency as required by Policy CS18 of the Adopted 
Core Strategy and Policy DM 18 of the Adopted Delivery and Site Allocations Plan (July 
2013). 

 
6 The scheme for parking and manoeuvring indicated on the submitted plans shall be laid out 

prior to the initial occupation of the development hereby permitted and that area shall not 
thereafter be used for any other purpose. 

 Reason: To enable vehicles to draw off, park and turn clear of the highway to minimise 
danger, obstruction and inconvenience to users of the adjoining highway. 

 
7 Notwithstanding any other details shown on the plans hereby approved, the full length 

windows to the dining room and landing area to be inserted in the south facing elevation of 
the dwelling shall be glazed in obscure glass. The windows shall thereafter be retained as 
such. No further windows shall be inserted in the dwelling hereby permitted without the 
prior, express planning permission of the Local Planning Authority. 

 Reason: In the interests of the amenity of neighbouring properties. 
 
8 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and re-enacting that Order), 
no development falling within Classes A, B, C, D, E, F, G and H of Part 1 of Schedule 2 
shall be carried out without the prior, express planning permission of the Local Planning 
Authority. 

 Reason: In order that the Local Planning Authority can properly consider the effect of any 
future proposals on the character and amenity of the locality. 

 
9 The development is to be undertaken in accordance with the approved Arboricultural 

Impact Assessment  or any revision agreed by the council and Tree Protection Plan (TPP), 
indicating trees to be retained and those to be removed; the positions of physical tree 
protective fencing and ground protection zones. 

 Reason: To ensure that the trees to be retained are not damaged, in the interests of visual 
amenity.  

 
INFORMATIVE(S) 
 
1 In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council (WDC) 

take a positive and proactive approach to development proposals focused on solutions.  
WDC work with the applicants/agents in a positive and proactive manner by: 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer Charter 
 The agent was requested further information to satisfy Highways and the PROW team at 

BCC. This information was received and the application progressed.  
 
2 It is contrary to section 163 of the Highways Act 1980 for surface water from private 

development to drain onto the highway or discharge into the highway drainage system. The 
development shall therefore be so designed and constructed that surface water from the 
development shall not be permitted to drain onto the highway or into the highway drainage 
system. 

 
3 It is an offence under S151 of the Highways Act 1980 for vehicles leaving the development 

site to carry mud onto the public highway.  Facilities should therefore be provided and used 
on the development site for cleaning the wheels of vehicles before they leave the site. 

 
4 No vehicles associated with the building operations on the development site shall be 

parked on the public highway so as to cause an obstruction.  Any such wilful obstruction is 
an offence under S137 of the Highways Act 1980. 
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17/08094/FUL      
 
Consultations and Notification Responses 

Ward Councillor Preliminary Comments  

Councillor Shade Adoh  
We have received and continue to receive huge volumes of concerns about the application from 
residents. Having read the grounds of the application, the issues raised are related to access, 
visibility of the proposed build from the footpath, our concern on the overdevelopment in an area of 
ONB and the fact that a previous appeal was unsuccessful. The overwhelming objections raised by 
neighbours’ means we have to request that the application be called in.  
 
Parish/Town Council Comments/Internal and External Consultees 

Stokenchurch Parish Council 
Comment: Object on the grounds of overdevelopment on the ground shown on the plan. The 
proposed dwelling would overlook the cottages, and consequently invade their privacy. It should 
also be pointed out that the area is in the Green Belt and the AONB and any further development 
should be discouraged. The case officer is urged to read 88/06931 which related to an 
unsuccessful appal in the same spot, where the Inspector states that the hamlet should only be 
allowed to build on a one to one replacement basis, or infilling on a development frontage, much of 
the Inspector’s report is pertinent in this matter. In addition the house would be fully visible from the 
footpath.  
 
County Highway Authority 
Comment: No objection subject to conditions 
  
Rights of Way and Access 
Comment: No objections to amended plans 
  
The Ramblers Association 
Comment: Not received 
  
Arboricultural Officer 
Comment: There are no trees in the immediate vicinity of the new house and the proposal is 
unlikely to impact on the roots of neighbouring trees providing work is carried out in accordance 
with the submitted arboricultural documents, particularly paragraph 5.3 of the Arboricultural Survey 
which relates to the access road.  The trees on the land adjacent to the track are subject of a Tree 
Preservation Order and if pruning is required for access an application for tree work will need to be 

submitted for consideration.   

Representations 

24 letters of objections:- 
- Loss of privacy 

- Loss of quiet enjoyment 
- Precedent that could be created 

- Damage to boundaries 

- Does not uphold the current building line 

- Not considered drainage 

- Proposal will be overbearing and out of scale with character of Beacons Bottom 

- The house is clearly a 4-bed dwelling and not a 3-bed 

- The site is not a former builder’s yard.  
- All trees have been destroyed. Loss of these trees has ruined the rural character. 
- The house would be clearly visible 

- The distances quoted in the application are not reflective of the clear picture. 
- Work has already started as the land has been cleared and works carried out to the access 

road.  
- Potential light pollution. 
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- Site is within the Green Belt and AONB. 
- The proposal is not infill 
- Overlooking to the side. 
- Impact of noise and disturbance during construction. 
- Sight lines have been drawn to the applicant’s favour.  
- Impact on the Right of Way.  
- The planning authority should consider the local residents. 
- The house would be visible in the skyline 
- Impact on the main road in and out of the village 
- The point of access is on a blind corner where an accident has happened. 
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Contact: Gemma Davies 
 

DDI No. 01494 421632 

App No : 17/08165/FUL App Type: Full Application 
 

Application for : Construction of retaining wall and 2 x attached canopies (Retrospective) 
 

At Micklefield Mosque, Centre Approach, High Wycombe, Buckinghamshire, 
HP13 7FY  
 

Date Received : 
 
Target date for 
Decision 

07/11/17 
 
02/01/18 

Applicant : Wycombe Islamic Missions 
 

  

1. Summary 

1.1. Full planning permission is sought for the construction of a boundary/retaining wall and 
two canopies attached to Micklefield Mosque, Centre Approach. Most of the work has 
already taken place and therefore this application is part retrospective.  The top 1.2m 
high boundary wall is the only element which remains to be completed. 

1.2. Whilst the canopies are considered to be acceptable; the retaining wall, new 1.2m high 
boundary wall and the raised parking area are considered to represent an unneighbourly 
form of development that would significantly harm the residential amenities of the 
occupiers of adjoin property, The Vicarage. This is by reason of the retaining wall 
appearing overbearing and dominant when viewed from their amenity space, and the 
increased parking level resulting in an unacceptable loss of privacy due to an increased 
level of overlooking to both the private amenity space and the first floor rear windows. 

2. The Application 

2.1. The application site is located at the rear of Micklefield Road, via the access road of 
Centre Approach.  The site slopes downward toward Micklefield Road, which as a result 
is split on two levels.  The first encompasses the original Seven Day Adventist Church 
building – a rectangular building with the entrance along Centre Approach and the 
second a large parking area with concrete base.  The site then falls steeply downward 
toward the rear of the neighbouring buildings along the south eastern border so that 
there is a ground level difference of some 1.5m.  

2.2. The location is mixed comprising various church and community facilities and is now 
home of the Micklefield Mosque.  The site is not located within any protection zones. 

2.3. The application seeks part retrospective permission to erect a retaining wall along the 
south eastern boundary with associated earth works, a new 1.2m high boundary wall on 
top and an extended parking area along the boundary with The Vicarage and Church. In 
addition, permission is sought for two timber canopy structures to the front and rear with 
plastic roofing to provide shelter for worshippers one at the entrance the other along the 
rear side elevation. Building Control have been notified as to the construction of the 
retaining wall.  

2.4. The applicants have explained that the works were carried out in order to provide extra 
parking facilities for the site however a parking plan to show the revised layout and what 
benefit this will have has not been provided. 

2.5. The plans were revised several times during the course of the application.  A soakaway 
was shown to be provided within the site to ensure that all run-off was going to a 
permeable surface within the site and an associated acrodrain provided along the 
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retaining wall.  Concern in relation to drainage from the site has been addressed, 
however the concern in relation to the impact of the development on the residential 
amenities of the neighbouring dwellings remains. 

2.6. It was suggested to the applicant’s agent that in order to address the objection in relation 
to the impact of the residential amenities of The Vicarage, the parking area should be 
returned to its original position set back from the boundary and a substantial landscape 
buffer reinstated.  Then a low level wall should be provided along the edge of the parking 
area (as it originally stood) to prevent overlooking along the boundary with The Vicarage. 
These suggestions were however not taken up by the applicant.  

2.7. The emerging policies of the Wycombe District Local Plan has been submitted to the 
Planning Inspectorate for consideration.  The weight to be given to individual policies will 
be assessed in accordance with paragraph 216 of the NPPF. 

2.8. Weight is of course a matter for the decision maker but the NPPF says: 

Para 216. From the day of publication, decision-takers may also give weight to relevant 
policies in emerging plans according to: 

 the stage of preparation of the emerging plan (the more advanced the 
preparation, the greater the weight that may be given);  

 the extent to which there are unresolved objections to relevant policies (the less  

 the degree of consistency of the relevant policies in the emerging plan to the 
policies in this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given).  

3. Working with the applicant/agent 

3.1. In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council 
(WDC) take a positive and proactive approach to development proposals focused on 
solutions.  WDC work with the applicants/agents in a  positive and proactive manner by: 

 offering a pre-application advice service, 

 as appropriate updating applications/agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer 
Charter 

3.2. In this instance the applicant/agent was updated of any issues after the initial site visit 
and was informed how the proposal did not accord with the development plan and that 
no material considerations were apparent to outweigh these matters. The agent was 
informed of how the concerns could be overcome and provided the opportunity to amend 
the application or provide further justification in support of it. Amended plans were 
submitted but these did not overcome officer concern in relation to the impact of the 
development on the neighbouring dwelling The Vicarage. As a result the application was 
recommended for refusal. The application was called to Planning Committee for 
determination. 

4. Relevant Planning History 

4.1. None relevant 

5. Issues and Policy considerations 

Principle and Design of Development 

ALP: G3 (General design policy), G7 (Development in relation to topography), G8 (Detailed 
Design Guidance and Local Amenity) 
CSDPD: CS19 (Raising the quality of place shaping and design)  
DSA: DM1 (Presumption in favour of sustainable development) 
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Draft New Local Plan: CP1 (Sustainable Development), DM32 (Accessible locations, 
sustainable transport and parking), CP8 (Sense of place), DM34 (Placemaking and design 
quality) 

5.1. Both elements of this application contribute to the continuing function of the community 
facility and therefore there is no objection in principle of the development. 

5.2. The character of the area is mixed throughout and any development is determined by the 
topography of the site. The canopies are located along the northern and western 
elevation and essentially utilitarian in function. They do not however adversely affect the 
character of the building itself, or the wider area. 

5.3. The new retaining wall, again is utilitarian in nature. In terms of the structural capacity of 
the retaining wall, structural details accompanied the application showing how it was to 
be constructed and supported.  This is however a building control matter rather than a 
planning consideration. 

5.4. The wall rests along the eastern boundary and is largely hidden by the existing boundary 
treatment, which is a mixture of close boarded fencing and presumably an original post 
and wire boundary fence.  Views of it from the public realm are limited despite the 
removal of the boundary vegetation and are only visible toward the east.  

Amenity of existing residents 

ALP: G8 (Detailed design guidance and local amenity), H19 (Residents amenity space and 
gardens)  
CSDPD:  CS19 (Raising the quality of place shaping and design)  
Draft New Local Plan: DM34 (Placemaking and design quality) 

5.5. The porches are set within the confines of the main building on site and are set a 
sufficient distance to the neighbouring dwellings to ensure they have no material impact 
on the residential amenities of the occupiers of the neighbouring dwellings. 

5.6. Turning to the engineering works on site, the main impact of the development is in terms 
of the raising of the land levels to create an additional parking area along the 
neighbouring properties to the south. These are for the most part community based 
facilities which on the whole would not be unduly impacted by the development, 
particularly in relation to the retaining wall. However, the most immediate neighbouring 
building which is affected is The Vicarage, which is a residential building and has a first 
floor window viewing directly onto the site, overlooking the retaining wall.  

5.7. This property is set much lower than the existing parking area and therefore any 
additional height along this boundary would only exacerbate the prominence and 
overbearing appearance of this boundary structure, especially when viewed from the rear 
garden serving this property. The garden is already restricted in terms of its size and 
outlook. As a result, it is considered that the retaining wall with a new 1.2m high 
boundary wall on top would appear as a dominant and overbearing structure when 
viewed from The Vicarage.  

5.8. This would cause demonstrable harm to the residential amenities of the occupiers of this 
dwelling as the garden would be further enclosed. 

5.9. As a result of the works being undertaken, several bushes and general vegetation have 
been removed from the boundary with The Vicarage and the land adjacent to this 
boundary raised to provide parking for the Mosque.  Although a 1.2m high wall will be 
erected along the boundary, this would not be tall enough to prevent overlooking down 
into the garden of The Vicarage, or indeed to prevent direct views into the first floor 
windows of this property. 
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5.10. The original layout on site provided a landscape buffer along this boundary, which not 
only softened the boundary but also provided a level of privacy. The loss of this 
screening together with the raised land levels for parking being set along this boundary 
would introduce movements into an area that was previously free from such activity. As a 
result of the raised ground levels and revised parking layout, the development would 
result in overlooking to The Vicarage which would be of further detriment to the 
residential amenities of the occupiers of this dwelling. 

5.11. In order to overcome the overlooking issue, a taller wall could be erected on top of the 
retaining wall; however this would only increase the dominance of the structure.  

Transport matters and parking 

ALP:  T2 (On – site parking and servicing) 
CSDPD:  CS16 (Transport)  
DSA:  DM2 (Transport requirements of development sites) 
Draft New Local Plan: CP7 (Delivering the infrastructure to support growth), DM32 (Accessible 
locations, sustainable transport and parking) 

5.12. In the opinion of the applicant, this development would provide additional parking 
facilities for the site, however a parking layout has not been provided so it is not clear 
exactly how the additional parking spaces would be laid out. In any event, the 
development would not increase the parking requirements for the use and therefore 
there is no objection in this regard. 

5.13. Similarly the existing access for the site would not change as a result of this proposal so 
again there is no objection in this regard. 

 Drainage 

CSDPD:  CS1 (Overarching principles - sustainable development), CS18 (Waste, natural 
resources and pollution)  
DSA: DM17 (Planning for flood risk management) 
Draft New Local Plan: DM37 (Managing flood risk and sustainable drainage systems) 

5.14. Additional plans were submitted that showed an acrodrain, running in parallel along the 
wall within the site to provide an area for water run-off from the surface from the parking 
area. This would provide sufficient drainage provision.  

 Other issues 

5.15. Concern has been raised regarding the overall workmanship/structural strength, however 
this is not something that can be controlled by a planning application and cannot be 
taken into consideration when reaching a decision.  Building control have been notified of 
the retaining wall and will take separate action against the structure if it is found to be 
structurally unsound. 

 

Weighing and balancing of issues – overall assessment  

5.16. This section brings together the assessment that has so far been set out in order to 
weigh and balance relevant planning considerations in order to reach a conclusion on the 
application. 

5.17. In determining the planning application, section 38(6) of the Planning and Compulsory 
Purchase Act 2004 requires that proposals be determined in accordance with the 
development plan unless material considerations indicate otherwise. In addition, Section 
143 of the Localism Act amends Section 70 of the Town and Country Planning Act 
relating to the determination of planning applications and states that in dealing with 
planning applications, the authority shall have regard to: 
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a) Provision of the development plan insofar as they are material, 
b) Any local finance considerations, so far as they are material to the application (in 

this case, CIL), and, 
c) Any other material considerations. 

 
5.18. As set out above, whilst it is noted that the applicants are aspiring to provide additional 

parking to serve this community facility, this does not outweigh the harm that has 
arisen/will arise from this development. As a result it is considered that the development 
would conflict with a number of development plan policies, results in demonstrable harm 
and is therefore recommended for refusal.  

 

Recommendation:  Application Refused 

 

1. In the opinion of the Local Planning Authority the proposal would result in an un-
neighbourly form of development that would significantly harm the residential amenities of 
the occupiers of The Vicarage. This is by reason of the retaining wall appearing 
overbearing and dominant when viewed from their amenity space, and the increased 
parking level resulting in an unacceptable loss of privacy due to an increased level of 
overlooking to both the private amenity space and the first floor rear windows. 
 
Therefore the proposed development would be contrary to policies G3 (General Design) 
and G8 (Detailed Design Guidance and Local Amenity) of the Adopted Wycombe District 
Local Plan To 2011 (as saved, extended and partially replaced) as well as policy CS19 
(Raising the Quality of Place Shaping and Design) of the Adopted Core Strategy DPD. The 
above policies are considered to be consistent with the National Planning Policy 
Framework (NPPF). 
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Consultations and Notification Responses 

Ward Councillor Preliminary Comments 

Councillor Andrea Baughan: No comment with regard to the attached canopies. 

With regard to the retaining wall - views of the neighbouring community buildings (Micklefield 
Library, the Vicarage and St Peter’s Church) are taken into account…ensuring that security and 
the facilities of the neighbouring buildings are not affected.  Lack of privacy to neighbouring 
properties.   

Removal of trees and shrubs in the location has adversely affected the privacy of the adjoining 
neighbours.   

General poor quality of materials, workmanship and appropriate drain. 

The area in question is central to the Micklefield Library and St Peter’s Church and Vicarage. The 
Mosque is adjacent to the Community Centre and the Elim Church (which are not directly affected 
by the application) and there is a well-used path through the area to be discussed. As Cllr Knight 
and I are active within events, groups and services at the Church and Library, we feel that this is 
the best course of action for a transparent and fair outcome.  

There have been concerns raised about the proposed works and I appreciate that the Applicants 
have amended the plans to allow for greater privacy for the Vicarage and are keen to work with 
the local Community and to try and ensure an outcome which will be satisfactory for all 
concerned. We have had a meeting with representatives from the Mosque, Library and Church, 
where the neighbours were able to raise concerns. Security and privacy are also the concerns for 
the Library Garden users, as well as anti-social behaviour.  

Councillor Matt Knight – The application should be taken to Planning Committee for 
determination. 

Parish/Town Council Comments/Internal and External Consultees 

High Wycombe Unparished – Micklefield Ward 

Representations 

5 letters of representation received objecting on the following grounds: 

 Poor quality of material and workmanship in general; 

 Lack of drainage and structural reinforcement; 

 Loss of privacy to the occupiers of The Vicarage; 

 The structure appearing dominant and overbearing. 
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Contact: Valerie Bailey 
 

DDI No. 01494 421548 

App No : 17/08264/FUL App Type: Full Application 
 

Application for : Householder application for the removal of existing gates and replace 
with wood gates (retrospective) 
 

At Icknield House, Askett Village Lane, Askett, Buckinghamshire, HP27 9LT 
 

Date Received : 
 
 
Target date for 
Decision 

05/01/18 
 
02/03/18 

Applicant : Mr Mark White 
 

 

1. Summary 

1.1. Full planning permission is sought for the removal of the existing gates and replace 
with wooden gates (retrospective).  

1.2. The application is recommended for refusal. This is due to the solid appearance of 
the gates together with their height in close proximity to the road.  As a result the 
gates are considered to adversely impact on the immediate street scene and the 
Chilterns Area of Outstanding Natural Beauty in general. Thus they fail to comply with 
Local plan policies for the area and fail to comply with advice given in the Chilterns 
Building Design Guide  

2. The Application 

2.1. The new solid wooden gates are shown to be 1.9m high x 1.8m wide. In information 
supplied from the applicant they replaced wrought iron gates that were approximately 
1.3m/1.45m high.   

2.2. The applicant supplied photographs and addresses of other properties in Askett that 
have wooden gates of similar design, wooden gates that have some form of opening 
along their top edge, wooden picket gates  or indeed wrought iron gates. The site 
histories of these back to 1998 have been researched and a copy of this is attached 
as Appendix A. It should be noted that from this the only property to have received 
planning permission for gates is Wyvern House on Aylesbury Road. Three of these 
sites Willow Cottage on Crowbrook Road with Coronation Cottage and Hook Cottage 
on Askett Village Lane both show the siting of gates on block plans for other on–site 
development but no details of their height etc.  

2.3. From 16 October 2017 the emerging policies of the Wycombe District Local Plan 
(Regulation 19) Publication Version is also material. The weight to be given to 
individual policies will be assessed in accordance with paragraph 216 of the NPPF. 

3. Working with the applicant/agent 

3.1 In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council 
(WDC) take a positive and proactive approach to development proposals focused on 
solutions.  WDC work with the applicants/agents in a positive and proactive manner 
by; 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer 
Charter 

3.2 In this instance the applicant/agent was updated of any issues after the initial site 
visit. The applicant was informed/ advised how the proposal did not accord with the 
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development plan, that no material considerations are apparent to outweigh these 
matters and provided the opportunity to amend the application or provide further 
justification in support of it. Several photographs were received of other properties in 
the village with high gates, wooden to otherwise, but these still did not overcome the 
fundamental objection.  

 

 The application was referred to the Local Councillors prior to determination. 

 The application was referred to and considered at planning committee 

4. Relevant Planning History 

4.1. WR/1404/64 – Extension to house. Permitted and built 

4.2. WR/1111/72 – Demolition of garage and erection of double garage. Permitted 

4.3. 12/06610/FUL - Householder application for demolition of existing outbuildings, 
construction of first floor side extension, new detached garage and associated 
external alterations. Permitted, extension built.  

5. Issues and Policy considerations 

Principle and Location of Development 

Adopted Local Plan (ALP): GB2 (Development in the Green Belt), L1 (The Chilterns Area of 
Outstanding Natural Beauty), G3 (General Design Policy, G8 (Detailed Design Guidance and 
Local Amenity).  

CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development), CS9 (Green Belt), CS17 (Environmental Assets), CS19 (Raising 
the Quality of Place-Shaping and Design). 

DSA: DM1 (Presumption in favour of sustainable development) 

Wycombe District Local Plan Regulation 19 Version October 2017: CP1 (Sustainable 
Development), CP3 (Settlement Hierarchy), CP4 (Delivering Homes), DM33 (Managing 
Carbon Emissions, Transport and Energy Generation), DM30 (Chilterns Area of Outstanding 
Natural Beauty), DM35 (Placemaking and Design Quality), DM42 (Managing Development in 
the Green Belt), DM43 (The Replacement or Extension of Dwellings in the Green Belt) 
(Including Outbuildings)) 

5.1. The site is in the Green Belt and the Chilterns Area of Outstanding Natural Beauty 
with its western side boundary forming the boundary line of Askett Conservation 
Area.  

5.2. Where the height of any gate, fence, wall or means of enclosure erected or 
constructed adjacent to a highway used by vehicular traffic would, after the carrying 
out of the development, exceed 1 metre above ground level then planning permission 
is required. As such the development is then subject to policies contained in the 
Local Plans that cover that area in which they are erected.  

5.3. Given para 5.2.above, whilst gates may be acceptable in principle it is the solid 
design of the gates together with their overall height that are the issue.  

Impact upon the character and appearance of the street scene and surrounding area  

Adopted Local Plan (ALP): GB2 (Development in the Green Belt), L1 (The Chilterns Area of 
Outstanding Natural Beauty) G3 (General Design Policy, G8 (Detailed Design Guidance and 
Local Amenity), H17 (Extensions and Other Development within Residential Curtilages) 

Core Strategy Development Planning Document (CSDPD):  CS9 (Green Belt), CS17 
(Environmental Assets), CS19 (Raising the Quality of Place-Shaping and Design),  

Wycombe District Local Plan Regulation 19 Version October 2017: DM30 (The Chilterns 
Area of Outstanding Natural Beauty), DM35 (Placemaking and Design Quality), DM42 
(Managing Development in the Green Belt) and DM43 (The Replacement or Extension of 
Dwellings in the Green Belt (including outbuildings))  
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5.4. The character of Askett Village Lane from the roundabout to its junction with Letter 
Box Lane is one of a leafy green road with hedging along both sides. Residential 
properties are sited to the rear of the hedging on the north side of this road with only 
one property with its garden on the south side, Coronation Cottage. This dwelling has 
wooden gates but these would appear to be more than 5m from the highway. The 
positon of a gate was shown on the site layout drawing when planning permission 
was given for the replacement dwelling in 2001but there are no details of this gate.  
The dwelling closest to the roundabout on the other side of Askett Village Lane, 
Appletrees, has wooden gates but no history can be found for these.  The general 
character of the area is of a rural village which reflects its setting within the Chilterns 
AONB.  

5.5. The applicant has provided photographs of a variety of gates to properties within 
Askett.  It is acknowledged that there are other properties in the village, many of 
which are in the Conservation Area, that have wooden gates, but no planning history 
can be found for these. Should these have been in situ more than 4 years, which is 
believed to be the case, then they are immune from enforcement action.  However, 
should they be replaced, as with this current proposal, then they would have to apply 
for planning permission. Wyvern House Aylesbury Road is the sole property where 
planning permission can be found for gates. In this particular case they are wrought 
iron gates with an open design and the property is on the busy main road (A4010) 
and therefore considered not to be comparable to this proposal.  

5.6. Having considered the photographs submitted by the application, many of these 
show different types of gates to those subject of this application.  Several have an 
“open” design, allowing views through the gates, others are solid at the bottom but 
are open at the top, again allowing views through the gates.  Therefore the examples 
provided by the applicant are not considered to set a precedent for allowing this 
application since the gates are either of a different, more visually permeable design 
and / or have been erected without the benefit of planning permission.  

5.7. Hook Cottage, is the next property to the east along the lane on this side of the road. 
However, this is some 90m away and separated from the application property by 
mature high hedging with a field behind. Nevertheless, it should be noted that the 
wooden gates to this dwelling are partially open at the top and not completely solid as 
with this application.   

5.8. Advice about boundary treatment can be found on pages 41 and 42 of the Chilterns 
Building Design Guide (2010) which is adopted as a supplementary planning 
document.  Paragraph 3.93 states that “Entrance, and any other, gates, should be 
simple and visually permeable, either matching the boundary fencing or typical farm 
gates in the area, and timber should be used as it is more attractive than tubular 
steel.  Ornate, high and solid gates and entrances incorporating security systems are 
out of place in the countryside.”  At paragraph 3.89 the checklist states that “Entrance 
gates should be simple and visibly permeable”.   

5.9. In this instance the 1.9 metre high wooden gates create a solid feature which is not 
visually permeable and are of an urban appearance which is not sympathetic to the 
rural character of the surrounding area.  In this instance the gates clearly do not 
comply with the design guidance in the CBDG, which is a material consideration, and 
would have an adverse impact on the special rural character, appearance and 
enjoyment of the AONB. 

5.10. The site is outside but adjacent to the conservation area. The Council’s Conservation 
Officer considers the gate design to be urban in this rural location but advises that it 
would not harm the setting of the conservation area.  Given that the development 
does not result in significant harm to the designated heritage asset, the conservation 
area, a refusal on conservation grounds could not be justified.   
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Impact on the local highway with regard to parking and access ADLP:  

Policy T2 (on-site parking and servicing CSDPD: Policies CS20 (Transport and 
infrastructure) 

5.11. Taking into account the comments from the County Highway Authority whereby they 
raised no objection the gates are therefore considered to be acceptable in highway 
safety terms.  

 

Recommendation:  Application Refused 
 

1 In the opinion of the Local Planning Authority the gates, the subject of this retrospective 
planning application, by virtue of their solid appearance combined with their overall height 
and siting are out of keeping with the rural character and appearance of the surrounding 
area and the Chilterns AONB.   They fail to comply with Policies L1 (The Chilterns Area of 
Outstanding Natural Beauty) and G3 (General Design Policy  of the Adopted Wycombe 
District Local Plan to 2011 (as saved, extended and partially replaced); Policies CS17 
(Environmental Assets) and CS19 (Raising the Quality of Place-Shaping and Design)  of the 
Core Strategy DPD (Adopted July 2008); and Policies DM30 (The Chilterns Area of 
Outstanding Natural Beauty) and DM35 (Placemaking and Design Quality)(of the Wycombe 
District Local Plan Regulation 19 Publication Version October 2017. 
 

INIFORMATIVE 
 
In accordance with paragraphs 186 and 187 of the NPPF Wycombe District Council (WDC) 
take a positive and proactive approach to development proposals focused on solutions.  
WDC work with the applicants/agents in a positive and proactive manner by; 
 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the processing 
of their application and where possible suggesting solutions, and, 

 by adhering to the requirements of the Planning & Sustainability Customer Charter. 
 
In this instance the applicant/agent was updated of any issues after the initial site visit. The 
applicant was informed/ advised how the proposal did not accord with the development plan, 
that no material considerations are apparent to outweigh these matters and provided the 
opportunity to amend the application or provide further justification in support of it. Several 
photographs were received of other properties in the village with high gates, wooden to 
otherwise, but these still did not overcome the fundamental objection. 
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17/08264/FUL      
 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments  

Councillor David Ian Knights: If recommended for refusal wishes it to be brought before DCC 
 
 
Parish/Town Council Comments/Internal and External Consultees 
 
Princes Risborough Town Council 
Comment: The Princes Risborough Town Council has no comment. 
 
  
Conservation Officer Spatial Planning 
Comment: The solid wooden gates are rather urban in this rural location.  While a 5 bar gate would 
be more appropriate, on balance, their impact on the setting of the conservation area is not 
sufficient to amount to an objection. 
  
County Highway Authority 
Comment: The application proposes the replacement of existing gates with new wooden gates. 
Whilst the Highway Authority would object to gates within five metres of the highway carriageway, I 
note that presence of gates is an existing situation. I therefore do not consider the replacement of 
the gates to constitute a severe highway impact. 
 
Whilst the placement of the gates is slightly different to the previous arrangement, it would appear 
from an assessment of our own records that the proposed gates are still within the site curtilage. 
 

Representations 

One letter objection on the grounds of:- 

 Nearer the road than previous gates resulting in issues with highway safety 

 Out of keeping with the street scene 
 
 
One letter of support.  
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1. Pre-Planning Committee Training/ Information Sessions 

Officer contact:  Alastair Nicholson   DDI: 01494 421510 

Email: alastair.nicholson@wycombe.gov.uk 

Wards affected: All 

PROPOSED DECISION OR RECOMMENDATION TO COUNCIL 

1.1 The Committee note that the next pre-committee training/information session is 
scheduled for 6.00pm on Wednesday 30 May 2018 in Committee Room 1 

1.2 The developer who had booked to present to this meeting has cancelled. If 
another developer requests the opportunity to present members will be notified, 
alternatively unless training is required that evening the Planning Committee 
meeting start may be brought forward. 

Corporate Implications 

1.3 Members of both the Planning Committee, and the Regulatory and Appeals 
Committee, are required to complete a minimum level of planning training each 
year. 

 
Sustainable Community Strategy/Council Priorities - Implications 

1.4 None directly. 

Background and Issues 

1.5 The pre Planning Committee meeting gives an opportunity for member training 
or developer presentations.   

Options 

1.6 None. 

 

Conclusions 

1.7 Members note the recommendation. 

 

Next Steps 

1.8 None. 

 

Background Papers:  None. 
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For Information: Delegated Action Authorised by Planning Enforcement Team 
Between 20/02/18-09/04/18 

 

Reference Address Breach Details Date 
Authorised 

Type of 
Notice 

17/00500/OP 18 Squirrel Rise 
Marlow Bottom 
Buckinghamshire 
SL7 3PN 

Development not in 
accordance with 
permission 
17/05165/FUL 

19-Mar-18 Acceptable 
Development 

16/00678/OP 180 Hughenden Road 
High Wycombe 
Buckinghamshire 
HP13 5PD 

Without planning 
permission the erection 
of a side/rear extension 
and fenestration 
alterations 

21-Feb-18 Acceptable 
Development 

17/00127/OP 68 Hill Farm Road 
Marlow Bottom 
Buckinghamshire 
SL7 3LU 

Development not in 
accordance with 
14/07174/FUL 

21-Feb-18 Acceptable 
Development 

17/00521/OP 64 Chairborough Road 
High Wycombe 
Buckinghamshire 
HP12 3HJ 

Without planning 
permission the erection 
of an outbuilding 

23-Feb-18 Acceptable 
Development 

17/00580/CU Scrubbs Lane 
Bledlow Ridge 
Buckinghamshire 

Erection of stables not in 
accordance with 
permission 
05/05902/FUL 

23-Feb-18 Acceptable 
Development 

16/00559/OP 88 Deeds Grove 
High Wycombe 
Buckinghamshire 
HP12 3NZ 

Without planning 
permission the 
construction of raised 
platform to rear 

15-Mar-18 Acceptable 
Development 

18/00053/CU Land Adjacent To 
Holly Tree Barn 
Owlswick Lane 
Owlswick 
Buckinghamshire 
HP27 9RJ 

Alleged change of use of 
site for the stationing of 
mobile home for 
residential use 

05-Mar-18 Planning 
Contraventio
n Notice 

17/00032/OP The White House 
High Street 
Lane End 
Buckinghamshire 
HP14 3ER 

Conversion of existing 
dwelling to form 3 x 1 
bed flats with associated 
fenestration alterations 
in breach of condition 3 
of planning permission 
16/07026/FUL 

05-Mar-18 Enforcement 
Notice 
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Reference Address Breach Details Date 
Authorised 

Type of 
Notice 

17/00532/CU 263 Rutland Avenue 
High Wycombe 
Buckinghamshire 
HP12 3LY 

Alleged material change 
of use from garage to 
self-contained flat 

25-Feb-18 Planning 
Contraventio
n Notice 

17/00350/OP 5 Westfield Cottages 
Westfield 
Medmenham 
Buckinghamshire SL7 
2HQ 

Use of building in breach 
of condition 1 of p/p 
09/05806/FUL 

19-Mar-18 Acceptable 
Development 

17/00128/OP 129 Chiltern Avenue 
High Wycombe 
Buckinghamshire 
HP12 3UG 

Without planning 
permission the erection 
of a boundary wall 

19-Mar-18 Acceptable 
Development 

17/00465/CU Rhoose 
Lower Icknield Way 
Bledlow 
Buckinghamshire 
HP27 9QE 

Without planning 
permission a material 
change of use of the land 
by virtue of the siting of 
a mobile home and 
caravan 

09-Mar-18 Planning 
Contraventio
n Notice 

18/00013/OP Cavendish 
Skirmett Road 
Skirmett 
Buckinghamshire 
RG9 6TD 

Raising of roof, roof 
extensions/alterations, 
construction of two 
storey rear extension, 
fenestration and external 
alterations and new 
driveway with parking 
area in breach of 
condition 5 of P/P 
16/06412/FUL 

05-Mar-18 Acceptable 
Development 

17/00374/OP 11 Cambridge 
Crescent 
High Wycombe 
Buckinghamshire 
HP13 7NE 

Construction of single 
storey front and rear 
extension in breach of 
planning permission ref: 
16/08313/FUL 

09-Mar-18 Acceptable 
Development 

17/00553/OP 66 - 72 The Parade 
Bourne End 
Buckinghamshire 
SL8 5SS 

Development not in 
accordance with 
16/07020/FUL - 
installation of plant to 
roof 

09-Mar-18 Acceptable 
Development 
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Reference Address Breach Details Date 
Authorised 

Type of 
Notice 

17/00526/OP Bledlow Cricket Club 
West Lane 
Bledlow 
Buckinghamshire 
HP27 9PF 
 

Without planning 
permission the erection 
of a detached outbuilding 

09-Mar-18 Planning 
Contravention 
Notice 

17/00479/OP 7 Grayling Close 
Marlow 
Buckinghamshire 
SL7 2BA 

Erection of 2m high 
fence 

27-Mar-18 Acceptable 
Development 

18/00023/PR 1-4 Mill Cottages 
Old Moor Lane 
Wooburn Green 
Buckinghamshire 
HP10 0LZ 

Unauthorised works to a 
tree within a 
conservation area 

29-Mar-18 Not in the 
Public 
interest to 
pursue formal 
action 

17/00577/MS Sandcastle Nursery 
Lane End Road 
High Wycombe 
Buckinghamshire 
HP12 4JF 

Erection of 1 x 3 bed 
detached dwelling and 
two pairs of 2 bed semi-
detached dwellings (5 in 
total) with associated 
parking in breach of 
condition 7 (landscaping 
implementation) of 
planning permission: 
15/07956/VCDN 

29-Mar-18 Breach of 
Condition 
Notice 

17/00210/OP 19 Hillside 
High Wycombe 
Buckinghamshire 
HP13 7LG 

Without planning 
permission the erection 
of fencing 

27-Mar-18 Acceptable 
Development 

18/00037/OP OS Parcel 8200 
Scrubbs Lane 
Bledlow Ridge 
Buckinghamshire 

Alleged creation of 
access track and turning 
area not in accordance 
with prior notification ref: 
17/07289/PNP6A  
Alleged change of use of 
the land for commercial 
purposes instead of 
agricultural use. 

  Planning 
Contravention 
Notice 
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Reference Address Breach Details Date 
Authorised 

Type of 
Notice 

17/00500/OP 18 Squirrel Rise 
Marlow Bottom 
Buckinghamshire 
SL7 3PN 

Development not in 
accordance with 
permission 
17/05165/FUL 

19-Mar-18 Acceptable 
Development 

16/00678/OP 180 Hughenden Road 
High Wycombe 
Buckinghamshire 
HP13 5PD 

Without planning 
permission the erection 
of a side/rear extension 
and fenestration 
alterations 

21-Feb-18 Acceptable 
Development 

17/00127/OP 68 Hill Farm Road 
Marlow Bottom 
Buckinghamshire 
SL7 3LU 

Development not in 
accordance with 
14/07174/FUL 

21-Feb-18 Acceptable 
Development 

17/00521/OP 64 Chairborough 
Road 
High Wycombe 
Buckinghamshire 
HP12 3HJ 

Without planning 
permission the erection 
of an outbuilding 

23-Feb-18 Acceptable 
Development 

17/00580/CU Scrubbs Lane 
Bledlow Ridge 
Buckinghamshire 

Erection of stables not in 
accordance with 
permission 
05/05902/FUL 

23-Feb-18 Acceptable 
Development 

16/00559/OP 88 Deeds Grove 
High Wycombe 
Buckinghamshire 
HP12 3NZ 

Without planning 
permission the 
construction of raised 
platform to rear 

15-Mar-18 Acceptable 
Development 

18/00053/CU Land Adjacent To 
Holly Tree Barn 
Owlswick Lane 
Owlswick 
Buckinghamshire 
HP27 9RJ 

Alleged change of use of 
site for the stationing of 
mobile home for 
residential use 

05-Mar-18 Planning 
Contravention 
Notice 

17/00032/OP The White House 
High Street 
Lane End 
Buckinghamshire 
HP14 3ER 

Conversion of existing 
dwelling to form 3 x 1 
bed flats with associated 
fenestration alterations in 
breach of condition 3 of 
planning permission 
16/07026/FUL 

05-Mar-18 Enforcement 
Notice 

17/00532/CU 263 Rutland Avenue 
High Wycombe 
Buckinghamshire 
HP12 3LY 

Alleged material change 
of use from garage to 
self-contained flat 

25-Feb-18 Planning 
Contravention 
Notice 
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Reference Address Breach Details Date 
Authorised 

Type of 
Notice 

17/00350/OP 5 Westfield Cottages 
Westfield 
Medmenham 
Buckinghamshire  
SL7 2HQ 

Use of building in breach 
of condition 1 of p/p 
09/05806/FUL 

19-Mar-18 Acceptable 
Development 

17/00128/OP 129 Chiltern Avenue 
High Wycombe 
Buckinghamshire 
HP12 3UG 

Without planning 
permission the erection 
of a boundary wall 

19-Mar-18 Acceptable 
Development 

17/00465/CU Rhoose 
Lower Icknield Way 
Bledlow 
Buckinghamshire 
HP27 9QE 

Without planning 
permission a material 
change of use of the land 
by virtue of the siting of a 
mobile home and 
caravan 

09-Mar-18 Planning 
Contravention 
Notice 

18/00013/OP Cavendish 
Skirmett Road 
Skirmett 
Buckinghamshire 
RG9 6TD 

Raising of roof, roof 
extensions/alterations, 
construction of two 
storey rear extension, 
fenestration and external 
alterations and new 
driveway with parking 
area in breach of 
condition 5 of P/P 
16/06412/FUL 

05-Mar-18 Acceptable 
Development 

17/00374/OP 11 Cambridge 
Crescent 
High Wycombe 
Buckinghamshire 
HP13 7NE 

Construction of single 
storey front and rear 
extension in breach of 
planning permission ref: 
16/08313/FUL 

09-Mar-18 Acceptable 
Development 

17/00553/OP 66 - 72 The Parade 
Bourne End 
Buckinghamshire 
SL8 5SS 

Development not in 
accordance with 
16/07020/FUL - 
installation of plant to 
roof 

09-Mar-18 Acceptable 
Development 

17/00526/OP Bledlow Cricket Club 
West Lane 
Bledlow 
Buckinghamshire 
HP27 9PF 
 

Without planning 
permission the erection 
of a detached outbuilding 

09-Mar-18 Planning 
Contravention 
Notice 

17/00479/OP 7 Grayling Close 
Marlow 
Buckinghamshire 
SL7 2BA 

Erection of 2m high 
fence 

27-Mar-18 Acceptable 
Development 
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Reference Address Breach Details Date 
Authorised 

Type of 
Notice 

18/00023/PR 1-4 Mill Cottages 
Old Moor Lane 
Wooburn Green 
Buckinghamshire 
HP10 0LZ 

Unauthorised works to a 
tree within a 
conservation area 

29-Mar-18 Not in the 
Public 
interest to 
pursue formal 
action 

17/00577/MS Sandcastle Nursery 
Lane End Road 
High Wycombe 
Buckinghamshire 
HP12 4JF 

Erection of 1 x 3 bed 
detached dwelling and 
two pairs of 2 bed semi-
detached dwellings (5 in 
total) with associated 
parking in breach of 
condition 7 (landscaping 
implementation) of 
planning permission: 
15/07956/VCDN 

29-Mar-18 Breach of 
Condition 
Notice 

17/00210/OP 19 Hillside 
High Wycombe 
Buckinghamshire 
HP13 7LG 

Without planning 
permission the erection 
of fencing 

27-Mar-18 Acceptable 
Development 

18/00037/OP OS Parcel 8200 
Scrubbs Lane 
Bledlow Ridge 
Buckinghamshire 

Alleged creation of 
access track and turning 
area not in accordance 
with prior notification ref: 
17/07289/PNP6A  
Alleged change of use of 
the land for commercial 
purposes instead of 
agricultural use. 

  Planning 
Contravention 
Notice 
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