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1.   Apologies for Absence  

 To receive apologies for absence. 
 

 

2.   Minutes of the Previous Meeting 1 - 4 

 To confirm the Minutes of the meeting of the Planning Committee 
held on 22 May 2019 (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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Members are reminded that if they are declaring an interest, they 
should state the nature of that interest whether or not they are 
required to withdraw from the meeting. 

 
Planning Applications 
 
4.   Planning Applications 

 
 

5.   17/05784/FUL - Sir William Borlase Grammar School, West 
Street, Marlow, Buckinghamshire, SL7 2BR 

 

5 - 22 

6.   17/07195/FUL - 15 & 17 New Road, High Wycombe, 
Buckinghamshire, HP12 4LH 

 

23 - 48 

7.   17/08464/R9OUT - West Site, Former Compair Works, Bellfield 
Road, High Wycombe, Buckinghamshire 

 

49 - 86 

8.   18/05323/R9FUL - West Site, Former Compair Works, Bellfield 
Road, High Wycombe, Buckinghamshire 

 

87 - 108 

9.   19/05601/FUL - Garages and Access Road, The Cottages, 
Bricks Lane, Beacons Bottom, Buckinghamshire, HP14 3XG 

 

109 - 125 

10.   19/06031/FUL - Site of 80 Daws Hill Lane, High Wycombe, 
Buckinghamshire, HP11 1PU 

 

126 - 136 

11.   18/08897/OUT - Slate Meadow, Stratford Drive, Wooburn Green, 
Buckinghamshire 

 

137 - 193 

12.   18/07842/FUL - Chequers End Equestrian Centre, Chequers 
Lane, Cadmore End, Buckinghamshire, HP14 3PQ 

 

194 - 239 

Other items 
 
13.   Pre-Planning Committee Training / Information Session 

 
240 

14.   Appointment of Members for Site Visits  

 To appoint Members to undertake site visits on Tuesday 23 July 
2019 should the need arise. 

 

 

15.   Delegated Action Undertaken by Planning Enforcement Team 
 

241 

16.   File on Actions Taken under Delegated Authority  

 Submission of the file of actions taken under delegated powers 
since the previous meeting. 

 

 

17.   Supplementary Items (if any)  

 If circulated in accordance with the five clear days’ notice provision. 
 

 

18.   Urgent items (if any)  
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 Any urgent items of business as agreed by the Chairman. 
 

 

 
For further information, please contact Liz Hornby (01494) 421261, 
committeeservices@wycombe.gov.uk 
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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: 22 May 2019 
  

Time: 6.30  - 9.27 pm 
  

PRESENT: Councillor A Turner (in the Chair) 
 

Councillors Mrs J A Adey, 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, P R Turner and C Whitehead. 

 
Apologies for absence were received from Councillors: M Asif. 
 

LOCAL MEMBERS IN ATTENDANCE APPLICATION 

Councillor Ms K Wood 
Councillor G Peart 

18/05002/R9OUTE 
18/07520/FUL 

  
1 CHAIRMAN'S WELCOME  

 
The Chairman welcomed everyone to the meeting and that he wished the 
committee's thanks be recorded to the outgoing chairman, Councillor Paul Turner, 
for the excellent manner in which he had chaired meetings over the last four years.  
 

2 MINUTES OF THE PREVIOUS MEETING  
 

RESOLVED: That the minutes of the Planning Committee meeting held on 
24 April 2019 be approved as a true record and signed by the Chairman. 

 
3 DECLARATIONS OF INTEREST  

 
Councillor A Baughan – 18/05002/R9OUTE: Declared that she had been a 
member of the Gomm Valley/Ashwells Liaison Group and stated that she had not 
predetermined the application and remained open minded and without prejudice. 
 
Councillor D Johncock – 18/05002/R9OUTE: Declared that he had been the 
Chairman of the Gomm Valley/ Ashwells Liaison Group, but had not predetermined 
the decision on this application and had no pecuniary interest/DPI.  He noted that 
the application had also been discussed at Cabinet, however these discussions 
were caveated in relation to the need for planning permission to be obtained. He 
always remained neutral when discussion took place at Cabinet and wished to 
reassure the Committee that he remained open-minded.  He stated that he would 
listen to the debate before coming to a conclusion. 
 
Councillor Adey – 18/05002/R9OUTE: As per Councillor Johncock’s declaration 
regarding being a Cabinet Member above and that she remained impartial and had 
not pre-determined the application. 
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Councillor Katrina Wood -18/05002/R9OUTE: Declared that she had an interest 
and that having obtained legal advice she will speak as the Ward Member to 
convey the views of her constituents and then withdraw from the Council Chamber 
for the duration of the Item.    
 

4 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. 

 
5 18/05002/R9OUTE - ASHWELLS FIELD, COCK LANE, TYLERS GREEN, 

BUCKINGHAMSHIRE  
 
Following a full discussion and having noted the Update sheet, members voted in 
favour of the motion to approve the application. 
 
An enquiry was raised whether all subsequent reserved matters applications could 
be automatically brought before the Planning Committee for scrutiny.  Officers 
advised that under the current robust system Members could recommend that 
appropriate planning applications are brought before the Committee.  As such a 
special procedure was considered unnecessary. 
 
 RESOLVED:  That the application be approved. 
 
The Committee was addressed by Councillor Ms K Wood, the local Ward Member 
who addressed the Committee and withdrew from the Council Chamber before the 
Committee Members began debating the Item. 
 
The Committee was addressed by Mr Simon Fitton, Ms Jacqueline Davies and Cllr 
Peter Miller (Chepping Wycombe Parish Council) in objection and by Mr Neil 
Rowley of Savills on behalf of the applicant. 
 

6 18/07520/FUL - MONKENDEN, STUDRIDGE LANE, SPEEN, 
BUCKINGHAMSHIRE, HP27 0SA  
 
Having heard the issues raised in public speaking, Members had a full discussion 
during which reasoning in favour of granting this particular application were 
expressed which included that Monkenden would be more in character than other 
existing properties, that the street scene is varied and the harm that would be 
caused by the proposed development is quite minimal, that the house to the rear is 
more bulky than the proposal, and that the proposed development enabling the 
provision of care for the applicant’s child (who is of ill health) is a special 
consideration.  
 
In weighing and balancing all of the issues before them members are perfectly 
entitled to reach a different view to that of their officer’s recommendation. 
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Following a full discussion and having listened to the issues raised in public 
speaking Members voted in favour of a motion to approve the application subject to 
the proposed conditions set out in the update sheet with Condition 6 amended as 
described below 
 

RESOLVED: that the application be approved subject to an amendment to 
Condition 6 in respect that obscure glazing would only be required on the 
family bathroom. 

  
The Committee was addressed by Councillor G Peart, the local Ward Member. 
 
The Committee was addressed by Mrs Neil Stratton in objection and Mrs K Bythell 
on behalf of the applicant. 
 

7 19/05221/FUL - ST MARKS HOUSE, 1 STATION ROAD, BOURNE END, 
BUCKINGHAMSHIRE, SL8 5QF  
 
In weighing and balancing all of the issues before them members are perfectly 
entitled to reach a different view to that of their officer’s recommendation. 
 
Members voted in favour of the motion that they were minded to refuse the 
application. 
 
It was suggested that the Cabinet Member for Planning write to the Minister for 
Housing, Communities and Local Government to highlight the concerns of the 
Committee regarding Permitted Development rights which allowed the change of 
use of office buildings to residential without the need for full planning permission. 
The Cabinet Member agreed and would do so in consultation with officers.  
 

RESOLVED: Minded to Refuse. To allow the detailed wording of the reason 
for refusal to be prepared the Committee delegated the decision to refuse 
the application to the Head of Planning & Sustainability, the refusal to reflect 
their concerns that the proposal represented a step too far; the bulk of the 
roof is too great, it is intrusive, unneighbourly and has an overbearing impact 
of the adjoining property. 

 
The Committee was addressed by Ms Sharon Monks and Parish Councillor Miriam 
Blazey (Wooburn and Bourne End Parish Council) in objection and by Mr Mark 
Thompson of Savills on behalf of the applicant. 
 

8 PRE-PLANNING COMMITTEE TRAINING / INFORMATION SESSION  
 
Members noted that the next Pre-Planning Committee Information / Workshop 
Session would be held on Wednesday 26 June at 6.00pm to discuss how Planning 
Committee(s) might operate in the new Unitary Authority. This would help inform 
workstreams currently preparing for transition. It was noted that if members were 
unable to attend the session that they could provide written input for officers to 
consider.  
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RESOLVED: That the details of the pre-Committee information / workshop 
session to be held on Wednesday 26 June be noted. 

 
9 APPOINTMENT OF MEMBERS FOR SITE VISITS  

 
RESOLVED: That in the event that it was necessary to arrange site visits on 
Tuesday 25 June 2019 in respect of the agenda for the meeting on 
Wednesday 26 June 2019, the following Members be invited to attend with 
the relevant local Members: 

 
Councillors: Mrs J A Adey, Ms A Baughan, S Graham, C B Harriss, A E Hill, 
D A Johncock, T Lee, N B Marshall, H L McCarthy, N J B Teesdale, A 
Turner, P R Turner and C Whitehead. 

 
10 DELEGATED ACTION UNDERTAKEN BY PLANNING ENFORCEMENT TEAM  

 
The Delegated Action undertaken by the Planning enforcement team was noted. 
 

11 FILE ON ACTIONS TAKEN UNDER DELEGATED AUTHORITY  
 
The file on actions taken under delegated authority since the previous meeting was 
circulated for the Committee’s attention. 
 

12 MESSAGE TO CHAIRMAN  
 
On behalf of the Committee Councillor Paul Turner congratulated the Chairman on 
his successful first meeting.  
 
 
 
 

_______________________ 
Chairman 

 
The following officers were in attendance at the meeting:  

Mrs T Coppock Planning Solicitor 

Mrs J Durkan Senior Democratic Services Officer 

Mr P Miller Technical Officer 

Mr A Nicholson Development Manager 

Ms S Penney Principal Development Management Officer 
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Contact: 
 

Lucy Bellinger DDI No. 01494 421525 

App No : 17/05784/FUL App Type : FUL 
 

Application for : Erection of new sports hall building including changing rooms, lockers, 
toilets and 2 classrooms/studios with teachers offices, removal of three 
tennis courts to enable relocation of grass pitch, new multi-use games 
area and re-arrangement of parking spaces adjacent to the Chapel. 
 

At Sir William Borlase Grammar School, West Street, Marlow,  
Buckinghamshire, SL7 2BR 
 

Date Received : 
 
Target date for 
decision: 

23/03/17 
 
22/06/17 
 
 

Applicant : Sir William Borlase Grammar School 
 

1. Summary 

1.1. The approval of planning permission is recommended subject to a number of 
planning conditions which are necessary to ensure that the development is 
acceptable in planning terms.  

1.2. The development is acceptable because:- 

 It would safeguard the amenity of neighbouring residents 

 It would provide adequate car parking, vehicle access and manoeuvring 
space to serve the development  

 It would not harm the character and appearance of the Marlow Conservation 
Area or impact on the setting of listed buildings 

 It would retain important trees and provide appropriate replacement tree 
planting for those to be removed 

 The overall character and quality of designated green space would be 
maintained 

 The development would not increase the risk of flooding 
2. The Application 

2.1. Planning permission is sought for a new sports hall building which would also 
incorporate a classroom and fitness room.  The building would be located on part of a 
grass area, known as Home Meadow, behind the existing cluster of school buildings 
which are focused to the southern end of the school grounds.   

2.2. The proposal would also involve the creation of a parking area to the west side of the 
new sports hall.  Vehicle access will be provided by a driveway along the west side 
boundary of the school site.  Existing parking to the side of the chapel would be 
retained but in a different layout.  The existing vehicle access onto West Street would 
be used.   

2.3. The proposal would necessitate the rearrangement of sporting facilities on the 
existing school playing fields comprising:  

 Relocation of a grass football pitch to the northern portion of the school 
grounds following the removal of three existing tennis courts 

 Creation of a new multi-use games area just north of the new sports hall 
building 

2.4. The school site is located within large grounds on the northern side of West Street 
within the Marlow Conservation Area. The original school building is Grade II* listed.  
The school is bounded by residential properties and there is a public right of way 
which cuts through the school grounds linking Oxford Road with Quoiting Drive.  
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There are also two private residential properties that sit within the middle of the 
school grounds.  

2.5. The scheme has been amended several times since it was first submitted.  The 
description of the development has changed and amended plans been submitted.    

2.6. The applicant has carried out a community consultation which has included meetings 
with local residents and councillors. The Council has 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.   

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 was provided with pre-application advice, 

 The applicant was provided the opportunity to address issues raised by statutory 
consultees. 

 The application was considered by the Planning Committee where the 
applicant/agent had the opportunity to speak to the committee and promote the 
application.  

4. Relevant Planning History 

4.1. 00/07653/FUL, Formation of car park adjacent to chapel and new vehicular 
crossover, permitted February 2001. 

4.2. 12/07846/FUL, Conversion of gymnasium roof space to be used as new changing 
rooms and insertion of 4 dormer window, permitted February 2013. 

4.3. 14/05060/FUL, Demolition of existing ground floor lobby area, erection of first & 
second floor extension creating under croft area at ground floor to north elevation.  
Part ground floor/first & second floor extension to south elevation, ground & first floor 
infill extension to west elevation, raising of central roof area & roof of eastern element 
to allow creation of further classrooms in roofspace with erection of arrays of solar 
panels to new roof areas & single storey building housing fire exit attached to new 
second floor element (new 6th form centre), permitted March 2014 

5. Issues and Policy considerations 

Principle and Location of Development 

CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development), 
DSA: DM1 (Presumption in favour of sustainable development), DM12 (Green Space) 
New Local Plan Submission Version: CP1 (Sustainable Development),  

5.1. The use nature of the development is acceptable and the overall landscape character 
and recreational value of the green space would be maintained. It is considered that 
the development would not be harmful to the purpose of the green space designation. 

5.2. The building would be located on land designated as green space within the 
development plan. All of the area surrounding the school is designated as green 
space and local planning policy recognises that green spaces are areas of open 
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space within built up areas that are important for their recreational or amenity value.  
Policy DM12 seeks to protect these spaces from their loss, fragmentation or reduction 
in size.   

5.3. The proposal would involve building on green space however, it is considered that a 
substantial element of green space would be retained around the school buildings, its 
overall character and quality would be maintained and the area would continue to 
have recreational value to outweigh the small degree of harm caused by the new built 
form occurring on part of the green space.   

5.4. The green space designation is drawn tight around the existing school buildings.  
Therefore the school would not have any other scope within its school grounds to 
provide the new sports facility on land which is not designated as green space.  It is 
considered that this is an exceptional circumstance to justify a small amount of 
development within the green space.  But in any event a substantial element of green 
space would remain and the overall character and quality of the space would be 
maintained.  

5.5. Sport England have been consulted because the scheme involves playing field land.  
They have confirmed that they do not object and have requested planning conditions 
relating to the detail and implementation of the rearranged playing field.  Such 
planning conditions are necessary to ensure that the development is fit for purpose 
and does not result in the loss of or prejudice the use of a playing field.  

Transport matters and parking 

ALP:  T2 (On – site parking and servicing) 
CSDPD:  CS16 (Transport), CS21 (Contribution of development to community 
infrastructure)  
DSA:  DM2 (Transport requirements of development sites) 
New Local Plan Submission Version: CP7 (Delivering the infrastructure to support growth), 
DM33 (Managing carbon emissions: transport and energy generation)   

5.6. The parking and vehicle access arrangements would be appropriate to serve the 
development.  The highway authority are satisfied that the scheme would be 
acceptable in relation to highway safety and the amount of parking provision.    

5.7. A new parking area would be created adjacent to the sports hall that would provide 
25 parking spaces of sufficient width to be able accommodate some mini bus parking 
as well.  Existing parking provision to the side of the chapel would be reconfigured to 
provide 10 parking spaces. 

5.8. The application states that employee numbers will rise by 7 as an equivalent number 
of full time staff.  This additional staffing would generate a requirement for 7 additional 
parking spaces. 

5.9. A number of local residents have raised concerns that surrounding streets are 
already congested by parking associated with the school.  This is not something that 
can be dealt with by this planning application. 

5.10. A planning condition is suggested to ensure that the new parking is implemented and 
retained as such thereafter.  A planning condition for the approval of a construction 
traffic management plan is needed to ensure that inconvenience during the 
construction period is minimised.   

5.11. The site is located within an Air Quality Management Area (AQMA).  Therefore to 
ensure that the Council can meet its target to improve air quality within the AQMA it is 
reasonable to require that a proportion of electric charging points are incorporated 
into the development.  A planning condition is necessary to secure such provision.   

Amenity of existing and future residents 

ALP: G8 (Detailed design guidance and local amenity), G15 (Noise Pollution), G16 (Light 
Pollution)  
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CSDPD:  CS18 (Waste/Natural Resources and Pollution), CS19 (Raising the quality of place 
shaping and design)  

5.12. There could be amenity issues for neighbouring residential properties due to noise 
and lighting associated with the development.  A number of planning conditions are 
necessary to ensure that the amenity of surrounding residents is safeguarded.   

5.13. No external floodlighting is proposed, however bollard lighting is expected to the 
parking area.  This would be low level and assist with safety of the parking area and 
would not impact on neighbouring properties.  A planning condition is recommended 
to ensure that no other external lighting is installed in order to protect the amenity of 
neighbours.  

5.14. In relation to noise disturbance, the Environmental Health Officer has highlighted that 
noise from a ventilation system has the potential to cause nuisance to nearby 
residents.  A planning condition is therefore recommended to approve the detail of 
any plant that is to be installed.   

5.15. The Environmental Health Officer thinks that noise associated with use of the 
development is not likely to be of such a level to create a noise nuisance.  But a 
planning condition is recommended to secure a sound insulation scheme for the 
building, to ensure that adjacent residents are not subjected to undue noise 
disturbance from the use of the new sports hall. 

5.16. The suggested planning conditions would be sufficient to ensure that the amenity of 
adjacent residents is safeguarded in relation to noise and disturbance, parking and 
manoeuvring of vehicles, privacy and light pollution.   

Flooding and drainage 

CSDPD:  CS1 (Overarching principles - sustainable development), CS18 (Waste, natural 
resources and pollution)  
DSA: DM17 (Planning for flood risk management) 
New Local Plan Submission Version: DM39 (Managing flood risk and sustainable drainage 
systems) 

5.17. Adequate information has been submitted to demonstrate that the development 
would not increase the risk of flooding.   

5.18. The Lead Local Flood Authority are satisfied and have suggested planning conditions 
to secure final details of the surface water drainage scheme and its proper 
implementation.  Such conditions are necessary to ensure a satisfactory solution to 
managing potential flood risk. 

5.19. Thames Water do not object in relation to water and waste water treatment 
infrastructure capacity.  

Archaeology   

CSDPD:   CS17 (Environmental Assets)  
New Local Plan Submission version: CP9 (Sense of place) 

5.20. The County Archaeologist has confirmed that the development would not be harmful 
to archaeological interests. 

Place making, design and Conservation Area 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), HE6 (Conservation areas),  
CSDPD:  CS17 (Environmental assets), CS19 (Raising the quality of place shaping and 
design) 
New Local Plan Submission Version: CP9 (Sense of place), CP11 (Historic environment)  
 

5.21. The development is acceptable within the Conservation Area and would not have a 
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negative impact on the setting of listed buildings. 

5.22. The school and its grounds is located within the Marlow Conservation Area and new 
development within Conservation Areas is required to preserve or enhance the 
special character or appearance.  The Marlow Conservation Area Character Survey 
highlights the importance of the open space area known as Colonels Meadow which 
comprises the playing field for the school.  This area of open space playing field is 
noted as providing a vital green lung in the heart of the built up area.  The 
development would not impact on this area of green space which would be 
preserved. 

5.23. The proposed sports hall is located within the curtilage of a Grade II* listed building 
and nearby to other Grade II listed buildings fronting West Street and within the 
Marlow Conservation Area.  The proposed location of the new sports hall building 
would serve to consolidate the new building close to the existing school complex, 
therefore it would maintain key areas of green space and preserve the setting of the 
school.  

5.24. Although the building would be of contemporary design in contrast to the historic 
parts of the school, it would be functional and sympathetic.  In response to residents 
comments, the applicant has amended the external appearance of the building as 
follows:- 

 From a neutral grey colour metal roof to a terracotta colour metal roof 

 Timber infill wall panels to brick and flint blockwork walls 
 

5.25. The change in external materials is a retrograde step as the original modern materials 
reflected the contemporary design of the sports hall.  The use of pre-cast flint blocks 
would be contrary to Conservation Area guidance and planning policy.  Furthermore, 
the use of traditional materials on a contemporary building would dilute the integrity of 
the original design approach.  A planning condition is therefore needed to ensure that 
appropriate external materials are used in the building.  

5.26. The proposal would involve the removal of three scots pine trees to facilitate vehicle 
access along the west side boundary.  The landscaping drawing illustrates that there 
would be suitable replacement tree planting within the school grounds to mitigate for 
the loss of these three trees.  The Tree Officer is satisfied but has suggested a 
number of planning conditions to cover detailed aspects of tree protection and 
construction methodology.  Such conditions are necessary to ensure the long term 
health and retention of trees.  Planning conditions relating to the detail (species and 
planting size) and implementation of new planting are also necessary. 

Infrastructure and Developer Contributions 

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

5.27. The development is not a type of development where CIL would be chargeable.   

Conclusion   

5.28. The proposal is considered to be consistent with development plan policies and there 
are no other material considerations including the National Planning Policy 
Framework that indicate that planning permission should not 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.  
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 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 1601-SD-002, 1601-SD-
003A, 1601-SD-004A, 1601-SD-005B, 1601-SD-006B, 1601-SD-007B, 1601-SD-008B, 
1601-SD-009B, 1601-SD-010, 1601-P-001A, 1601-P-002, 1601-P-003A, 1601-P-004A; 
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 Prior to above ground construction, sample panels of the external materials shall be 

constructed on site and shall be approved in writing by the Local Planning Authority.  
Thereafter the development shall only be carried out in accordance with the approved 
details. 

 Reason: To secure a high standard of design and external appearance and to ensure an 
appropriate quality of workmanship and building details. 

 
5 Prior to above ground construction, the following details shall be submitted to and 

approved in writing by the local planning authority.  Thereafter the development shall only 
be carried out in accordance with the approved details. 
a) typical details at a scale of 1:100 of entrance canopy  
b) typical details at a scale of 1:20 of junctions between different materials  
c) typical details at a scale of 1:20 of roof parapet and detail of standing seams 
d) typical details at a scale of 1:20 of window frames, colour/ material and depth of 

window reveal and how walling material is treated around the window to the reveal 
e) typical details at a scale of 1:20 of translucent glazing panels and details of corners and 

joints 
f) the specification and locations of rainwater goods  
g) the appearance and location of ducts and services for the building 

 Reason: To secure a high standard of design and external appearance and to ensure an 
appropriate quality of workmanship and building details. 

 
6 A detailed landscaping scheme, informed by drawing 1601-P-004 REV A shall be 

submitted to and approved in writing by the local planning authority prior to above ground 
construction. The development shall be implemented in accordance with the approved 
scheme. 

 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
 
7 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.  

 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
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8 Prior to the commencement of development a scheme for the protection of the retained 
trees, in accordance with BS 5837:2012, including a tree protection plan(s) (TPP) and an 
arboricultural method statement (AMS) shall be submitted to and approved in writing by the 
local planning authority.  

 The TPP and AMS shall include:  
a) Location and installation of services/ utilities/ drainage.  
b) Details of construction within the RPA or that may impact on the retained trees.  
c) A full specification for the construction of any roads/driveways and parking, including 

details of the no-dig specification and extent of the areas of the roads/driveways, 
parking areas to be constructed using a no-dig specification. Details shall include 
relevant sections through them.  

d) Detailed levels and cross-sections to show that the raised levels of surfacing, where 
the installation of no-dig surfacing within Root Protection Areas is proposed, 
demonstrating that they can be accommodated where they meet with any adjacent 
building damp proof courses.  

e) A specification for protective fencing to safeguard trees during both demolition and 
construction phases and a plan indicating the alignment of the protective fencing.  

f) A specification for scaffolding and ground protection within tree protection zones.  
g) Tree protection during construction indicated on a TPP and construction and 

construction activities clearly identified as prohibited in this area.  
h) Details of site access, temporary parking, on site welfare facilities, loading, unloading 

and storage of equipment and materials  
i) Arboricultural supervision and inspection by a suitably qualified tree specialist  
j) Reporting of inspection and supervision  

 The development thereafter shall be implemented in accordance with the approved details.  
 Reason: This is a pre-commencement condition because development cannot be allowed 

to take place that could damage retained trees during construction and to protect and 
enhance the appearance and character of the site and locality. 

 
9 The completed schedule of site supervision and monitoring of the arboricultural protection 

measures as approved under condition 8 shall be submitted to and approved in writing by 
the local planning authority within 28 days from completion of the development hereby 
permitted. This condition may only be fully discharged on completion of the development, 
subject to satisfactory written evidence of compliance through contemporaneous 
supervision and monitoring of the tree protection throughout construction by a suitably 
qualified and pre-appointed tree specialist.  

 Reason: In order to ensure compliance with the tree protection and arboricultural 
supervision details submitted under condition 8. 

  
10 Details of any air ventilation system(s) shall be submitted to and approved in writing by the 

Local Planning Authority before the new sports hall building is first used.  The facilities shall 
be provided in accordance with the approved details and implemented before the 
development is first used and retained as such thereafter. 

 Reason: To protect the amenities of occupiers. 
 
11 A scheme for sound insulation from the building shall be submitted to and approved in 

writing by the local planning authority before the new sports hall building is first used.  The 
building shall not be used until the approved scheme has been fully implemented and shall 
be retained as such thereafter. 

 Reason: To protect the occupants of nearby residential properties from noise disturbance. 
 
12 The scheme for parking, manoeuvring and the loading and unloading of vehicles as shown 

on the submitted plans shall be laid out prior to first use of the sports hall hereby permitted 
and those areas shall not thereafter be used for any other purpose. 

 Reason: To enable vehicles to draw off, park, load/unload and turn clear of the highway to 
minimise danger, obstruction and inconvenience to users of the adjoining highway. 
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13 Prior to the commencement of development, a Construction Traffic Management Plan 
detailing the management of construction traffic (including vehicle types, frequency of 
visits, expected daily time frames, use of a banksman, on-site loading/unloading 
arrangements 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 such 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. 

 
14 Prior to the commencement of development the following shall be submitted to and 

approved in writing by the local planning authority in consultation with Sport England:- 
a) A detailed assessment of ground conditions and constraints, including drainage and 

topography, of the land proposed for the playing field; and 
b) where the results of the assessment carried out pursuant to (a) above identify 

constraints which could adversely affect playing field quality, a detailed scheme to 
address such constraints.  The detailed scheme shall include a written specification of 
the proposed soils structure, proposed drainage, cultivation and other operations 
associated with grass and sports turf establishment and a programme of 
implementation. 

 Thereafter the playing field shall be implemented and maintained in accordance with the 
approved detailed scheme. 

 Reason: This is a pre-commencement condition as development cannot be allowed to take 
place which could result in the loss of or prejudice the use of a playing field and to ensure 
that the new playing field is implemented to an adequate standard that is fit for purpose. 

 
15 The playing field hereby permitted shall be implemented and shall be available for use 

before commencement begins to either the sports hall or the multi-use games area, unless 
otherwise first agreed in writing by the local planning authority.  

 Reason: To ensure the proposal does not result in the loss of or prejudice the use of 
playing fields. 

 
16 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 written approval of the local planning 
authority other than for routine maintenance which does not change its details. 

 Reason: In the interests of visual amenity. 
 
17 Prior to first use of the sports hall building, 3 electric vehicle charging points must be 

installed.  Thereafter the electric vehicle charging points must be maintained in full working 
order. 

 Reason: To minimise the impact on the health of residents living within the Air Quality 
Management Area and to make provision for alternative vehicle types and fuels. 

 
INFORMATIVE(S) 
 
1 In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) approach 

decision-taking in a positive and creative way taking a proactive approach to development 
proposals focused on solutions and work proactively with applicants to secure 
developments.  WDC work with the applicants/agents in a positive and proactive manner 
by offering a pre-application advice service, and as appropriate updating 
applications/agents of any issues that may arise in the processing of their application. 
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2 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. 

 
3 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. 

 
4 The applicant is advised that the scheme should comply with the relevant technical 

guidance, including guidance published by Sport England and National Governing Bodies 
for Sport.  Particular attention is drawn to "Natural Turf for Sport" (Sport England 2011). 
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17/05784/FUL      

 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments  

 
Councillor A D Collingwood – Objectors have raised valid planning reasons why this application 
should be refused.  I do not object to the principal of a new sports hall however this application is 
not in keeping with the area and will be dominant and overbearing to neighbours and cause loss of 
light.  Requested that the application is heard at Planning Committee. 
 
Parish/Town Council Comments/Internal and External Consultees 

 
Marlow Town Council – No objection  
 
 
County Highway Authority 
Comments: No objection subject to planning conditions relating to implementation of parking & 
turning areas and the approval of a construction traffic management plan prior to development 
commencing. 
  
County Archaeological Service 
Comments: No objection. The nature of the proposed works is such that they are not likely to 
significantly harm the archaeological significance of nearby asset(s). As such it is not necessary to 
apply a condition to safeguard archaeological interest. 
  
Arboriculture Spatial Planning 
Comments: No objection subject to planning conditions relating to arboricultural method statement, 
tree protection plan, arboricultural supervision and detail of new and replacement tree planting.  
 
Conservation Officer Spatial Planning 
Comments: No objection, subject to planning conditions. The proposed sports hall is located within 
the curtilage of a Grade II* listed building, nearby to other Grade II listed buildings fronting West 
Street and within the Marlow Conservation Area.    The site of the sports hall is identified as part of 
an area of significant open space in the Marlow Conservation Area Character study, 2004.  While 
this means that it is inevitable that there will be a degree of harm caused by this development, a 
substantial element of green space would be retained and its character and quality would be 
largely maintained.  Furthermore, the impact is less intrusive than elsewhere within the school 
grounds and is mitigated by virtue of the sports hall's position close to the existing school buildings.  
Given the consolidation of built form on the site, the development is acceptable in terms of its 
impact on the setting of the listed buildings and the Conservation Area. 
  
The original modern materials were an integral element of the contemporary design of the 
proposed sports hall.  Drawing 1601 SD-009b proposes the use of flint blockwork at the lower wall 
level with translucent panels and cladding above. The use of pre-cast flint blocks are contrary to 
development guidelines in the Marlow Conservation Area Character Appraisal and policy HE6 of 
the Local Plan.  Furthermore, the use of traditional materials in association with modern finishes on 
a contemporary building and the terracotta roof dilutes the integrity of the original design approach. 
 
Control of Pollution Services 
Comments: No objection subject to a conditions relating to details of air ventilation systems and 
electric vehicle charging points. 
  
Lead Local Flood Authority  
Comments: No objection subject to planning conditions requiring detail of the surface water 
drainage scheme.   
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Sport England 
Comments: No objection.  The proposal would broadly meet exception 4 of Sport England policy 
regarding the loss of prejudice the use of playing fields.  Planning conditions are suggested relating 
to a detailed assessment of ground conditions for the playing field and implementation of the 
playing field before the sports hall or multi use games area.   

 

Representations 

 
The Marlow Society – Objects on the following grounds (comments made in respect of the 
original scheme). 
 

 The Council has an obligation to apply its Conservation Area Character Study for Marlow 2004 
in this case. In so doing it must recognise that the application fails to meet the criteria for the 
Architectural Character and Quality of Buildings [page 7 -11] which specifically lists the 
Borlase School as one of "The finest buildings on West Street". In addition to the School's 
Chapel, adjacent buildings such as Remnantz and Western House are Grade II and II* listed. 
This is not a suitable location for a building of a design that fails so clearly to be in sympathy 
with its surroundings in terms of quality, design and materials.  

 The application fails to show any circumstances that would justify not applying policy DM12. 
The site is designated as green space and should remain as such. 

 It is a jarring anomaly that the School can find spaces for additional parking spaces on site to 
support this application when the long term problem of pupil's cars parked all day on adjacent 
streets has never been addressed in spite of many complaints by local residents. The Design 
and Access Statement gives no justification for the proposed number of additional parking 
spaces. Surely this is the time to review the whole current parking requirement for the school 
according to the Bucks County parking criteria for such an establishment. It should also show 
the estimates for the additional traffic movements the new building would generate.  

 The Design and Access Statement is particularly sparse in detail defining the materials 
proposed. A full specification and detail should be provided for all proposed materials so that 
the public can make an informed comment on this design of such high potential visibility. 

 
Comments received supporting the proposal:  

 Extra resources to support the youth of Marlow and to maintain this excellent school as a 
leading education establishment in the area is vital to the prosperity and growth of the town as 
well as the development of the pupils.  

 There is no growth of pupil numbers proposed as part of the development so no additional 
pedestrian or motor traffic is expected. Marlow should not be preserved as some C19th 
museum piece but must develop and modernise and this is an excellent example of that. 

 There is a desperate need for improved facilities at the school. 

 The design is in keeping with the area. 
 
Comments received objecting to the proposal: 

 Inadequate parking space on the school grounds to support the new facility. Surrounding 
roads are already full of parked cars from pupil parking.  Existing irresponsible parking makes 
local roads dangerous.  The scheme will make this even worse and increase risk and danger.  
The school should be forced to improve on-site parking to remove blight that existing local 
residents experience from school parking.  A scheme is needed to control & limit pupil parking 

 The new additional parking provision would have significant traffic implications for the 
surrounding area which have not been addressed by the applicant.  The new parking would 
cause unacceptable noise, disruption and pollution to adjacent residents 

 The use of the vehicle access onto West Street will have significant traffic implications and the 
access has poor visibility  

 Extra traffic will exacerbate air pollution 

 The building would be out of character/keeping & scale, too large and inappropriate in the 
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Conservation Area.  The design and materials would be inappropriate in the Conservation 
Area.  The scheme would fail to preserve or enhance the Conservation Area 

 The development would result in the loss of green space which is unjustified 

 Object to any loss of trees 

 Overdevelopment of the school site 

 Loss of existing playing fields 

 The building will be overbearing and intrusive and result in a loss of natural light.   

 Unacceptable noise and disturbance from use of the facility and parking.   

 There should be no out of school hours use and limited to school use only.  The use of the 
building must be restricted in relation to timings, manner and lighting 

 Unneighbourly 

 Source of noise and light pollution 

 There should be no lighting of the new pitches 

 Flood risk has not been addressed 

 Impact on trees and hedges, with root protection areas being affected by the development.  
Any loss of trees will have a significant impact on the character and appearance of the locality.  

 Disturbance during construction. Working hours should be controlled and limits should be 
applied to the parking of construction vehicles and their size limited.  

 There are enough sporting facilities for the pupils to use close by 

 There is a plan to increase the school intake which would have implications for future access, 
parking and further development 

 If permission is granted a number of planning conditions should be imposed in relation to light 
emissions, noise and disturbance, construction management 

 Previous objections and concerns have not been addressed by the amended scheme 
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Contact: Robert Harrison 
 

DDI No. 01494 421641 

App No : 17/07195/FUL App Type: Full Application 
 

Application for : Demolition of existing bungalow and construction of a two & a half storey block 
containing 12 flats (8 x 2 bed & 4 x 1 bed) with associated parking and 
landscaping 
 

At 15 & 17 New Road, High Wycombe, Buckinghamshire, HP12 4LH  
 

Date Received : 
 
Target date for 
Decision 

23/08/17 
 
22/11/17 

Applicant : Mr Ravinder Sehajpal 
 

 

1. Summary 

1.1. The proposal is considered to be acceptable in principle, by design, in terms of its impact 
on amenity and with regard to its impact on parking and highway safety. Therefore, 
subject to appropriate conditions and the completion of a legal agreement, the proposal 
is considered to conform to Development Plan policy, which is considered to be 
consistent with the National Planning Policy Framework. 

2. The Application 

2.1. The site is located within the urban area of High Wycombe within residential parking 
zone 1 and CIL charging zone A.  To the east of the site is an ancient woodland (Rowliff 
Wood) designated as Green Space,  Desborough Castle Local Landscape Area, Rowliff 
and Castlefield Woods Local Wildlife Site and Green Infrastructure Area.  There is a 
designated pubic footpath located adjacent to the rear (eastern) boundary of the site. 

2.2. The site comprises the plot of nos. 15 and 17 New Road (No.17 has been demolished).  
The site comprises an area of circa 30 metres wide by some 100 metres deep.  The site 
slopes upward from front to rear.  The rear of the site is steeply sloping and heavily 
treed.  The area has a mixed character.  To the south is predominantly single family 
residences.  To the north the character becomes more mixed with businesses, 
community and shop uses.  Whilst purpose built blocks of flats are not a common feature 
in the area there are some examples.  A number of houses have also been split into flats 
or HMOs; this is more common in the area to the north. 

2.3. No. 15 is lawfully a residential property, but is currently being used for business 
purposes.  Therefore, for the purposes of applying planning policy will be treated as a 
residential dwelling. 

2.4. The proposal is to demolish the existing bungalow at No.15 (no. 17 has already been 
demolished) and construct a block of 10 flats in its place.  The block would be 15.6 
metres deep at its deepest point and 22.6 metres wide at its widest point.  The building 
would be 9.4 metres high and set under a mansard roof. 

2.5. The application was amended during the course of its determination.  The amendments 
can be summarised as follows:   

a) The number of flats was reduced from 12 to 10 
b) The layout was amended. 
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c) Balconies were provided. 
d) The scale and architectural form was altered. 
e) Windows were repositioned to mitigate overlooking. 

2.6. Additional sustainable urban drainage information was also submitted. 

2.7. The application is accompanied by a: 

a) Planning Statement; 
b) Design and Access Statement; 
c) Landscaping Appraisal;  
d) Transport Statement;  
e) Storm Sewer Design; and, 
f) Ecology Wildlife Checklist 

Statement of Community Involvement   

2.8. The applicant has not carried out a community consultation exercise.  However, the 
Council has widely consulted on the planning application and the responses are 
summarised in Appendix A of this report and are available in full on the Councils web 
site.   

3. Working with the applicant/agent 

3.1. In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) 
approaches decision-taking in a positive and creative way taking a proactive approach to 
development proposals focused on solutions and works proactively with applicants to 
secure developments.   

3.2. WDC works with the applicants/agents in a positive and proactive manner by offering a 
pre-application advice service, and as appropriate updating applications/agents of any 
issues that may arise in the processing of their application. 

3.3. In this instance, the Local Planning Authority has:  

 Updated the applicant/agent on a number of issues that arose in the processing 
of the application and where possible suggested solutions; and, 

 Adhered to the requirements of the Planning & Sustainability Customer Charter. 

3.4. Following amendments to the application it was considered by Planning Committee and 
determined without delay. 

4. Relevant Planning History 

4.1. 04/05576/FUL – planning permission was sought for 4 x 4 bedroom detached dwellings 
with garages at land at 15-19 New Road as indicated below: 
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Planning permission was refused on the following grounds: 

a) Inappropriate form of backland development; 
b) Exposure of private boundaries to noise and disturbance; 
c) Impact on trees and vegetation at the rear of the site; 
d) Inadequate provision for the turning of refuse vehicles; and, 
e) Failure to make a contribution to transport infrastructure. 

4.2. 04/06819/FUL – planning permission was sought for the erection of 4 x 4 bed detached 
dwellings with garages and alterations to provide access.  The scheme was essentially 
the same as that refused planning permission under application ref: 04/05576/FUL save 
for the fact that the refuse vehicle turning issue had been resolved.  Planning permission 
was refused.  The Council’s decision was appealed.  The Inspector accepted the 
Council’s position that the proposal represented inappropriate backland development in 
its hillside and landscape context, but did not consider that vehicle movements would 
have an unacceptable impact on the amenities of adjacent properties in terms of noise 
and disturbance.  The transport infrastructure contribution issues was overcome at the 
appeal with the offer of a contribution to be secured by way of a legal agreement. 

4.3. 06/05021/FUL – planning permission was sought for 4 x 4 bed detached dwellings with 
garages as indicated below: 

 

4.4. Planning permission was refused on the following grounds: 

a) By reason of its design, location form and scale the proposal was considered to 
represent an inappropriate form of backland development; and, 

b) Failure to make a contribution to transport infrastructure. 
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4.5. The applicant appealed the Council’s decision.  The Inspector dismissed the appeal on 
design grounds given the intrusive nature of this back land site. 

4.6. 11/06529/FUL – planning permission was sought and granted for the erection of a pair of 
4 bed semi-detached houses at No.17 New Road as indicated below: 

 

4.7. The planning permission was subject to 9 conditions, which included pre-start conditions 
in respect of materials, landscaping, levels and boundary walls/fences.  Whilst the 
foundations for the building appear to have been laid given that the pre-start conditions 
have not been discharged, this would not represent a lawful implementation of the 
planning permission.  The planning permission has subsequently expired. 

5. Issues and Policy considerations 

Principle (Housing) 

Adopted Local Plan (ALP): H2 (Housing Allocations), H4 (Phasing of New Housing 
Development), C9 (Settlements beyond the Green Belt) 
CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development), CS12 (Housing provision). 
DSA: DM1 (Presumption in favour of sustainable development),  
Emerging New Local Plan: CP1 (Sustainable Development), CP2 (Spatial Strategy), CP3 
(Settlement Hierarchy), CP4 (Delivering Homes), DM33 (Managing Carbon Emissions: 
Transport and Energy Generation) 
Housing Intensification Supplementary Planning Document (HISPD) 

5.1. The proposed site is within an established residential area and therefore residential 
development is considered to be acceptable in principle, subject to compliance with all 
other relevant policies in the Local Plan, and other material considerations.   

5.2. It is acknowledged that the delivery of housing is a planning benefit that attracts weight in 
the decision making process.  

Flood Risk and Drainage 

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

5.3. Core Strategy policy CS18 requires that development avoid increasing (and where 
possible reduce) risks of or from any form of flooding.   
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Fluvial Flood Risk 

5.4. The site is located within fluvial flood zone 1 and therefore is not at risk of river flooding.   

Surface Water Flood Risk 

5.5. A low risk of surface water flooding has been identified at the front (west) of the site in 
front of existing No.15.  A pocket of high risk of surface water flooding is also identified 
on the northern part of the site in the location of the existing garage at No.15.  Both of 
these areas of surface water flooding appear to relate to existing areas of impermeable 
paving and artificially depressed ground levels.  Therefore, it is considered that it would 
be inappropriate to apply the sequential test, which would have the effect of preserving 
an existing poor man-made situation.  However, the presence of surface water flooding 
in the area and along the main road does indicate high ground water levels, which would 
need to be taken into account in any future sustainable urban drainage strategy for the 
site to ensure the surface water flood risk issue is minimised.  

Sustainable Urban Drainage 

5.6. During the course of the application there has been extensive and ongoing negotiation 
with the Lead Local Flood Authority (LLFA).  This has resulted in the production of:  

a) A Sustainable Drainage Assessment being prepared by Weetwood (ref: 
3861/SDA/Final/v1.2; dated 12 April 2019). 

b) Results of soakaway Testing and Ground water level measurements being 
produced by Brownfield Consultancy (ref: BC431 L.001/JT; dated 18 March 
2019). 

5.7. The LLFA has reviewed the above reports and accepts that the site is capable of 
delivering a sustainable urban drainage solution.  Conditions have been requested in 
respect of: the provision of a detailed surface water drainage strategy; the provision of a 
whole life maintenance plan; and, a verification report.  These conditions are considered 
to be reasonable and necessary.  Therefore, subject to their imposition, no sustainable 
urban drainage objection is raised. 

Affordable Housing and Housing Mix 

ALP:  H9 (Creating balanced communities)  
CSDPD:  CS13 (Affordable housing and housing mix), CS21 (Contribution of development to 
community infrastructure)  
Planning Obligations Supplementary Planning Document (POSPD) 
Affordable Housing Interim Position - February 2019 
Draft New Local Plan: DM22 (Housing Mix), DM24 (Affordable Housing), DM41 (Optional 
Technical Standards for Building Regulations Approval)  
NPPF 

5.8. The site falls below the current affordable housing threshold of 15 dwellings.  However, 
para. 64 of the NPPF states: 

“Where major development involving the provision of housing is proposed, planning 
policies and decisions should expect at least 10% of the homes to be available for 
affordable home ownership, unless this would exceed the level of affordable housing 
required in the area, or significantly prejudice the ability to meet the identified affordable 
housing needs of specific groups” (emphasis added) 

5.9. Affordable home ownership includes: Starter Homes, Discounted Market Sales Housing, 
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shared ownership, relevant equity loans, other low cost homes for sale (at a price 
equivalent to at least 20% below market value) and rent to buy.   

5.10. The NPPF is considered to represent a weighty material consideration, which should be 
applied to decision making with immediate effect.   

5.11. Prior to adoption of the Council’s New Local Plan the Council has adopted an Affordable 
Housing Interim Position statement (Feb 2019), which sets the Council’s intention to 
apply para. 64 of the NPPF on all major housing developments.  This adds to the weight 
of the NPPF.   

5.12. It is also material that the Council is currently pursuing an affordable housing policy in its 
New Local Plan, with a threshold of 10 units.  Although it is acknowledged that this policy 
is not yet adopted and therefore cannot yet be afforded full weight.  In the event of an 
appeal this matter may need to be revisited. 

5.13. This issue is capable of being addressed if the applicant enters into a legal agreement 
securing 10% of the dwellings on the site (1 dwelling) for affordable home ownership.  

Housing Mix 

5.14. Policy H9 (Creating Balanced Communities) and CS13 (Affordable housing and housing 
mix) requires new housing developments to provide a mix of dwelling types and sizes to 
meet the identified housing needs of the community. The Chapel Lane (Sands) area is 
currently mixed in terms of dwelling types and sizes.  The proposal, which is for one and 
two bedroom flats would contribute to that mix and therefore no objection is raised in this 
regard. 

Housing Mix 

5.15. The existing area is characterised by a mix of dwelling sizes.  The proposal would deliver 
ten one and two bedroom units. These flats would contribute towards the Council’s need 
for smaller dwellings in the District.  Given the size of the development and mixed 
character of the area the proposed mix is considered to be acceptable.  

 Transport matters and parking 

ALP:  T2 (On – site parking and servicing), T4 (Pedestrian movement and provision) and T5 
and T6 (Cycling),  
CSDPD:  CS16 (Transport), CS21 (Contribution of development to community infrastructure)  
DSA:  DM2 (Transport requirements of development sites) 
Emerging New Local Plan: DM33 (Managing Carbon Emissions: Transport and Energy 
Generation) 
Buckinghamshire Countywide Parking Guidance 

5.16. The applicant has submitted a Transport Statement prepared by Stirling Maynard in 
support of the application, which sets out the applicant’s position with regard to 
accessibility, parking and highway safety considerations.  

Network Capacity 

5.17. The NPPF states that:  

“improvements can be undertaken within the transport network that cost 
effectively limit the significant impacts of the development.  Development should 

Page 28



 

 

only be refused on transport grounds where the residual cumulative impacts of 
development are severe.” (Emphasis added) 

5.18. Given the scale of development (10 flats), likely traffic generation and the distance from 
the junction with Lane End Road, the County Highway Authority is satisfied that the 
development could be acceptably accommodated on the existing highway network.  

Access  

5.19. The access at its entrance splays to 4.8 metres, which is adequate to allow 2 vehicles to 
pass should they meet accessing and egressing the site.  Subject to a condition securing 
the access arrangements to a commercial specification, the County Highway Authority 
advises that the proposed access is acceptable in highway safety/convenience terms.  
Therefore, no objection is raised in this regard.  

Servicing   

5.20. The site would be serviced in the same way as the existing property on the site and 
those in the surrounding area, namely from the kerbside.  No objection is raised to this 
approach. 

Parking Provision 

5.21. The Council's approach to residential parking is set out in the Buckinghamshire 
Countywide Parking Guidance.  This guidance is based on the predicted level of car 
ownership drawn from the 2011 census data with an additional element of visitor parking. 
The new Countywide standards represent 'optimum' parking standards, which aim to 
reflect the right amount of parking to meet demand. Optimum is defined as providing the 
'best or most favourable point, degree or amount'. So the standards introduced in this 
guidance should be considered as the most favourable amount to create conditions for 
sustainable growth, without causing adverse effects through the under or over provision 
of parking spaces. 

5.22. The development comprises 10 dwellings with either 2 or 3 habitable rooms.  The 
development proposes 15 parking spaces (1 disabled).  A dwelling of 4 habitable rooms 
or less is required to provide 1 parking space per dwelling with an additional 20% where 
more than half the parking is allocated.  Therefore, 10 flats would require 10 parking 
spaces, plus 2 visitor spaces (12 spaces in total), if measured using habitable rooms.  
The proposal at 15 spaces exceeds the Council’s requirement, which is considered to be 
acceptable in this area with restricted street parking.  To maximise the efficient use of 
parking it is proposed to be unallocated. 

5.23. The parking space sizes at 5 x 2.8 metres accords with the County Parking Guidance.   

5.24. In view of the above the parking provision is considered to be acceptable. 

Pedestrian and Cycle provision 

5.25. The site comprises part of the urban area of High Wycombe.  There are shops, places of 
work and a primary/middle school within a short walking distance of the site.  The town 
centre with all of its associated amenities is also a short cycle ride away.   

5.26. A cycle store is proposed adjacent to the northern boundary at the rear of the site.   The 
cycle store would be well overlooked by the majority of the flats.  Subject to a condition 
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securing the cycle store prior to first occupation it is considered to be acceptable. 

Public Transport 

5.27. Occupiers of the site would have good access to the local bus service, being located 
some 50 metres from the nearest bus stop (No.32 - Micklefield to Booker Service).  
Additional services are available on West Wycombe Road.  The patronage from the site 
should contribute to the ongoing sustainability of the services in the area.  Therefore, 
with regard to public transport accessibility the proposed development is considered to 
be acceptable. 

 Environmental issues  

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

5.28. A communal bin stores are proposed for the flats adjacent to the northern boundary.  It is 
capable of accommodating 4 x 1100L bins.  The proposed bin store is considered to be 
acceptable.  A condition can be imposed on any planning permission granted securing 
delivery of the proposed bin store.  

 Green Infrastructure and Ecology 

CSDPD:  CS17 (Environmental assets) 
DSA: DM11 (Green networks and infrastructure), DM12 (Green space), DM14 (Biodiversity in 
Development),  
Emerging New Local Plan: DM34 (Delivering Green Infrastructure and Biodiversity in 
Development) 
Housing intensification SPD 

5.29. Policy DM14 requires all development proposals to maximise opportunities for 
biodiversity by conserving, enhancing or extending existing opportunities.  Policy DM11 
requires all developments to contribute to the green infrastructure network.   

5.30. The Natural England standing advice states (para.4.1): 

“Developers should only be required though to carry out surveys for protected species if 
there is a reasonable likelihood of protected species being present and affected (see 
paragraphs 98 and 99 of Government Circular: Biodiversity and Geological 
Conservation – Statutory Obligations and their impact within the Planning System 
(ODPM Circular 06/2005))” (emphasis added). 

5.31. The applicant has not submitted an ecological survey, but has completed the Council’s 
Ecology Wildlife Checklist, which indicates that the developed part of the site is of limited 
ecological value.   

5.32. The officers Desk top study and site visit revealed that the site is abutted by ancient 
woodland to the east, which is designated as a Biological Notification Site, Local Wildlife 
Site and Green Infrastructure Area.  The eastern half of the site (which abuts the wildlife 
site) is covered by what appears to be self-seeded tree cover.  The western half of the 
site (the area proposed for development) is relatively bare of vegetation and has a more 
sanitised domestic appearance.   

5.33. Representations have been received, which have recorded sightings of foxes, badgers, 
squirrels and deer on the site.  Of these species only badgers are protected and even 
then not as a consequence of being rare, but rather due to issues of cruelty.  All of the 
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species identified by neighbouring dwellings as being present on the site are foraging 
species, which would be expected to have wide ranges and therefore frequent most back 
gardens adjoining the open countryside.  In this instance, given that the rear half of the 
site is intended to be preserved in its current wild state the development would be 
adequately buffered from the ancient woodland.  The preservation of the wooded area on 
the eastern half of the site is capable of being secured via a landscape condition.  
Therefore, in this instance, having regard to Natural England’s guidance, it is not 
considered that there is a reasonable likelihood of protected species being materially 
affected by the development.  As such, it is considered to be unreasonable to require an 
ecological survey to be undertaken.  Subject to conditions securing the wooded area to 
the east of the site and the provision of bat and bird boxes on the site no ecological 
objection is raised.  

Place Making and Design 

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), Appendix 1 (Residential Design Guidance) 
CSDPD:  CS17 (Environmental Assets) and CS19 (Raising the quality of place shaping and 
design)  
DSA: DM11 (Green networks and infrastructure) 
Housing intensification SPD 
Residential Design Guide SPD 
Emerging New Local Plan: CP8 (Sense of Place), DM35 (Placemaking and Design Quality)  

5.34. The main site design issues relevant to this proposal are whether the layout and building 
design result in an acceptable form of development that will complement the established 
character and appearance of the area.  However, it is acknowledged that the higher 
densities required for new development may mean that intensification schemes will have 
some aspects that are different.  Nevertheless, these should not detract from the 
character of the area. 

Character 

5.35. The area has a mixed character with housing (detached, semi-detached, bungalows and 
flats), retail, community and educational uses in the area.  Plots vary in size.  There is a 
focus of activity on the street.  The current proposal is considered to be compatible with 
the established character. 

Layout  

5.36. Frontage intensification is proposed, which given the character of the area, prevailing 
topography, green infrastructure considerations, depth of the site and urban grain, is 
considered to be appropriate. 

5.37. The layout, in general terms, is considered to be acceptable.  The public/private realm is 
clearly defined, which will minimise noise and disturbance in private spaces and the 
risk/fear of crime.  The parking and communal amenity spaces are well surveyed.  
Ground floor flats have independent front doors facing the street.  Cycle and bin storage 
and easily accessible from the dwellings they serve. 

5.38. The provision of a rear parking court, whilst not encouraged as a starting point for the 
provision of parking, is considered to appropriate in this instance given:  

a) the unavailability/unsuitability of New Road for on-street parking; and,  
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b) the limitations of providing adequate parking to the front of the building without 
dominating the frontage. 

5.39. All flats within the development are dual aspect.  Those facing the street have an 
west/east outlook.  Those principally facing the rear have an east/south or east/north 
outlook.  All flats will have access to natural light, natural ventilation and quiet/private 
rear facing amenity spaces.  Therefore, the internal layout of the block is, on balance, 
considered to be acceptable. 

5.40. The layout, in general terms and in terms of its detail, is considered to be acceptable. 

Scale 

5.41. When viewed from the public realm the building has been designed to appear as a pair 
of semi-detached dwellings with symmetrical two storey side extensions.  The step in to 
the rear gives the appearance of a recessed rear extension. 

5.42. The proposed building would be of a similar height to the neighbouring pair of semi-
detached dwellings at 19-21 New Road and marginally higher than the pair of semis 
further down the hill at nos. 9 & 11.  This is considered to be consistent with the 
prevailing roofscape in the area. 

5.43. In terms of width the most forward projecting element of the building broadly accords with 
the width of other pairs of semi-detached dwellings in the street.  The recessed wings 
broadly accord with a number of two storey side extension in the street.  In the event 
nos. 19 and 21 had symmetrical side extensions the building would be of a broadly 
similar width. 

5.44. The proposed building has a deeper rearward projection than is common in the area, but 
the impact of this rearward projection has been limited by stepping the building in from 
the boundary as it projects rearwards. 

5.45. The building is proposed to be set beneath a mansard roof.  Mansard roofs are generally 
discouraged as they can lead to deep floor plates and where visible can appear 
discordant in the town’s roof-scape.  In this instance, due to the specifics of the sites 
location and verdant back drop, the proposed mansard roof is not visible from public 
vantage points.  In addition, the flat element of the roof has been recessed below the 
ridge level (a design feature endorsed by the Council’s Residential Design Guide), and 
therefore will not be readily apparent when viewed from the street.  Taken in the round 
the approach to roof design is considered to have captured the development potential of 
the site without unlocking the potentially negative design implications. 

5.46. Taking the issue of scale as a whole it is considered that the building, whilst larger than 
its immediate neighbours, respects the scale of development in the area.  It has taken 
the opportunities available to limit and architecturally break down the buildings three 
dimensional mass.  The end result is that whilst some aspects of the development are 
different, it is considered to respect the established character of the area. 

External Appearance 

5.47. The building is proposed to be finished in a mixture of render and facing brick. Window 
cills are proposed to be finished in stone.  Three course brick banding is proposed to be 
used to articulate the materials change between ground and first floor.  The overall 
approach is considered to be acceptable.  The final details of materials are capable of 
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being secured via condition. 

Landscaping 

5.48. The western part of the site, whilst overgrown with self-seeded vegetation in places, has 
no existing vegetation considered to be worthy of retention. The eastern part of the site 
would appear to have been left to grow wild and appears as emergent pioneer woodland. 
The wooded area in the eastern part of the site is considered to be worthy of retention as 
it provides a structurally landscaped backdrop and is of ecological benefit.   

5.49. Development is principally limited to the western part of the site.  The proposed 
landscaping comprises trees, hedging and grassed areas.  In particular:   

a) The access road at the side of the building is proposed to be planted with hedging on 
both sides. 

b) Four mature trees and hedging is proposed along the front boundary. 
c) The rear patio areas are enclosed by hedging.  
d) Six trees serve to visually break up parking court. 

5.50. The broad approach to landscaping is considered to be acceptable.  The detail is 
capable of being secured via condition.   

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 New Local Plan: DM40 (Internal Space Standards), DM41 (Optional Technical 
Standards for Building Regulation Approval) 
Residential Design Guide SPD 

Future occupiers of the development 

5.51. The proposed dwellings by virtue of their size, arrangement, light to and outlook from 
bedrooms, the provision of balconies and the quality of the communal amenity areas is 
considered to create an acceptable living environment for future occupiers. 

Occupiers of No.11 

5.52. No. 11 is a traditional semi-detached dwelling with principle habitable room windows 
facing to the front and rear. The proposed development would sit comfortably within the 
Council’s daylight angle guidelines and therefore cannot be said to materially impact on 
light to or outlook from any habitable room windows.    

5.53. The proposed development has a number of windows in its flank elevation.  Those 
closest to no.11, and capable of creating an overbearing and intrusive feeling of 
overlooking, are proposed to be fixed shut and obscurely glazed.  Privacy screens are 
proposed for balconies. Obscure glazing and privacy screens are capable of being 
secured via condition. Subject to appropriate conditions, it is considered that 
unacceptable levels of overlooking can be avoided, and the relationship is considered to 
be acceptable. 

Occupiers of No.19 

5.54. No. 19 is a traditional semi-detached dwelling with principle habitable room windows 
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facing to the front and rear.  The proposed development would sit comfortably within the 
Council’s daylight angle guidelines and therefore cannot be said to materially impact on 
light to or outlook from any habitable room windows.    

5.55. The proposed development has a number of windows in its flank elevation.  Those 
closest to no.19 are proposed to be fixed shut and obscurely glazed.  Privacy screens 
are proposed for balconies. Subject to an appropriate condition, it is considered that 
unacceptable levels of overlooking (and feeling of overlooking) can be avoided.  The 
relationship between no.19 and the proposed development is considered to be 
acceptable. 

 Building sustainability 

CSDPD:  CS18 (Waste, natural resources and pollution) 
DSA: DM18 (Carbon reduction and water efficiency) 
Draft New Local Plan: DM41 (Optional technical standards for Building Regulation approval) 
Living within our limits SPD 

5.56. Policy CS18 requires development to minimise waste, encourage recycling, conserve 
natural resources and contribute towards the goal of reaching zero-carbon developments 
as soon as possible, by incorporating appropriate on-site renewable energy features and 
minimising energy consumption.   

5.57. Policy DM18 requires that the development will be required to deliver a minimum of 15% 
reduction in carbon emissions on site through the use of decentralised and renewable or 
low carbon sources and achieve a water efficiency standard equivalent to Level 3 and 4 
of the Code for Sustainable Homes.  A ministerial statement made on 27th March 2015 
relating to the streamlining of the planning system has withdrawn the Code for 
Sustainable Homes and the government have proposed that local authorities do not seek 
to impose Code planning conditions with immediate effect.  Carbon reduction will in 
future be addressed though the Building Control regulations.  Water efficiency standards 
will be secured via condition in accordance with the optional technical standards. 

 The Economic and Social Role 

NPPF 

5.58. It is acknowledged that there would be economic benefits associated with the 
development. These would include short term job creation and spending on construction, 
added spending power in the local area in the future from economically active residents, 
a transport infrastructure contribution, CIL and New Homes Bonus. These are 
considered to represent planning benefits that weigh in favour of the development. 

5.59. It is acknowledged that the proposal would contribute to the housing supply for current 
and future generations and that the future occupiers of the site would have the potential 
to contribute positively to a strong, vibrant and healthy community 

5.60. These economic and social benefits attract modest weight in favour of the proposed 
development. 

Presumption in favour of Sustainable Development and weighing and balancing. 

NPPF 

5.61. At the heart of the NPPF is a presumption in favour of sustainable development, which 
should be seen as a golden thread running through both plan-making and decision-
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making. In this instance the development is considered to accord with the Development 
Plan and therefore has been recommended for approval without delay. 

RECOMMENDATION: Minded to grant planning permission subject to conditions and 
completion of a Planning Obligation 

 
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 planning permission would be subject to the following conditions that address 
the following matters (Detailed wording to be finalised):   

 
Time Limit and Plans 
 
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: 
a. WDC1 (location plan) 
b. 17/3454/10 A (dated 14/05/18) – Roof Plan 
c. 17/3454/11 A (dated 14/05/18) – Floor Plans 
d. 17/3454/12 A (dated 14/05/18) – Elevations 
e. 17/3454/13 (dated 18/04/18) – Street Scene/Section 
f. 17/3454/14 (dated 18/04/18) – Bin and Cycle Store 

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

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

schedule of the materials and finishes for the development shall be submitted to and approved in 
writing by the Local Planning Authority before any 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. 

 
Landscaping 
 
4. No development shall take place 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: 

- Details of all fencing structures. 
- Details of all hard surface treatments. 
- A planting specification as illustrated in plan ref: 17/3453/10 A. 
- The retention of the area annotated ‘Area of Woodland’ on plan ref: 17/3454/10 A. 
- Tree pit details will be specified.  Provision will be made for root expansion beneath hard 

surfaced areas, using tree root soil cells where trees root expansion areas are confined by 
hardstanding and/or compacted ground.   

- 5 bat and 5 bird boxes to be incorporate on the building and other structures within the site. 
- The position of underground services. 
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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. 

 
5. 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. 

 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
   
Environmental 

6. A scheme to protect the proposed development from traffic noise shall be implemented before 
any part of the accommodation hereby approved is occupied, unless the Local Planning Authority 
otherwise agrees in writing. The scheme shall ensure the indoor ambient noise levels in living 
rooms and bedrooms meet the standards in BS 8233:2014 for the appropriate time period. Unless 
otherwise agreed in writing with the Local Planning Authority it shall be assumed that the existing 
noise level at the façade of the proposed development is 72dB LAeq16 hour and 66dB LAeq, 8 
hour. The scheme shall include mechanical ventilation to meet the requirements of the Noise 
Insulation Regulations 1975 as amended 1988. 
Reason: To protect the occupants of the new development from noise disturbance. 

 
7. Flats 5 and 8 hereby permitted shall not be occupied until the obscure glass privacy screens to 

the sides of the balconies, indicated on plan ref: 17/3454/12 A (last updated 14/05/18), have been 
implemented. 
Reason: in the interests of the amenities of the neighbouring dwellings. 
  

8. Before the first occupation of the building hereby permitted the following windows:  
a. first floor window in the northern flank elevation of flat 5 (providing a secondary source of light 

to the kitchen diner); 
b. first floor window in the southern flank elevation of flat 4 (providing a secondary source of 

light to the kitchen diner); 
c. first floor window in the northern elevation of flat 6 (providing a secondary source of light to 

the living room); 
 shall be fitted with obscured glazing and any part of the window that is less than 1.7 metres above 

the finished floor level of the room shall be non-opening.  The window(s) shall be permanently 
retained in that condition thereafter. 
Reason: in the interests of the amenities of the neighbouring dwellings. 

 
Flooding/SUDs 

9. No works other than demolition shall 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:  

 

 Demonstrate that water quality, ecological and amenity benefits have been considered. 

 Infiltration in accordance with BRE365. 
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    Subject to infiltration being inviable, the applicant shall demonstrate that an alternative 
means of surface water disposal is practicable subject to the hierarchy listed in the 
informative below with the relevant permissions. 

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

    Details of proposed overland flood flow routes in the event of system exceedance or failure, 
with demonstration that such flows can be appropriately managed on site without increasing 
flood risk to occupants, or to adjacent or downstream sites.  
o Flow depth  
o Flow volume  
o Flow velocity  
o Flow direction  

Reason: The reason for this pre-construction condition is to ensure that a sustainable drainage 
strategy has been agreed prior to construction in accordance with Paragraph 163 of the 
National Planning Policy Framework to ensure that there is a satisfactory solution to managing 
flood risk. 

 
10. Development shall not begin until a “whole-life” maintenance plan for the site has been submitted 

to and approved in writing by the Local Planning Authority. The plan shall set out how and when 
to maintain the full drainage system (e.g. a maintenance schedule for each drainage/SuDS 
component) during and following construction, with details of who is to be responsible for carrying 
out the maintenance. The plan shall subsequently be implemented in accordance with the 
approved details.  
Reason: The reason for this being a pre-start condition is to ensure that maintenance 
arrangements have been arranged and agreed before any works commence on site that might 
otherwise be left unaccounted for. 

 
11. Prior to the first occupation of the development, a demonstration (such as as-built drawings and/or 

photographic evidence) of the as-built surface water drainage scheme carried out by a suitably 
qualified person must be submitted to and approved by the Local Planning Authority to 
demonstrate that the Sustainable Drainage System has been constructed as per the agreed 
scheme. 
Reason: to ensure the Sustainable Drainage System has been constructed as per the approved is 
designed to the technical standards. 

 
Highways/parking 
 

12. No other part of the development shall begin until the new means of access has been sited and 
laid out in accordance with the approved drawing and constructed in accordance with 
Buckinghamshire County Council's guide note "Commercial Vehicular Access Within Highway 
Limits" 2013.  
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway and 
of the development. 

 
13. Within one month of the new access being brought into use all other existing access points not 

incorporated in the development hereby permitted shall be stopped up by raising the existing 
dropped kerb or removing the existing bell mouth and reinstating the footway and highway 
boundary to the same line, level and detail as the adjoining footway and highway boundary. 

Page 37



 

 

Reason: To limit the number of access points along the site boundary for the safety and 
convenience of the highway user. 

 
14. No other part of the development shall begin until visibility splays have been provided on both 

sides of the access between a point 2.4 metres along the centre line of the access measured from 
the edge of the carriageway and a point 43 metres along the edge of the carriageway measured 
from the intersection of the centre line of the access. The area contained within the splays shall 
be kept free of any obstruction exceeding 0.6 metres in height above the nearside channel level of 
the carriageway.  
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. 

 
15. 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 or have over half of the spaces allocated to specific dwelling flats.  
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. 

 
16. The development hereby permitted shall not be occupied until the facilities for the storage of 

refuse bins and cycles have been provided in accordance with plan ref: 17/3454/14 (dated 
18/04/18) unless otherwise agreed in writing.  
Reason: To ensure a satisfactory appearance and in the interests of the amenities of the 
occupiers and adjoining residents. 

 
Energy 
 
17. Prior to occupation of the development hereby permitted a strategy for the provision of car 

charging points shall be submitted to the Local Planning Authority for approval.  The development 
shall thereafter be constructed in accordance with the approved strategy.  The charging units shall 
be maintained in full working order for a minimum period of 5 years.  
Reason: To reduce the negative impact on the health of residents living within the Air Quality 
Management Area.  Reduce air pollution.  Promote more sustainable forms of fuel.  Ensure that 
the site is prepared for the phasing out of petrol and diesel vehicles. 

 
18. The development hereby permitted shall integrate and utilise high-efficiency alternative energy 

generation systems sufficient to deliver at least 15% of the total Target Fabric Energy Efficiency 
for the development.  The dwellings hereby permitted shall not be occupied until 15% total Target 
Fabric Energy Efficiency is achieved.  The TFEE and the % contribution made by high-efficiency 
alternative systems shall be calculated in accordance with Building Regulations Approved 
Documents L (2013, as amended 2016, or any update to this methodology in any future 
amendment of the Approved Documents) and be made available within 7 days upon request.  
Reason: In the interests of sustainability, carbon reduction and the promotion of renewable 
technologies pursuant to Policy DM18 of the adopted Delivery and Site Allocations DPD and 
emerging policy DM33 of the New Local Plan. 

 
19. No dwelling hereby permitted shall be occupied until the higher water efficiency standard set out 

in the appendix to Building Regulations Approved Document Part G (2015 or any update to this 
standard in any future amendment of the Approved Document) has been achieved. 
Reason: this is an optional standard to be addressed at the Building Regulations stage.  In the 
interests of water efficiency and to conform to policy DM18 of the adopted Delivery and Site 
Allocations DPD and emerging policy DM39 of the New Local Plan. 
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INFORMATIVE(S) 
 
1. In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) approaches 

decision-taking in a positive and creative way by taking a proactive approach to development 
proposals, which are focused on solutions.  

 
WDC works with the applicants/agents in a positive and proactive manner by offering a pre-
application advice service, and as appropriate updating applications/agents of any issues that 
may arise in the processing of their application. 

 
In this instance, the Local Planning Authority has:  

 Updated the applicant/agent on a number of issues that arose in the processing of the 
application and where possible suggested solutions; and, 

 Adhered to the requirements of the Planning & Sustainability Customer Charter. 

Following amendments to the application it was considered by Planning Committee and 
determined without delay. 

S106 
 
2. The following matters are dealt with by way of a S106 agreement: 

 
a. Provision of 1 Discount Market Value dwelling. 

  
Ecology 

 
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 consent given by this notice does not override the protection afforded to these species and 
their habitat. 
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17/07195/FUL      

 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments  

 
Councillor Zia Ahmed – As local councillor I will present the view of local residents.  This 
application must go to planning committee for approval.  It has planning issues such as parking, 
entrance and exit from busy main road, street layout, and local pre-school right opposite. 
 
Councillor Nigel Teesdale – no comment 
 
County Councillor Darren Hayday (West Wycombe) – planning permission should not be 
granted.  Exit/entrance onto New Road is very dangerous.  New Road is an important route 
through the town.  Entrance is very near the roundabout.  A safety report shows the dangers of this 
general area.  Increased vehicles will increase the risk of accidents and traffic problems. 
 
Parish/Town Council Comments/Internal and External Consultees 

 
High Wycombe Town Unparished 
  
Arboriculture Spatial Planning - No objection 
  
Control of Pollution Environmental Health - There is considerable traffic flow day and night 
through the area at the front of the property and this will affect the amenity of the future occupiers 
of the dwelling. There will be a need to attenuate the dB levels inside the property so as to comply 
with WHO health requirements and BS8233:2014 guidelines, under planning paragraph 123 of the 
NPPF.  
  
Buckinghamshire County Council (Major SUDS) – The Lead Local Flood Authority (LLFA) 
initially raised objection on the basis that a surface water drainage strategy had not been provided.  
Ground investigation was required including infiltration testing. The application was put on hold 
whilst the land was testing that the drainage strategy prepared. The relevant information was 
submitted in March and May 2019.  The LLFA were re-consulted and removed their objection 
subject to the imposition of conditions relating to the submission of a detailed surface water 
drainage scheme, its ongoing maintenance and a verification report that it has been installed as 
agreed. 
 
County Highway Authority – No objection raised. In summary the County Highway Authority 
considers that:  
 

- The highway network can safely and conveniently accommodate the vehicular movements 
associated with the proposed development.   

- Appropriate visibility splays can be achieved.   
- The proposed access will not have an unacceptable conflict with the roundabout.   
- The access at 4.8 metres is sufficient for vehicles to pass.   
- The County parking standard for cars and bikes is met.   

 
Mindful of the above, the County Highway Authority raise no objection to the proposed application, 
subject to conditions in respect of access construction, closure of the existing access, provision of 
visibility splays and a scheme securing the required parking. 
 

Representations 
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9 representations received, including 1 from the Sands Residents Association, which can be 
summarised as follows: 
 
Principle  
 

 Area is dominated by family homes.  Flats would be for young singles. 

 Proposal would set a precedent for more family homes to be turned into flats. 
 
Design 
 

 Over development  

 Visual appearance unacceptable.  It was dwarf the neighbouring dwellings. 

 Design is not in keeping with the area. 

 Building will dwarf other property in the area. 

 2.5 storeys is too high. 
 
Amenity 
 

 Detrimental to amenity and privacy of neighbours. 

 Unbearable traffic noise. 

 Block light to neighbouring dwellings. 

 Loss of privacy to neighbouring dwellings. 
 
Parking and highway safety  
 

 The road is dangerous and very busy. 

 Limited parking in area. 

 No visitor parking. 

 Insufficient parking for the proposed quantum of development. 

 The proposed access would be very dangerous. 

 Construction vehicles would create a significant risk to pedestrians and junction. 

 Where will contractors park. 

 Impact on Children walking to school. 

 Very bad congestion in the area will be made worse. 

 Construction workers will be looking to parking their vehicles locally. 
 
Other Matters: 
 

 Flooding is known to be an issue in the area. 

 Risk of surface water flooding due to hard standing.  The area is prone to surface water 
flooding. 

 What is happening on the land to the rear of the site? 

 Wildlife and environmental disturbance – foxes, badgers, squirrels and deer in the area. 

 Deer live in the wooded part of the garden at the rear of No.15.   

 Additional school places required. 
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Contact: 
 

Robert Harrison DDI No. 01494 421641 

App No : 17/08464/R9OUT App Type : R9OUT 
 

Application for : Outline application (including details of access) for erection of a 6 storey 
residential scheme for 68 units with associated parking provision and 
highways works. 
 

At West Site, Former Compair Works, Bellfield Road, High Wycombe, 
Buckinghamshire  
 

Date Received : 
 
Target date for 
decision: 

05/01/18 
 
06/04/18 
 
 

Applicant : Wycombe District Council Major 
Projects & Estates 
 

1. Summary 

1.1. Taken on balance the proposal is considered to represent an acceptable form of 
development.  As set out in the report it is considered that the proposed development 
would over provide in respect of some aspects of the development plan (planning 
benefits) and under provide in respect of others.    

1.2. In terms of benefits the site would:  

a) Set parameters for the delivery of up to 68 new residential units on the site.  
The exact layout and design to be reserved for future consideration. 

b) Contribute towards the Council’s five year housing land supply. 
c) Set the framework for the delivery of private open space; including the 

provision of children’s play. 
d) In combination with the Ashwells site, deliver above policy level affordable 

housing in quantitative terms. 
e) Set the parameters for ensuring that the amenities of neighbouring dwellings 

can be protected in accordance with the Council’s Residential Design 
Standards. 

f) Improve the access to the site for future residents of the development and 
improve access to the PRoW network for existing residents in the area. 

g) Secure the early delivery of the adjacent employment land. 
h) Deliver economic and social benefits from the construction process and the 

creation of new communities. 
i) Pay into the CIL fund to secure wider infrastructure improvements. 

1.3. In terms of negatives the site would: 

a) Not deliver any market or intermediate housing to balance the tenure mix on 
the site. 

b) Result in the loss of an area of employment land.  Although, this would be 
mitigated by securing employment land on Cressex Island. 

1.4. On balance, the positive aspects of the proposal are considered to clearly outweigh 
the negatives and on this basis planning permission should be granted.   

1.5. The development proposal is considered to accord with Development Plan, emerging 
policy and NPPF.  Where there are negative aspects to the proposal these are 
considered to be outweighed by the positives when considering the Development 
Plan and all other material considerations taken as a whole.  On balance, it is 
considered that subject to suitable conditions and legal agreement planning 
permission should be granted. 
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2. The Application 

2.1. The site is located within Bellfield Road Employment Area.  The western part of the 
site comprises steeply sloping ground and is designated as a biological/geological 
notification site (High Wycombe Pit), it is described as a disused quarry and notable 
for its exposed chalk face.  Wrapping around the site to the south and west is a public 
footpath (HWU/26/1). 

2.2. The development site is located on the Western side of the Hughenden Quarter and 
is accessed from Bellfield Road.  It is circa 0.436 hectares (2.5 acres) in area and is 
currently used for the open storage of vehicles. The site is located on a relatively flat 
plateau of land cut into the hillside.  The land to the east is some 2/3 metres lower 
and has recently been developed (currently being occupied) as an extra care facility.  
The building ranges in height from 2 to 7 storeys.  The land to the west of the site 
slopes upward steeply towards Gandon Vale. The properties located on land to the 
west are cut into the hillside; many are split level. The escarpment is traversed by a 
public footpath, which gives views down on to the application site. To the north of the 
site is an area of vacant land, which is currently the subject of a separate but 
conjoined application for 12 business units (ref: 18/05323/R9FUL). To the south of 
the site are a number of light industrial units, a recently constructed public house and 
Morrison’s supermarket.  The area has a mixed commercial and residential character. 

2.3. The application is in outline form with all matters reserved save for site access.  
Outline planning permission is sought for 68 units of residential accommodation1. The 
illustrative plans, whilst not definitive as to the final design, indicate that the building 
comprises 6 storeys set out in a ‘U’ shape with an inner court yard.  The building is 
served by two stair cores.  Each stair core (with lift) would serve 6 apartments per 
floor accessed off an elevated deck.  Balconies of between 9 and 16sqm are 
indicated for each flat with additional communal roof top space.  Given the 
constrained nature of the site the illustrative plans are considered to give a good 
indication of what is likely to be delivered on the site. 

2.4. Alongside the planning application an agreement under S106 of the Town and 
Country Planning Act is being negotiated. 

2.5. The application was amended during the course of its determination in the following 
ways: 

a) Alterations to the site area. 
b) Inclusion of additional landscaping. 
c) Inclusion of a site access, which had previously been assessed under a 

separate application. 
d) The inclusion of an outline drainage strategy to address the Lead Local Flood 

Authority’s (LLFA) concerns. 
e) The inclusion of additional land contamination information to address the 

Environment Agency and Environmental Health Officer’s concerns. 
f) Revisions to the affordable housing strategy. 

2.6. The application is accompanied by: 

a) Statement of Community Involvement prepared by Savills;  
b) Heritage Statement prepared by Savills; 
c) Design and Access Statement prepared by Pick Everard; 
d) Air Quality Assessment prepared by Pick Everard; 
e) Noise Impact Assessment prepared by Spectrum Acoustic Consultants; 
f) Arboricultural Impact Assessment prepared by Hayden’s Arboricultural 

Consultants; 
g) Phase 1 Geo-Environmental Survey prepared by Pick Everard & 

supplementary Geo-Environmental Investigation (dated May 2019); 

                                                           
1
 32 x 1bed/2 person units; 24 x 2 bed/4 person units; and, 2 x 3 bed/4person units. 
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h) Appendix B Historic Maps prepared by Pick Everard; 
i) Phase 2 Ground Investigation prepared by Pick Everard; 
j) Transport Assessment prepared by Odyssey; 
k) Delivery and Servicing Plan prepared by Odyssey; 
l) Construction Traffic Management Plan prepared by Odyssey; 
m) Ecology Statement prepared by Grassroots Ecology; 
n) Flood Risk Assessment prepared by Pick Everard;  
o) Sustainable Drainage Statement prepared by Pick Everard; and, 
p) Building Services and Sustainability Stage 2 Report prepared by Pick Everard. 

Statement of Community Involvement   

2.7. The applicant has carried out a community consultation exercise, which included a 
press release, mail drop to nearby residents and a public exhibition, staffed by the 
developer team, held at Morrison’s.  Full details of the public consultation exercise 
are contained in the Statement of Community Involvement Report.  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 website.   

Environmental Impact Assessment    

2.8. The Council has agreed with the applicant that the proposal does not represent EIA 
development under the 2017 Regulations. 

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: 

 entering into a Planning Performance Agreement to work on a Development Brief 
and offer pre-application advice; 

 as appropriate updating the applicant/agent of any issues that arose in the 
processing of the application and where possible suggesting solutions; and, 

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

3.2. Following amendments to the application and completion of negotiations in respect of 
the legal agreement the application was considered by Planning Committee and 
determined without delay.  

4. Relevant Planning History 

Site 

4.1. In 2012 outline planning permission was granted for the erection of 13 business units 
(totalling 3226sqm) for uses falling within use classes B1 (Officer – Light Industrial), 
B2 (General Industrial) and B8 (warehousing) with up to 15% ancillary trade counter 
floorspace per unit.  This planning permission has not been implemented.   

4.2. 18/05323/R9FUL - To the north of the site is an area of vacant land, which is currently 
the subject of a separate but conjoined application for 12 business units.   

Surrounding Sites 

4.3. The application site comprises part of the Hughenden Quarter, which is identified in 
the Core Strategy as comprising a key area of change and therefore the wider 
planning history in this area is of relevance. 

4.4. In 2016 planning permission was granted for a new public house and restaurant on 
land to the southeast of the application site (16/06470/FUL).  This planning 
permission has now been implemented. 

4.5. In 2014 planning permission was granted for extra care accommodation for the 
elderly (260 units) on land to the east of the application site (14/06590/FUL).  This 
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planning permission has been implemented and the site is now substantially 
occupied. 

4.6. In 2007 planning permission was granted for 672 student rooms on land to the 
northeast of the application site (07/07566/FUL).  The development has been 
implemented. 

4.7. The land immediately to the north of the site remains in employment use (B8 and bus 
depot). Although, the office building on the site has been granted planning permission 
under the General Permitted Development Order 2015 to be converted to residential 
(ref: 14/07743/PAJ).  This permitted development entitlement has not been 
implemented and has now expired. 

4.8. On the land to the north of Hughenden Avenue (also part of the Hughenden Quarter) 
planning permission was granted for residential development comprising 97 
residential units (ref: 11/05353/FUL) on the north-eastern part of the land.  The 
western part remains in employment use (mixed B1, B2 and B8).  On the south 
eastern part of the site outline planning permission was granted for B1c/B8 use in 
2009 (ref: 09/05145/OUT), but this has not been implemented.  The land is currently 
vacant. 

5. Issues and Policy Considerations 

Principle (Loss of Employment Land) 

Adopted Local Plan (ALP): E2 (Existing Business Parks), E3 (Employment Areas) 
CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development), CS3 (High Wycombe principles), CS11 (Land for business) and 
CS12 (Housing provision). 
DSA: DM1 (Presumption in favour of sustainable development) and DM5 (Scattered 
Business Sites). 
Emerging New Local Plan: CP1 (Sustainable Development), CP2 (Spatial Strategy), CP4 
(Delivering Homes) and CP5 (Delivering Land for Business). 
5 Year Housing Land Supply Position Statement – December 2016. 
Memorandum of Understanding – Proposed Unmet Housing Need Duty to Cooperate 
Memorandum of Understanding between Aylesbury Vale District Council and Wycombe 
District Council 
Other Considerations:  

 Housing and Economic Development Needs Assessment (HEDNA) 

 Housing and Economic Land Availability Assessment (HELAA) 

5.1. The site falls within the Bellfield Road Employment Area, which is covered by policy 
E3 (Employment Areas) of the adopted Local Plan.  Policy E3 seeks to retain 
employment areas for employment purposes falling within B1 (office), B2 (general 
industrial) and B8 (storage and distribution) of the Use Classes Order.  Emerging 
policy, whilst more permissive in terms of sui-generis and community type uses, takes 
a similar approach.  The current proposal, which is purely residential, is considered to 
be clearly contrary to both adopted and emerging policy. 

5.2. The last permanent use of the site was as a car park within the larger Compair 
Broomwade factory site.  Since the factory closed, and was demolished, it has been 
used for a number of temporary uses while it awaits redevelopment.  These uses 
include:  

- a temporary public car park;  
- a temporary Sainsbury’s food store; and,  
- most recently van storage.   

It is considered that only very limited weight should be applied to the loss of the 
current use as it is relatively low grade, temporary and would only deliver very limited 
employment.  The core issue is the loss of employment land where future permanent 
employment uses could be accommodated. 
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5.3. In order to address this policy conflict it has been proposed that Cressex Island, 
which is designated in the local plan as White Land (i.e. undeveloped urban land 
without a development allocation) and therefore could be used for a range of uses, be 
used for employment purposes instead of the Bellfield Road site2.  This would have 
the benefit of providing residential development in close proximity to shops and 
services and employment land with good access to the motorway and Cressex 
Industrial Estate.  In order to support the departure from policy a 50% uplift in the 
area of employment land is proposed as a planning benefit.  A legal agreement would 
be required to deliver this benefit. 

5.4. In addition, it is proposed that the adjacent employment site to the east, which is 
being assessed concurrently under application ref: 18/05323/R9FUL, be delivered in 
combination with the current proposal.  This site is aimed at small scale start up 
businesses that would not ordinarily be favoured by market providers who would 
make more revenue with larger format employment uses.  The delivery of the 
adjacent employment units, in connection with the current application, is afforded 
some weight.  A condition would be required to secure their delivery. 

5.5. Subject to a legal agreement being entered into securing 0.66ha3 of land at Cressex 
Island for future employment purposes, in place of the land at Bellfield Road and 
delivery of the adjacent employment units in connection with the residential 
development, it is considered that the current proposal is acceptable in principle.  In 
effect a material consideration exists, which justifies a departure from adopted policy. 

5.6. Other material considerations have been advanced such as viability and marketing 
considerations.  However, in the absence of adequate supporting evidence, little 
weight can be attributed to these considerations at this time. 

Housing Supply 

5.7. The Council’s latest position in respect of its five year housing land supply is set out 
in the 5YS Position Statement dated 1 March 2019.  The Council is currently able to 
demonstrate a five year housing land supply (5.7 years supply).  The Bellfield site 
forms part of the five year housing land supply.  On the latest data Wycombe District 
is set to deliver in accordance with its 5 year housing land projection.  Weight is 
attributed to the contribution that Bellfield could make to ongoing housing delivery in 
the District. 

5.8. Irrespective of the 5 year housing land supply position it is acknowledged that the 
delivery of much needed homes (in particular affordable housing) is a significant 
planning benefit. 

 Flooding and Drainage 

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

5.9. Core Strategy policy CS18 requires that development avoid increasing (and where 
possible reduce) risks of or from any form of flooding.  

Fluvial Flood Risk  

5.10. The site is located in fluvial flood zone 1 (i.e. low risk of river flooding) and therefore is 
considered to be sequentially suitable for housing in fluvial flood risk terms. 

Ground and Surface Water Flood Risk 

5.11. The Flood Risk Assessment submitted with the application (Prepared by Pick 

                                                           
2
 At the time of preparation of the New Local Plan it had been assumed that Cressex Island would be used for retail 

purposes in connection with the acquisition of the land by Costco. 
3
 0.44ha + 0.22ha (50% uplift). 
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Everard; dated 6.10.17) correctly identifies that generally the application site is at low 
risk of surface water flooding (meaning that there is a less than 0.1% chance of 
surface water flooding in a given year).  However, the Council’s Strategic Flood Risk 
Assessment (SFRA) does identify isolated pockets of surface water flooding.  The 
site is relatively flat, but has clearly been significantly altered by earlier manmade 
interventions.  Given the disturbed nature of the site it is not considered to be 
appropriate to sequentially test those areas identified as being at risk of surface water 
flooding as this would have the practical impact of preserving earlier harmful 
manmade interventions.  Instead it is considered to be appropriate to ensure that the 
site is improved with a good quality Sustainable Urban Drainage strategy, which 
addresses any existing issues, whilst ensuring no new issues occur.  Therefore, 
subject to an appropriate Sustainable Urban Drainage strategy, the proposal in 
surface water flood terms, is considered to be acceptable. 

Sustainable Urban Drainage  

5.12. The applicant has submitted a Sustainable Urban Drainage strategy and a revised 
drainage strategy.  The initial iteration of this strategy was objected to by the Lead 
Local Flood Authority (LLFA) on the basis that it had not demonstrated that the 
drainage hierarchy had been followed, run-off rates had not been adequately reduced 
and sustainable urban drainage components had not be incorporated.  The strategy 
was amended to address the Lead Local Flood Authority’s (LLFA) concerns.  On the 
basis of the amendments, and subject to conditions securing detailed design and 
maintenance, the LLFA withdrew their objection.  Therefore, subject to appropriate 
conditions and securing maintenance via legal agreement, the Sustainable Urban 
Drainage strategy is considered to be acceptable. 

Affordable Housing and Housing Mix 

ALP:  H9 (Creating balanced communities)  
CSDPD:  CS13 (Affordable housing and housing mix), CS21 (Contribution of development 
to community infrastructure)  
Planning Obligations Supplementary Planning Document (POSPD) 
Draft New Local Plan: DM22 (Housing Mix), DM24 (Affordable Housing), DM41 (Optional 
Technical Standards for Building Regulations Approval)  
Planning Obligations Supplementary Planning Document (POSPD) 

5.13. The affordable housing requirement for land last used for an employment generating 
use is 40% of bed spaces.  The current proposal is for 100% of bed spaces as 
affordable rental housing.  This level of affordable housing far exceeds the policy 
requirement of 40% and therefore represents a significant planning benefit.  
Therefore, taken in isolation the current proposal, in affordable housing terms, is 
considered to be acceptable.  The affordable housing is capable of being secured via 
legal agreement. 

5.14. It should be noted that this site forms part of a dual-site affordable housing offer 
involving the Ashwells site and that the proposed level of affordable housing would 
only be delivered in the event both sites come forward together.  The logic behind the 
dual site approach to affordable housing delivery was set out in the Ashwells report to 
Committee on 22nd May 2019.  The relevant extract is below: 

“In order to consider the proposed affordable housing offer it is first necessary to 
determine the approximate policy compliant affordable housing baseline.  If taken 
in isolation Ashwell’s would deliver circa 44 units of affordable housing based on 
an even 40% share of each dwelling size on the site.  The Bellfield Road site 
would deliver circa 27 units of affordable housing.  This comprises a total of circa 
71 units (across a range of dwelling sizes) in total.    

By combining the two sites and taking advantage of cross funding opportunities it 
would be possible to deliver circa 100 units of affordable housing across the two 
sites.  This amounts to 56.4% of the total units in the combined development and 
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44.8% of the bedspaces.  The discrepancy between the number of units and bed 
spaces is because the offer is skewed towards the delivery of smaller units (1, 2 
and 3 beds), with larger units being delivered for the private sector.  Therefore, in 
quantitative terms delivering the two sites together delivers a better than policy 
level outcome.  This weighs in favour of this approach.” 

5.15. Therefore, the benefit of the additional affordable housing has already been offset 
against another scheme.  Any future legal agreement would need to be structured so 
as to allow the site to come forward as proposed or with policy level affordable 
housing at 40% in the event Ashwell’s does not come forward or falters in its delivery. 

5.16. In order to promote mixed communities the Local Plan seeks to ensure a mixture of 
affordable rental accommodation, shared ownership and owner occupied 
accommodation.  The disadvantage of delivering the two sites together is that the 
affordable housing tenure mix is less evenly spread than policy would ordinarily 
permit.  100% affordable housing (by bedspace and unit) is proposed at the Bellfield 
Road site and circa 30% Discount Market Value by unit (26% by bed spaces) at the 
Ashwell’s site.  This will result in a degree of social stratification when viewed on a 
site basis.  The social stratification will be less pronounced when viewed on a town 
centre wide basis given the mixed character of the Hughenden Quarter and town 
centre generally.  There is also some advantage in having affordable housing for rent 
near the town centre as it provides good access to work and services and limits the 
need for car ownership in low income families.  Nevertheless, when taken in the 
round the skewed mix is viewed as a negative aspect of the current proposal, which 
must be weighed against the quantitative benefit. 

5.17. On balance the proposed affordable housing and tenure mix offer is considered to be 
acceptable and is capable of being secured via condition/legal agreement.  To ensure 
delivery of the affordable housing at Bellfield Road a 30% occupation trigger would be 
applied to the Ashwell’s site to ensure prompt delivery of the current application site. 

5.18. In the event the Bellfield Road application is refused this would not impact of the 
delivery of the Ashwell’s site because the fall-back position at Ashwell’s is that policy 
level affordable housing can still be delivered. 

 Ecology & Green Infrastructure 

CSDPD:  CS17 (Environmental assets) 
DSA: DM11 (Green networks and infrastructure), DM13 (Conservation and enhancements of 
sites, habitats and species of biodiversity and geo-diversity importance) and DM14 
(Biodiversity in Development). 
Emerging New Local Plan: DM34 (Delivering Green Infrastructure and Biodiversity in 
Development) 

5.19. The main part of the site has long been set over to hardstanding for the parking of 
vehicles and therefore is of little ecological value.  However the western part of the 
site (a steeply sloping bank) is designated as a biological notification site known as 
High Wycombe Pit, which is of noted for its geological importance on account of its 
exposed chalk face.   

5.20. In support of the application a phase 1 habitat survey was prepared by Grassroots 
Ecology. The survey concluded that the site was overall of limited ecological value 
although the wooded area to the west of the site was of some limited value in 
ecological terms (principally for foraging for bird, bats etc.). The strategy advised that 
development be targeted within the existing hardstanding areas with the wooded 
bank to the west retained in full.  For the purposes of enhancing the ecological value 
of the site bat and bird boxes are proposed within the developed area.  Soft 
landscaping within the development area also has the potential to offer additional 
habitat and foraging opportunities. Layout and landscaping are reserved matters, 
which can be secured via condition.  A condition will also be required securing the 
provision of bat and bird boxes as part of the development proposal. Subject to 
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appropriate conditions the development proposal is considered to be acceptable in 
ecological terms. 

Public Open Space  
CSDPD: CS6 (Princes Risborough), CS17 (Environmental Assets), CS19 (Raising the 
Quality of Place Shaping and Design), CS21 (Contribution of Development to Community 
Infrastructure) 
DSA: DM16 (Open Space in New Development) 
Emerging New Local Plan: CP7 (Delivering the Infrastructure to Support Growth) 
Planning obligations SPD  

5.21. Policy DM16 (Open Space in New Development) of the DSA requires development to 
make provision for public open space and states:  

“For developments of 40 dwellings or above (gross) or 5000 sqm or above (gross) 
of non-residential development: 
 

a) Strategic open space will be provided off-site and funded through the CIL. 
b) Local open space should be provided on-site in accordance with the 

standard set out in paragraph 1(b).” 

5.22. The application site comprises more than 40 dwellings and therefore Local Open 
space is required onsite.  Ordinarily for a site of this nature a public playground would 
be sought.  The application does not comprise any public local open space and 
therefore is contrary to policy DM16.   

5.23. However, this breach of policy is afforded limited weight because: 

 Given the sites location in a virtual residential cul-de-sac, there would be limited 
public footfall and therefore public open space would be of limited value. 

 Private play is proposed onsite, which is capable of being secured via condition, 
which would benefit the occupiers of the development, who would have been the 
main beneficiaries of public play should it have been provided. 

5.24. In terms of other material considerations to be weighed against the open space policy 
harm, the application is proposing to improve the public footpath to the west of the 
proposed development (ref: HWU/26/1), which links the site and surrounding area to 
Gandon Vale, Hughenden Avenue and the destinations to the west such as Disraeli 
school.  The works would include:  

a) Resurfacing. 
b) Cutting back vegetation. 
c) New planting. 
d) Removal of litter. 
e) Improving fencing. 
f) Improved signage. 

5.25. Given the site specific characteristics, this public realm improvement would:  

a) Enhance the connectivity of the site to the local school and other public 
facilities to the west. 

b) Enhance connectivity between the town centre and Downley area generally. 
c) Provide more public benefit than a public play space in the location of the 

development. 

5.26. Therefore, in this instance it is considered that an ‘other material consideration’ exists 
that justifies a departure from the Council’s policy on open space provision. 

Site Accessibility 

ALP:  T2 (On – site parking and servicing), T4 (Pedestrian movement and provision), T5 and 
T6 (Cycling), T8 (Buses), T12 (Taxis), T13 (Traffic management and calming), T15 (park 
and ride). 
CSDPD:  CS16 (Transport), CS21 (Contribution of development to community 
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infrastructure)  
DSA:  DM2 (Transport requirements of development sites) 
Emerging New Local Plan: DM33 (Managing Carbon Emissions: Transport and Energy 
Generation) 
Interim Guidance on the Application of Parking Standards 
Buckinghamshire Countywide Parking Guidance 

5.27. The applicant has submitted a Transport Assessment prepared by Odyssey in 
support of the application, which sets out the applicant’s position with regard to the 
network and local accessibility implications.  

Network Capacity 

5.28. The submitted Transport Assessment assesses the impact of the proposed 
development on the local road network and junctions local to the site.  The County 
Highway Authority has reviewed the data and concludes that the assessment is 
robust.  In their view the proposed development would not materially increase vehicle 
movements during AM or PM peaks or have a significant impact on local junctions. 

Access  

5.29. The current site access is proposed to be improved to allow two way vehicular access 
along with a pedestrian footpath and street tree planting.  The proposed access 
would serve the proposed development and the commercial development to the north 
and south.  The proposed access would give the current access the character of a 
residential street rather than a private commercial access.  The County Highway 
Authority have been consulted on the proposed design and raise no objection in 
highway safety or capacity terms.  Therefore, subject an appropriate condition and 
trigger for delivery of the access, no objection is raised. 

Servicing  
5.30. The internal road design is reserved for future consideration.  However, the illustrative 

material indicates that there is adequate scope on site for refuse collection and 
delivery vehicles to turn and access/egress in a forward gear.   

Parking Provision 

5.31. Parking provision is a Reserve Matter that will be addressed in detail at the Reserved 
Matters stage.  However, it is necessary to take a view at the present time whether 
the proposed quantum of development could reasonably be expected to deliver 
adequate parking provision.  

5.32. The Council’s approach to car parking is set out in the Buckinghamshire Countywide 
Parking Guidance. 

5.33. The Council’s starting point is that we would expect parking provision and the size 
(minimum of 5 x 2.8 metres) of parking spaces to be provided in accordance with the 
Countywide Parking Guidance.   

5.34. The site is located in residential parking zone A (High Wycombe).  The number of 
parking spaces is based on the number of habitable rooms.  The illustrative material 
indicates that all units would have 4 habitable rooms or less.  68 residential parking 
spaces are proposed (minimum of 5 x 2.8 metres).  The County parking standards 
indicate that:  

- for dwellings with 4 habitable room or less;  
- on sites of 10 dwellings or more,  

that one space is required per dwelling. Where more than 50% of the spaces are 
allocated a further 20% of spaces (14 spaces) are required in an unallocated form.  
The illustrative proposal exactly meets the Council’s optimum standard for parking, 
provided more than 50% of spaces are unallocated.  Therefore, subject to provisions 
in the legal agreement to secure 51% of spaces as unallocated the current proposal 
is considered to accord with adopted policy.  In this instance, given that the site is 
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leasehold and likely to be controlled by a single registered provider, a legal provision 
of this nature is considered to be reasonable and enforceable. 

5.35. The applicant has proposed a parking sharing arrangement with the adjacent 
industrial units, which have a surplus of parking.  Whilst such an arrangement may 
work, it cannot be relied upon and therefore no weight is given to this proposed 
parking benefit. 

5.36. Taken in the round, the illustrative material is considered to demonstrate that any 
future scheme will be capable of delivering acceptable policy compliant levels of 
parking. 

Pedestrian  

5.37. The site is well located in respect of access to jobs and services.  The proposed:  

 Alterations to the access, which will provide a 2m wide pedestrian footpath, 
providing a good link to the town centre; and, 

 Improvements to the PRoW (ref: HWU/26/1) to the west of the site will improve 
pedestrian accessibility to the west for occupiers of the development and the 
existing community. 

5.38. By virtue of the sites location within the urban area and the pedestrian accessibility 
improvements, pedestrian connectivity is considered to be acceptable and will 
represent a viable alternative to the private car. 

Cycling 

5.39. Cycle parking is a reserve matter.  The illustrative material indicates that policy 
compliant amounts of cycle parking can be delivered in two large cycle stores.  The 
current proposal of two large cycle stores is not considered to be very conducive to 
encouraging their use due to the potential fear over crime and accountability.  
However, it is considered that there is scope to address this matter at the Reserve 
Matters stage. 

Public Transport 

5.40. The site has good access to the town centres bus network and train station. 

Environmental issues 

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

Land Contamination 

5.41. The application was accompanied by a Phase 1 & 2 Geo-Environmental Desk study 
by Pick Everard.  Given the known man-made disturbance on the site and the 
potentially historic polluting activities and the potential implications on the towns 
principle aquifer the Environment Agency raised a holding objection whilst additional 
testing was undertaken.  A further report was submitted in May 2019.  The 
Environment Agency were re-consulted.  On the basis of the new information their 
holding objection was removed and the application was supported subject to 
conditions relating to: a contamination watching brief on the site; a methodology for 
any piling (should it be required); and, a condition prohibiting ground water 
soakaways on the site.  These conditions are considered to be reasonable and 
compatible with the conditions already requested by the LLFA.  Therefore, subject to 
appropriate conditions no land contamination objection is raised. 

Ground Gas 

5.42. Concerns were initially raised by the Council’s Environmental Health Officer (EHO) in 
respect of the potential for gas to be emitted due to historic uses on the site, which 
was not fully assessed in the Phase 1 and 2 Geo-Environmental study.  In response 
to the EHO’s comments additional testing was undertaken by Curtins to further inform 
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the gas risk on the site.  The findings were reported in May 2019.  The Council’s EHO 
was consulted and concluded that the risk was low and there was no requirement for 
gas remediation measures. In tune with the Environment Agency a condition was 
requested securing a watching brief in respect of future contamination.  Therefore, 
the proposal is considered to be acceptable in respect of the risk from ground gas. 

Lighting 

5.43. This matter is capable of being addressed at the Reserve Matters stage. 

Bins 

5.44. Illustrative material indicates that adequate bin storage is capable of being delivered.  
Detailed design considerations are capable of being addressed at the reserved 
matters stage. 

Historic environment 

ALP: HE3 (Development affecting the setting of a listed building),  
CSDPD:  CS17 (Environmental assets)  
Draft New Local Plan: CP8 (Sense of place), DM20 (Matters to be determined in accordance 
with the NPPF), DM31 (Development Affecting the Historic Environment) 

5.45. A Heritage Statement has been prepared by Savills and submitted with the 
application.  The report concludes that likelihood of the site impacting on 
archaeological remains is low and that given the sites context it is unlikely to have a 
visual impact on the setting of any heritage assets.  The Council’s Conservation and 
Heritage Officer accepts the findings of the report.  Therefore, no objection is raised 
in respect of the historic environment.  

Place Making and Design 

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), Appendix 1 
CSDPD:  CS17 (Environmental Assets) and CS19 (Raising the quality of place shaping and 
design)  
DSA: DM11 (Green networks and infrastructure), DM16 (Open space in new development) 
Housing intensification SPD 
Emerging New Local Plan: CP8 (Sense of Place), DM35 (Placemaking and Design Quality)  
The Environmental Guidelines for the Management of Highways in the Chilterns 

5.46. Issues of layout, scale, internal access, external appearance and landscaping are all 
reserved for future consideration.  However, the parameter plans give a clear 
indication that the intention is to build a 6 storey building of between 21 and 23 
metres in height.  Therefore, whilst detailed design considerations can be set aside 
for future consideration, it is necessary reach a view as to whether a building of the 
broad scale indicated on the submitted parameter plans can be acceptably 
accommodated on the site. 

Layout 

5.47. Layout is a Reserved Matter for future consideration.   

5.48. The illustrative material and parameter plans indicate a horse shoe shaped building 
with an internal court yard facing out onto a parking and landscaped area.  The 
general approach to layout is considered to provide clear definition between public 
and private space and good sized dual aspect apartments.  The layout approach is 
considered to represent an appropriate response to the site, which could support the 
delivery of 68 units of accommodation.  There are some detailed matters of concern, 
but these are capable of being addressed at the Reserved Matters stage. 

Scale 

5.49. Scale is a Reserved Matter for future consideration.   
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5.50. The parameter plans and illustrative material indicates the scale (height and three 
dimensional mass) of the building.  Given the existing development in the area and 
underlying topography there is considered to be scope on the site to accommodate a 
building of the scale proposed. 

5.51. The extract below, taken from the Design and Access Statement, illustrates a building 
of the scale proposed in a cross section between the recently constructed extra care 
development to the East and Gandon Vale to the West.   

 

5.52. The extra care development is seven storeys in height.  The closest properties in 
Gandon Vale are three storeys in height and contain 8 flats per block.  Due to the 
changing ground levels the top floor of accommodation in all three buildings is at 
approximately the same level.  As a consequence of the scale of the extra care 
facility and the elevated position of the development in Gandon Vale, it is considered 
that a building of height proposed is capable of being accommodated on the site and 
appears acceptable in its context.  A condition will be required limiting the height of 
the building to that indicated in the parameter plans supporting the application. 

External Appearance 

5.53. External Appearance is a Reserved Matter for future consideration.   

5.54. The illustrative material is considered to indicate an architecturally articulated building 
with large balconies providing visual interest and natural surveillance of the street.  
The large windows and predominantly glazed frontage is also considered to create an 
attractive external appearance, whilst also improving the quality of the living 
environment for future occupiers.  As such, the illustrative material is considered to 
have demonstrated that an acceptable design is capable of being achieved. 

Landscaping 

5.55. Landscaping is a Reserved Matter for future consideration.   

5.56. The illustrative material indicates roof top gardens, a green space in the central 
courtyard and additional green areas to the north and south of the building.  Provision 
has been made for street tree planting on the approach access road to the site.  
Parking provision is also indicated to be broken down, every three or four spaces, 
with planting.  It is considered that there are additional opportunities for planting along 
the eastern and western boundaries of the site and improvements to the planting on 
the chalk face to the west. These matters are capable of being addressed at the 
Reserved Matters stage.  The parameter plans and illustrative material is considered 
to indicate sufficient potential for landscaping. 

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 New Local Plan: DM40 (Internal Space Standards), DM41 (Optional Technical 
Standards for Building Regulation Approval) 
Residential Design Guide SPD 
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5.57. The illustrative material indicates that 68 units can be constructed without 
unacceptably impacting on the amenities of future residents.   

Gandon Vale 

5.58. Nos.31 to 38 Gandon Vale are located between 22 and 27 metres from the south-
western wing of the proposed block4.  Nos. 23 and 30 are located between 27 and 31 
metres from the northern most western wing of the proposed block.  The western 
wings contain only one high level window per floor, which provides light to a bedroom; 
the main window for the bedroom looks into the central courtyard.  Habitable room 
windows that look into the courtyard would also have views out to the properties in 
Gandon Vale to the west, but these views would be over 35+ metres at their closest 
point and at an acute 90 degree angle.  It is possible that balconies will provide a 
degree of overlooking, but it is considered that this would be capable of being 
overcome at the Reserved Matters stage with the use of screens.  Taken in the 
round, from the illustrative information provided it is considered that it will possible for 
a scheme to come forward, in accordance with the parameter plans, without 
unacceptable overlooking of the properties in Gandon Vale. 

5.59. In addition due to the change in levels and distance between the proposed 
development and dwellings in Gandon Vale it is not considered that the proposed 
building would appear overbearing. 

Extra Care Facility 

5.60. The illustrative material indicates that the closest window to window distance with the 
extra care facility is circa 35m.  The closest balcony to balcony distance is circa 25m 
(this is a side on relationship).  Given the even and mutual nature of the relationship 
between these two developments the distance is considered to be acceptable.  The 
relationship will also promote good natural surveillance of the public space between 
the two blocks.  It is considered that it has been adequately demonstrated at the 
outline stage that 68 residential units can be accommodated on the site whilst 
respecting the privacy of the occupiers of the Extra Care Facility.   

5.61. It is considered that the relationship between the two buildings would be not be 
overbearing. 

Future Occupiers 

5.62. The illustrative material indicates that good quality living accommodation is capable of 
being accommodated. In space terms the flats accord with the national space 
standards and the balconies exceed the Council’s minimum standards.  The external 
amenity area, whilst modest, is considered to be functional.  At the Reserved Matters 
stage it will be necessary to ensure that the generous balcony sizes are retained to 
ensure good quality accommodation is created and to reflect the fact that affordable 
housing is proposed to be off-sited from Ashwells, where residents could reasonably 
have expected to have access to a garden.    

Noise impact from proposed business units 

5.63. The proposed development would be located adjacent to a number of business units 
concurrently proposed under application ref: 18/05323/R9FUL.  There is potential for 
a degree of disturbance between these two uses.  The applicant has submitted a 
noise Impact Assessment prepared by Spectrum Acoustic Consultants to address 
this matter.  In part a limited degree of noise disturbance is to be expected given the 
historic and long standing expectation that the site would be used for employment 
purposes.  There has never been the expectation that the Hughenden Quarter would 
be an intrinsically quiet neighbourhood.  It has long been recognised that the 
Hughenden Quarter would comprise a mixture of residential and business uses.  In 
order to control and limit the excesses of any potential noise disturbance it would be 

                                                           
4
 The flats are staggered so ground floor units are closer  
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necessary to build noise attenuation into the design of the building and 
simultaneously limit the activities of the business units to ensure they operate within 
acceptable limits.  Any limitation of the business activities would need to be 
addressed under application ref: 18/05323/R9FUL.  For the purposes of the current 
application the Council’s EHO has advised that a number of windows be fitted with 
acoustic glazing and trickle ventilation so that noise is limited and natural ventilation 
can be achieved without opening windows should a noise event occur. The proposed 
condition is considered to be reasonable and therefore subject to its imposition no 
objection is raised with regard to noise impact from the proposed adjacent business 
units. 

Building sustainability 

CSDPD:  CS18 (Waste, natural resources and pollution) 
DSA: DM18 (Carbon reduction and water efficiency) 
Draft New Local Plan: DM41 (Optional technical standards for Building Regulation approval) 
 
Living within our limits SPD 

5.64. Policy CS18 requires development to minimise waste, encourage recycling, conserve 
natural resources and contribute towards the goal of reaching zero-carbon 
developments as soon as possible, by incorporating appropriate on-site renewable 
energy features and minimising energy consumption.  Emerging policy DM41 sets out 
the latest standards in respect of the provision of on-site renewables and water 
standards.   

5.65. In accordance with adopted and emerging policy it is considered to be necessary and 
reasonable to impose conditions securing:  

a) A 15% reduction in carbon emissions on site through the use of decentralised 
and renewable or low carbon sources;  

b) The higher water efficiency standard in Part G of the building regulations; and, 
c) Provision of charging points for electric vehicles. 

5.66. Subject to conditions securing the above, the sustainability credentials of the 
development are considered to be acceptable. 

Economic and Social Role 

NPPF 

5.67. It is acknowledged that there would be economic benefits associated with the 
development.  These would include:  

a) Short term job creation and spending on construction, particularly if small 
scale builders are involved;  

b) Added spending power in the local area in the future from economically active 
residents; 

c) Transport infrastructure contributions; 
d) CIL; and  
e) New Homes Bonus.  

These are considered to represent planning benefits that weigh in favour of the 
development. 

5.68. It is acknowledged that the proposal would contribute to the housing supply for 
current and future generations and that the future occupiers of the site would have 
the potential to contribute positively to a strong, vibrant and healthy community, in 
connection with the wider Hughenden Quarter.  These social benefits attract modest 
weight in favour of the proposed development. 

Other matters 

5.69. The planning authority cannot and must not take into account the fact that this site is 
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owned by the District Council and that the Council (and therefore the public) will 
benefit from any income generated from the development.   

Presumption in favour of Sustainable Development 

NPPF 

5.70. In considering other material considerations, the proposal has also been assessed 
against the policies in the NPPF.  It is considered that the positives of granting 
planning permission outweigh the negatives when assessed against the framework 
taken as a whole. 

 

RECOMMENDATION: Minded to grant outline planning 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 the following matters, as 
appropriate: 
  

a. Affordable housing (100 % affordable rent if delivered in combination with Ashwells) or policy 
level affordable housing. 

b. SUDs maintenance – strategy secured via condition. 
c. Re-provision of employment land – to trigger separate S106 on land at Cressex Island. 

or to refuse planning permission if an Obligation cannot be secured. 

It is anticipated that any planning permission would be subject to the following conditions that 
address the following matters (Detailed wording to be finalised):   

Time Limit and Plans 
 
1. Details of the Appearance, Landscaping, Layout and Scale, (hereinafter called "the reserved 

matters") shall be submitted to and approved in writing by the local planning authority before 
any development begins and the development shall be carried out as approved.  
Reason: That the application is expressed to be an outline application only. 

 
2. Application for approval of all the Reserved Matters shall be made to the Local Planning 

Authority before the expiration of three years from the date of this permission.   
Reason: To comply with the requirements of Section 92 of the Town & Country Planning Act 
1990 (as amended). 

 
3. The development hereby permitted shall be begun either before the expiration of three years 

from the date of this permission or before the expiration of two years from the date of approval 
of the last of the reserved matters to be approved, whichever is the later.  
Reason: To comply with the requirements of Section 91 of the Town & Country Planning Act 
1990 (as amended). 

 
Limitations 
 
4. The development hereby approved shall comprise no less than 60 and no more than 68 

dwellings. 
Reason: In order to control the amount of development in the interests of the character and 
appearance of the area and to limit the development to the quantum that has been assessed 
within the application.  To ensure adequate housing is provided to justify the loss of employment 
land and deliver adequate affordable housing. 

 
5. The development hereby approved shall be limited to and accord with the following parameter 

plans: 
a) Illustrative Framework Plan – ref: 18010-P-023 
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a. The new private landscaped areas shall comprise the same area and be sited in a 
similar location to that indicated in the plan. 

b) Illustrative Height Parameter above ground plan – ref: 18010-P-022 
a. The building should be limited to a maximum height of 23 meters. 

c) Illustrative Movement and Access plan – ref: 18010-P-020 
d) Illustrative Land Use and Density – ref: 18010-P-021 
Reason: In order to control the amount of development in the interests of the character and 
appearance of the area and to limit development to the quantum that has been assessed. 

 
6. No dwelling with windows facing north, east or south shall be occupied until windows have 

been fitted that meet the requirements stated in Section 7.2 of Spectrum Acoustic Consultants 
report ref: NDT5437/17145/1 'Redevelopment of existing land for Container Workshops, and 
C3 (Dwelling House) uses; Noise Impact Assessment'. 
Reason: to protect the occupants of the new development from noise disturbance. 

 
7. No more than 30 dwellings hereby permitted shall be occupied until the business units 

permitted under application ref: 18/05323/R9FUL has been constructed (shell and core) and 
made available for let.  
Reason: to ensure delivery of the adjacent employment units. Justify the loss of employment 
land. 

 
8. The reserved matter details of Layout and External Appearance shall include the provision of a 

roof top garden and large balconies as indicated in the illustrative material supporting the 
application.  
Reason: To ensure a good quality communal and private amenity space offer to justify the 
relocation of affordable housing from the Ashwells site to the Bellfield Road site.  

 
Landscaping and Ecology Management 

 
9. The reserved matter details of landscaping shall include the following:  

 

 Scheme for lighting including the location, height, type and direction of light sources and 
intensity of illumination; 

 A mix of native shrubs and/or non-invasive naturalistic shrubs at the base of the 
escarpment. 

 Details of the size, type and location of bat and bird boxes to be provided in connection 
with the development as set out in section 4 of the Ecological Appraisal prepared by 
Grass Roots Ecology. 

 Details of existing and proposed below ground services;  

 Details of the play area indicated on plan ref 18010-P-023 - The play area should be 
provided to Field Houses Bench Mark Standards unless an alternative standard is 
agreed. 

Reason: to ensure lighting, boundary treatments and structural planting is delivered in 
accordance with the illustrative material and at an appropriate time in the determination 
process.  To ensure the proposed landscaping scheme delivers the ecological benefits 
identified in the ecological appraisal.  To ensure an acceptable quality and quantity of play 
equipment is provided. 

 
10. 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. 
Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
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Flooding/SUDs/Water 
 
11. No works (other than demolition) shall 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:  

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

with storage volumes of all SuDS components  
- Construction details of SuDS components  
- Details of phasing of the drainage network including any temporary control structures  
- Calculations to demonstrate that the proposed drainage system can contain up to the 1 in 

30 storm event without flooding. Any onsite flooding between the 1 in 30 and the 1 in 100 
plus climate change storm event should be safely contained on site 

- Discharge rate to be restricted from the site as shown on Drawing no. 18002-004 P6  
- Discharge rate from the highway to be as close to greenfield runoff as practicable 
- Details of water treatment from highway surface water runoff prior to discharging into the 

nearby watercourse  
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 163 of the 
National Planning Policy Framework to ensure that there is a satisfactory solution to managing 
flood risk.  

 
12. Development shall not begin until a “whole-life” maintenance plan for the site has been 

submitted to and approved in writing by the local planning authority. The plan shall set out how 
and when to maintain the full drainage system (e.g. a maintenance schedule for each 
drainage/SuDS component), with details of who is to be responsible for carrying out the 
maintenance. The plan shall subsequently be implemented in accordance with the approved 
details.  
Reason: The reason for this being a pre-start condition is to ensure that maintenance 
arrangements have been arranged and agreed before any works commence on site that might 
otherwise be left unaccounted for. 

 
Highways/parking 
 
13. The building hereby permitted shall not be constructed more than 1 metre above ground floor 

level until a scheme for enhancements to the public right of way to the west of the site (ref: 
HWU/26/1) has been submitted to and approved in writing by the Local Planning Authority.  
Thereafter, the building shall not be occupied until the approved scheme has been fully 
implemented. 

 The scheme should include:  
a) Resurfacing of degraded areas of path, 
b) Replacement of chain link fencing with steel parkland type fencing, 
c) Sympathetic vegetation management including cutting back of some of the Old mans 

beard (Clamatis vitalba), removal of Lonicera nitida at the top of the track, and some 
limited tree surgery. 

d) Some of the open areas on the bank would benefit from cutting back and planting 
medium sized native trees (e.g. Field maple, Hazel, Whitebeam). 

e) Litter removal. 
f) Where feasible block walls to the top of the path could be painted to make them more 

attractive. 
g) The fencing at the lower part of the site should be removed or minimised to reduce the 

feeling of the path being a contained narrow corridor. 
h) There needs to be a clear legible approach to the start of the footpath with clear signage. 
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Reason: to ensure the footpath is improved for future occupiers and in place of a public open 
space contribution. 

 
14. Prior to occupation of the development, the on-site and off-site highway works shown on 

drawing 18-002-0001 Rev A shall be laid out and constructed in general accordance with the 
approved plans. The highway works shall be secured through a S278 Agreement of the 
Highways Act 1980. For the avoidance of doubt the S278 works shall comprise of footway and 
junction works on the public section of Bellfield Road.  
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway 
and of the development. 

 
15. The development shall be carried out in accordance with the approved Construction Traffic 

Management Plan detailing the management of construction traffic (including vehicle types, 
frequency of visits, expected daily time frames, use of a banksman, on-site loading/unloading 
arrangements and parking of site operatives’ vehicles).  
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway 
and of the development. 

 
16. The Reserve Matter of layout shall include a parking strategy indicating a minimum of 51% of 

parking spaces on the site as unallocated.  Those parking spaces indicated as unallocated on 
the approved plan shall be retained as unallocated for the life of the development and shall not 
be assigned to any individual flat.  
Reason: to ensure an adequate supply of flexible parking is provided. 

 
Contamination 
 
17. In the event that contamination is found at any time when carrying out the approved 

development that was not previously identified, it must be reported in writing within seven days 
to the Local Planning Authority and once the Local Planning Authority has identified the part of 
the site affected by the unexpected contamination, development must be halted. Before 
development recommences on the part of the site where contamination is present a scheme 
outlining appropriate measures to prevent the pollution of the water environment, to safeguard 
the health of intended site users, and to ensure that the site will not qualify as contaminated 
land under Part IIA of the Environmental Protection Act 1990 in relation to the intended use of 
the land after remediation and approved conclusions shall be submitted to and approved in 
writing by the Local Planning Authority. Thereafter the development shall not be implemented 
otherwise than in accordance with the approved remediation scheme.  
Reason - to ensure that the potential contamination of this site is properly investigated and its 
implication for the development approved fully taken into account. 

 
18. Piling using penetrative methods shall not be carried out other than with the written consent of 

the local planning authority. The development shall be carried out in accordance with the 
approved details. 
Reason: To ensure that the proposed piling does not harm groundwater resources in line with 
paragraph 170 of the National Planning Policy Framework and in response to concerns raised 
by the Environment Agency.  

 
19. No drainage systems for the infiltration of surface water to the ground are permitted other than 

with the written consent of the Local Planning Authority. Any proposals for such systems must 
be supported by an assessment of the risks to controlled waters. The development shall be 
carried out in accordance with the approved details. 
Reason: To ensure that the development does not contribute to, and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water pollution caused 
by mobilised contaminants. This is in line with paragraph 170 of the National Planning Policy 
Framework. 

 
Energy/water/electric vehicle charging 
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20. Prior to any development above ground level a strategy for the provision of car charging points 

shall be submitted to the Local Planning Authority for approval.  Prior to first occupation the 
development shall be constructed in accordance with the approved strategy.  The charging 
units shall be maintained in full working order for a minimum period of 5 years.  
Reason - To reduce the negative impact on the health of residents living within the Air Quality 
Management Area.  Reduce air pollution.  Promote more sustainable forms of fuel.  Ensure 
that the site is prepared for the phasing out of petrol and diesel vehicles. 

 
21. The development hereby permitted shall integrate and utilise high-efficiency alternative energy 

generation systems sufficient to deliver at least 15% of the total Target Fabric Energy 
Efficiency for the development.  The dwellings hereby permitted shall not be occupied until 
15% total Target Fabric Energy Efficiency is achieved.  The TFEE and the % contribution 
made by high-efficiency alternative systems shall be calculated in accordance with Building 
Regulations Approved Documents L (2013, as amended 2016, or any update to this 
methodology in any future amendment of the Approved Documents) and be made available 
within 7 days upon request.  
Reason: In the interests of sustainability, carbon reduction and the promotion of renewable 
technologies pursuant to Policy DM18 of the adopted Delivery and Site Allocations DPD and 
emerging policy DM33 of the New Local Plan. 

 
22. No dwelling hereby permitted shall be occupied until the higher water efficiency standard set 

out in the appendix to Building Regulations Approved Document Part G (2015 or any update to 
this standard in any future amendment of the Approved Document) has been achieved.  
Reason: This is an optional standard to be addressed at the Building Regulations stage.  In 
the interests of water efficiency and to conform to policy DM18 of the adopted Delivery and 
Site Allocations DPD and emerging policy DM39 of the New Local Plan. 

 
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: 

 Entering into a Planning Performance Agreement to work on a Development Brief and 
offer pre-application advice; 

 as appropriate updating the applicant/agent of any issues that arose in the processing of 
the application and where possible suggesting solutions; and, 

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

Following amendments to the application and completion of negotiations in respect of the legal 
agreement the application was considered by Planning Committee and determined without 
delay.  

S106 
 
2. The following matters addressed by an accompanying legal agreement: 
  

a. Affordable housing (100 % affordable rent if delivered in combination with Ashwells) or 
policy level affordable housing. 

b. SUDs maintenance – strategy secured via condition. 
c. Re-provision of employment land – to trigger separate S106 on land at Cressex Island. 

 
Highways 
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3. The applicant is advised that the off-site works will need to be constructed under a section 278 
of the Highways Act legal agreement. This agreement must be obtained from the Highway 
Authority before any works are carried out on any footway, carriageway, verge or other land 
forming part of the highway. A minimum period of 8 weeks is required to draw up the agreement 
following the receipt by the Highway Authority of a completed Section 278 application form. 
Please contact Highways Development Management at the following address for information: - 

 
Development Management 
6th Floor, County Hall 
Walton Street, Aylesbury, 
Buckinghamshire 
HP20 1UY 
Telephone: 01296 382416 
Email: dm@buckscc.gov.uk 

 
Ecology 
 
4. The applicants attention is drawn to the fact that a licence to disturb any protected species 

needs to be obtained from Natural England under the Conservation (Natural Habitats &c) 
Regulations 2010. 

 
Design 
 
5. The applicant is advised that the future Reserved Matter of Landscapeing addresses the 

following Urban Design concerns: 
a. A planting belt should be established along the boundary of the adjoining extra-care 

development comprising an ornamental mix of medium/large shrubs, including evergreen 
species and small trees; 

b. Details of all fences, walls and railings, including any to be retained on the boundary of the 
site; 

c. A method statement for all new tree planting, which includes details of an underground 
planting structure such as strata cell or silva cell to allow the root balls of the proposed 
trees to expand beyond the confines of the planting beds and extend beneath the 
compacted soil of the hardstanding area. 

 
6. The applicant is advised to view the Urban Design and Landscape consultation responses, 

which are summarised in the case officer report, prior to the submission of Reserved Matters.  
The comments contain information that is relevant to the preparation of Reserved Matters 
applications.   

 
 

Page 68



17/08464/R9OUT      

 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments 

 
Councillor Maz Hussain – no comment received. 
 
Cllr K Ahmed – Please call to Planning Committee if minded to approve.  I have been approached 
by local residents who feel strongly against the application and I am evaluating whether it should 
be called to Planning Committee for determination.  I feel it should go to Planning Committee by 
default of the size of the application. 
 
Cllr P Turner – I would like an opportunity to discuss this application before a delegated decision 
is made with a view to bringing it to Planning Committee. 
 
Parish/Town Council Comments/Internal and External Consultees 

 
High Wycombe Town Unparished 
  
Crime Prevention Design Advisor – no comments received. 
 
Landscape Officer  
 
Grass/lawn strip to western side of site between fence and existing woodland bank - this serves 
little apparent amenity purpose and would be better planted with a mix of native shrubs and/or non-
invasive naturalistic shrubs.  [Officer Note: this matter is capable of being addressed at the 
Reserve Matters stage]. 
 
Lawn area to eastern margin between car parking and bank to Extra-care development - in order to 
minimise visual and lighting impacts from the car park (including cars headlights) upon the 
adjoining development, this margin should be planted with an ornamental mix of medium/large 
shrubs, including evergreen species, to provide a significant degree of screening. [Officer Note: 
this matter is capable of being addressed at the Reserve Matters stage]. 
 
Occasional small trees within the mix should also be considered whilst avoiding overshadowing the 
adjoining development.  There is no proposed fencing at the site's eastern boundary - the applicant 
should consider whether safety fencing, as a minimum, is required between the car park and 
retaining banks to the adjoining Extracare development. Proposals for any such fencing should 
consider the likely impacts upon visual amenity and, if appropriate, be accompanied by 
landscaping to screen it from both sides insofar as is possible.   
 
Proposed landscaping to the car park / building frontage is minimal and should be increased to 
reinforce the residential qualities of the environment. 
 
Communal courtyard and roof gardens is satisfactory. 
  
Arboriculture Officer - No objection.  There is little existing vegetation on the site.  Tree 
planting/landscape details should be secured via condition. 
  
Control of Pollution Environmental Health – The EHO has raised concerns in respect of air 
quality, noise impact on future occupiers, the impact of external lighting on future occupiers and the 
potential for land contamination. However, it was considered that these issues could be overcome 
with the use of conditions relating to electric vehicle charging points, the inclusion of acoustic 
glazing, the submission of a lighting scheme and a watching brief on contamination.   
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Ecological Officer – the site is of limited ecological value.  However, the adjacent bank, which 
comprises a green infrastructure area is of ecological value. 
 
The recommendations in the ecology report are positive, but they are not adequately specific.  This 
will need to be addressed as the scheme progresses.  Provision will need to be made for the 
removal of Himalayan Balsam. 
 
Details of how trees will be planted in adequate soil volume to ensure the trees reach their 
potential. This will mean that trees will have access to approximately 30m3 each, (less might be 
acceptable).   
 
Enhancements to the GI Opportunity Area soul include:  

 Resurfacing degraded areas of path, 

 Replacement of chain link fencing with steel parkland type fencing, 

 Some sympathetic vegetation management including cutting back of some of the Old mans 
beard (Clamatis vitalba), removal of Lonicera nitida at the top of the track, and some tree 
surgery to some of the trees. 

 Some of the open areas on the bank would benefit from cutting back and planting medium 
sized native trees (e.g. Field maple, Hazel, Whitebeam). 

 Litter picking needs to be undertaken. 

 The block walls to the top of the path could be painted to make them more attractive. 

 The fencing at the lower part of the site should be removed or minimised to reduce the feeling 
of the path being a contained narrow corridor. 

 There needs to be a clear legible approach to the start of the footpath with clear signage. 
 
Buckinghamshire County Council (Major SuDS) – Objection was raised in respect of the first 
stage submission, but later withdrawn following the submission a revised drainage strategy and 
improvements to the highway drainage.  Conditions requiring the submission of a detailed surface 
water drainage scheme and on-going whole life maintenance and management. 
  
Community Housing – No objection raised. 
 
Environment Agency (south-east) – The Environment Agency initial objection was withdrawn 
following the submission of the Curtins Supplementary Geo-Environmental Investigation for 
Bellfield Road, High Wycombe dated 03 May 2019.   
  
They advise that the pulverised fuel ash deposited on the northern and central parts of the site nor 
the temporary construction works compound have impacted on groundwater quality in the Principal 
Aquifer under this site. However, there may still be hotspots of contamination within made ground 
which should be dealt with in an appropriate manner during development.  Conditions have been 
requested relating to unforeseen contamination, piling and to prevent the infiltration of surface 
water.  
 
County Highway Authority – the County Highway Authority states that the submitted Transport 
Assessment is considered to be robust.  No objection is raised in respect of highway or junction 
capacity, parking provision or construction management.   Conditions have been requested in 
respect of access delivery, parking provision and delivery of a construction traffic management 
plan. 
  
Bucks County Council Strategic Planning – no comment. 
 
Conservation Officer Spatial Planning - The Heritage Statement provides an analysis of the 
surrounding heritage assets and concludes that the proposed development will not impact on their 
significance.  The Council’s Conservation Officer agrees with the analysis and confirms that there 
is no objection to the application on heritage grounds. 
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Representations: 

 
42 representations have been received (this includes some repeat objections).  These can be 
summarised as follows: 
 
Principle 
 

 Inadequate local infrastructure (schools, nurseries, doctors surgeries, hospitals). 

 Provision needs to be made for the retention of affordable housing. 
 
Design 
 

 The building is too high. 

 Building is ugly. 

 Three or four storeys would be more appropriate. 

 Too colourful and out of character. 
 
Landscape and Ecology 
 

 Impact on ecology from building, pollution, noise, footfall and general disturbance. 
 
Amenity  
 

 The Hughenden Quarter has been a construction site for many years.  This will add to the 
disturbance and dust. 

 Loss of privacy for properties in Gandon Vale.  Only 25m from balconies. 

 Loss of views for properties in Gandon Vale. 

 Proposed opening hours in the industrial units is unacceptable.  Including Sunday opening. 

 Green roof top would negatively impact on privacy of properties in Gandon Vale. 

 Overbearing. 

 Loss of light for dwellings in Gandon Vale. 

 Properties in Gandon Vale will be boxed in.  Partially subterranean on one side and a tall 
building on the other. 

 Negative impact on the retirement village. 

 Detrimental to the physical and mental wellbeing of elderly residents. 
 
Parking and Traffic 
 

 Inadequate Parking. 

 Confusion in the planning statement between car and cycle parking spaces. 

 Parking displaced into Gandon Vale. 

 Inadequate highway capacity. 

 Loss of existing parking. 

 Object to access to Carousel bus depot being closed. 
Other Matters 
 

 Impact on house prices. 

 Pictures in Design and Access Statement are misleading. 

 Affordable housing is still not affordable. 

 Inadequate consultation. 

 Damage to surrounding buildings due to settlement. 
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Contact: 
 

Robert Harrison DDI No. 01494 421641 

App No : 18/05323/R9FUL App Type : R9FUL 
 

Application for : Erection of 12 business units with associated parking provision 
 

At West Site, Former Compair Works, Bellfield Road, High Wycombe, 
Buckinghamshire  
 

Date Received : 
 
Target date for 
decision: 

09/02/18 
 
11/05/18 
 
 

Applicant : Wycombe District Council Major 
Projects & Estates 
 

1. Summary 

1.1. The proposal is considered to be acceptable in principle, contribute to the vision for 
the Hughenden Quarter and provide employment/economic opportunities in the town.  
In terms of the proposed design it is considered to have taken the opportunities 
available for improving the character and quality of the area.  Subject to appropriate 
acoustic design, and conditions limiting the use, the impact on the neighbouring 
development is considered to be acceptable.  With regard to flood and contamination 
risk the proposal is considered to have improved the situation on the site.  The 
development proposal is considered to accord with Development Plan, emerging 
policy and NPPF and therefore, subject to suitable conditions, planning permission 
should be granted. 

2. The Application 

2.1. The site is located within Bellfield Road Employment Area.  To the west of the site is 
steeply sloping ground that is designated as a biological/geological notification site 
(High Wycombe Pit).  Wrapping around the site to the south and west is a public 
footpath (HWU/26/1). 

2.2. The development site is located on the Western side of the Hughenden Quarter and 
is accessed from Bellfield Road.  It is circa 0.52 hectares (1.3 acres) in area and is 
currently used for the open storage of vehicles. The site is located on a relatively flat 
plateau of land cut into the hillside.  The land to the east is some 2/3 metres lower 
and has recently been developed and is currently being occupied as an extra care 
facility.  The building ranges in height from 2 to 7 storeys.  The land to the west of the 
site slopes upward steeply towards Gandon Vale.  The properties located on land to 
the west are cut into the hillside; some are split level.    The escarpment is traversed 
by a public footpath, which gives views down on to the application site.  To the south 
of the site is an area of vacant land, which is currently the subject of a separate but 
conjoined application for 68 residential units (ref: 17/08464/R9OUT).  To the south of 
the site is a bus depot.  The area has a mixed commercial and residential character. 

2.3. The application is in full.  Planning permission is sought for 12 business units falling 
within B1 (office/light industrial), B2 (general industrial) and or B8 (storage and 
distribution) of the use classes order.  10 units are proposed to be located within the 
centre of the site and have a floor area of 90sqm (per unit) and offer a kitchenette 
with WC.  Two larger units of 125sqm are proposed to be located on the west side of 
the site and will be suitable for vehicle maintenance.  

2.4. The application was amended during the course of its determination in the following 
ways: 

a) Reduction in the number of units from 14 to 12 
b) The site layout was revised. 
c) The elevational plans were amended. 
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d) Inclusion of a site access, which had previously been assessed under a 
separate application. 

e) The inclusion of an outline drainage strategy to address the Lead Local Flood 
Authority’s (LLFA) concerns. 

f) The inclusion of additional land contamination information to address the 
Environment Agency and Environmental Health Officer’s concerns. 

g) The Design and Access Statement was amended. 

2.5. The application is accompanied by: 

a) Planning Statement 
b) A Design and Access Statement  
c) Statement of Community Involvement prepared by Savills;  
d) Heritage Statement prepared by Savills;  
e) Air Quality Assessment prepared by Pick Everard;  
f) Noise Impact Assessment prepared by Spectrum Acoustic Consultants;  
g) Arboricultural Impact Assessment prepared by Hayden’s Arboricultural 

Consultants;  
h) Phase 1 Geo-Environmental Survey prepared by Pick Everard;  
i) Phase 2 Ground Investigation prepared by Pick Everard;  
j) Transport Assessment prepared by Odyssey;  
k) Construction Traffic Management Plan prepared by Odyssey;  
l) Ecology Statement prepared by Grass Roots Ecology;  
m) Flood Risk Assessment prepared by Pick Everard and;  
n) Sustainable Drainage Statement prepared by Pick Everard  

Statement of Community Involvement   

2.6. The applicant has carried out a community consultation exercise, which included a 
press release, mail drop to nearby residents and a public exhibition, staffed by the 
developer team, held at Morrison’s.  Full details of the public consultation exercise 
are contained in the Statement of Community Involvement Report.  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 the Council’s website.   

Environmental Impact Assessment    

2.7. The Council has agreed with the applicant that the proposal does not represent EIA 
development under the 2017 Regulations. 

3. Working with the applicant/agent 

3.1. In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) 
approaches decision-taking in a positive and creative way taking a proactive 
approach to development proposals focused on solutions and works proactively with 
applicants to secure developments.   

3.2. WDC works with the applicants/agents in a positive and proactive manner by offering 
a pre-application advice service, and as appropriate updating applications/agents of 
any issues that may arise in the processing of their application. 

3.3. In this instance, the Local Planning Authority has:  

 Entered into a Planning Performance Agreement to provide pre-application 
advice; 

 updated the applicant/agent of any issues that arose in the processing of the 
application and where possible suggested solutions; and, 

 adhered to the requirements of the Planning & Sustainability Customer Charter. 

Following amendments to the application it was considered by Planning Committee 
and determined without delay.  

4. Relevant Planning History 
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Site 

4.1. In 2012 outline planning permission was granted for the erection of 13 business units 
(totalling 3226sqm) for uses falling within use classes B1 (Officer – Light Industrial), 
B2 (General Industrial) and B8 (warehousing) with up to 15% ancillary trade counter 
floorspace per unit.  This planning permission has not been implemented.   

4.2. 18/05323/R9FUL - To the south of the site is an area of vacant land, which is 
currently the subject of a separate but conjoined application for 68 residential units.  

Surrounding Sites 
 

4.3. The application site comprises part of the Hughenden Quarter, which is identified in 
the Core Strategy as comprising a key area of change and therefore the wider 
planning history in this area is of relevance. 

4.4. In 2016 planning permission was granted for a new public house and restaurant on 
land to the southeast of the application site (16/06470/FUL).  This planning 
permission has now been implemented. 

4.5. In 2014 planning permission was granted for extra care accommodation for the 
elderly (260 units) on land to the east of the application site (14/06590/FUL).  This 
planning permission has been implemented and the site is now largely occupied. 

4.6. In 2007 planning permission was granted for 672 student rooms on land to the 
northeast of the application site (07/07566/FUL).  The development has been 
implemented. 

4.7. The land immediately to the north of the site remains in employment use (B8 and bus 
depot). The GPDO consent to convert the office space to residential (ref: 
14/07743/PAJ) has not been implemented and has now expired. 

4.8. On the land to the north of Hughenden Avenue (also part of the Hughenden Quarter) 
planning permission was granted for residential development comprising 97 
residential units (ref: 11/05353/FUL) on the north-eastern part of the land.  The 
western part remains in employment use (mixed B1, B2 and B8).  On the south 
eastern part of the site outline planning permission was granted for B1c/B8 use in 
2009 (ref: 09/05145/OUT), but this has not been implemented.  The land is currently 
vacant. 

5. Issues and Policy Considerations 

Principle (Loss of Employment Land) 

Adopted Local Plan (ALP): E3 (Employment Areas) 
CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development), CS3 (High Wycombe principles), CS11 (Land for business). 
DSA: DM1 (Presumption in favour of sustainable development). 
Emerging New Local Plan: CP1 (Sustainable Development), CP2 (Spatial Strategy), CP5 
(Delivering Land for Business) and DM28 (Employment Areas). 
Other Considerations:  

 Housing and Economic Development Needs Assessment (HEDNA) 

 Housing and Economic Land Availability Assessment (HELAA) 

5.1. The site falls within the Bellfield Road Employment Area, which is covered by policy 
E3 (Employment Areas) of the adopted Local Plan.  Policy E3 seeks to retain 
employment areas for employment purposes falling within B1 (Office/Light Industrial), 
B2 (General Industrial) and B8 (Storage and Distribution) of the Use Classes Order.  
Emerging policy, whilst more permissive in terms of sui-generis and community type 
uses, takes a similar approach.  The current proposal, which is purely for employment 
purposes, conforms to adopted policy and therefore is considered to be acceptable in 
principle. 
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Flooding and Drainage 

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

5.2. Core Strategy policy CS18 requires that development avoid increasing (and where 
possible reduce) risks of or from any form of flooding.  

Fluvial Flood Risk  

5.3. The site is located in fluvial flood zone 1 (i.e. low risk of river flooding) and therefore is 
considered to be sequentially suitable for employment development. 

Ground and Surface Water Flood Risk 

5.4. The Flood Risk Assessment submitted with the application (Prepared by Pick 
Everand; dated 6.10.17) correctly identifies that generally the application site is at low 
risk of surface water flooding (meaning that there is a less than 0.1% chance of 
surface water flooding in a given year).  However, the Council’s Strategic Flood Risk 
Assessment (SFRA) does identify isolated pockets of surface water flooding.  The 
site is relatively flat, but has clearly been significantly altered by earlier manmade 
interventions.  Given the disturbed nature of the site it is not considered to be 
appropriate to sequentially discount those areas identified as being at risk of surface 
water flooding as this would have the practical impact of preserving earlier harmful 
man-made interventions.  Instead it is considered to be appropriate to ensure that the 
site is improved with a good quality Sustainable Urban Drainage strategy, which 
addresses any existing issues and delivers betterment.  Therefore, subject to an 
appropriate Sustainable Urban Drainage strategy, the proposal in surface water flood 
terms, is considered to be acceptable. 

Sustainable Urban Drainage  

5.5. The applicant has submitted a Sustainable Urban Drainage strategy and a revised 
drainage strategy.  The initial iteration of this strategy was objected to by the Lead 
Local Flood Authority (LLFA) on the basis that it had not demonstrated that the 
drainage hierarchy had been followed, run-off rates had not been adequately reduced 
and sustainable urban drainage components had not been incorporated.  The 
strategy was amended to address the Lead Local Flood Authority’s (LLFA) concerns.  
On the basis of the amendments, and subject to conditions securing detailed design 
and maintenance, the LLFA withdrew their objection.  Therefore, subject to 
appropriate conditions and securing a maintenance strategy, the Sustainable Urban 
Drainage Strategy is considered to be acceptable. 

Ecology & Green Infrastructure 

CSDPD:  CS17 (Environmental assets) 
DSA: DM11 (Green networks and infrastructure), DM13 (Conservation and enhancements of 
sites, habitats and species of biodiversity and geo-diversity importance) and DM14 
(Biodiversity in Development). 
Emerging New Local Plan: DM34 (Delivering Green Infrastructure and Biodiversity in 
Development) 

5.6. In support of the application a phase 1 habitat survey was prepared by Grassroots 
Ecology.  The survey concluded that the site, which is currently set over to hard 
standing, is of limited ecological value.  The report acknowledges that the wooded 
bank to the west of the site1 is of some ecological value (principally for foraging by 
birds and bats etc.).  The strategy advised that development be targeted within the 
existing hardstanding areas with the wooded bank to the west retained in full.  For the 
purposes of enhancing the ecological value of the site bat and bird boxes are 

                                                           
1
 Biological Notification site – High Wycombe Chalk Pit – noted for its geological value. 
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proposed within the developed area.  Soft landscaping within the development area 
also has the potential to offer additional habitat, green infrastructure links and 
foraging opportunities. The findings of the report were broadly accepted by the 
Council’s ecologist.  The wooded bank is covered by application ref: 
17/08464/R9OUT and improvement to it will be addressed under the Reserve Matters 
of Landscaping in connection with that application.  The application site can make a 
net improvement to ecology on the site by controlling lighting to ensure that it 
minimises its impact on nocturnal foragers and includes bat and bird boxes on the 
site.  Subject to conditions addressing these matters the application is considered 
take the opportunities available for preserving and enhancing ecology and therefore 
is considered to be acceptable in this regard. 

Site Accessibility 

ALP:  T2 (On – site parking and servicing), T4 (Pedestrian movement and provision), T5 and 
T6 (Cycling), T8 (Buses), T12 (Taxis), T13 (Traffic management and calming), T15 (park 
and ride). 
CSDPD:  CS16 (Transport), CS21 (Contribution of development to community 
infrastructure)  
DSA:  DM2 (Transport requirements of development sites) 
Emerging New Local Plan: DM33 (Managing Carbon Emissions: Transport and Energy 
Generation) 
Interim Guidance on the Application of Parking Standards 
Buckinghamshire Countywide Parking Guidance 

5.7. The applicant has submitted a Transport Assessment prepared by Odyssey in 
support of the application, which sets out the applicant’s position with regard to the 
network and local accessibility implications.  

Network Capacity 

5.8. The submitted Transport Assessment assesses the impact of the proposed 
development on the local road network and junctions local to the site.  The County 
Highway Authority has reviewed the data and concludes that the assessment is 
robust.  In their view the proposed development would not unacceptably increase 
vehicle movements during AM or PM peaks or have a significant impact on local 
junctions. 

Access  

5.9. The current site access is proposed to be improved to allow two way vehicular access 
along with a pedestrian footpath and street tree planting.  The proposed access 
would serve the proposed development and the residential development to the south.  
The County Highway Authority have been consulted on the proposed design and 
raise no objection in highway safety or capacity terms.  Therefore, subject an 
appropriate condition and trigger for delivery of the access, no objection is raised. 

Servicing   
5.10. There is adequate scope on site for large vehicles visiting the site to access and 

egress in a forward gear.   

Parking Provision 

5.11. The Council’s approach to car parking is set out in the Buckinghamshire Countywide 
Parking Guidance. 

5.12. The site is located in non-residential parking zone 1 (High Wycombe).  B1 uses in 
zone 1 require 1 space per 25sqm.  B2 uses in zone 1 require 1 space per 87sqm. B8 
uses in zone 1 required 1 space per 130sqm. The application comprises circa 
1150sqm of ground floor area and proposes a mix of B1, B2 and B8 uses.  Assuming 
an even mix between the three use classes 232 spaces are required.   64 parking 

                                                           
2
 (384/25) + (384/87) + (384/130) = 22.72 
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spaces are proposed (circa 5 spaces per unit). Therefore, in the event of an even mix 
of uses there is a significant over provision of parking on the site.  However, in this 
case, given that:  

a) The mix of uses will not always be even.  There may be periods when there are 
more than 33% of B1 uses and more parking may be required. 

b) There are a large number of small units, which are likely to generate more 
parking on average than a smaller number of larger units with the same floor 
plate.   

c) The increasing likelihood that some units will include a trade counter and 
requirement for visitor parking. 

5.13. In view of the above, the proposed over provision of parking is considered to be 
acceptable.   

5.14. The Council’s revised parking standards require parking spaces to be 5 x 2.8 metres.  
The parking plan submitted shows parking spaces at 2.4 x 4.8 metres; the old 
standard.  It is considered that a condition can be imposed on any planning 
permission granted requiring the submission of a revised parking arrangement.  The 
enlarged parking spaces will serve to reduce the overall quantum of parking.  
However, given the current level of parking this is considered to be acceptable.   

5.15. The applicant has proposed a parking sharing arrangement with the adjacent 
residential site, which has more limited parking.  Whilst such an arrangement may 
work, it cannot be relied upon and therefore no weight is given to this proposed 
parking relationship. 

5.16. Taken in the round, the application is considered to demonstrate that any future 
scheme will be capable of delivering acceptable policy compliant levels of parking. 

Pedestrian  

5.17. Being centrally located future employees will have good access to shops and 
services.  Being accessible from a number of residential areas there will be 
opportunities for non-car based commuting. 

Cycling 

5.18. Cycle parking is identified on the submitted plans.  A condition is required to secure 
details of the cycle parking, which should be covered and provide an opportunity for 
multi-point bike locking.  Subject to appropriate conditions the cycle parking is 
considered to be acceptable. 

Public Transport 

5.19. The site has good access to the town centres bus network and train station. 

Environmental issues 

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

Land Contamination 

5.20. The application was accompanied by a Phase 1 & 2 Geo-Environmental Desk study 
by Pick Everand. Given the known man-made disturbance on the site and the 
potentially historic polluting activities and the potential implications on the town’s 
principle aquifer, the Environment Agency raised a holding objection whilst additional 
testing was undertaken.  A further report was submitted in May 2019.  The 
Environment Agency were re-consulted.  On the basis of the new information their 
holding objection was removed and the application was supported subject to 
conditions relating to: a contamination watching brief on the site; a methodology for 
any piling (should it be required); and, a condition prohibiting ground water 
soakaways on the site.  These conditions are considered to be reasonable and 
compatible with the conditions already requested by the LLFA.  Therefore, subject to 
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appropriate conditions no land contamination objection is raised. 

Ground Gas 

5.21. Concerns were initially raised by the Council’s Environmental Health Officer (EHO) in 
respect of the potential for landfill gas to be emitted due to historic uses on the site, 
which was not fully assessed in the Phase 1 and 2 Geo-Environmental study.  In 
response to the EHO’s comments additional testing was undertaken by Curtins to 
further inform the gas risk on the site.  The findings were reported in May 2019.  The 
Council’s EHO was consulted and concluded that the risk was low and there was no 
requirement for gas remediation measures. In tune with the Environment Agency a 
condition was requested securing a watching brief in respect of future contamination.  
Therefore, the proposal is considered to be acceptable in respect of the risk from 
ground gas. 

Lighting 

5.22. Given the ecological sensitivity/potential of the land to the west and the juxtaposition 
of the site to residential uses, it is considered to be necessary/reasonable to control 
the nature and timing of lighting on the site. This matter is capable of being 
addressed via condition. 

Bins 

5.23. Illustrative material indicates that adequate bin storage is capable of being delivered.  
Detailed design of bin enclosures is capable of being addressed via condition. 

Place Making and Design 

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), Appendix 1 
CSDPD:  CS17 (Environmental Assets) and CS19 (Raising the quality of place shaping and 
design)  
DSA: DM11 (Green networks and infrastructure), DM16 (Open space in new development) 
Housing intensification SPD 
Emerging New Local Plan: CP8 (Sense of Place), DM35 (Placemaking and Design Quality)  
The Environmental Guidelines for the Management of Highways in the Chilterns 

Layout, Scale and External Appearance 

5.24. The proposal is for ten workshops/offices in the centre of the site with an individual 
floor area of circa 90sqm.  Each unit is some 4.6m high, by 12m long, by 8.5m wide.  
The units are set out in an island layout that vehicles circulate around.  The space in 
the units is designed to be open plan and flexible to a number of future uses.  The 
entrance aperture to the units will have two optional infills dependent on use: 1) roller 
shutter; or, 2) entrance door set within a powder coated aluminium frame.  Two larger 
units are also proposed in the north-western part of the site (125sqm), which would 
be suitable for, although not exclusively proposed for, vehicular maintenance.  Each 
unit is proposed to be made of two distinct elements - a shipping container and a 
bespoke steel portal enclosure with asymmetric roof.  The materials pallet includes 
profiled sheeting such as Marley Eternit Profile 3 and doors/windows of powder 
coated aluminium.   

5.25. The proposed units are considered to have a smart modern commercial appearance, 
which will respect the mixed character of the Hughenden Quarter and bridge the gap 
between the residential development to the south and east with the commercial 
development to the north.  Therefore, in respect of layout, scale and external 
appearance the development is considered to be acceptable. 

Landscaping 

5.26. The site contains no vegetation worthy of preservation that would be lost as a 
consequence of the development.  There is scope for soft landscaping along the 
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western, southern and eastern boundaries and between parking spaces.  Details of 
the soft landscaping is capable of being secured via condition.   Subject to 
appropriate conditions the soft landscaping is considered to be 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 
Emerging New Local Plan: DM40 (Internal Space Standards), DM41 (Optional Technical 
Standards for Building Regulation Approval) 
Residential Design Guide SPD 

5.27. Due to the sites scale and distance to the nearest boundary it will not have a material 
impact on the amenities of any of the adjoining sites by reason of its impact on light or 
outlook or due to an overbearing impact. 

Noise impact from proposed business units 

5.28. The proposed development would be located in relatively close proximity to a number 
of residential developments.  There is potential for a degree of disturbance between 
these uses.   

5.29. Historically the Hughenden Quarter was in general industrial employment use and 
therefore would have been subject to noise and disturbance.  The vision for its 
redevelopment was that it would have a mixed commercial and residential character. 
There has never been the expectation that the Hughenden Quarter would be an 
intrinsically quiet residential neighbourhood.  Nevertheless, it is appropriate to ensure 
that the proposed development is managed within acceptable limits.  

5.30. The applicant has submitted a noise impact assessment prepared by Spectrum 
Acoustic Consultants to address this matter.  It sets out that the noise impact is 
limited and any future conflict principally relates to HGV movements.  The applicant 
does not anticipate any night-time activity, but does not indicate what time limitations 
are proposed. 

5.31. The Council’s EHO has proposed a number of conditions to control future uses and 
mitigate potential conflicts with the neighbouring residential uses.  These include:  

 Hours of use limitations for B2 (general industrial) uses - Monday to Friday - 
(07:00 – 19:00). 

 A requirement for sound insulation for any B2 use. 

 Hours of use limitations for B1 (Office/Light Industrial) and B8 (Storage and 
Distribution) uses Monday to Saturday – (07:00 – 19:00). 

 Controls over lighting. 

At this stage of the process these hours of use limitations are considered to be 
reasonable and appropriate.  Once the site is developed and the noise impacts are 
capable of being more accurately modelled and/or the nature of end users is capable 
of being described, alternative hours of use may be appropriate.  However, these 
would need to be assessed on their individual merits as more information becomes 
available. 

 Building sustainability 

CSDPD:  CS18 (Waste, natural resources and pollution) 
DSA: DM18 (Carbon reduction and water efficiency) 
Draft New Local Plan: DM41 (Optional technical standards for Building Regulation approval) 
Living within our limits SPD 

5.32. Policy CS18 requires development to minimise waste, encourage recycling, conserve 
natural resources and contribute towards the goal of reaching zero-carbon 
developments as soon as possible, by incorporating appropriate on-site renewable 
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energy features and minimising energy consumption.  Emerging policy DM41 sets out 
the latest standards in respect of the provision of on-site renewables and water 
standards.   

5.33. In accordance with adopted and emerging policy it is considered to be necessary and 
reasonable to impose conditions securing:  
a) A 15% reduction in carbon emissions on site through the use of decentralised 

and renewable or low carbon sources. 
b) The higher water efficiency standard in Part G of the building regulations. 
c) Provision of charging points for electric vehicles. 

5.34. Subject to conditions securing the above, the sustainability credentials of the 
development are considered to be acceptable. 

Economic and Social Role 

NPPF 

5.35. There would be economic benefits associated with the development.  These would 
include:  

a) Short term job creation and spending on construction, particularly if small scale 
builders are involved. 

b) Long term job creation from the activities on the site. 
c) Added spending power in the local area in the future from economically active 

employees. 

These are considered to represent planning benefits that weigh in favour of the 
development. 

Other matters 

5.36. The planning authority cannot and must not take into account the fact that this site is 
owned by the District Council and that the Council (and therefore the public) will 
benefit from any income generated from the development.   

5.37. In considering other material considerations, the proposal has also been assessed 
against the policies in the NPPF.  The proposal is considered to conform with the 
policies in the NPPF. 

 

RECOMMENDATION: Application Permitted 

 
Time Limit and Plans 
 
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:  
 

 18010-P-025 – Red Edge Site Plan. 

 18010-P-015 – Site Plan. 

 18010-P-013B – Proposed Elevations and Sections Auto Units. 

 18010-P-012B – Proposed Elevations and Sections Maker Units. 
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. 

 
Limitations 
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3. The use of the site shall be limited to employment uses or mixed uses falling within B1, B2 and 
B8 uses as defined by the Town and Country Planning Act (Use Classes) Order 1987 (as 
amended).   
Reason – to ensure the land is put to an employment use in accordance with its land-use 
designation.  Alternative sui-generis uses, which are akin to employment uses and or serve 
the employment area may be considered to be acceptable, but would need to be assessed on 
a case by case basis via a separate planning application.  

 
4. Any unit hereby permitted that is used for any purpose falling within use class B2 (General 

Industrial Use), as defined in the Town and Country Planning Act (Use Classes) Order 1987 
(as amended), shall only be actively used between 07:00 to 19:00 Monday to Friday, with no 
active use at all on weekends and statutory holidays. 
Active use is defined as: the sending or receiving deliveries; operation of machinery; or, the 
undertaking of noise emitting industrial processes. 
Reason: to preserve an acceptable level of residential amenity in the local area. 

 
5. Any unit hereby permitted that is used for any purpose falling within use class B1c (Light 

Industrial Use), as defined in the Town and Country Planning Act (Use Classes) Order 1987 
(as amended), shall only be actively used between 07:00 to 19:00 Monday to Saturday, with 
no use (or deliveries) at all on Sundays and statutory holidays. 
Active use is defined as: the sending or receiving deliveries; or, the undertaking of light 
industrial processes. 
Reason: to preserve an acceptable level of residential amenity in the local area. 

 
Amenity 
 
6. No B2 use (General Industrial), as defined in the Town and Country Planning Act (Use 

Classes) Order 1987 (as amended), shall commence until a scheme of acoustic insulation for 
the unit(s) has been submitted to and approved in writing by the Local Planning Authority. 
Thereafter, the B2 use shall not commence until the approved scheme has been fully 
implemented.  
Reason: to protect the occupants of nearby residential properties from noise disturbance. 

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

with details that have 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. Thereafter, no lighting shall be installed other than in accordance with 
the approved lighting scheme.  
Reason: to preserve the residential amenity of the local area. 

 
Design 
 
8. Notwithstanding any indication of materials which may have been given in the application and 

Design and Access Statement, a schedule of the materials and finishes for the development 
shall be submitted to and approved in writing by the Local Planning Authority before any 
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. 

 
Landscaping and Ecology Management 

 
9. No development shall take place 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: 
- Details of all fencing structures; 
- Details of all hard surface treatments; 
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- A planning specification. 
- A mix of native shrubs and/or non-invasive naturalistic shrubs at the base of the 

escarpment. 
- Details of the size, type and location of bat and bird boxes to be provided in connection 

with the development as set out in section 4 of the Ecological Appraisal prepared by 
Grass Roots Ecology and submitted in respect of application ref: 17/08464/R9OUT. 

- Details of an underground planting structure such as strata cell or silva cell to allow the 
root balls of the proposed trees to expand beyond the confines of the planting beds and 
extend beneath the compacted soil of the hardstanding area. 

- The position of underground services; 
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. 

 
10. 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.  
Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 

 
Flooding/SUDs/Water 
 
11. No works (other than demolition) shall 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 include:  

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

- Construction details of SuDS components. 
- Details of phasing of the drainage network including any temporary control structures. 
- Calculations to demonstrate that the proposed drainage system can contain up to the 1 

in 30 year 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. 

- Discharge rate to be restricted from the site as shown on Drawing no. 18002-004 P6. 
- Discharge rate from the highway to be as close to greenfield runoff as practicable. 
- Details of water treatment from highway surface water runoff prior to discharging into the 

nearby watercourse. 
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 163 of the 
National Planning Policy Framework to ensure that there is a satisfactory solution to managing 
flood risk.  

 
12. Development shall not begin until a “whole-life” maintenance plan for the site has been 

submitted to and approved in writing by the local planning authority. The plan shall set out how 
and when to maintain the full drainage system (e.g. a maintenance schedule for each 
drainage/SuDS component), with details of who is to be responsible for carrying out the 
maintenance. The plan shall subsequently be implemented in accordance with the approved 
details.  
Reason: The reason for this being a pre-start condition is to ensure that maintenance 
arrangements have been arranged and agreed before any works commence on site that might 
otherwise be left unaccounted for. 

 
Highways/parking 

Page 97



 
13. Prior to first active use of the development, the on-site and off-site highway works shown on 

drawing 18-002-0001 Rev A shall be laid out and constructed in general accordance with the 
approved plans. The highway works shall be secured through a S278 Agreement of the 
Highways Act 1980. For the avoidance of doubt the S278 works shall comprise of footway and 
junction works on the public section of Bellfield Road.  
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway 
and of the development. 

 
14. The development hereby permitted shall not be bought into active use until a revised parking 

and manoeuvring layout has been submitted to and approved in writing by the Local Planning 
Authority. The revised parking and manoeuvring layout shall incorporate spaces of 2.8 x 5 
metres. The parking and manoeuvring scheme shall be laid out prior to the first active use 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, load/unload and turn clear of the 
highway to minimise danger, obstruction and inconvenience to users of the adjoining highway.  
Ensure the parking spaces are in accordance with the County standard. 

 
15. The development shall be carried out in accordance with the approved Construction Traffic 

Management Plan detailing the management of construction traffic (including vehicle types, 
frequency of visits, expected daily time frames, use of a banksman, on-site loading/unloading 
arrangements and parking of site operatives’ vehicles).  
Reason - In order to minimise danger, obstruction and inconvenience to users of the highway 
and of the development. 

 
16. Prior to first use, the facilities for the storage of refuse bins and cycles shall be submitted to 

and approved in writing by the Local Planning Authority.  Thereafter, the business units hereby 
permitted shall not be used until the facilities have been provided in accordance with the 
approved material. 
The cycle stores shall be sited in the locations indicated on the approved plan ref: 18010-P-
025.  The stores shall be covered and the bike racks should allow bikes to be locked at 
multiple points (Sheffield Stands are preferable).  
Reason: To ensure a satisfactory appearance and in the interests of the amenities of the 
occupiers and adjoining residents. 

 
Contamination 
 
17. In the event that contamination is found at any time when carrying out the approved 

development that was not previously identified, it must be reported in writing within seven days 
to the Local Planning Authority and development must be halted. Before development 
recommences on the site a scheme outlining appropriate measures to prevent the pollution of 
the water environment, to safeguard the health of intended site users, and to ensure that the 
site will not qualify as contaminated land under Part IIA of the Environmental Protection Act 
1990 in relation to the intended use of the land after remediation and approved conclusions 
shall be submitted to and approved in writing by the Local Planning Authority. Thereafter the 
development shall not be implemented otherwise than in accordance with the approved 
remediation scheme.  
Reason: to ensure that the potential contamination of this site is properly investigated and its 
implication for the development approved fully taken into account. 

 
18. Piling using penetrative methods shall not be carried out other than with the written consent of 

the local planning authority. The development shall be carried out in accordance with the 
approved details.  
Reason: To ensure that the proposed piling does not harm groundwater resources in line with 
paragraph 170 of the National Planning Policy Framework and in response to concerns raised 
by the Environment Agency.  
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19. No drainage systems for the infiltration of surface water to the ground are permitted other than 
with the written consent of the Local Planning Authority. Any proposals for such systems must 
be supported by an assessment of the risks to controlled waters. The development shall be 
carried out in accordance with the approved details.  
Reason: To ensure that the development does not contribute to, and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water pollution caused 
by mobilised contaminants. This is in line with paragraph 170 of the National Planning Policy 
Framework. 

 
Energy/water/electric vehicle charging 
 
20. Prior to occupation of the first business unit a strategy for the provision of car charging points 

shall be submitted to the Local Planning Authority for approval.  The development shall 
thereafter be constructed in accordance with the approved strategy.  The charging units shall 
be maintained in full working order for a minimum period of 5 years.  
Reason: To reduce the negative impact on the health of residents living within the Air Quality 
Management Area.  Reduce air pollution.  Promote more sustainable forms of fuel.  Ensure 
that the site is prepared for the phasing out of petrol and diesel vehicles. 

 
21. The development hereby permitted shall integrate and utilise high-efficiency alternative energy 

generation systems sufficient to deliver at least 15% of the total Target Fabric Energy 
Efficiency for the development.  The business units hereby permitted shall not be occupied 
until 15% total Target Fabric Energy Efficiency is achieved.  The TFEE and the % contribution 
made by high-efficiency alternative systems shall be calculated in accordance with Building 
Regulations Approved Documents L (2013, as amended 2016, or any update to this 
methodology in any future amendment of the Approved Documents) and be made available 
within 7 days upon request.  
Reason: In the interests of sustainability, carbon reduction and the promotion of renewable 
technologies pursuant to Policy DM18 of the adopted Delivery and Site Allocations DPD and 
emerging policy DM33 of the New Local Plan. 

 
22. No business unit hereby permitted shall be occupied until the higher water efficiency standard 

set out in the appendix to Building Regulations Approved Document Part G (2015 or any 
update to this standard in any future amendment of the Approved Document) has been 
achieved.  
Reason: This is an optional standard to be addressed at the Building Regulations stage.  In 
the interests of water efficiency and to conform to policy DM18 of the adopted Delivery and 
Site Allocations DPD and emerging policy DM39 of the New Local Plan. 

 
INFORMATIVE(S) 
 
1. In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) approaches 

decision-taking in a positive and creative way taking a proactive approach to development 
proposals focused on solutions and works proactively with applicants to secure developments.   

 
WDC works with the applicants/agents in a positive and proactive manner by offering a pre-
application advice service, and as appropriate updating applications/agents of any issues that 
may arise in the processing of their application. 
In this instance, the Local Planning Authority has:  

 Entered into a Planning Performance Agreement to provide pre-application advice; 

 Updated the applicant/agent of any issues that arose in the processing of the application 
and where possible suggested solutions; and, 

 Adhered to the requirements of the Planning & Sustainability Customer Charter. 

Following amendments to the application it was considered by Planning Committee and 
determined without delay. 

Highways 
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2. The applicant is advised that the off-site works will need to be constructed under a section 278 

of the Highways Act legal agreement. This agreement must be obtained from the Highway 
Authority before any works are carried out on any footway, carriageway, verge or other land 
forming part of the highway. A minimum period of 8 weeks is required to draw up the 
agreement following the receipt by the Highway Authority of a completed Section 278 
application form. Please contact Highways Development Management at the following address 
for information: - 

 
Development Management 
6th Floor, County Hall 
Walton Street, Aylesbury, 
Buckinghamshire 
HP20 1UY 
Telephone: 01296 382416 
Email: dm@buckscc.gov.uk 

 
Ecology 
 
3. The applicants attention is drawn to the fact that a licence to disturb any protected species 

needs to be obtained from Natural England under the Conservation (Natural Habitats &c) 
Regulations 2010. 
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18/05323/R9FUL      

 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments 

 
Councillor Maz Hussain – no comment received. 
 
Cllr K Ahmed – no comment received. 
 
Cllr Turner – no comment received. 
 
[Officer Note: this item has been bought to Planning Committee due to its relationship with the 
adjacent residential scheme]. 
 
Parish/Town Council Comments/Internal and External Consultees 
 
High Wycombe Town Unparished 
 
Control of Pollution Environmental Health – The EHO has raised concerns in respect of air 
quality, noise impact on adjacent occupiers, the impact of external lighting on adjacent occupiers 
and the potential for land contamination. However, it was considered that these issues could be 
overcome with the use of conditions relating to: the control of hours of use for B2 uses; sound 
insulation for B2 uses; control of hours for B1 and B8 uses; controls on lighting, electric vehicle 
charging points and a watching brief on contamination.   
 
Ecological Officer – The site is of limited ecological value.  However, the adjacent bank, which 
comprises a green infrastructure area is of ecological value. 
 
The recommendations in the ecology report are positive, but they are not adequately specific.  This 
will need to be addressed as the scheme progresses.  Provision will need to be made for the 
removal of Himalayan Balsam. [Officer Note: due to changes in the site areas this matter is now 
addressed exclusively by the adjacent residential scheme]. 
 
Details of how trees will be planted in adequate soil volume to ensure the trees reach their 
potential. This will mean that trees will have access to approximately 30m3 each, (less might be 
acceptable) [Officer Note: this matter is capable of being addressed with a detailed landscaping 
condition].   
 
Buckinghamshire County Council (Major SuDS) – Objection was raised in respect of the first 
stage submission, but later withdrawn following the submission a revised drainage strategy and 
improvements to the highway drainage.  Conditions requested requiring the submission of a 
detailed surface water drainage scheme and on-going whole life maintenance and management. 
 
Environment Agency (south-east) – The Environment Agency’s initial objection was withdrawn 
following the submission of the Curtins Supplementary Geo-Environmental Investigation for 
Bellfield Road, High Wycombe dated 03 May 2019.   
 
They advise that the pulverised fuel ash deposited on the northern and central parts of the site nor 
the temporary construction works compound have impacted on groundwater quality in the Principal 
Aquifer under this site. However, there may still be hotspots of contamination within made ground 
which should be dealt with in an appropriate manner during development.   
 
Conditions have been requested relating to unforeseen contamination, piling and to prevent the 
infiltration of surface water.  
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County Highway Authority – the County Highway Authority opinions that the submitted Transport 
Assessment is considered to be acceptable.  No objection is raised in respect of highway or 
junction capacity, parking provision, manoeuvring of vehicles or construction management. 
Conditions have been requested in respect of access delivery, parking provision and delivery of a 
construction traffic management plan. 
 

Representations: 

 
6 representations have been received, which can be summarised as follows: 
 
Amenity 
 

- Loss of light  
- Additional impact of pollution. 
- Noise impact from construction work. 
- Bus drivers for the Carousel depot were able to walk to town through the site.  This is no 

longer possible. 
 
Highways and Parking 
 

- Traffic issues and air pollution. 
- Inadequate parking. 
- Possible errors in junction modelling. 
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Contact: 
 

Stephanie Penney DDI No. 01494 421823 

App No : 19/05601/FUL App Type : FUL 
 

Application for : Demolition of existing garage block and construction of a detached 4 
bedroom part-subterranean dwelling 
 

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

Date Received : 
 
Target date for 
decision: 

29/03/19 
 
24/05/19 
 
 

Applicant : Mr Stewart Martin 
 

1. Summary 

1.1. A revised planning application has been submitted, following a recent refusal and 
dismissal at appeal. It is considered that the submitted application resolves the 
refusal reason of the Planning Inspectorate, relating to ‘…greater impact on the 
openness than the existing’. 

1.2. The proposal is considered, on balance, to respect the openness of the Green Belt 
and to accord with adopted Green Belt Policy. Furthermore the proposal is 
considered acceptable with regards to its impact on the wider character of the area, 
taking into account the sites location within the Chilterns Area of Outstanding Natural 
Beauty (AONB), on neighbours, on highway safety or public footpath, subject to 
conditions.  

1.3. The application is recommended for approval. 

2. The Application 

2.1. This application seeks permission for demolition of the existing single storey garage 
block and erection of a six habitable room 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.  

2.3. The proposed dwelling is sited 13.8m (at the nearest point) from number 3. The levels 
increase from the existing dwellings to the existing garage block by approximately 
2.5m.  

2.4. The proposed dwelling includes a basement accommodating a family room, bedroom 
and store room. The ground floor would accommodate a living room / dining room / 
kitchen, three bedrooms and bathroom, boot room and utility room. Two of the 
bedrooms would have en-suites.   

2.5. The application is accompanied by: 

a) Design and Access Statement 
b) Ecology Wildlife Checklist 
c) Arboricultural Survey 
d) Topographic Survey 

3. Working with the applicant/agent 

3.1. In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) 
approach decision-taking in a positive and creative way taking a proactive approach 
to development proposals focused on solutions and work proactively with applicants 
to secure developments.  WDC work with the applicants/agents in a positive and 
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proactive manner by offering a pre-application advice service, and as appropriate 
updating applications/agents of any issues that may arise in the processing of their 
application. In this instance the applicant used the Council’s planning advice service. 
The application was considered acceptable and progressed without delay.  

4. Relevant Planning History 

4.1. 17/08094/FUL. Demolition of existing garage block and construction of a detached 3 
bed dwellinghouse. Application refused and dismissed on appeal. 

4.2. 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. 

4.3. 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  

The 2015 and 2014 applications 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. The 2017 application was refused at Planning Committee for the following reasons: 

1. In the opinion of the Local Planning Authority, the proposed development will 
result in a dominant feature within the locality due to the scale, massing and 
design of the dwelling proposed which is not of a scale, form and design 
comparable to the adjoining development. The proposal would therefore 
adversely affect the open character of the Green Belt and the visual amenities of 
the Chilterns Area of Outstanding Natural Beauty. Therefore in the absence of 
any other material considerations, the proposal represents an inappropriate form 
of development in the Green Belt and a visually intrusive addition to the Chilterns 
Area of Outstanding Natural Beauty.  As such the development would conflict with 
Policies GB4 (Built up Areas in the Green Belt), L1 (The Chilterns Area of 
Outstanding Natural Beauty), G3 (General Design Policy) and G8 (Detailed 
Design Guidance and Local Amenity) of the Adopted Wycombe District Local 
Plan to 2011 (as saved, extended and partially replaced);  Policies CS9 (Green 
Belt), CS17 (Environmental Assets) and CS19 (Raising the Quality of Place-
Shaping and Design) of the Core Strategy DPD (Adopted July 2008); and the 
Chilterns Building Design Guide. 

2. In the opinion of the Local Planning Authority, the proposed development would 
result in an un-neighbourly form of development by virtue of the proximity to the 
boundary with 1- 4 The Cottages. The excessive mass and form of the dwelling 
would result in undue loss of outlook from the rear of the neighbouring properties 
and be dominant and overbearing in appearance to the detriment of its occupiers.  
The proposal is thus considered to be contrary to Policies G3 and G8 of the 
adopted Wycombe District Local Plan to 2011 (as saved, extended and partly 
replaced) and Policy CS19 of the Adopted Core Strategy Development Planning 
Document. 

4.5. The applicant appealed the Council’s decision and the application was dismissed. 
However, not for the reasons the Council gave. 

4.6. The Inspectorate did not consider the development as infill as, “…this site is not 
undeveloped, with a large garage block in existence within the site. Furthermore, the 
site is to the rear of existing housing and does not, to my mind, constitute the filling of 
an existing gap between buildings. In this regard the proposal would not be an infill 
development…”  

4.7. The Council has referred to the site as previously developed land. The Inspector did 
agree with this principle, but considered that the greater height and scale, of the 
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proposal than the garages, would have a greater impact on openness than the 
existing garages and thus considered the proposal inappropriate development in the 
Green Belt.  

4.8. The Inspectorate did not however consider the proposal to have a negative impact on 
the character and appearance of the Chilterns AONB and considered that the 
proposal would not harm the amenities of adjoining occupiers due to the separation 
distance and obscure glazing.  

5. Issues and Policy considerations 

Principle and Location of Development 

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) 
New Local Plan (Submission Version): CP1 (Sustainable Development) Policies, 
CP3 (Settlement Hierarchy), CP9 (Sense of Place), DM21: (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.  

5.2. However, the proposal is not considered infill development for the reasons set out in 
the Inspectorate’s decision: “…this site is not undeveloped, with a large garage block 
in existence within the site. Furthermore, the site is to the rear of existing housing and 
does not, to my mind, constitute the filling of an existing gap between buildings. In 
this regard the proposal would not be an infill development…”  

5.3. However, the site is previously developed land. The NPPF does include an exception 
to inappropriate development in the Green Belt, providing the development would not 
have a greater impact on the openness of the Green Belt. 

5.4. The proposed dwelling is the same height as the existing garages and is sited on the 
existing footprint. The volume of the dwelling is greater than the existing structure. 
However, this is largely due to the basement accommodation.  

5.5. There are no numerical parameters in assessing openness, comparison is normally 
drawn on height and siting. The proposal would therefore comply. In some cases 
volume has been taken into account when assessing bulk and impact. It is 
acknowledged that the volume is greater, however there will not be a greater impact 
on openness as the basement will not be visible beyond the site boundaries.  

5.6. On this basis the proposal is, on balance, considered to be acceptable. 

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

ADLP: Policies 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); CS17 (Environmental Assets) 
& CS19 (Raising the Quality of Place-Shaping and Design) 

Emerging Local Plan (Regulation 19) Publication Version; CP9 (Sense of Place); 
CP10 (Green Infrastructure and the Natural Environment) and DM30 (The Chilterns 
AONB)  
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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 
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 (1.8m) 
and west (4.5m). 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 
remains the same as the existing garages, due to the proposed basement.  The 
materials comprise predominantly of timber boarding, brick and render. The roof is 
proposed as a green Sedum roof.  

5.11. The proposal does include a sunken patio and lightwell. However, these will be well 
screened. This detail will be considered by condition in landscaping plan.  

5.12. The proposed dwelling is the same height as the existing garages and is sited on the 
existing footprint. The volume of the dwelling is greater than the existing structure. 
However, this is largely due to the basement accommodation. The plot size remains 
the same as the garage site and the proposed basement will not been seen beyond 
the site boundaries.  

5.13. Whilst the site is on an elevated position the wider views are considered important. 
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. The Inspectorate was not of the opinion that the previous scheme would 
have a detrimental impact. Therefore given that this revised scheme is reduced in 
height, the impact is reduced and therefore an objection could not be justified.  

5.14. Trees have previously been removed. Replacement planting can be required via a 
landscaping scheme, to be secured by condition.  

Transport matters and parking 

ALP:  T2 (On – site parking and servicing), T4 (Pedestrian movement and provision), T5 and 
T6 (Cycling), T7 (Public transport), T8 (Buses), T12 (Taxis), T13 (Traffic management and 
calming), T15 (park and ride), T16 (Green travel)  
CSDPD:  CS16 (Transport), CS21 (Contribution of development to community 
infrastructure)  
DSA:  DM2 (Transport requirements of development sites) 
New Local Plan (Submission Version): CP7 (Delivering the infrastructure to support growth), 
DM33 (Managing Carbon Emissions, Transport and Energy Generation) 
The proposed dwelling requires three on-site parking spaces, which have been provided. In 
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addition, as the use of this access is not being intensified, no objection is raised.  
 
5.17 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.  

 
5.18 Concerns were previously 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.  

 
5.19 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 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. 

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 
New Local Plan (Submission Version): DM35 (Placemaking and Design Quality), DM40 
(Internal space standards) 

5.15. The application site is at a higher level than the dwellings fronting Bricks Lane. The 
Inspector did not consider that the previous scheme would have a negative impact.  

5.16. The height of the proposal is the same as the existing garages. The only fenestration 
on the southern elevation is a door. Therefore, the proposal is not considered to have 
a detrimental impact on the occupiers of The Cottages.  

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.  

5.18. Accommodation is provided in the basement, but sunken patios are proposed which 
will allow natural light to the rooms.  

Flooding and drainage 

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

5.19. The site is in flood zone 1, accordingly a flood risk assessment is not required.  

5.20. The risk of surface water flooding is considered negligible.  

Building sustainability 

CSDPD:  CS18 (Waste, natural resources and pollution) 
DSA: DM18 (Carbon reduction and water efficiency) 
New Local Plan (Submission Version): DM41 (Optional Technical Standards for Building 
Regulations Approval) 

5.21. Following the Adoption of the Delivery and Site Allocations Plan (July 2013) and in 
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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 superseded in October 
2016 by ministerial policy to transfer the issue to Building Regulations. It is only 
considered necessary to condition water efficiency. 

Infrastructure and Developer Contributions 

CSDPD: CS21 (Contribution of development to community infrastructure) 
DSA:  DM19 (Infrastructure and delivery) 
BCSNP: Policy 13 (Connecting the Parish) 
New Local Plan (Submission Version): CP7 (Delivering the infrastructure to support growth) 

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

Environmental issues 

ALP: G15 (Noise), G16 (Light pollution) 
CSDPD:  CS18 (Waste, natural resources and pollution)  
New Local Plan (Submission Version): CP7 (Delivering the infrastructure to support growth), 
DM20 (Matters to be determined in accordance with the NPPF) 

5.23. A pre-commencement condition has been requested in connection with foul water 
drainage. This has been agreed with the Agent and will be submitted prior to 
commencement. 

5.24. Environmental Health has also requested a condition in relation to contamination, 
should anything be found. The Agent has agreed this condition, given that it would be 
required prior to commencement.  

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.   

 

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 WDC1; F3217-T; PD01B; 
PD02B; PD03B; PD04 and PD05 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 A fully detailed landscaping scheme for the site shall be submitted to and approved in 

writing by the Local Planning Authority before any development, above damp proof course, 
takes place.  

 The scheme shall include provision for  
* Additional planting to compensate for the loss of some of the existing trees 
* Native trees to reflect the rural context of the site 

 The development shall be implemented in accordance with the approved details unless 
otherwise agreed in writing by the Local Planning Authority. 

 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
 
5 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.  

 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
 
6 Prior to the commencement of development, details of the method of non-mains drainage 

shall be submitted to and approved in writing by the Local Planning Authority (LPA). The 
details shall show compliance with paragraph 020 (Reference ID: 34-020-20140306) of the 
National Planning Policy Guidance (NPPG).Should anything other than a package 
treatment plant be chosen, the applicant will need to submit a drainage assessment to the 
LPA in accordance with the NPPG. The scheme shall be implemented in accordance with 
the approved details prior to the occupation of the development. 

 Reason: To protect controlled waters and residential amenity. 
 
7 In the event that contamination is found at any time when carrying out the approved 

development that was not previously identified, it must be reported in writing within seven 
days to the Local Planning Authority and once the Local Planning Authority has identified 
the part of the site affected by the unexpected contamination, development must be halted 
on that part of the site. Before development recommences on the part of the site where 
contamination is present a scheme outlining appropriate measures to prevent the pollution 
of the water environment, to safeguard the health of intended site users, and to ensure that 
the site will not qualify as contaminated land under Part IIA of the Environmental Protection 
Act 1990 in relation to the intended use of the land after remediation and approved 
conclusions shall be submitted to and approved in writing by the Local Planning Authority. 
Thereafter the development shall not be implemented otherwise than in accordance with 
the approved remediation scheme. 

 Reason: To ensure that the potential contamination of this site is properly investigated and 
its implication for the development approved fully taken into account. 
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8 With the exception of any planting specifically shown to be removed in the landscaping 

scheme, no trees, shrub or hedge shall be lopped, topped, felled or removed without the 
prior approval of the Local Planning Authority. If during construction of the development, or 
within a period of three years of its completion, any such tree, shrub, hedge dies or 
becomes damaged, destroyed, diseased or dangerous, it shall be replaced during the 
following planting season by another healthy, tree, shrub or hedge as the case may be of a 
similar size and species, unless otherwise approved in writing by the Local Planning 
Authority. Thereafter any such replacement planting shall be maintained or further replaced 
as necessary for three years after replacement.  

 Reason: To ensure the satisfactory retention of existing trees, shrubs and hedges and in 
the interests of visual amenity. 

 
9 Details of the parking and manoeuvring scheme shall be submitted in writing to and 

approved by the Local Planning Authority, prior to the occupation of the development 
hereby approved. The approved scheme shall be implemented prior to occupation and 
retained for the life of the development.  

 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. 

 
10 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 DM18 of the Adopted Delivery and Site Allocations Plan (July 
2013). 

 
 
INFORMATIVE(S) 
 
1 In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) approach 

decision-taking in a positive and creative way taking a proactive approach to development 
proposals focused on solutions and work proactively with applicants to secure 
developments.  WDC work with the applicants/agents in a positive and proactive manner 
by offering a pre-application advice service, and as appropriate updating 
applications/agents of any issues that may arise in the processing of their application. In 
this instance the applicant used the Council's planning advice service. The application was 
considered acceptable and progressed without delay.  

 
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 This permission shall not be deemed to confer any right to obstruct the public that provides 

access to the site which shall be kept open and unobstructed until legally stopped up or 
diverted under section 257 of the Town and Country Planning Act 1990. 

 
4 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. 

 
5 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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19/05601/FUL      
 
Consultations and Notification Responses 

Ward Councillor Preliminary Comments  

Councillor Shade Adoh  
Comments: As you are aware, there is strong objection to this application. My concern is around 
the impact on our Green Belt. If you are minded to approve, I would like to call the application to 
committee please. 
 
Councillor Saddique 
I am objecting to this planning application primarily because of its impact on the green belt; the 
location sits very near to the area of outstanding natural beauty and the building proposed will not 
be in the character of the neighbourhood. The hamlet sits in a location which has natural beauty 
which must be protected. 
 
Additionally, this will be development/dwelling in rear gardens of properties in Beacons Bottom 
which would impinge privacy of existing residents. Further the access road leading to the 
development is also quite narrow which would be problematic for traffic access which needs to be 
taken into consideration.  
 
Both Cllr Adoh and Saddique as ward members are therefore conveying the above objection to the 
application. 
 
Parish/Town Council Comments/Internal and External Consultees 

Stokenchurch Parish Council 
Comments: Stokenchurch Parish Council resolved to object. The objection was raised on the 
grounds that the design of the property was not in keeping with the hamlet/surrounding area. 
  
County Highway Authority 
Comments: No objection subject to conditions.  
  
Rights of Way and Access 
Comments: Not received 
  
The Ramblers Association 
Comments: Not received 
  
Control of Pollution Environmental Health 
Comments: The set of garages has been built on previously undeveloped land and has occupied 
this site since the mid/late 1960s for the storage of motor vehicles. As such, there is the potential 
for ground contamination arising from leaks and spills from fuel and oils associated with general 
vehicle maintenance. In addition, the application states that this site was previously used as an 
unlawful builders' yard. Due to the age of the garages, the applicant's attention is also drawn to the 
potential for asbestos containing material within the building fabric. A watching brief during 
development is therefore recommended. No objection subject to the following condition - 
unexpected contamination In the event that contamination is found at any time when carrying out 
the approved development that was not previously identified, it must be reported in writing within 
seven days to the Local Planning Authority and once the Local Planning Authority has identified 
the part of the site affected by the unexpected contamination, development must be halted on that 
part of the site. Before development recommences on the part of the site where contamination is 
present a scheme outlining appropriate measures to prevent the pollution of the water 
environment, to safeguard the health of intended site users, and to ensure that the site will not 
qualify as contaminated land under Part IIA of the Environmental Protection Act 1990 in relation to 
the intended use of the land after remediation and approved conclusions shall be submitted to and 
approved in writing by the Local Planning Authority. Thereafter the development shall not be 
implemented otherwise than in accordance with the approved remediation scheme. 
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Objection subject to condition: Non-Mains Foul Drainage. Details of the method of non-mains 
drainage shall be submitted to and approved in writing by the Local Planning Authority (LPA). The 
details shall show compliance with paragraph 020 (Reference ID: 34-020-20140306) of the 
National Planning Policy Guidance (NPPG) titled 'Are there particular considerations that apply in 
areas with inadequate wastewater infrastructure?' Should anything other than a package treatment 
plant be chosen, the applicant will need to submit a drainage assessment to the LPA in 
accordance with the NPPG. The scheme shall be implemented in accordance with the approved 
details prior to the occupation of the development. 
  
Arboricultural Officer 
Comments: Arb report confirms that there are no trees directly affected by the proposed 
development, but suggests that additional ground protection may be beneficial within the RPAs of 
neighbouring trees. This could be dealt with by condition. A number of protected trees have been 
removed previously along with a duty to plant replacements. This can be dealt with under the 
landscaping scheme, which is to be secured by condition. 
 
Parish Councillor Neil Watson 
Whilst I appreciate the applicant's attempts to satisfy the terms set in the rejection of the previous 
application, there are still serious objections to this application: 
 
1. This site is in the extreme north-east of the hamlet. Development of it for a house is extending 

the envelope of the hamlet and the area is Green Belt, which precludes development. I 
appreciate that there have been garages on the site for a number of years, but these are not 
habitations, so cannot be considered prior habitable development. A development of a barn or 
garage would be considered very differently in the green belt to a house so cannot be taken as 
prior rights. 

2. The style of the proposed development is completely out of character for the hamlet: every 
other dwelling has a pitched roof and is traditional looking (some adjacent properties being 
very old) - making this style of development inappropriate. 

3. Others have expressed concern with the access for heavy lorries to the site: Water End Road / 
Bricks Lane is a very narrow lane with poor access onto the site. The construction and in 
particular the removal of large quantities of soil from the site will cause major inconvenience to 
the local residents. 

4. A semi-subterranean design of house might well be at significant risk of flooding - there is a 
history of an ancient river flowing down the valley and through Beacons Bottom and this could 
impact the development. Flooding last happened in Jan 2016 I believe. 

Representations  

17 letters of objection:- 
- Concerned regarding ground stabilisation and massive earth works. Could cause a 

landslide. 
- Proposal out of keeping with the AONB and Green Belt.  
- Would be an eyesore to users of the footpath 
- Would set a precedent. 
- Out of keeping with building line. 
- Noise and disturbance during construction phase and earthworks 
- Overdevelopment of the site 
- Trees and hedgerow removed without consent 
- Existing unauthorised barrier should be removed straight away.  
- Will have a greater impact on openness, the property will be about 40% larger 
- The proposal is not infill 
- Impact on privacy of adjoining cottages 
- Access track is too narrow  
- The ground may well be contaminated 
- The owner had made no effort to address two enforcement notices on the site.  
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Contact: 
 

Stephanie Penney DDI No. 01494 421823 

App No : 19/06031/FUL App Type : FUL 
 

Application for : Demolition of existing dwelling & erection of 2 x 4-bed detached dwellings 
with associated bin stores & car parking 
 

At Site of 80 Daws Hill Lane, High Wycombe, Buckinghamshire 
 

Date Received : 
 
Target date for 
decision: 

02/05/19 
 
27/06/19 
 
 

Applicant : Mr Nazeem Raza - Premier Homes 
London Limited 
 

1. Summary 

1.1. The proposal is to demolish the existing dwelling and erect 2 x 4-bed detached 
dwellings. 

1.2. The application is considered to preserve the character of the area and provides 
sufficient private amenity space. Access and parking is considered acceptable. The 
application is considered acceptable.  

2. The Application 

2.1. This application follows previous applications that were approved in 2017 and 2018 
for an extension and conversion of the existing dwelling to create 2 x 3-bed dwellings 
and an application for 2 x 4-bed semi-detached dwellings. 

2.2. The proposal is now for the erection of two detached dwellings. The internal 
accommodation remains the same i.e. four bedrooms, a kitchen, dining room and 
lounge.  

2.3. The dwellings as approved are 8.7m wide. The amended scheme results in a 
reduced width of 7.4m. The proposed dwellings achieve a 0.8 to 1m separation gap 
to each side boundary.  

2.4. The scheme as submitted proposed six spaces to the front, resulting in hardstanding 
across of all of the site frontage. The Agent was advised that this was unacceptable 
given the previous appeal decision and impact on the character of the area. The 
scheme was amended, reverting back to the approved scheme and showing an area 
of soft landscaping.  

2.5. Conditions 3 (materials) and 4 (arboricultural report) of 18/06845/FUL have been 
agreed. The surface water drainage condition remains outstanding.  

2.6. The application is accompanied by: 

a) Design and Access Statement 

3. Working with the applicant/agent 

3.1. In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) 
approach decision-taking in a positive and creative way taking a proactive approach 
to development proposals focused on solutions and work proactively with applicants 
to secure developments.  WDC work with the applicants/agents in a positive and 
proactive manner by offering a pre-application advice service, and as appropriate 
updating applications/agents of any issues that may arise in the processing of their 
application. In this instance the scheme was amended in accordance with Officer 
advice. The application then progressed without delay.  

4. Relevant Planning History 
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4.1. 16/08267/FUL. Demolition of existing house and erection of two storey block of 5 x 2-
bed and 2 x 1-bed self-contained flats with amenity areas, bin & cycle storage and 
associated car parking and landscaping. Application refused and dismissed on 
appeal. 

4.2. 17/07902/FUL. Conversion of existing 1 x 4 bed detached dwellinghouse into 2 x 3 
bed semi-detached dwellinghouses facilitated by construction of part two storey, part 
first floor side and rear extension, single storey front extension to create individual 
entrances and associated external alterations. Application permitted. 

4.3. 18/06845/FUL. Demolition of existing house and erection of 2 x 4 bedroom houses. 
Application permitted 

5. Issues and Policy considerations 

Principle and Location of Development 

CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development), CS12 (Housing provision) 
DSA: DM1 (Presumption in favour of sustainable development), BCSNP: Policy 1 (Spatial 
Plan for the Parish), Policy 2 (Development within Settlements),  
New Local Plan (Submission Version): CP1 (Sustainable Development), CP3 (Settlement 
Strategy), CP4 (Delivering Homes), DM33 (Managing Carbon Emissions, Transport and 
Energy Generation) 
Daws Hill Neighbourhood Plan, Submission Plan 

5.1. The proposed development would increase the current amount of housing provision 
within the district within a sustainable location. As such the principle of residential 
development is acceptable. This is providing that all other planning considerations are 
satisfied. 

5.2. The western side of Daws Hill Lane is dominated by single family dwellings the 
intensity of use is perhaps the key determining issue in assessing the impact on the 
character of an area.  The redevelopment resulting in an additional dwelling would not 
unacceptably alter the character of the locality. Whilst the proposal will result in a pair 
of detached dwellings, the character of the area will not be significantly affected.  

5.3. It is acknowledged that the separation distance does fall below the recommended 
1m, however the existing form is characterised by similar patterns of development.  

5.4. The site is within the Daws Hill Neighbourhood Plan, however this has not yet been 
adopted and holds limited weight. 

Transport matters and parking 

ALP:  T2 (On – site parking and servicing), T4 (Pedestrian movement and provision), T5 and 
T6 (Cycling), T7 (Public transport), T8 (Buses), T12 (Taxis), T13 (Traffic management and 
calming), T15 (park and ride), T16 (Green travel)  
CSDPD:  CS16 (Transport), CS21 (Contribution of development to community 
infrastructure)  
DSA:  DM2 (Transport requirements of development sites) 
New Local Plan (Submission Version): CP7 (Delivering the infrastructure to support growth), 
DM33 (Managing Carbon Emissions, Transport and Energy Generation) 

5.5. There is existing parking to the front of the site, although not formally marked out.  

5.6. The site is within Residential Zone A. The proposal will result in a two x seven 
habitable room dwellings. Accordingly two spaces are required per dwelling.  

5.7 Parking has been shown, but does not meet the required dimensions. This is however 
achievable and a condition is recommended ensuring they are laid out prior to 
occupation. Sufficient manoeuvring space has also been provided.  

5.8 Access to the site will remain as existing, which also serves number 82 Daws Hill 
Lane. No objections were previously raised regarding the suitability of the access or 
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intensification of use given the width of the access and the existence of the highway 
verge on the western side of Daws Hill Lane. In addition visibility splays are 
commensurate with the speed limit in force and can be achieved without third party 
infringement. No objections have been received subject to conditions. 

Raising the quality of place making and design 

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), Appendix 1 
CSDPD:  CS19 (Raising the quality of place shaping and design)  
DSA: DM11 (Green networks and infrastructure),  
Housing intensification SPD 
New Local Plan (Submission Version):CP9 (Sense of place), DM35 (Placemaking and 
Design Quality) 
Daws Hill Neighbourhood Plan, Submission Plan Policy 2 (Trees, Hedgerows and 
Woodlands), Policy 7 (Quality Design) 

5.9 The height of the proposed dwellings is in keeping with the approved scheme and 
adjacent dwellings.  The width of the dwellings have been reduced as the scheme us 
now for detached dwellings.  

5.10 The separation distances have therefore been reduced, but the reduction of 0.2m is 
not considered significant given the existing pattern and form of other development in 
the vicinity.  

5.11 The expanse of hardstanding does not now increase to that approved.  

5.12 A larger area of hardstanding is not acceptable given the previous refusal and 
Inspector’s comment.  Existing trees have unfortunately been removed in the front 
area, however the prominent trees to the front will be retained. It however considered 
necessary to require an additional landscaping scheme to ensure that the front area 
is landscaped as the plans indicate.  

5.13 Therefore the resultant development is considered acceptable. 

5.14 Reference has been made to the Daws Hill Neighbourhood Plan and how the 
development is contrary to the policies. However, the Plan has not been adopted and 
holds limited weight. Notwithstanding this however, permission has already been 
granted for the intensification of the site to two dwellings and is thus a material 
consideration.  

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 
New Local Plan (Submission Version): DM35 (Placemaking and Design Quality), DM40 
(Internal space standards) 

5.15 The proposed dwellings are accessed from the front. Both have dedicated private 
amenity space to the rear which goes beyond the minimum requirements.  

5.16 All habitable rooms have natural light. The building has been designed to maintain 
separation distances and to comply with the Council’s 45 degree light angle guidance. 
The proposal will not therefore appear dominant to neighbouring properties. No side 
windows are proposed. Accordingly, there would be no direct overlooking.  

Environmental issues 

ALP: G15 (Noise), G16 (Light pollution) 
CSDPD:  CS18 (Waste, natural resources and pollution)  
New Local Plan (Submission Version): CP7 (Delivering the infrastructure to support growth), 

Page 128



DM20 (Matters to be determined in accordance with the NPPF) 

5.17 The Council’s Environmental Services Division have requested a condition related to 
mitigation of traffic noise from M40 and Daws Hill Lane. This will therefore be 
attached.  

Flooding and drainage 

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

5.18 Core Strategy Policy CS18 requires that development avoid increasing (and where 
possible reduce) risks of or from any form of flooding.      

5.19 The site is not within an identified area of flood risk from fluvial flooding.  The area is 
not known as an area of risk of surface water flooding.  Therefore, there is no 
objection to the proposal on flooding grounds.   

5.20 A Drainage Statement was submitted with the previous application and it is proposed 
to use a tanked permeable paving system The Lead Local Flood Authority (LLFA) 
previously raised no objection subject to conditions. This remains outsanding from the 
previous consent.  A pre-commencement condition is recommended and has been 
agreed with the Agent.  

Building sustainability 

CSDPD:  CS18 (Waste, natural resources and pollution) 
DSA: DM18 (Carbon reduction and water efficiency) 
New Local Plan (Submission Version): DM41 (Optional Technical Standards for Building 
Regulations Approval) 

5.21 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 superseded in October 2016 by 
ministerial policy to transfer the issue to Building Regulations. It is only considered 
necessary to condition water efficiency. 

Infrastructure and Developer Contributions 

CSDPD: CS21 (Contribution of development to community infrastructure) 
DSA:  DM19 (Infrastructure and delivery) 
BCSNP: Policy 13 (Connecting the Parish) 
New Local Plan (Submission Version): CP7 (Delivering the infrastructure to support growth) 

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

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

Weighing and balancing of issues – overall assessment  

5.24 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. 

5.25 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 
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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  

5.26 As set out above it is considered that the proposed development would accord with 
the development plan policies.   

 

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 WDC1 and 1818-pl-10 B 
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 The proposed materials shall be as per the approved drawing number 1818-cn-01 

submitted with PI19/00022/ADRC unless otherwise agreed in writing with the Local 
Planning Authority. 

 Reason: To safeguard the character of the area. 
 
4 The development shall be carried out in accordance with the approved AMS submitted with 

PI19/00022/ADRC unless otherwise agreed in writing with the Local Planning Authority. 
 Reason: To safeguard the character of the area. 
 
5 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). 

 
6 A scheme to protect the proposed development from noise from the M40 and Daws Hill 

Lane shall be implemented before any part of the accommodation hereby approved is 
occupied, unless the Local Planning Authority otherwise agrees in writing. The scheme 
shall ensure the indoor ambient noise levels in living rooms and bedrooms meet the 
standard in BS 8233:2014 of 30dB LAeq for the appropriate time period. The scheme shall 
include acoustic ventilation to meet the requirements of the Noise Insulation (Amended) 
Regulations 1988. 

 Reason: To protect the occupants of the new development from noise disturbance. 
 
7 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. For clarification the dimension of the parking 
spaces shall be 2.8m x 5m. 

 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. 
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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 shall be erected along the site boundary with the Daws Hill 
Lane highway maintained at public expense carriageway. 

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

 
10 No other part of the development shall be occupied until visibility splays have been 

provided on both sides of the access and the area contained within the splays shall be kept 
free of any obstruction exceeding 0.6 metres in height above the nearside channel level of 
the carriageway. 

 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 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: 
- Ground investigations including: 
- Infiltration in accordance with BRE365 
- Subject to infiltration being inviable, the applicant shall demonstrate that an alternative 

means of surface water disposal is practicable subject to the hierarchy listed in the 
informative below. 

- Full construction details of all SuDS and drainage components 
- Detailed drainage layout with demonstration of all SuDS components, pipe gradients 

and pipe sizes complete, together with storage volumes of all SuDS components 
- Calculations todemonstrate that the proposed drainage system can contain up to the 1 

in 30 storm event without flooding. Any onsite flooding between the 1 in 30 and the 1 in 
100 plus climate change storm event should be safely contained on site. 

- Details of how and when the full drainage system will be maintained, this should also 
include details of who will be responsible for the maintenance. 

- Details of the proposed resistance and resilience measures to mitigate the existing 
surface water flood risk. 

 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 163 of the 
National Planning Policy Framework to ensure that there is a satisfactory solution to 
managing flood risk. 

 
12 A fully detailed landscaping scheme for the site shall be submitted to and approved in 

writing by the Local Planning Authority before any development, above damp proof course, 
takes place.  

 The scheme shall include provision for  
 * Additional planting to compensate for the loss of some of the existing trees 
 * Details of soft landscaping for site frontage.  
 The development shall be implemented in accordance with the approved details unless 

otherwise agreed in writing by the Local Planning Authority. 
 Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
 
13 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. 
 
 
 
 
 
 
 
INFORMATIVE(S) 
 
1 In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) approach 

decision-taking in a positive and creative way taking a proactive approach to development 
proposals focused on solutions and work proactively with applicants to secure 
developments.  WDC work with the applicants/agents in a positive and proactive manner 
by offering a pre-application advice service, and as appropriate updating 
applications/agents of any issues that may arise in the processing of their application.  In 
this instance the scheme was amended in accordance with Officer’s advice. The 
application then progressed without delay.  

 
2 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. 

 
3 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. 

 
4 To comply with paragraph 080 of the Planning Practice Guidance (PPG) 'the aim should be 

to discharge surface run off as high up the following hierarchy of drainage options as 
reasonably practicable: 

 - into the ground (infiltration); 
 - to a surface water body; 
 - to a surface water sewer, highway drain, or another drainage system; 
 - to a combined sewer. 
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19/06031/FUL      
 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments  

Councillor L M Clarke OBE  
Comments: If you are minded to approve please bring to the Planning Committee for determination 
as I have grave concerns about this application.   
 
I am concerned at the hard standing proposed for parking as I believe this be a flooding risk.   Also 
the changes in the buildings on this side of Daws Hill Lane is out of keeping. 
 
Further to my comments on this application - 80 Daws Hill Lane is within the Daws Hill 
Neighbourhood Area Plan and part of the Neighbourhood wishes are to protect the ambience of 
the houses within the Daws Hill Neighbourhood area.  Therefore the building of 2 x 4 bedroom 
houses over 3 floors on a site which formerly housed one large dwelling goes against that 
plan.  Thus it would be out of keeping with the Daws Hill Neighbourhood itself.  As you are aware 
the Pinetrees Development is NOT included in the Daws Hill Neighbourhood Plan and although 
similar buildings are across the road from this application I believe it to be out of keeping with the 
street scene and Neighbourhood plan. 

 
Parish/Town Council Comments/Internal and External Consultees 

High Wycombe Town - Abbey Ward 
  
County Highway Authority 
Comments: No objections subject to conditions 
 
Control of Pollution Environmental Health 
Comments: No objections received subject to condition. 
 
Buckinghamshire County Council (Non Major SuDS) 
Previous Comment: No objection subject to condition. 
 

Representations  

One letter of objection received:- 

- Amended plans do alleviate some concerns. 
- Continued activity on site. 
- Works have commenced prior to the discharge of pre-commencement conditions. 
- Demolition has occurred. 
- Dwellings do not occupy the same footprint as approved.  
- Insufficient gap between dwellings, concerned that there is not enough room for the 

dwellings to be built. 
- Risk of surface water flooding from hardstanding 
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Contact: Charles Power 
 

DDI No. 01494 421513 

App No : 18/05597/OUT App Type: Outline Application 
 

Application for : Outline application (all matters reserved) for the development of up to 
150 dwellings (including affordable homes), accessed off Stratford Drive, 
together with ancillary infrastructure including the provision of public open 
space, parking and circulation facilities and the management and 
protection of the water and ecological environments. 
 

At Slate Meadow, Stratford Drive, Wooburn Green, Buckinghamshire  
 

Date Received : 
 
Target date for 
Decision 

12/04/18 
 
12/07/18 

Applicant : Avant Homes and Croudace Homes 
 

 

1. Summary 

1.1. This report provides an update upon the policy position since the application was 
considered at the August 2018 Planning Committee.  It is an addendum to that original 
report and plans – which can be found at appendix B and its aim is to present any 
changes that need to be considered by Members when determining the application as it 
now stands before them. 

1.2. At committee Members resolved: That the Planning Committee are minded to grant 
outline planning permission, subject to: 

a) Further discussion by their officers with the Environment Agency (EA) to clarify 
the current ambiguity over whether they are formally objecting or not. Once this is 
clarified the application can then either proceed to determination, or if the EA is 
actually objecting the Secretary of State would be formally consulted. 

b) 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, Primary and nursery education, Improvements in the 
provision of public transport in the local area, Improvements to the provision of 
walking/cycling routes in the local area, Management and maintenance of green 
infrastructure within the site, An off-site contribution for the improvement/ 
management and maintenance of the Village Green, Travel plan (including 
monitoring fee), or to refuse planning permission if an Obligation cannot be 
secured. 

c) In consultation with the Planning Committee Chairman, that the Head of Planning 
and Sustainability be requested to decline to exercise her delegated authority to 
determine any subsequent reserved matters applications, should any Member 
request that the approval of such reserved details would benefit from the scrutiny 
of Planning Committee. 

1.3. The application has been brought back to the Planning Committee because the legal 
agreement under Section 106 has now been signed and it does not include a 
contribution to nursery education or a travel plan for the site. The first was not considered 
to be justified, the second was not requested by the County Highway Authority. 

1.4. Bringing the application back to Committee also provides an opportunity to update the 
Members on the following: 
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a) the current policy position with regard to the application,  
b) the weight to be given to existing and emerging policy,  
c) changes, where relevant, to the NPPF, and their impact 
d) changes to the Council’s position with regard to housing supply and any impact 

upon this application and 
e) to report further representations received from Bourne End and Wooburn 

community groups. 

2. The Application 

2.1. Please see the original report. No additional plans have been submitted apart from those 
appended to the Legal Agreement subject to this application. 

2.2. The Environment Agency has provided an updated Flood Risk Assessment Map for the 
site based on their Wye (including Hughenden Stream) 2018 model this can be found at 
appendix D of this report. A colour copy can be found in the Council’s ‘Public Access’ 
system.  

3. Working with the applicant/agent 

3.1. In accordance with paragraph 38 of the NPPF (2019) Wycombe District Council (WDC) 
approach decision-taking in a positive and creative way taking a proactive approach to 
development proposals focused on solutions and work proactively with applicants to 
secure developments. 

3.2. WDC work with the applicants/agents in a positive and proactive manner by offering a 
pre-application advice service, and as appropriate updating applications/agents of any 
issues that may arise in the processing of their application.  

3.3. In this instance since the Committee delegated the application back to the Head of 
Planning and Sustainability the case officer and the Council’s legal services have been 
working with the applicant and Buckinghamshire County Council to produce a legal 
agreement. 

4. Relevant Planning History 

4.1. Please see the original report. 

5. Issues and Policy considerations 

The policies taken into consideration are the same, albeit that there has been a further NPPF 
published earlier this year (2019), as those considered in the original report.  

Principle and Location of Development 

Development Plan Framework 

5.1. For the purposes of considering this application the relevant parts of the Development 
Plan are the Wycombe Development Framework Core Strategy (July 2008), the 
Wycombe District Local Plan (January 2004) and the Delivery and Site Allocations Plan 
(July 2013), this has not altered since the original report to Committee in August 2018. 
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5.2. However, the emerging Local Plan is now further through its examination in public having 
published and consulted upon the main modifications. The Council is awaiting the 
Inspector’s report. 

5.3. The emerging policies of the New Local Plan can therefore be afforded greater weight in 
the determining of this application. The amount of weight will still depend upon the extent 
of unresolved objection to relevant policies and the degree of consistency of relevant 
policies with the NPPF. 

Principle and Location 

5.4. The principle of residential development on this site is as set out in the original report. 

5.5. The primary emerging policy for this site is Policy BE1 – Slate Meadow, Bourne End and 
Wooburn. It is considered that the application complies with that policy.  

5.6. There were a number of representations made to the Examination in public (EIP) of the 
emerging Local Plan concerning the draft policy.  These are listed in Appendix C. The 
evidence base for this allocation was considered at the hearing into ‘Matter 10’ on 6th 
September 2018. Of those representations that requested to speak at the EIP only one 
(Progress Planning at sections 2.1 to 2.4) objected to the allocation at Slate Meadow on 
the basis of potential flood risk, ecology and highways considerations. 

5.7. These objections were considered in the Council’s Matter 10 Statement to the EIP at 1c 
(1.29 to 1.55) the Inspector sought no modifications to the emerging policy as part of the 
Main Modifications to the Plan. The policy requires a Flood Risk Assessment and a 
sequential approach to development. The Ecology of the site and the impact upon 
Burnham Beeches SAC are enhanced and protected respectively by section 3 of the 
policy and the impact upon the highway network is considered at Section 2.   

5.8. The representation with regard to Matter 10 by ‘Keep Bourne End Green’ only make a 
passing reference to Slate Meadow when considering whether ‘Wooburn and Bourne 
End’ is a ‘Tier 2’ settlement. At paragraph 11 it refers to the development brief for Slate 
Meadow and appears to support the stance that the development of Slate Meadow 
seeks to provide multi-functional spaces that maintain the separation between the two 
communities of Wooburn and Bourne End. No other comment on the Slate Meadow 
allocation and policy is made within the document. 

5.9. The representation with regard to Matter 10 by West Waddy on behalf of Bourne End 
Residents Association & Hawks Hill Widmoor Residents Group makes no mention of 
Slate Meadow or its allocation. 

5.10. The representation by this Council sets out the background to the allocation. This 
includes the statement at 1.38 by the Environment Agency. ‘The EA raised concerns with 
regards to the level 2 SFRA at Regulation 19 stage but withdrew their comments on this 
particular site, confirming that they “know that the site is deliverable with the indicative 
dwelling numbers”. The indicative dwelling numbers are 150 in the policy. 

5.11. As stated above, there were no proposed modifications to this policy in the consultation 
on the main modifications to the emerging Plan. The policy is considered to be consistent 
with the NPPF as a whole as it seeks to achieve sustainable development that meets the 
needs of the present without compromising the ability of future generations to meet their 
own needs. 
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5.12. Based upon the above it is your officer’s opinion that considerable weight can be given to 
policy BE1 in the determination of this application. The development brief for the site is 
considered to be consistent with the requirements of policy BE1. 

Flooding and drainage 

5.13. The Environment Agency have clarified that they remove their objections subject to 
conditions being imposed on any planning permission granted. They repeat their advice 
with regard to a sequential test. 

5.14. Since that report the NPPF has been updated but the advice on flooding and the 
sequential test has not altered. 

5.15. The question of whether a sequential test is triggered was considered in the original 
report. Since that report the Environment Agency has now provided an update to the 
flood map for this area in the form of a flood risk assessment map. This is taken for the 
Wye (including Hughenden Stream) 2018 model.  

5.16. That model shows that the whole of the proposed development area is outside the 
1%+35% Climate Change Annual Exceedance Probability. Based on this there would be 
no requirement for a site specific sequential test and policy DM17 (1) would no longer 
apply. As the site is greater than 1 ha policy DM17(2) would apply and the application is 
considered to be in compliance with this.  

5.17. Slate Meadow is also an allocated site for development in the emerging Local Plan. 
Under that Plan it has passed the Level 2 Strategic Flood Risk Assessment without 
objection from the Environment Agency. The position the Environment Agency took with 
regard to this allocation in the emerging Local Plan was based on their latest assessment 
of flooding in the slate meadow area (referred to above).  

Affordable Housing and Housing Mix 

5.18. The Section 106 agreement provides for affordable housing at 40% of bedspaces. This is 
the ratio set out in the current supplementary planning document on developer 
contributions. Given that some weight can be given to the emerging policy and published 
background information on affordable housing need, the ratio of affordable rented 
housing to shared ownership housing has been changed from 66% and 34%, to 70% 
and 30%, respectively. 

Transport matters and parking 

5.19. The resolution put before the Planning Committee in August 2018 included the 
requirement for a travel plan for the development. A travel plan outlines objectives that, 
in accordance with national and local policy, are concerned with reducing or sustaining a 
low level of vehicle trips to/from the development. A package of measures is identified 
aimed at encouraging the use of sustainable travel opportunities. 

5.20. In their response on the application the Highways Authority suggested that, in terms of 
sustainable travel, ‘the furthest dwelling from the nearest bus stop generally meets the 
objectives of the Wycombe District Council’s Delivery and Site Allocations Policy DM2.  
Specifically this allows a pedestrian to walk around 400m toward a bus stop served by a 
reliable and frequent bus route (relative to the site’s location).’ 
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5.21. The response continues ‘With reference to this development, the stops in question can 
be used for half-hourly buses to High Wycombe town centre, Bourne End or hourly 
daytime services to Maidenhead.  From that point on, rail links can be used to reach 
London (Paddington or Marylebone).’ 

5.22. It concludes ’I am therefore content that this site is acceptable in terms of its access to 
sustainable transport links.  Nonetheless, the infrastructure at the locations closest to the 
site is antiquated.  I therefore suggest that the overall permission binds the applicant to 
install Real Time Passenger Transport Information systems and generally modernise 
these bus stops.’ 

5.23. The Section 106 legal agreement provides the mechanism for the upgrading of bus stops 
adjacent to the site and the funds to do this, including the installation of Real Time 
Passenger Information systems on at least one stop in each direction. The requirements 
of the Highway Authority as far as sustainable transport links for the site have therefore 
been satisfied and the need for a Travel Plan falls away.  

5.24. No Travel plan has therefore been sought within the Section 106 agreement and the 
agreement therefore varies from the ‘minded to grant’ resolution made by the Planning 
Committee. 

Community facilities 

5.25. Being a development of over 100 dwellings a contribution is sought for education in line 
with the adopted developer contributions SPD. CIL funds are used for secondary 
education as this covers a much wider catchment area that primary or nursery education 
facilities. 

5.26. It was initially reported that there had been no response from Children Services (Bucks 
County Council Education Department) and therefore contributions were being sought for 
both Primary and Nursery education. However, this was reported in error and the 
response from Bucks County Council Education Department is at appendix E. This 
confirms that only a contribution for Primary Education was being sought. 

5.27. During the course of negotiating the S106 agreement clarification was sought from the 
County Council on this matter and it was confirmed that there is no justification for 
additional nursery provision due to the development. 

5.28. The primary school contribution is specifically for the expansion of Claytons Combined 
School or such other education project within the Wooburn and Bourne End Civil Parish 
Boundary. 

Ecology 

5.29. The original report refers to the potential impact upon the Burnham Beeches (SAC). For 
clarification the habitats Directive 79/409/EEC called for the identification of habitats of 
particular importance and Burnham Beeches is one such site.  

5.30. Articles Article 6(2) and 6(3) provide as follows: 

2. Member states shall take appropriate steps to avoid, in the special areas of 
conservation, the deterioration of natural habitats and the habitats of species as well as 
disturbance of the species for which disturbance could be significant in relation to the 
objectives of this Directive. 
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3. Any plan or project not directly connected with or necessary to the management of 
the site but likely to have a significant effect thereon, either individually or in 
combination with other plans or projects, shall be subject to appropriate assessment of 
its implications for the site in view of the site’s conservation objectives. In the light of the 
conclusions of the assessment of the implications for the site and subject to the 
provisions of paragraph 4, the competent national authorities shall agree to the plan or 
project only after having ascertained that it will not adversely affect the integrity of the 
site concerned and, if appropriate, after having obtained the opinion of the general 
public. 

5.31. Natural England did not respond to the consultation on this application but they did 
comment upon the new Local Plan and the policy BE1 allocation for Slate Meadow within 
that plan. In their response they highlighted the potential for the increased population 
from Slate Meadow to have a significant effect upon the SAC due to recreational 
pressures. They advised that in order to counteract this potential pressure a level of high 
quality open space provision equivalent to 8 ha/1000 people should ideally be provided 
on sites within 5 km of the site and at a closer or more convenient location than the 
protected site. 

5.32. As far as this application is concerned the site would deliver approximately 150 units, 
which equates to 375 people. This would result in a need for 3 ha of open space 
according to the Natural England standard referred to above. The proposal gives 
additional areas adjacent to the village green of over 4 ha, although some of the 
additional areas will be inaccessible due to ecology or standing water (SUDS).  

5.33. The village green which is approximately 2.7ha in size will be improved and access to 
the on-site open space increased through improvements to the local footpath and cycle 
network. This has now been secured through the S106 legal agreement. 

5.34. The proposal is therefore considered to have mitigated for any potential increase in 
recreational pressure upon the Burnham Beeches SAC in line with the advice of Natural 
England. It is noted that Natural England have not raised any subsequent objections to 
emerging policy BE1 and are satisfied with the HRA for the emerging Local Plan. 

Infrastructure and Developer Contributions 

5.35. As previously stated, the Planning Obligations SPD sets out the Local Planning 
Authority’s approach to when planning obligations are to be used in new developments. 

5.36. Having regard to the statutory tests in the Community Infrastructure Levy regulations and 
the National Planning Policy Framework the applicants have entered into a legal 
agreement that covers the following: 

a) Affordable Housing (including local criteria in respect of the Occupation of Shared 
Ownership Housing) 

b) Open Space (including an open space management plan and a contribution 
towards the future upkeep of the Village Green) 

c) A scheme for improvements to the Village Green 
d) A scheme to maintain the sustainable drainage system (SuDS) of the 

development 
e) A management company for the purpose of administering and maintaining the 

Open Space Land and to be capable of maintaining the SuDS. 
f) A bus real time passenger information contribution 
g) A cycleway and Public Right Of Way improvement Contribution 
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h) An education contribution for primary education 

It is considered that these contributions are reasonably necessary to ensure a policy 
compliant form of development on the site. 

Weighing and balancing of issues – overall assessment  

5.37. This section brings together the above to weigh and balance relevant planning 
considerations in order to reach a conclusion on the application. The weight that can be 
given will have potentially changed since the original report due to the change in the 
housing supply position and the advanced stage of the new Local Plan. 

5.38. Section 38(6) of the Planning and Compulsory Purchase Act 2004 still 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) the original report suggested this was approximately 4.5 million, this 
was corrected by the case officer at the Committee meeting and revised down to 
£2.5 million  

c) Any other material considerations  

5.39. At the time of the original report, the evidence available, based on the Wycombe 
Monitoring report (para 5.73) was that the Council did not have a 5 year supply of 
housing. That for the period 2017-22 against a target of 4291 (including shortfall and a 
5% buffer) there is a supply of 4256 which equates to 4.96 years supply. This supply 
included the delivery of 150 dwellings at Slate Meadow. 

5.40. The current position is that, based on the current method of calculating housing 
numbers, there is a 5 year supply, again this includes 150 dwellings at Slate Meadow. As 
such there would now be no weighted balance under the NPPF paragraph 11. 

5.41. As set out above it is considered that the proposed development would no longer conflict 
with policy DM17 or require a sequential test.  

5.42. In favour of the development is; 

a) the provision of up to 150 new dwellings for the district. The weight that can be 
given to this is still significant.  

b) the economic contribution that the development would provide through the creation 
of jobs during the construction stage. New residents are also likely to support 
existing local services and businesses with a possible increase in local jobs as a 
result. Weight is limited as there is nothing here that would not be provided by any 
other development. Limited weight can still be given to this aspect of the proposal. 

c) moderate weight can also be given to the social role the development would play in 
delivering a mix of housing type and tenure that would meet the social needs of the 
population of the district; the provision of both additional open space and 
improvements to the local footpath/cycle network for both the existing and 
proposed population to enjoy and the proposed improvements to the bus-stops in 
the local area. 

d) in terms of the environmental benefits moderate weight can be given to 
improvements to ecological areas, the village green and a net gain in biodiversity.  
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e) some weight can also be given to the potential to reduce flooding in the 
surrounding area. However, this is only aspirational and therefore the weight in 
favour is very limited. 

5.43. Given there is a 5 year supply, footnote 6 of Para 11 of the NPPF is no longer engaged. 
The applicants have demonstrated to the satisfaction of the EA and the LLFA that this 
proposal would not (once ground levels have changed) be an area at risk from any form 
of flooding. The weight that can be given to the emerging policy BE1 (which has been 
sequentially tested) has also increased. 

5.44. As set out above, it is considered that the application now complies with the 
requirements of the development plan and there are no material considerations which 
sufficiently indicate that permission should not be granted. The application is 
recommended for approval. 

Other matters 

Referral to the Secretary of State 

5.45. Following the original Committee resolution in August 2018 the Council was contacted by 
the Ministry of Housing, Communities and Local Government. The Ministry had received 
a request from the general public to use its ‘call-in’ powers to recover the application for 
the Ministers own consideration. The Ministry was provided with the comments of the 
Environment Agency and a record of our communications with their officers. Clarification 
of the EA position was sought and conformation received that the Environment Agency 
position is that they remove their objections subject to conditions being imposed on any 
planning permission granted. The suggested conditions have been discussed and 
agreed with the EA. 

5.46. On 11 September 2018 a letter was received from the Ministry which confirmed that the 
Secretary of State has decided, having had regard to the call-in policy as set out in the 
Written Ministerial Statement by Nick Boles on 26 October 2012, not to call in this 
application. 

Representations by the local community 

5.47. Representations from the local community seek to suggest that officers have misled 
Members in the housing supply figures they have presented. In response, the way 
housing supply is calculated and projected for an emerging Local Plan is not the same as 
the way it is calculated for day to day development management purposes. 

5.48. The current situation as far as determining this application is that set out in the five year 
housing land supply position (March 2019) document on the council’s web site. 
Wycombe District Council is able to demonstrate more than five years’ supply of specific 
deliverable housing sites (from a 31st March 2018 base date). This accords with 
paragraph 73 of the 2019 NPPF. We therefore still weigh and balance the positive and 
negative aspects of the proposal but that is not a weighted balance. 

5.49. Much has been made in the representations on this application about the lack of a 
sequential test and the assessment made in the original report in this regard. In particular 
the ‘Watermead’ judgement.  

5.50. As previously stated, the starting point for any development management decision is the 
adopted development plan. (Section 38(6) of the Planning and Compulsory Purchase Act 
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2004). The emerging New Local Plan, the National Planning Policy Framework and 
supplementary planning policy and guidance (including the Slate Meadow Development 
Brief) will be key material considerations, alongside any other scheme specific issues. 
The NPPF itself reinforces S38(6) in paragraph 2. 

5.51. The NPPF sets out that the purpose of the planning system is to contribute to the 
achievement of sustainable development, meeting the needs of the present without 
compromising the ability of future generations to meet their own needs. There are three 
overarching objectives, which are interdependent, an economic, a social and an 
environmental objective. So that sustainable development is pursued in a positive way, 
at the heart of the Framework is a presumption in favour of sustainable development.  

5.52. Watermead makes it clear that under certain circumstances a sequential test is required 
by the NPPF. Regardless of the Development Plan policies, the NPPF is a material 
consideration when determining a planning application so if we wish to depart from 
national planning policy it must be done consciously and for good reason.  

5.53. The original report makes it clear that there has been no sequential test and considered 
the proposal in the light of that. It pointed out that the need for a sequential test in this 
case was debatable and gives the reasons for this. It recommended that a precautionary 
approach be taken. It also pointed out that the application as submitted demonstrates 
that the development proposed can meet the needs of the present without compromising 
the ability of future generations to meet their own needs by ensuring that the proposal 
does not impact negatively upon flooding in the local area. 

5.54. However, as stated above, the Environment Agency have now provided a revised 2018 
Flood Risk Assessment for the Wye which shows that a sequential test is not triggered. 

5.55. Concern has been raised over the time the application has taken to reach determination 
and whether this is in accordance with the Planning Performance Agreement between 
the applicants and the Council. The PPA sets out the intentions of the two parties and 
provides a framework for the process. This framework was principally concerned with the 
production of a development brief for Slate Meadow. 

5.56. During the Planning Application stage the PPA sought to provide comfort that both 
parties would seek to progress the application to a point where the Planning Committee 
could make a decision. The application is being brought back to Committee with a S106 
Legal Agreement so that can happen. The delay in the process is due to the complexity 
of the site and the need to have all parties signed up to the agreement. It is your officer’s 
opinion that the concerns of the general public with regard to the PPA are not materially 
significant in the determination of the application before you. 

5.57. At the time of completing this report the S106 agreement has been signed by the District 
Council, the County Council and the applicants. A copy of the agreement can be found at 
appendix F of this report. 

 

Recommendation:  Permission with Planning Obligation 
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18/05597/OUT         

 
Consultations and Notification Responses received since the Committee decision of 22 August 
2019 
 
Environment Agency (south-east) 
Comments: Sequential test 
  
This is my advice to you on the sequential test. 
  
Has the sequential test for this development and planning application been carried out? Has the 
developer supplied this information in discussion with yourselves? 
  
Paragraph 158 of the National Planning Policy Framework says: 
                                             
The aim of the sequential test is to steer new development to areas with the lowest risk of flooding. 
Development should not be allocated or permitted if there are reasonably available sites appropriate 
for the proposed development in areas with a lower risk of flooding. The strategic flood risk 
assessment will provide the basis for applying this test. The sequential approach should be used in 
areas known to be at risk now or in the future from any form of flooding.  
  
And Paragraph 163 says that: 
  
“When determining any planning applications, local planning authorities should ensure that flood risk is 
not increased elsewhere. Where appropriate, applications should be supported by a site-specific flood-
risk assessment. Development should only be allowed in areas at risk of flooding where, in the light of 
this assessment (and the sequential and exception tests, as applicable) it can be demonstrated 
that…." 
Have sites at lower risk of flooding been considered? 
  
If the sequential test is passed you will need to apply the first part of the exception test and the second 
part which is about flood risk. You need to be satisfied that the sequential test is passed before 
considering the details of the development in terms of flood risk. 
  
Environment Agency position 
 
In my response dated 16 August 2018 our position is clear on planning application 
18/05597/OUT which is that we remove our objections subject to conditions being imposed on 
any planning permission granted. (Bold added by the planning case officer to highlight the 
position rather than the advice) 
  
Conditions 
Regarding our River Wye ecological buffer condition you have amended this in your email dated 23 
August 2018. I’m not clear as to what the trigger is for the submission of the details of this condition? 
The following wording is missing: “No development shall take place” 
  
You have mentioned the reserved matters landscaping but not the layout. I think this will be important 
when it comes to agreeing the details of the 10 metre buffer zone. 
I refer to the following condition draft from your email dated 23 August 2018 about floodplain 
modelling: 
  
The submitted details of layout shall include design flood plain modelling for the proposed layout. The 
modelling should be in the form of an addendum to the Flood Risk Assessment and shall include a 
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model log with all model files documented and clearly referenced. The development shall be 
implemented in accordance with the approved details. 
Reason: To ensure that the full extent of the flood risk is modelled accurately to ensure that proposals 
are based on the best possible information. This is to ensure that development will not be built in 
areas of flood risk and that flood risk is not increased due to the development proposals. 
  
Bucks County Council Education Department 
Comments: 
I have considered the details of the above application for 150 dwellings and I can confirm that we 
would require a financial contribution to provide additional primary school facilities arising from the 
above development in accordance with BCC’s adopted S106 policy.   
 
Primary schools across the area are currently at capacity with projections indicating a need for 
additional capacity.  I have included the education infrastructure costs per dwelling type to allow an 
assessment to be made of the scale of contributions which would be required on the scheme.   

 

Representations  

Two letters have been received stating they are on behalf of Bourne End Residents Association, 
Hawks Hill & Widmoor Residents Group & Keep Bourne End Green. These letters make the following 
observations: 
 

 Despite five-months passing a formal grant of planning permission has yet to be made for this 
application 

 Earlier this year (January 2019) the Council published an interim housing supply position 
statement which confirms a five-year supply. This is a material change in circumstances and it 
would be contrary to the Council’s statutory duty to make a formal grant of permission for this 
application without reconsidering the planning merits. 

 concern is raised over factors they claim were omitted or misrepresented in the Officer Report 
that was submitted to the Planning Committee, these are set out as:- 
o The report did not refer to the housing supply as set out in the emerging Local Plan 

instead it relied upon aged data. 
o The report gave significant weight to the lack of a five year supply of housing and 

subsequently applied a ‘presumption in favour of sustainable development’ with reference 
to NPPF (2018) policy 11 bullet d). 

o The report, while acknowledging footnote 6, draws the wrong conclusions when 
considering its trigger and the EA objection was contingent on their advice concerning the 
Sequential Test 

o The report does not take into account the March 2018 report forecast for the five-year 
housing supply which was validated in the January 2019 Interim report and disagrees with 
the position set out in the case officer report. 

o the Council had testified in the new local plan Public Hearings, and submitted a Topic 
Paper and Matter Statements to the Inspector (all at a date prior to the Officer Report) that 
it is able to demonstrate a five-year supply in every period from 2018 through to the end of 
the plan period in 2033; 

o the case officer should have taken into account the information provided to him by the 
objectors to the scheme about windfall sites in the area that were completed, under 
construction or with planning permission but not yet started but capable of development 

 
Provision 
Type 

Flats Houses 

1 Bed 2 Bed 3+ Bed 1 Bed 2 Bed 3 Bed 4+ Bed 

Primary £403 £1,298 £2,640 £1,715 £3,296 £5,787 £6,965 

Page 147



that were not included in the 2018 monitoring report or the five-year supply position 
statement. 

o The officer should not have placed significant weight upon the delivery of 150 houses at 
Slate Meadow without having undertaken a sequential test to see if those houses could 
have been delivered somewhere with less risk of flooding. 

o The officer should have made the Planning Committee aware that the lack of a sequential 
test should be a matter of concern and that the council had failed to establish if the 
sequential test has been passed. 

o The officer should not have proposed a mitigation approach to dealing with the sequential 
test as this is contrary to the NPPF, policy DM17, the ‘Watermead’ case and EA advice. 

 Why did the developers not submit a different plan if they wanted to show that none of the 
dwellings would be in the potential areas of flood as suggested by the case officer 

 The site is in the flood plain and therefore new houses will have great difficulty with insurance. 

 The Planning Committee were perhaps misled by the Officer Report, potentially in an unlawful 
manner. 

 The Officer Report made no mention (or other inferences) of an intention to depart from 
national policy, and neither was such departure raised by the lead Planning Officer at the 
Planning Committee meeting when considering the outline application 

 A Planning Performance Agreement (PPA) between Wycombe District Council and Avant 
Homes and Croudace Homes provided the timetable for legal obligations to be agreed “in full 
(without prejudice) ahead of any determination by Planning Committee to allow a permission to 
be issued in a timely manner”. All parties committed to the PPA in October 2015 yet all parties 
failed to secure the legal obligations ahead of the Planning Committee meeting in August 2018 
and a further 6-months have passed since the Planning Committee 'in principle' decision. This 
amounts to over 3-years in which to agree legal obligations for this site. 

 There was limited time to check the officer report prior to planning committee. 

 The decision in Hallam Land v. SSCLG [2018] EWCA Civ 1808 suggest that the case officer 
applied too much weight to the delivery of houses on this site. 
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New Local Plan Consultation responses on Draft policy BE1 – Slate Meadow  

Environment Agency have incorrectly identified that SFRA level 2 is based on out of date evidence. A detailed 

modelling report was prepared in July 2016 (Slate Meadow, Bourne End: River Wye - Hydrology and Hydraulic 

Modelling Report) and the Environment Agency Modelling Team confirmed that the HR Wallingford modelling 

“has been deemed acceptable”.  

Residents advocated the use of brownfield land instead.  

n the settlements of Bourne 

End and Wooburn Town, and suggested the deletion of the site as an allocation or a reduction in the number of 

dwellings to 75 homes.  

left up to the 

developer, and development should not be taking place on a floodplain, citing extensive flooding events in 

recent years.  

roads are already congested, that there is not enough parking, and that schools and healthcare provision is 

oversubscribed.  

level and risks the safety of young children. A sole exit at Stratford Drive serving Slate Meadow is felt to not be 

sufficient. Some residents suggest that the scale of development should be reduced to match the capacity of 

transport and the road infrastructure.  

ved the site is not large enough for 150 homes, suggesting the development capacity is limited 

due to village green on part of site.  

ith the rest of the 

settlement. 

Residents believed more affordable housing should be provided for local people rather than large executive 

homes  

undeveloped break between Bourne End and Wooburn.  

 

than its current location.  

t public transport links should be established between the site and Bourne End village 

centre.  

 

Education and Skills Funding Agency supported the safeguarding of land for schools  

Thames Water noted that water and wastewater network capacity may need local upgrades.  

Scottish & Southern Electric confirmed the area is not currently covered by existing infrastructure.  

Highways England would expect to see an assessment on the strategic road network  
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Bucks County Council supported the approach for provision of primary education. Development of the site 

should also provide financial contributions to the new bridleway along with providing a connection.  

Environment Agency suggested that the policy should say make the most of Wye setting / the Wye is an 

asset and the river itself should be enhanced as well as its buffer / corridor.  

 

Page 184



Our Ref: THM_25369

Please note:

https://www.gov.uk/government/publications/pre-planning-application-enquiry-

form-preliminary-opinion

Ordnance Survey 1:25k colour raster base mapping;

Flood Zone 2 and Flood Zone 3;

Relevant model node locations and unique identifiers (for cross referencing to the water 

levels, depths and flows table);

A table showing:

Model extents showing defended scenarios;

FRA site boundary (where a suitable GIS layer is supplied);

Flood defence locations (where available/relevant) and unique identifiers; (supplied 

separately)

iv) Local flood history data (where available/relevant).

This information is based on that currently available as of the date of this letter.  

You may feel it is appropriate to contact our office at regular intervals, to check 

whether any amendments/ improvements have been made. Should you re-

contact us after a period of time, please quote the above reference in order to 

help us deal with your query.

This letter is not a Flood Risk Assessment. The information supplied can be 

used to form part of your Flood Risk Assessment. Further advice and guidance 

regarding Flood Risk Assessments can be found on our website at:

If you would like advice from us regarding your development proposals you can 

complete our pre application enquiry form which can be found at: 

Flood Map areas benefiting from defences (where available/relevant);

https://www.gov.uk/guidance/flood-risk-assessment-local-planning-authorities

ii) Flood defence locations unique identifiers and attributes; (supplied seperately)

iii) Historic flood events outlines unique identifiers and attributes; and

Statutory (Sealed) Main River (where available within map extents);

i) Model node X/Y coordinate locations, unique identifiers, and levels and flows for 

defended  scenarios.

If you will be carrying out computer modelling as part of your Flood Risk 

Assessment, please request our guidance which sets out the requirements and 

best practice for computer river modelling.

This information is provided subject to the enclosed notice which you should 

read.

ii) "all applications with a site area greater than 1 ha" in Flood Zone 2.

Product 4 (Detailed Flood Risk) for

Product 4 includes the following information:

Flood Map flood storage areas (where available/relevant);

Historic flood events outlines (where available/relevant, not the Historic Flood Map) and 

unique identifiers;

Product 4 is designed for developers where Flood Risk Standing Advice FRA (Flood Risk Assessment) Guidance Note 3 Applies. This is:

i)  "all applications in Flood Zone 3, other than non-domestic extensions less than 250 sq metres; and all domestic extensions", and

Slate Meadow, Bourne End

Red Kite House, Howbery Park, Wallingford, Oxon OX10 8BD

Customer services line: 08708 506 506

Email: WTenquiries@environment-agency.gov.uk www.environment-agency.gov.uk
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Flood Map for Planning centred on Slate Meadow, Bourne End
Created on 09/05/2019   REF:  THM_25369

Flooding from rivers or sea without 
defences (Flood Zone 3)  shows the area that
could be affected by flooding:
- from the sea with a 1 in 200 or greater
chance of happening each year
- or from a river with a 1 in 100 or greater
chance of happening each year.
The Extent of an extreme flood (Flood Zone 2)
shows the extent of an extreme flood from rivers 
or the sea with up to a 1 in 1000 chance of 
occurring each year.

Legend
Main River
Flooding from rivers or sea (FZ3)
Extent of extreme flood (FZ2)

0 0.25 0.5
Kilometres
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Defence information THM_25369

Defence Location:     No defences on Main River

Description:     This location is not currently protected by any formal defences and we do not currently have any flood alleviation 

works planned for the area. However we continue to maintain certain watercourses and the schedule of these can 

be found on our internet pages. 

© Environment Agency 2013
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Model information THM_25369

Model:     Wye (including Hughenden Stream) 2018

Description:     The information provided is taken from the River Wye and Hughenden Stream modelling study in May 2018. The 

study was carried out using Flood Modeller ESTRY-TUFLOW software. This data supersedes the 2002 model. 

Model design runs and Mapped Outputs:

• 1 in 5 / 20% AEP

• 1 in 20 / 5% AEP

• 1 in 30 / 3.3% AEP

• 1 in 75 / 1.33% AEP

• 1 in 100 / 1% AEP

• 1 in 100+15% / 1% AEP with 15% AEP climate change allowance

• 1 in 100+25% / 1% AEP with 25% AEP climate change allowance

• 1 in 100+35% / 1% AEP with 35% AEP climate change allowance

• 1 in 100+70% / 1% AEP with 70% AEP climate change allowance

• 1 in 1000 / 0.1% AEP

© Environment Agency 2013
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Contact Us: National Customer Contact Centre, PO Box 544, Rotherham, S60 1BY. Tel: 03708 506 506 (Mon-Fri 8-6). Email: enquiries@environment-agency.gov.uk
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FRA Map centred on Slate Meadow, Bourne End
Created on 09/05/2019   REF:  THM_25369

AEP = Annual Exceedance Probability
The probability of a flood of a particular
magnitude, or greater, occuring in any
given year
Where available climate change extents 
have been calculated with an additional 
flow added to an AEP event. An example 
of how this is written is 1%+20% AEP.  

Legend
!( Wye Model Node Data

Main River
20% AEP Flood Outline
5% AEP Flood Outline
1% AEP Flood Outline
1%+25% CC AEP Flood Outline
1%+35% CC AEP Flood Outline
1%+70% CC AEP Flood Outline
0.1% AEP Flood Outline

0 0.25 0.5
Kilometres

061_00_2018_001_WY1035U

061_00_2018_001_WY1033

061_00_2018_001_WY1032

061_00_2018_001_WY1031061_00_2018_001_WY1030

061_00_2018_001_WY1029
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Modelled in-channel flood flows and levels

The modelled flood levels and flows for the closest most appropriate model node points for your site that are within the river channel are provided below:

Node label Model Easting Northing 20% AEP 5% AEP 1% AEP
1% AEP (+25% 

increase in flows)

1% AEP (+35% 

increase in flows)

1% AEP (+70% 

increase in flows)
0.1% AEP

061_00_2018_001_WY1035U Wye (including Hughenden Stream) 2018 490723 187584 31.84 31.93 32.05 32.10 32.11 32.19 32.08

061_00_2018_001_WY1033 Wye (including Hughenden Stream) 2018 490597 187494 31.52 31.62 31.73 31.78 31.79 31.85 31.75

061_00_2018_001_WY1032 Wye (including Hughenden Stream) 2018 490516 187440 31.39 31.50 31.61 31.65 31.66 31.72 31.63

061_00_2018_001_WY1031 Wye (including Hughenden Stream) 2018 490441 187398 31.35 31.45 31.56 31.60 31.61 31.66 31.58

061_00_2018_001_WY1030 Wye (including Hughenden Stream) 2018 490338 187355 31.31 31.41 31.51 31.54 31.55 31.59 31.53

061_00_2018_001_WY1029 Wye (including Hughenden Stream) 2018 490269 187358 31.05 31.15 31.24 31.28 31.29 31.33 31.25

Node label Model Easting Northing 20% AEP 5% AEP 1% AEP
1% AEP (+25% 

increase in flows)

1% AEP (+35% 

increase in flows)

1% AEP (+70% 

increase in flows)
0.1% AEP

061_00_2018_001_WY1035U Wye (including Hughenden Stream) 2018 490723 187584 3.70 4.79 6.18 6.90 7.03 8.15 6.53

061_00_2018_001_WY1033 Wye (including Hughenden Stream) 2018 490597 187494 3.70 4.79 6.18 6.90 7.03 8.15 6.53

061_00_2018_001_WY1032 Wye (including Hughenden Stream) 2018 490516 187440 3.70 4.79 6.18 6.90 7.03 8.15 6.53

061_00_2018_001_WY1031 Wye (including Hughenden Stream) 2018 490441 187398 3.70 4.79 6.18 6.90 7.03 8.15 6.53

061_00_2018_001_WY1030 Wye (including Hughenden Stream) 2018 490338 187355 3.70 4.79 6.18 6.90 7.03 8.15 6.53

061_00_2018_001_WY1029 Wye (including Hughenden Stream) 2018 490269 187358 3.70 4.79 5.99 6.44 6.54 7.27 6.24

Note:

For further advice on the new allowances please visit

Flood Levels (mAOD)

Flood Flows (m3/s)

THM_25369

Due to changes in guidance on the allowances for climate change, the 20% increase in river flows should no longer to be used for development design 

purposes. The data included in this Product can be used for interpolation of levels as part of an intermediate level assessment. 

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances 

© Environment Agency 2013
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Historic Flood Map centred on Slate Meadow, Bourne End
Created on 09/05/2019   REF:  THM_25369

Legend
Main River
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1981

0 0.25 0.5
Kilometres

P
age 191



Historic flood data THM_25369

Our records show that the area of your site has been affected by flooding.

Information on the floods that have affected your site is provided in the table below:

Flood Event Code Flood Event Name Start Date End Date
Source of 

Flooding
Cause of Flooding

EA0619811200005 06DecemberWinter1981 01/01/1981 12/12/1981 main river channel capacity exceeded (no raised defences)

Please note the Environment Agency maps flooding to land not individual properties. Floodplain extents are an indication of the geographical 

extent of a historic flood. They do not provide information regarding levels of individual properties, nor do they imply that a property has 

flooded internally.

Start and End Dates shown above may represent a wider range where the exact dates are not available.

© Environment Agency 2013
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Children Services 
 
Executive Director 
Tolis Vouyioukas 
 

Buckinghamshire County Council 

County Hall, Walton Street 
Aylesbury, Buckinghamshire HP20 1UA 

 
Telephone 0845 3708090 

www.buckscc.gov.uk 
 

Mr Charles Power 
Wycombe District Council  
 

DATE 
 

 
 
Dear Charles, 
 
Re: 18/05597/OUT – Slate Meadow Stratford Drive Wooburn Green   
 
I have considered the details of the above application for 150 dwellings and I can confirm that 
we would require a financial contribution to provide additional primary school facilities arising 
from the above development in accordance with BCC’s adopted S106 policy.   
 
Primary schools across the area are currently at capacity with projections indicating a need for 
additional capacity.  I have included the education infrastructure costs per dwelling type to 
allow an assessment to be made of the scale of contributions which would be required on the 
scheme.   

 
If you need any further clarification please do not hesitate to contact me. 
 
Yours sincerely, 
 
 

 

 
 
Stephen Chainani (School Place Planning Commissioning Partner) 
 

      

        

          

 

 

Provision 

Type 

Flats Houses 

1 Bed 2 Bed 3+ Bed 1 Bed 2 Bed 3 Bed 4+ Bed 

Primary £403 £1,298 £2,640 £1,715 £3,296 £5,787 £6,965 

Contact: Stephen Chainani 
Telephone: 01296 383863 
Email: schainani@buckscc.gov.uk 
Date:  11 May 2018 
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Contact: Sarah Armstrong 
 

DDI No. 01494 421916 

App No : 18/07842/FUL App Type: Full Application 
 

Application for : Change of use of existing equine centre (Class D2) to a school (Class 
D1) including demolition of existing offices and stables and construction 
of secondary school building with attached glazed link to converted 
buildings to form a primary school/admin building and 
assembly/gymnasium, construction of outdoor astroturf sports pitch, 
alterations to existing access to provide access to the school and 
adjacent paddock and associated parking, landscaping, lighting and 
fencing 
 

At Chequers End Equestrian Centre, Chequers Lane, Cadmore End, 
Buckinghamshire, HP14 3PQ 
 

Date Received : 
 
Target date for 
Decision 

14/11/18 
 
13/02/19 

Applicant : Mr David Parsons 
 

 

1. Summary 

1.1. This is a site in the countryside beyond the Green Belt which currently contains an 
equestrian yard and school.  It is also located within the Chilterns Area of Outstanding 
Natural Beauty. 

1.2. The site has been sold to the applicant, Ealing Educational Resources Trust, who are 
seeking planning permission for the change of use of the site to a private primary and 
secondary school.  The intention is to relocate existing schools at this site. 

1.3. The development involves the re-use of the some of the existing farm buildings but also 
the demolition of other buildings and then the subsequent redevelopment of new 
buildings. 

1.4. The site is in a countryside location outside of the Green Belt where development is 
generally not sustainable however some new development can contribute positively to 
the vitality and sustainability of rural communities.  The change of use and 
redevelopment of this site does not meet the criteria to be considered appropriate for this 
location.  It is contrary to both existing and emerging policies. 

1.5. The redevelopment of the site would have an adverse impact on the landscape character 
which would neither conserve nor enhance the AONB landscape. 

1.6. The evidence submitted has failed to adequately demonstrate that the site would not 
have an adverse impact upon protected species.  

1.7. The information that has been submitted by the applicant is insufficient to determine the 
impact caused by the change of use and creation of a number of noise sources 
(playgrounds and sports pitch).  A scheme is required that demonstrates that the use 
would not adversely affect the amenity of nearby noise sensitive areas. 
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1.8. The Highway Authority has also recommended a reason for refusal based on the remote 
location and the lack of sustainable transport choices. 

1.9. The application is recommended for refusal. 

2. The Application 

2.1. The application site is a long standing equestrian site.  According to information supplied 
for application 11/07173/FUL the site is used for the training and schooling of horses and 
their riders.  The Design and Access statement refers to dressage being the principal 
equestrian use.  

2.2. The owners of the site have retired and sold the land and buildings to the current 
applicant.  The applicant, Ealing Educational Resources Trust, seeks a change of use of 
the site to establish a primary and secondary school. 

2.3. The site is an existing equestrian school which contains a number of buildings used in 
connection with that use.  The yard contains: 

a) large indoor sand school, 
b) stables,  
c) a series of linked barns constructed in corrugated metal, two of which are open 

fronted and contain a small portacabin; the use of these barns appears to be 
storage in connection with the equestrian use. They are to be removed and 
replaced by a new secondary school building which also will incorporate some of 
the land housing d) below 

d) “L” shaped corrugated metal barn, part of which is open fronted and the rear part 
is used as stables.  To be removed and replaced with the secondary school 
building. 

e) a horse walker.  To be removed. 
f) 3 linked brick constructed buildings of varying heights.  To be re-used for the 

primary school and administration. 
g) Singe storey brick building with an adjacent open front and rear covered area 

adjacent to the three brick buildings.  This was used as an office (Subject to prior 
notification application to allow change of use to residential).  This is in a 
dilapidated state with vegetation growing through the roof and does not appear to 
have been converted to residential use. 

h) Planning permission exists for a manège measuring 60m by 33m – not 
implemented. 
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The proposal is for a change of use from an equestrian centre to a private school (Brethren Christian 
School). This will be both a primary and secondary school for 275 pupils initially reducing to 250 in due 
course. 
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2.4. The table below identifies the existing buildings and structures and then indicates the 
intention for those buildings in the proposed development.  The proposal seeks to re-use 
two buildings, one new secondary school building, four buildings will be demolished and 
the hard standing areas will accommodate parking and two play areas.  As Astroturf will 
be sited in the location of the proposed manège. 

 Existing  GEA 
m2 

Proposed GEA 
m2 

A Sand school building 
measuring 41.5m by 20m 

830 Re-used for assembly/gymnasium.  
The building to be reclad and 
roofed and the area inside sub-
divided to provide flexible internal 
space.  Creation of store room and 
plant room at first floor. 

830 

B Stables 201 Removed and area to be used for 
car parking for mini buses.  Area 
extended into adjoining field to 
accommodate parking area of 16m 
by 37m. 

592 

C Linked barns 26.5m by 
23m 

610 Removed.  Replaced with new 
development to provide secondary 
school building (39m by 22m). 

858 

D “L” shaped barn 19m by 
10m and 6m by 6m 

226 Removed.  As above.   

E  Horse walker  Removed.  Replaced by a parking 
area 

 

F 3 link brick buildings 
includes first floor space 

775 Reused as primary school and 
administration. 

775 

G Single storey office building 105 Removed. Replaced by secondary 
play area 

 

H Area proposed for manège 
60m by 33m not 
implemented 

198 Secondary all weather Astroturf 
pitch with 3m mesh fencing, 35m by 
49m 

172 

I   New glazed two storey link between 
assembly building, secondary 
school and primary school 

94 

J Hard standing areas  To be used for play areas and car 
parking. 

 

GEA – Gross External Area 
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2.5. The plan below shows the layout of the proposed school. 

 

2.6. The application is accompanied by: 

a) Planning Statement 
b) Design and Access Statement 
c) Transport Statement and Travel Plan 
d) Building Condition Report 
e) Landscape and Visual Impact Assessment Report 
f) Arboricultural Report and Survey 
g) Economic Benefits Report 
h) Oise Impact Assessment 
i) Statement of Community Involvement 
j) Flood Risk Assessment 
k) Preliminary Ecological Appraisal 
l) Sustainable Drainage Strategy 

2.7. Statement of Community Involvement. The applicant has carried out a community 
consultation exercise which has included issuing a brochure and holding two consultation 
events during October 2018.  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.   

3. Working with the applicant/agent 

3.1. In accordance with paragraph 38 of the NPPF2 Wycombe District Council (WDC) 
approach decision-taking in a positive and creative way taking a proactive approach to 
development proposals focused on solutions and work proactively with applicants to 
secure developments.  WDC work with the applicants/agents in a positive and proactive 
manner by offering a pre-application advice service, and as appropriate updating 
applications/agents of any issues that may arise in the processing of their application.  

3.2. In this instance 
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 A large volume of objections have been received and also third party evidence 
submitted.  The applicant has been given the opportunity to respond to all the 
additional information submitted and to provide rebuttal evidence throughout the 
planning application process. 

 The application was considered by the Planning Committee.  The applicant was 
advised that if it was to be recommended for refusal there would be no opportunity to 
speak directly to the committee members.  They, therefore, contacted members 
directly with supporting information. 

4. Relevant Planning History 

4.1. Planning history 

Reference Description  

WR/207/63 Erection of steel framed covered yard for use 
as indoor riding school. 

11.03.1963 

91/05132/FUL Change of use of set aside land to golf 
course and erection of associated buildings 
and car parking 

Refused 
17.04.1991 

91/05429/FUL Change of use of set aside land to golf 
course and erection of associated buildings 
and car parking 

Refused 
16.10.1991 

Appeal 
dismissed 

16/07750/PNP30 Prior notification application (Part 3, Class O) 
for change of use of existing building falling 
within Class B1(a) (offices) to Class C3 
(dwellinghouses) to create 1 x 1 bed 
residential unit. 

Used as an estate office since 1992.  In use 
in 2011 in association with the equestrian 
business and other business interests of the 
owners.  In 2011 the Prior Notification report 
states that the level of activity on the site is 
no greater than many agricultural 
undertakings and unlikely to give rise to 
undue disturbance either day or night. 

(Development must be completed within 
three years of prior notification).  The 
conversion of office to residential has not 
occurred. 

Details not 
required to be 
submitted 
06.12.2016 

17/06357/FUL Erection of first floor extension to existing 
dwelling and erection of attached garage, 
increase in residential amenity area following 
demolition of adjacent barn in B8 use. 

This allowed for the office conversion to 

11.08.2017 
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residential to be extended with a first floor.  
This was facilitated by the loss of the 
adjacent two storey building in storage use.  
The existing floorplan submitted with the 
application would indicate that the residential 
use had not commenced.  

The description of development proposed by 
the applicant is not accurate.  The dwelling 
was not existing and the adjacent barn was 
used for storage as part of the equestrian 
use of the site.  It would not have been 
considered to be a B8 use.  

Conversion of the office to residential has not 
occurred consequently the extension has not 
been implemented.  

17/07529/FUL Formation and construction of manege. 

Increase in width over the previous 
applications.  Case officer report notes that 
the manege is considered to be a normal 
countryside form of development where 
horses are kept for riding/eventing at an 
equestrian business.  The manege would not 
be introducing a new countryside pursuit for 
this rural location. 

20.11.2017 

5. Issues and Policy considerations 

Principle and Location of Development 

ALP: C7 and C8 (Re-use and Adaptation of Buildings in the Countryside), C10 (Development in 
the Countryside Beyond the Green Belt) 
CSDPD:  CS1 (Overarching principles - sustainable development), CS2 (Main principles for 
location of development),  
DSA: DM1 (Presumption in favour of sustainable development 
New Local Plan (Publication Version): CP1 (Sustainable Development), CP3 (Settlement 
Strategy), DM33 (Managing Carbon Emissions, Transport and Energy Generation) DM44 – 
Development in the Countryside outside of the Green Belt, DM45 – Conversion of Existing 
Buildings in the Green Belt and other Rural Areas. 

Development Plan Framework 

5.1. For the purposes of considering this application the relevant parts of the Development 
Plan are the Wycombe Development Framework Core Strategy (July 2008), the 
Wycombe District Local Plan (January 2004) and the Delivery and Site Allocations Plan 
(July 2013). 

5.2. The New Local Plan Submission Version – March 2018. The emerging policies of the 
New Local Plan should be given some weight in any planning decisions as a material 
consideration. 
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5.3. On 13th February 2019 the public consultation on the Proposed Main Modifications to the 
Wycombe District Local Plan as part of the local plan examination commenced.  The 
Proposed Main Modifications are changes to the Plan that the Inspector considers may 
be necessary to make the plan sound.  The consultation period has now closed.  The 
Council is currently awaiting the Inspector’s Report. 

5.4. The Proposed Modifications do not alter the content of this planning application report 
but reference has been made to some of the policies in the relevant section within the 
report. 

Principle of Development 

5.5. The site is within the countryside beyond the Green Belt and is also within the Chilterns 
Area of Outstanding Natural Beauty. 

5.6. The site is in equestrian use; the agricultural use has ceased.  The yard area contains a 
number of buildings either in equestrian use or an associated use i.e. office.  The 
planning history has established that prior approval is not required for the office building 
to change to residential use.  Also there is an extant planning permission for a first floor 
extension to the office building for residential purposes.  There is also extant permission 
for an outdoor manège. 

5.7. The yard area is previously developed land and would be considered a brownfield site. 

5.8. The Adopted Plan policies C7 and C8 provide the framework for consideration of this 
proposal.  It is possible to re-use and adapt buildings within the countryside subject to 
detailed criteria.  However Policy C8 is clear that additional buildings to facilitate the re-
use of rural buildings will not be permitted.   

5.9. Policy C10 is a general policy for development in this part of the countryside.  The policy 
is one of restraint.  It seeks to ensure that only uses appropriate to a rural area will be 
acceptable and other development resisted. 

5.10. These policies are more restrictive than the planning policies in the NPPF 2019 that 
support a prosperous rural economy.  This means that the weight to be given to these 
policies has to be limited. 

5.11. In the emerging Local Plan policy DM44 – development in the countryside outside of the 
Green Belt and DM45 – Conversion of Existing Buildings in the Green Belt and other 
Rural Areas are relevant. 

5.12. Both these policies have been the subject of minor modifications and consultation.  The 
changes proposed relate to matters of clarification and do not go to the heart of the 
policies.  It is for the decision maker to determine the weight to be given to emerging 
policies in light of objections received and the stage in the process that the policies have 
reached.  On this basis it is considered that both policies can be given moderate weight. 

5.13. Policy DM44 allows for the re-development of previously developed land, provided this 
respects the rural character of the surroundings. 

5.14. Policy DM45 allows for the re-use of rural buildings as long as they are sound and 
permanent construction and suitable for the proposed use, they have not been erected in 
the preceding 10 years and the use will support the vitality and sustainability of the local 
rural community. 
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Development in the Countryside 

Acceptable development in the Countryside beyond the Green Belt 

5.15. The adopted policy framework (Policy C10) seeks to restrict development other than 
rural uses which need to be within the countryside.  The policy establishes criteria in 
which planning permission would be considered acceptable.  While the applicant 
considers that the school should be treated as a local community facility which cannot be 
located elsewhere this view is not shared by officers for the following reason.   

5.16. At Appendix A of the planning statement there is a schedule of alternative sites that have 
been considered by the applicant.  The conclusion of the report is that there are no 
reasonably available alternative sites.  The suitability of Cadmore End is based on its 
central location to the widely dispersed communities served by the new school. The 
communities include Brackley, Wallingford, Dunstable, Hemel Hempstead, Stoke Poges 
and Reading.   

5.17. The school is intended to be an independent faith school.  In the view of the education 
authority the new school would not impact upon local schools because many children 
may already be educated outside the mainstream system (the expectation is that the 
schools community will come from outside the area).  On this evidence the new proposal 
cannot be considered to be a local community facility as it will not serve the local 
community. 

5.18. The applicant has also submitted evidence to justify school being located in the 
countryside.  The intention is to demonstrate that the school is a form of development 
that would be appropriate to a rural area and therefore consistent with policy C10.  The 
main arguments in favour of an independent school development being in the 
countryside are: 

 Competition for land with other land uses being higher priority e.g. housing, 
employment land 

 New housing development land allocated for local authority schools but not 
independent schools 

 Cost of land too high  

 Close to nature providing a healthy environment 

5.19. The reasons identified amount to economic reasons and do not justify why an 
independent school needs to be located within a countryside location. 

5.20. The proposal is not considered consistent with policy C10 of the adopted plan. 

Reuse and Adaptation of Existing Buildings 

5.21. While the proposal does include some re-use of existing buildings, it also requires 
replacement buildings which is not compatible with the relevant development policies.  
Furthermore the policy for re-use requires that the nature and scale of the new activity 
would not detract from the rural amenities of the area and would be compatible with 
surrounding uses having regard to any designated areas (e.g AONB).  The impact upon 
the AONB will be considered in more detail later in the report:  there are some significant 
concerns regarding the impact upon the AONB. 

5.22. The proposal is not consistent with policies C7 and C8 of the adopted plan. 
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Development in the Countryside outside of the Green Belt – emerging policy 

5.23. In terms of the emerging policies DM44 allows for the redevelopment of previously 
developed land, provided this respects the rural character of the surroundings.  The 
principle of development may be acceptable.  The impact of the proposal will be 
considered in terms of the impact upon the rural and landscape character.  An important 
aspect is whether the new development is located where it is capable of contributing to 
sustainable development. 

5.24. DM45 considers the conversion of existing buildings.  Evidence has been presented to 
demonstrate that the buildings to be retained are capable of conversion.  The buildings 
have been existence for more than 10 years.  However the proposed use is required to 
support the vitality of the local rural community, the rural economy or local services. 

5.25. It has already been established that the school will not provide a local facility given the 
nature and geographical spread of the pupils who will attend the school.  There is little 
evidence that it will have any relationship with the local community. While it will have an 
impact on the local economy this is limited because the schools are already established 
elsewhere, it is unlikely in the short to medium term, that it will provide significant 
employment opportunities for teachers and support staff.  The rural economic argument 
for the development is not compelling. 

5.26. The proposal is considered to fail to comply with DM45.  As previously developed land 
an opportunity exists for redevelopment of the site (Policy DM44) as long as it is 
compatible with the rural character of its surrounding.  The current proposal is not 
considered compatible.   

Employment issues 

CSDPD:  CS11 (Land for business)  
DSA: DM5 (Scattered business sites) 
New Local Plan (Publication Version): CP5 (Delivering Land for Business), DM28 (Employment 
Areas) 

5.27. The applicant suggests that the site constitutes a scattered business site because it is a 
full equestrian centre and there are buildings within the site which they categorise as 
independent business uses. 

5.28. While the site contains a building used as an office and a building for storage these were 
used ancillary to the main equestrian use.  There has been no evidence presented either 
currently or with previous applications that the business uses are not ancillary.   

5.29. The applicant, in presenting this argument, has put significant weight on the prior 
notification application which determined that details were not required to be submitted 
for a change of use of an existing building used as an office to residential.  However, the 
officer report noted that the office use was in association with the equestrian business 
and other business interests of the owners.  This evidence suggests that the office is, in 
fact, an ancillary use rather than a separate office use. 

5.30. In terms of the storage use (B8) the applicant is seeking to rely on the planning 
permission 17/06357/FUL.  The description of development was “Erection of first floor 
extension to existing dwelling and erection of attached garage, increase in residential 
amenity area following demolition of adjacent barn in B8 use.”  This description is not 
accurate because the change of use from office to residential had not occurred and 
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therefore there was no existing dwelling.  Also there was no evidence presented with the 
application to indicate that the storage use was not ancillary to the equestrian use.   

5.31. The current view of officer’s, notwithstanding the planning history, is that the primary use 
of the site is equestrian and the site would be considered as a D2 use.  The use class is 
defined as Assembly and Leisure and its main purpose is not employment.  The site is 
not a scattered business site and DM5 is not relevant to this assessment. 

Transport matters and parking 

ALP:  T2 (On – site parking and servicing), T4 (Pedestrian movement and provision), T5 and T6 
(Cycling), T7 (Public transport), T8 (Buses), T12 (Taxis), T13 (Traffic management and 
calming), T15 (park and ride), T16 (Green travel)  
CSDPD:  CS16 (Transport), CS21 (Contribution of development to community infrastructure)  
DSA:  DM2 (Transport requirements of development sites) 
New Local Plan (Publication Version): CP7 (Delivering the infrastructure to support growth), 
DM33 (Managing Carbon Emissions, Transport and Energy Generation) 

5.32. The Highway Authority have considered all the information that has been presented both 
in favour of the development and also evidence prepared by interested parties objecting 
to the proposal. 

5.33. The Highway Authority has considered the school’s likely impact upon highway safety 
and convenience of use. 

5.34. The school accesses onto a rural single track road and the highway authority has 
considered the comparative vehicles trip generation in some detail.  Evidence has been 
produced by the applicant and objectors have commissioned a transport consultant to 
report on highways issues. 

5.35. The Highway Authority has, however, conducted their own assessment based on TRICS 
(Trip Rate Information Computer System) database.  The highways consultation 
response is produced in full in the Appendix. 

5.36. In terms of site visibility at the site access, the Highway Authority believes that the 
minimum splays can be achieved. 

Sustainable Location 

5.37. The site is not considered to be in a sustainable location and does not allow sustainable 
transport choices.  The nearest bus service does not offer frequent or reliable services 
that would provide practical choices.  Also there are no footways to connect the site to 
these bus stops. 

5.38. The applicant, however, proposes a transport model which relies on pupils being brought 
to the site by minibus.  While this is recognised as a way of addressing the sustainability 
issue, it does not include teachers and other support staff.  There will have to be 
independent journeys to school.  There will also be times when pupils will be brought to 
the school separately i.e. when pupils have doctor/dentist appointments.   

5.39. Furthermore most schools hold events within their school premises such as meetings, 
parent’s evenings, sports days which necessitate additional journeys.  While the 
applicant states in additional evidence that will not be the case, evidence has been 
provided by an objector to demonstrate the alternative.  At another site (within the same 
group of schools) pupils were encouraged to arrive early to school to participate in 
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support sessions for exam revision.  It is therefore probable that events could take place 
at times which would require independent travel to school. 

5.40. Even if the applicant were able to demonstrate that they could manage to control most 
journeys to the school this could not be controlled by personal condition, as suggested 
by the applicant.  Government advice is that planning permission runs with the land and 
it is seldom desirable to provide otherwise.  In exceptional circumstances a personal 
permission can be considered however a permission personal to a company is 
inappropriate because its shares can be transferred to other persons without affecting 
the legal personality of the company. 

5.41. On this basis the Highways Authority originally recommended two reasons for refusal.  
The inadequacy of Chequers Lane to deal with the vehicular intensification of the site 
and the secondly the remoteness of the site. 

5.42. The applicant submitted a detailed response called the Transportation Rebuttal 
Statement to support their application following receipt of the Highways comments.  The 
Highway Authority had provided a further very detailed response addressing the matters 
raised.  This is produced in full in the Appendix. 

5.43. In conclusion, the Highway Authority maintain the objections and recommended reason 
for refusal. 

5.44. In response to these continuing highways objections the applicant submitted plans to 
demonstrate that Chequers Lane could accommodation the expected vehicular 
intensification with two passing places.  While further information would be required to 
address this issue the Highway Authority are satisfied that this reason for refusal can be 
addressed.  They maintain, however, a reason for refusal based on the remote location 
of the site. 

Raising the quality of place making and design 

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), Appendix 1 
CSDPD:  CS19 (Raising the quality of place shaping and design)  
DSA: DM11 (Green networks and infrastructure), DM16 (Open space in new development) 
Housing intensification SPD 
New Local Plan (Publication Version):CP9 (Sense of place), DM34 (Delivering Green 
Infrastructure and Biodiversity in Development), DM35 (Placemaking and Design Quality) 

Layout and Built Character 

5.45. The buildings are contained within the farmyard.  These consist of re-use of two existing 
buildings and the demolition of other buildings and the replacement with a secondary 
school building and a link building. 

5.46. The Primary School will occupy the existing retained brick buildings which currently form 
stores and grooms accommodation.  These will be refurbished including larch cladding, 
new roofing and new windows.  The changes to the building are considered acceptable. 

5.47. A new two storey link connects the different buildings together.  This has been designed 
as a glazed link.  While this is not agricultural in appearance it is contained within the site 
and unlikely to be visible from outside of the site. 
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5.48. The Secondary School building replaces existing barns.  The building occupies a similar 
footprint but with a more compact design.  See design below. 

 

5.49. The building is a similar height to the existing building and similar overall volume.  The 
building is a simple rectangular building and been designed to have a rural appearance.  
The building will be clad in larch which will be similar to the Primary School.  The design 
is considered acceptable. 

5.50. The existing indoor riding school will be reclad and roofed to form the Assembly Building.   
It will be used for school activities such as school assemblies, dining, drama and indoor 
sports.  The internal space will be broken up to facilitate these uses.  Again the design of 
the building retains a rural character and is considered acceptable. 

5.51. The eternal areas - the car parking is situated around the access to the site.  It is made 
up of mini bus parking (26 spaces) car parking spaces (24) for staff with some disabled 
parking.  The yard area has been extended into the adjacent field to accommodate the 
mini bus parking.  New planting is proposed around the new boundary line to try and 
minimise the visual impact because the site is quite visible from Marlow Road.  The site 
is likely to be more visible with the removal of the existing stable block which will open up 
views into the site.  However given the design it is likely that the built form will appear as 
rural buildings from a distance. 

5.52. The areas that are designated as primary play area and secondary play area are 
unfortunately located close to the nearest residential properties.  This is likely to lead to 
noise and activity close to these more sensitive boundaries. 

5.53. The astroturf pitch is located adjacent to the existing indoor riding school.  It should be 
noted that an outdoor manège has planning permission (unimplemented) in a similar 
location but extending into the open part of the site.  The sport pitch being located closer 
to the built form is likely to have less of an impact on the character of the area than the 
approved manège. 
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5.54. Although the design of the buildings on site are rural in character, the introduction of 
column lighting around the boundary of the site will have a negative impact upon the 
rural character.  This boundary that extends into the adjacent field will be visible from 
Marlow Road because the boundary along this road is relatively porous. While it is 
acknowledged that there is already lighting on the site, it is attached to existing buildings 
which are not comparable in height to the proposed columns. 

5.55. The applicant has sought to mitigate this change in character by proposing the new 
planting of hedging and trees.  This will take time to establish and it is likely that columns 
will still be visible because of their height. 

5.56. The other significant change to the rural character will be the introduction of a new field 
access gate.  This will create an opening of over 18 metres in width at the site entrance 
onto the lane.  This will fundamentally affect the rural character of this lane and is 
unacceptable. 

5.57. The new field access which allows access to the adjacent field, is 9 metres in width.  This 
is unnecessary for a simple field access but it may enable vehicular access into the field.  
It is possible that the adjacent field could be used intermittently as over spill parking.  
This would be permissible because the General Permitted Development Order allows for 
temporary use of land for up to 28 days in a calendar year.  This would be an unfortunate 
consequence of a planning permission but could be prevented by condition because the 
field is identified as within the applicant’s control.  

5.58. Information has been provided regarding the arboricultural implications however this 
information only provides a Tree Constraint Plan but no Tree Protection Plan. Additional 
information would be required.  An Arboricultural method statement is required to 
demonstrate the feasibility of the proposal.  The areas of concern are service runs for 
lighting, route of the acoustic fencing and site demolition including hard standing to be 
removed.  These could be required by condition. 

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 
New Local Plan (Publication Version): DM35 (Placemaking and Design Quality), DM40 (Internal 
space standards) 

5.59. Given the rural location there are no close relationships with neighbouring residential 
properties that would lead to loss of outlook or overlooking. 

5.60. The location of the play areas close to the nearby residential properties is likely to lead to 
increases in noise and disturbance but this will be considered more fully in the next 
section. 

Environmental issues 

ALP: G15 (Noise), G16 (Light pollution) 
CSDPD:  CS18 (Waste, natural resources and pollution)  
New Local Plan (Publication Version): CP7 (Delivering the infrastructure to support growth), 
DM20 (Matters to be determined in accordance with the NPPF) 

5.61. Concerns have been raised by the Control of Pollution team about contaminated land, 
environmental noise impacts from major roads, noise impact from the proposed 
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development, odour and noise from extraction equipment and air quality from additional 
vehicles movements affecting residents in the nearby Air Quality Management Area. 

5.62. The issues regarding contaminated land could be dealt with by a pre-start condition 
requiring investigation work to be undertaken. 

5.63. The noise impacts from major roads could be addressed by a noise mitigation scheme 
which would seek to ensure indoor noise levels met the minimum standards for the 
acoustics of school buildings (Building Bulletin 93). 

5.64. An objection has been raised regarding the impact of noise from the outdoor school play 
areas on neighbouring properties.  The information that has been submitted by the 
applicant is insufficient to adequately determine the impact caused by the change of use 
and inclusion of multiple noise sources from the 2 play grounds and the sports pitch.  
Additional information is required that demonstrates that the noise impact from the use of 
these two areas is fully detailed and that should be supported with a scheme that 
demonstrates that the use would not adversely affect the amenity of nearby noise 
sensitive areas. 

5.65. This is particularly relevant because the noise from the secondary playground area 
would be reflected from the adjacent school buildings which border the play area and this 
would need to be fully considered when devising a scheme of works to control noise from 
this source. 

5.66. A condition is required to submit details of air conditioning and associated air handling 
plant and extraction plant.  A condition to restrict hours of deliveries in the interests of 
residential amenity has also been recommended. 

5.67. The applicant has indicated that they are prepared to install some electric vehicle 
charging points which helps to address the concerns regarding air pollution. 

Flooding and drainage 

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

5.68. The site is within Flood Zone 1.  Given the size of the application site (1.2Ha) a Flood 
Risk Assessment has been submitted to support the application. The nature of the 
proposed use is “More Vulnerable” however given that: 

a) the built footprint of the development will be reduced,  
b) all built structures are in flood zone 1,  
c) the site is at very low risk of surface water flooding, and  
d) all mitigation measures for surface-water runoff and drainage are applied as 

proposed  

the form of development is acceptable assuming appropriate mitigation can be 
maintained for the life of the development. 

5.69. The Environment Agency has advised that the environmental risks relate to foul 
drainage/waste water. 
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5.70. A Drainage Strategy Document which describes the existing site and associated 
drainage infrastructure and seeks to identify a solution for the proposed surface and foul 
water drainage has been submitted with the application.  This was subsequently updated 
following initial comments from the Lead Local Flood Authority. (LLFA) 

5.71. The Strategy identifies: 

a) That there is not an increased risk of surface water flooding either on-site or off-site.   
b) There is no increase in the impermeable area of the site. 
c) The principal method of surface water discharge will be via infiltration to the ground – 

soakaway testing has been undertaken. 
d) Rainwater harvesting will be provided to reduce runoff with permeable paving utilised 

within car parking areas. 
e) Foul drainage will be infiltrated to the ground following treatment 

5.72. The Lead Local Flood Authority have raised no objection to the Strategy subject to 
conditions. 

Landscape and visual Impact  

ALP: L1 (Chilterns Area of Outstanding Natural Beauty), L2 (Areas of Attractive Landscape and 
Local Landscape Areas)   
CSDPD:  CS17 (Environmental Assets)  
New Local Plan (Publication Version):CP9 (Sense of place),DM30 (Chilterns Area of 
Outstanding Natural Beauty) DM32 (Landscape character and Settlement Patterns) 

5.73. The site is within the AONB.  The emerging policy requires a landscape character based 
approach to considering proposals.  Any development is required to conserve and where 
possible enhance, the natural beauty of the AONB.   

5.74. Development proposals which constitute “major development” (a term which is not 
defined in national or local planning policies) will only be permitted in exceptional 
circumstances.  Consultee and representations received have indicated that, in their 
opinion, the proposal should be considered major development. 

5.75. The proposal seeks a mixture of reuse and redevelopment of an existing brownfield site 
which contains a number of large buildings in non-agricultural use and horse related 
development.  The existing use of the site is an unrestricted equestrian centre which 
could be used quite intensively.  These are relevant factors when considering whether 
this proposal amounts to major development.   

5.76. It is the view of officer’s considering the unrestricted nature of the existing use, scale of 
buildings on site and the location of the proposed development mainly within the existing 
yard area, this development does not constitute major development. 

5.77. In the view of the landscape officer, the proposal would have a significant effect on the 
character of the landscape and on views from the surrounding lanes and footpaths. 

5.78. The landscape officer considers that the proposal is most likely to affect views from a 
number of identified viewpoints.  These are detailed in the Appendix. 

5.79. The supporting Landscape and Visual Impact Assessment does not consider the effect 
of increased lighting, traffic movements or noise levels on the character of the local 
landscape, or on views from the surrounding landscape.  The overall effects of the 
proposed development are likely to be more significant than the LVIA concludes. 
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5.80. The combination of increased lighting, traffic movements and noise (as detailed in the 
section on Environmental Issues) would have a significant adverse effect on the 
character of this relatively isolated, rural landscape. 

5.81. The creation of the double width access from Chequers Lane, in place of the current 
single width access, would be a visually intrusive and alien feature on this otherwise 
narrow, rural lane.  The width and formality of the proposed access, to the adjacent field, 
are beyond what would normally be expected for a simple field access.  The width of the 
access would allow access for vehicles and could potentially allow the field to serve as a 
temporary overspill car parking area.  Although a condition restricting the permitted 
development rights for this field could control this potential concern. 

5.82. The proposal is considered to be contrary to both emerging and adopted policies for the 
Chilterns AONB because it fails to conserve and enhance the AONB. 

Ecology 

CSDPD:  CS17 (Environmental assets) 
DSA:  DM13 (Conservation and enhancement of sites, habitats and species of biodiversity and 
geodiversity importance), DM14 (Biodiversity in development)   
New Local Plan (Publication Version): DM34 (Delivering Green Infrastructure and Biodiversity in 
Development) 

5.83. There is an objection on ecology grounds.  

5.84. Four ecological documents were submitted.  The interim bat survey only contains 2 of 
the 3 emergence/re-entry surveys required to be able to assess the likely 
presence/absence of bat roosts.  It is important that the final surveys are provided given 
the high level of bat activity recorded in the area. The findings of the surveys should 
inform the mitigation report.  This information would have to be submitted and assessed 
before a favourable decision could be reached. 

5.85. It is understood that the applicant has arranged for this survey work to be undertaken.  At 
the time of completing the report the applicant has just submitted additional information.  

5.86. However, until the survey work is complete and properly assessed the lack of information 
about the impact on a bats (a protected species) will amount to a reason for refusal.  This 
matter will be updated at the Planning Committee meeting. 

5.87. More information is also required on wider ecological mitigation and enhancement but 
this could be required by condition. 

5.88. At the current time the application is contrary to the relevant development plan policies. 

Community facilities 

CSDPD:  CS15 (Community facilities and built sports facilities)  
BCSNP: Policy 11 (Community Facilities) 
Community facilities SPD 
New Local Plan (Publication Version): DM29 (Community Facilities) 

5.89. The provision of a new school would be considered to be a community facility.  Sports 
England support the provision of new facilities but ask that consideration is given to the 
potential for community use of the sport’s facilities. 
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5.90. This is not proposed as part of the application and would be contrary to the travel plans 
being proposed by the school to limit vehicular movements.  To allow community use of 
the facilities would encourage additional vehicular movements to the site which is not in a 
sustainable location. 

Building sustainability 

CSDPD:  CS18 (Waste, natural resources and pollution) 
DSA: DM18 (Carbon reduction and water efficiency) 
New Local Plan (Submission Version): DM41 (Optional Technical Standards for Building 
Regulations Approval) 

5.91. 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 superseded in October 2016 by ministerial policy to transfer 
the issue to Building Regulations. It is only considered necessary to condition water 
efficiency. 

5.92. The design and access statement identifies a number of energy efficient features that will 
be incorporated into the design. 

Infrastructure and Developer Contributions 

CSDPD: CS21 (Contribution of development to community infrastructure) 
DSA:  DM19 (Infrastructure and delivery) 
BCSNP: Policy 13 (Connecting the Parish) 
New Local Plan (Submission Version): CP7 (Delivering the infrastructure to support growth) 
 

5.93. The development is a type of development where CIL would not be chargeable.   

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

Weighing and balancing of issues – overall assessment  

5.95. 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. 

5.96. 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. 

5.97. As set out above it is considered that the proposed development would conflict with a 
number of development plan policies.   
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5.98. There are a number of material considerations to be considered. 

5.99. The NPPF paragraph 94 supports a need for schools and requires that LPA’s should 
give great weight to the need to create, expand or alter schools through the preparation 
of plans and decisions on applications.  However, this has to be considered within the 
context that the site is in a rural location and will not provide local school places.   

5.100. The Education Authority have confirmed that they would not expect the school to have a 
significant impact on the intake of existing Buckinghamshire primary and secondary 
schools as the children are likely to be educated outside of the mainstream system and 
outside of the area.  This limits the weight that can be attributed. 

5.101. A school is considered to be a community facility and often brings benefits to local 
community’s through shared use of school and sports facilities.  However, this benefit is 
less likely because of the unsustainable location of the school.  Journeys to and from the 
school can only be undertaken by vehicles and would impact upon the sustainability 
pattern being promoted by the school.  The school, however, indicates that they do 
support local communities through charity events.  However, overall this is not 
considered to weigh significantly in favour of the development. 

5.102. The applicant has submitted evidence to identify the economic benefits that could arise 
through the development of the school.  The opportunities identified are: 

 Employment opportunities – 20 Full time equivalent staff.   However these are likely 
to be limited initially because the proposal represents the relocation of a number of 
existing schools where the staff may consider commuting to this location.  It is 
suggested that this will change in time with staff moving on or relocating locally.  
However this is a rural area in which house prices are quite high and housing stock 
limited.   

 The need for less specialised services such as cleaning, building and landscaping 
maintenance and purchasing of food and drink and other supplies.  However this has 
to be balanced by the fact that supplies and maintenance will all involve vehicle 
movements which will impact upon the sustainability travel patterns being promoted 
by the school.   

 During the construction period the school is likely to contribute to the local economy.   

 Regeneration opportunity.  The site has been purchased and the tenants have been 
given notice.  The consequence of not gaining planning permission is that the site 
will become derelict and an eyesore which will have a negative impact on the 
locality.  However this is a risk that the applicant has chosen to take and cannot be 
given weight in the decision making. 

5.103. There will be economic benefits arising from the development of a school however they 
are not as significant as the applicant would suggest.  

5.104. The main environmental benefit would be the regeneration of a countryside site which 
may become derelict without sufficient investment.  However this is given limited weight 
because the applicant took a calculated risk in purchasing the site without the benefit of 
pre-application advice or subject to planning permission.  There is no reason why they 
might not invest in the site to prevent it becoming derelict.  

5.105. The materials considerations do not outweigh the harm that arises because of conflict 
with a number of development plans policies. 

Other matters 
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Equalities Act Duties 

5.106. Local Planning Authorities, when making decisions of a strategic nature, must have due 
regard, through the Equalities Act, to reducing the inequalities which may result from 
socio-economic disadvantage. In this instance, it is not considered that this proposal 
would disadvantage any sector of society to a harmful extent. 

 

Recommendation:  Application Refused  
  
 
1 The site is within the countryside beyond the Green Belt where certain development maybe 

acceptable in accordance with policy C10 of the adopted Local Plan.  The applicant has failed 
to demonstrate that the proposed school should be considered a local community facility which 
cannot be provided elsewhere. 

  
 While the proposal involves the re-use and adaption of existing buildings in the countryside, it 

is a mixed development including demolition and new buildings.  The proposal fails to comply 
with the relevant policies 7 and 8 of the adopted Local Plan because additional buildings are 
specifically excluded by these policies. 

  
 The emerging policy for development in the countryside beyond the Green Belt allows for the 

redevelopment of previously developed land provided that this respects the rural and 
landscape character.  This site is within the Chilterns Area of Outstanding Natural Beauty and 
the proposal fails to conserve and enhance the natural beauty of this location and therefore is 
contrary to policy DM44 of the New Local Plan (Publication Version). 

  
 Policy DM45 of the New Local Plan (Publication Version) allows for the conversion of existing 

buildings and while the evidence indicates that they are more than 10 years old and are 
capable of conversion the evidence fails to adequately demonstrate that they would support 
the vitality of the local rural community, the rural economy or local services. 

 
 As such the proposal fails to comply with policies C7, C8 and C10 of the Wycombe District 

Local Plan to 2011 (As Saved and Extended (2007) and is also contrary to the emerging 
policies DM44 (Development in the Countryside outside of the Green Belt) and DM45 
(Conversion of Existing Buildings in the Green Belt and other Rural Areas) of the New Local 
Plan (Publication Version). 

 
2 The applicant has failed to provide sufficient evidence to adequately determine the impact 

caused by the change of use and inclusion of multiple noise sources from the two separate 
play grounds and the sports pitch.  Additional information is required to demonstrate that the 
noise impact from the use of these two areas is fully detailed and a scheme developed that 
demonstrates that the use would not adversely affect the amenity of nearby neighbours in 
noise sensitive areas.  Until such information is provided the proposal fails to comply with 
policy G15 (Noise Pollution) of the Adopted Local Plan, CS18 (Waste/Natural Resources and 
Pollution) of the Core Strategy 2008 and Policy DM20 (Matters to be Determined in 
Accordance with the National Planning Policy Framework) of the emerging New Local Plan 
(Publication Version). 

 
3 The site is within the Chilterns Area of Outstanding Natural Beauty and the supporting 

Landscape and Visual Impact Assessment fails to adequately consider the effect of increased 
lighting, traffic movements or noise levels on the character of the local landscape, or on views 
from the surrounding landscape.  These factors will have a significant adverse effect on the 
character of this relatively isolated, rural landscape.  
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 Furthermore the creation of the double width access from Chequers Lane would be visually 
intrusive and an alien feature on this otherwise narrow, rural lane.  The width and formality of 
the proposed access are not appropriate along this rural lane and would have a negative 
impact on its rural character. 

  
 The proposal fails to comply with L1 (Chilterns Area of Outstanding Natural Beauty) of the 

Wycombe District Local Plan to 2011, CS17 (Environmental Assets) of the Core Strategy 2008 
and emerging policy DM30 (Chilterns Area of Outstanding Natural Beauty) of the New Local 
Plan (Publication Version). 

 
4 The applicant has failed to submit sufficient ecological information to confidently assess the 

likely presence/absence of bat roosts.  Until adequate information is provided it is not possible 
to assess the impact on bats (a protected species) and to devise suitable mitigation measures.  
As such the proposal is contrary to policy DM14 (Biodiversity in development) of the Delivery 
and Site Allocations Plan 2013. 

 
5 The location of the site is such that it has only limited access by non-car modes of travel. The 

absence of adequate infrastructure and the sites remoteness from major built up areas is such 
that it is likely to be reliant on the use of the private car contrary to local and national transport 
policy. The development is contrary to the National Planning Policy Framework (February 
2019), Policy CS20 (Transport and Infrastructure) of the Wycombe Development Framework 
Core Strategy (adopted July 2008) and the Buckinghamshire County Council Highways 
Development Management Guidance document (adopted July 2018). 
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18/07842/FUL      

 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments 

 
Councillor I McEnnis There are genuine concerns regarding this application. Particularly to 
development in the AONB and traffic congestions. I would request that this application is determined 
by the Planning Committee. 
 

Councillor J E Teesdale   Due to significant local concern, I ask that this application should be 
considered at committee, with a site visit, if minded to permit. 
 
Parish/Town Council Comments/Internal and External Consultees 

 
Lane End Parish Council 
  
Arboriculture Spatial Planning   
Comments:  Arboricultural method statement is needed to demonstrate feasibility of proposal. 
Including - Location and installation of services/ utilities/ drainage. Methods of demolition within the 
root protection area. Details of construction within the RPA or that may impact on the retained trees. A 
full specification for the construction of any roads, parking areas and driveways, including details of 
the no-dig specification. A specification for protective fencing to safeguard trees during both demolition 
and construction phases. Details of relevant site activities e.g. site access, temporary parking, site 
office, storage of equipment, concrete mixing etc.) Also recommend arboricultural supervision and 
inspection by a suitably qualified tree specialist  
 
Additional comments:  Arboricultural Implications Assessment had been provided. However, there is 
no Tree Protection Plan (TPP) only the Tree Constraint Plan (TCP).  Noted the large Ash T9 should be 
removed for reasons of safety given the presence of a significant wood degrading fungus. There is 
another tree not referred to within the survey schedule or plotted on the TCP but is shown on the plan 
proposed site plan playgrounds and pitched located behind the Assembly / Gymnasium and the all-
weather astro pitches.   Also part of H3 is to be removed to create a second parallel access road to 
the adjoining fields. Areas of concern are service runs for lighting, route of the acoustic fencing and 
site demolition including hard standing to be removed.  The trees for the most part are off site however 
they are also important for screening and their contribution to the visual amenity from the public 
footpath  
  
Ecological Officer 
Comments:  Further bat surveys are required in May 2019, the application could not be determined 
favourably until these are received and the mitigation measures are updated to reflect them.  Four 
ecological documents have been submitted with the application;  

1. Preliminary Ecological Assessment (PEA),  
2. Preliminary bat roost assessment,  
3. Interim bat survey and  
4. Draft bat mitigation plan. 
 

On the subject of bats I have the following observations: the investigation of potential bat roosts only 
considered the buildings on site to be affected by the proposals but it neglected to consider trees. The 
proposals will see a large tree removed and this should have been assessed as part of the preliminary 
bat roost assessment.  The interim bat survey only contains two of the three emergence/re-entry 
surveys required to be able to assess the likely presence/absence of bat roosts and it needs to be 
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updated in May 2019. Therefore it is too early to be able to conclude what mitigation might be 
necessary. Considering the high level of bat activity recorded in the area, it is important that we have 
the final surveys and mitigation report before a decision is made.  There is a need for more information 
to be produced on wider ecological mitigation and enhancement, an outline of these measures have 
been set out in the PEA but it is necessary for details to be submitted showing how these are to be 
incorporated. These broader mitigation and enhancement measures can be submitted by condition. 
 
Submission of a letter from the applicant seeking a decision on the application before all bat surveys 
are fully completed. 
 
Comments: The high level of bat activity recorded indicates that bats are likely roosting on or near the 
site. 
Noctule bats were recorded during surveying, this species typically roost in trees, and yet the trees 
have not been investigated for their bat roost potential and no emergence/re-entry surveying of the 
trees has been undertaken. 
Therefore the further surveying which is required, must investigate as yet unexplored bat roosting 
potential, the findings of this may result in quite different requirements in line with the mitigation 
hierarchy and so it should not be done to simply tweak the mitigation. 
Until the nature of bat roosting on the site is properly understood, and it is clear that appropriate 
measures can be put in place, this application should not be determined favourably. 
  
Control Of Pollution Environmental Health 
1. Identified Environmental Services issues relevant to Planning: 

- Contaminated Land  

- Environmental noise impacts from major roads 

- Noise impact from proposed development 

- Odour and noise from extraction equipment  

- Air Quality from additional vehicle movements effecting the health of local residents in the nearby 

Air Quality Management Area. 

The application is supported by a Landmark Geo-Tech Report, which details the historical land uses 
and likely risk of contamination. Due to the current use (agricultural) further investigation shall be 
required to determine the actual level of contamination in the land and once this has been established 
a remediation scheme. The contamination report and remediation scheme shall need to be submitted, 
approved in writing by Wycombe District Council and fully implemented. 
 
There are significant environmental noise sources the Marlow Road (120m) and the M40 (240m) 
these can both have a significant impact on the proposed development. A scheme shall be required 
that complies with Building Bulletin 93 (BB93) minimum performance standards for the acoustics of 
school buildings. This shall need to be included in the design and positioning of noise sensitive areas 
of the school and complied with fully. 
 
There are no details submitted for any plant or associated equipment which may be a noise source 
originating from the development. This could include but may not be limited to air-conditioning units, 
extraction or air handling systems, public address systems, alarms, and noise directly associated with 
the provision of education. This should be included in the design and layout of the proposed 
development to ensure that there is minimal impact to any nearby noise sensitive areas. All 
consideration should be made to ensure that the best practicable means of sighting this equipment 
and attenuating any resulting unwelcome sound is made. There may be a requirement to use building 
structures or other natural barriers to achieve this. 
 
Consideration should be given to negative impacts on the air quality of the district and outlying areas. 
It would be beneficial for electric charging points to be included in this development to promote the 
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current Air Quality Action Plan and the underlying principles of the National Planning Policy 
Framework with regard to the improvement of air quality and its ongoing health impacts.  As with any 
development of this type it would help to promote the corporate and social responsibility of the school 
in the district 
 
The proposed development should look to comply with: 
- WHO Guidelines for community noise 
- Environmental Noise Directive: 2002/49/EC (Article 3)  
- National Planning Policy Framework (2018) para 8(c)178, 179, 180, 181, 182, 183 
- Noise Policy Statement for England (Observable Adverse Effect Levels) 
- Planning Policy Guidance  
- BS8233:2014, BS4142:2014 
- BB93 ) minimum performance standards for the acoustics of school buildings 
 
To overcome these concerns conditions would be required for: 

1. Contaminated land 
2. Remediation of Contamination 
3. Sound Insulation Traffic Noise 
4. Control of Noise from associated plant 
5. Ventilation, Extraction and Odour Control System 

 
Buckinghamshire County Council (Major SuDS) 
 
 Buckinghamshire County Council as Lead Local Flood Authority has reviewed the information 
provided in the Flood Risk Assessment (4148 FRA, October 2018, Ambiental) and Sustainable 
Drainage Strategy (August 2018, Ealing Education Resources Trust) . The LLFA objects to the 
proposed development due to insufficient supporting evidence to support the proposed surface 
water drainage scheme. 
 
Overcoming our objection 
We still require the following from the applicant: 

 Consideration of above-ground SuDS components such as rain gardens 

 Ground investigations including infiltration testing to full BRE365 standard, if infiltration is 
found to be unfeasible then an alternative discharge receptor will need to be investigated. 

 Demonstration including calculations that the active rainwater harvesting system complies with 
British Standard 8515 

 Details of how the surface water displaced as a result of all hardstanding areas will be formally 
managed 

 Drainage layout including all components 

 Calculations to demonstrate that the proposed drainage system can contain up to the 1 in 30 
storm event without flooding. Any onsite flooding between the 1 in 30 and the 1 in 100 plus 
40% climate change storm event should be safely contained on site. 

 Calculation detail of the existing and proposed discharge rate of the site. 
 

Further consultation 
 
Additional information was submitted Surface Water & Foul Drainage Strategy (25th January 2019) 
and Ground Investigation and Soil Infiltration Testing 23rd January 2019) 
LLFA has no objection subject to proposed conditions 
 
Condition 1  
No works (other than demolition) shall begin until a surface water drainage scheme for the site, based 
on sustainable drainage principles and an assessment of the hydrological and hydro-geological 
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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:  

 Assessment of SuDS components as listed in the CIRIA SuDS Manual (C753) providing 
justification for exclusion if necessary, demonstrating that water quality, ecological and amenity 
benefits have been considered.  

 Infiltration components to be located in areas of demonstrated suitable infiltration.  

 Groundwater level monitoring over the winter period  

 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 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.  

 Calculations to demonstrate compliance of the active rainwater harvesting system with BS8515  

 Details of proposed overland flood flow routes in the event of system exceedance or failure, with 
demonstration of flow direction.  

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 163 of the National Planning Policy 
Framework to ensure that there is a satisfactory solution to managing flood risk. 
 
Condition 2  
Development shall not begin until a “whole-life” maintenance plan for the site has been submitted to 
and approved in writing by the local planning authority. The plan shall set out how and when to 
maintain the full drainage system (e.g. a maintenance schedule for each drainage/SuDS component) 
during and following construction, with details of who is to be responsible for carrying out the 
maintenance. The plan shall subsequently be implemented in accordance with the approved details.  
Reason: The reason for this being a pre-start condition is to ensure that maintenance arrangements 
have been arranged and agreed before any works commence on site that might otherwise be left 
unaccounted for. 
 

Buckinghamshire Education Authority 
 
I can confirm that the LA is not consulted on any decisions regarding the establishment of independent 
schools. The Department for Education (DfE) is the regulator for the independent schools in England. 
The DfE registers independent schools, sets standards that they must meet, commissions inspections 
against those standards, and acts where schools fail to meet the standards. The school would not 
receive public funding and are typically governed by a board of governors which is elected 
independently of government, and has a system of governance that ensures its independent 
operation. 
 
The proposal (as set out in the attached Design & Access Statement) is for an independent faith 
school of 275 students (including 79 Primary) with a curriculum taught by non- Plymouth Brethren 
Christian Church teachers. The school will serve a number of Brethren communities in the surrounding 
area, and the location of the school is considered central to the congregations for the most convenient 
travel times for the students. The intention is that all pupils would arrive at school by a fleet of 26 
minibuses, most of which would be parked on site during the day. BCCs projections already adjust for 
a proportion of children going into the private sector based on historic trends. We would not expect 
this new provision to have a significant impact on the intake of existing Bucks primary and secondary 
schools as many of the children may already be educated outside the mainstream system (and the 
expectation is that the school community will come from outside the area). We would therefore not 
expect this new provision to impact on the LA’s sufficiency duty. 
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Landscape Officer  
 
The proposal would have a significant adverse effect on the character of the landscape and on views 
from the surrounding lanes and footpaths.  The site is located in a sensitive, rural landscape 
designated as an Area of Outstanding Natural Beauty (AONB).  The proposal is most likely to affect 
views from Chequers Lane (viewpoint 8), Marlow Road (viewpoint 10) and public footpath LAE/47/1 
(viewpoints 12 & 13).  It is also likely to have an effect on the character of the landscape through the 
effects of lighting, traffic and noise.  The supporting Landscape and Visual Impact Assessment does 
not consider the effect of increased lighting, traffic movements or noise levels on the character of the 
local landscape, or on views from the surrounding landscape.  The overall effects of the proposal are 
therefore likely to be more significant than the LVIA concludes.  In my opinion the:-  

1. combination of increased lighting, traffic movements and noise would have a significant 
adverse effect on the character of this relatively isolated, rural landscape- 

2. double width access from Chequers Lane would be a visually intrusive and alien feature on this 
otherwise narrow, rural lane.- width and formality of the proposed access to the adjacent field 
are beyond what would normally be expected for a simple field access and this raises 
concerns about the future, intended uses for that field 

The change of use from equestrian centre to school would introduce activities and noise that are alien 
to the rural location and could not realistically be controlled by condition.  This would result in a 
permanent adverse impact on the AONB. 
 
 
Sport England 
Sport England supports the application as it is considered to meet our planning objective 3 to provide 
new facilities to meet demand but would ask that consideration is given to potential community use of 
the school’s sport facilities. Sport England’s support for this application is subject to the following 
conditions: 
1) a) No development of the playing field/pitches shall commence [or other specified time period] 

until the following documents have been submitted to and approved in writing by the Local 
Planning Authority after consultation with Sport England: 

i) a detailed assessment of ground conditions (including drainage and topography) of the land 
proposed for the school playing field which identifies constraints which could adversely affect 
playing field quality; and 
ii) Where the results of the assessment to be carried out pursuant to (i) above identify 
constraints which could adversely affect playing field quality, a detailed scheme to address any 
such constraints. The scheme shall include a written specification of the proposed soils 
structure, proposed drainage, cultivation and other operations associated with grass and sports 
turf establishment and a programme of implementation. 

b) The approved scheme shall be carried out in full and in accordance with the approved 
programme of implementation [or other specified time frame – e.g. before first occupation of the 
educational establishment]. The land shall thereafter be maintained in accordance with the scheme 
and made available for playing field use in accordance with the scheme. 
Reason: To ensure that the playing field is prepared to an adequate standard and is fit for purpose 
and to accord with Development Plan Policy ** 
 
2) The playing field and artificial grass pitch shall be used for Outdoor Sport and for no other 

purpose (including without limitation any other purpose in Class D2 Use Classes Order 2005, or in 
any provision equivalent to that Class in any statutory instrument revoking and re-enacting that 
Order with or without modification). 
Reason: To protect the playing field/artificial grass pitch from loss and/or damage, to maintain the 
quality of and secure the safe use of sports pitch/es and to accord with LP Policy **. 
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3) No development of the artificial grass pitch (AGP) shall commence until details of the design and 
layout of the (AGP) facility have been submitted to and approved in writing by the Local Planning 
Authority after consultation with Sport England. The AGP facility shall not be constructed other 
than in accordance with the approved details. 
Reason: To ensure the development is fit for purpose and sustainable and to accord with 
Development Plan Policy **. 

 
Officer note: The playing pitch is deliberately to be unlit to minimise impact upon the AONB.  A 
detailed traffic plan has been provided in an attempt to limit the traffic impact of the development.  
Given the need to control these aspects of the development there would be very limited opportunity for 
the facilities to provide community use.  
 
Cadent Gas Ltd Plant Protection Department 
Comments:  No comments received 
  
Ministry Of Defence Safeguarded Areas 
Comments: 
The application site is approximately 15.3km to the west of the runway at RAF Benson and occupies 
statutory aerodrome height 10.7metres.  
The applicant has submitted a full planning application for the above proposal. On reviewing the 
application plans, I can confirm that the MOD has no safeguarding objections to this proposal. 
 
Environment Agency (south-east) 
Comments: 
Due to increased workload prioritisation we are unable to make a detailed assessment of this 
application. We have checked the environmental constraints for the location and have the following 
guidance. 
 
The proposal is for/includes a change of use from Equine Centre to a School and the environmental 
risks in this area relate to foul drainage/wastewater. 
 
Foul drainage 
New development should be connected to the public mains (with the prior written approval of the 
statutory undertaker) where possible. Proliferation of individual treatment plants can cause 
deterioration in local water quality (ground and surface water). This would be contrary to the principles 
of the EU Water Framework Directive 1) and is supported by paragraph 170 of the National Planning 
Policy Framework which requires the planning system to ensure the environment is not adversely 
affected by water pollution. 
 
If it is shown not to be feasible to connect to the public foul sewer, you may need an Environmental 
Permit from the Environment Agency. Please see the following details: Foul water treatment and 
discharge 
 
County Highway Authority 
Comments: 
I am aware that these are contentious proposals, and that at least one transport consultant has been 
commissioned to make an objecting representation.  Whilst reviewing information both submitted in 
support and against this application, the following is the determination of the Highway Authority based 
upon the proposed school’s likely impact upon highway safety and convenience of use. 
 
Site Access 
 
The historical/lawful use of the site is for equestrian purposes.  According to information submitted in 
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support of the application, it was a commercial operation.  Although the site is being wound down in 
terms of its operations and owners using it to accommodate their horses and equipment, as far as I 
am aware there are no physical or lawful reasons as to why the facility could not be brought back to 
full-scale operations with immediate effect. 
 
The site is served by Chequers Lane which is, aside from a short section in close proximity to its 
junction with the B482, single track road linking Fingest Lane and Marlow Road (B482).  It is unlit and 
only benefits from a short length of substandard footway between Nos. 1 and 4 Chequers Lane.  
Furthermore it is evident from the verge overrun on each side of the single track section that it is 
insufficient to allow simultaneous two-way vehicle flows. 
 
Therefore, as a result of the inherent deficiencies of this part of the highway network, the critical issue 
for consideration is the comparative vehicle trip generation between the lawful equestrian use and the 
D1 non-residential school use sought. 
 
As mentioned earlier within this response, information in support of the application has provided trip 
rates estimated by the site owner/operator during times when the site had a higher occupancy rate.  
Conversely, objectors have commissioned a transport consultant to record vehicle movements at the 
site access during a period in November 2018.  Whilst useful indicators, there are factors in each 
methodology that may lead to misrepresentation of the actual potential of the site in terms of vehicle 
movements that could be generated under unrestricted lawful use. 
 
I have therefore interrogated the TRICS (Trip Rate Information Computer System) database.  This is 
an industry-standard program to extrapolate likely vehicle movements from specific land uses based 
upon surveys of sites whereby parameters can be chosen within an analysis to produce a trip rate 
allied to the application site being considered.  This is frequently used by highway authorities and 
consultants, in addition to being viewed as an acceptable tool by the Planning Inspectorate to 
extrapolate likely trip rates from proposed developments. 
 
In addition to a TRICS analysis on equestrian sites, I carried out an extrapolation of non-residential D1 
facilities (both primary and secondary schools) in a scenario whereby an open consent exists.  
Nonetheless, I have also considered the applicant-submitted school trip rates in the event that a 
school in this location is subject to a personal permission for the specific educational use sought. 
 

Table 1.1 – Comparative Use Trip Generation Potential 
 

Land Use Vehicle Movements Per Day 

Applicant TRICS analysis 

Equestrian (D2) 72 85* 

 
School (D1) 

 

102 
(with 21 minibuses remaining on site) 

167** 
144 

(with no minibuses remaining on site) 
*
   TRICS analysis based upon 1.47 hectares site area 

**  Primary School chosen on the basis of similar roll number to proposed facility and likely location 

Taking the daily trip rate, and in a worst case scenario in terms of the maximum generation per day, it 
can be seen that the trip rate advised by the applicant for a standard school day would be greater than 
the equestrian use suggested by the applicant or that formulated by the TRICS analysis.  It should be 
noted that the applicant rates were split into those occurring if all but five minibuses stayed on site and 
if they were to all leave after drop-off and return for pupil collection.  In addition, I have to assume all 
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school staff came to the site in single-occupancy private motor car trips.  This is an issue that will be 
discussed later with regard to the proposed scheme impact upon transport sustainability. 
 
In reflection of the development’s anticipated vehicular intensification of the site, this would traverse 
the previously mentioned section of Chequers Lane replete with substandard width, no street lighting 
and a short length of width-deficient footway that does not connect to the site access point. 
 
I am aware that the applicant has proposed the implementation of a passing place on Chequers Lane.  
However, and for the length of road between the Chequers Lane/Marlow Road junction and the site 
access, I would require at least two intervisible spaces (one on each respective side of the road) 
before this was considered. 
 
Whilst one could be achieved due to the highway running adjacent with the application site’s western 
boundary, there is insufficient highway on the western side of Chequers Lane to insert its counterpart.  
Therefore I do not consider that off-site works could be sufficient mitigation in order to offset the 
additional daily vehicle movements occurring on Chequers Lane should the application receive 
consent and the proposed school brought into operation. 
 
You will note from the table that the TRICS analysis shows a significant amount of vehicle movements 
associated with a primary school of a similar size to the education facility proposed.  Although I 
performed a TRICS interrogation for a secondary school (acknowledging that pupils of a secondary 
school-attending age would be expected to go to the school sought), I chose not to include this within 
Table 1.1 as secondary schools usually have a much higher roll number than a primary school or the 
proposed facility. 
 
Turning toward the site access itself, it is apparent that there are visibility issues in this location by 
convex mirrors that have been erected within the verge on the opposite side of the access.  It should 
be noted that the Highway Authority do not authorise the erection of such features as access point 
should be able attain the minimum requisite splays without hindrance by third party land or vertical 
features within the highway or land under the control of the applicant above 0.6m in height.  That said, 
and in this particular case, I believe that the principle of providing minimum splays at the site access 
point on Chequers Lane (commensurate with recorded 85%ile speeds) could either be achieved by: 
 

1) The lawful removal of vegetation from the application site and/or third party land, or 
2) Amendments to the access, secured by condition, within land under the application site’s 

curtilage 
 
In consideration of this, I choose not to lodge an objection based upon site visibility issues. 
 
Sustainability 
 
I am aware and acknowledge the intention to bring pupils to the site via minibuses that will collect the 
children from various meeting halls throughout the county and adjoining areas and return them at the 
end of the school day.  Even though there is a degree of sustainability in an operating protocol using 
multi-person vehicular transport, there are significant shortfalls that do not accord with local policies 
and national guidance. 
 
Firstly, the site is not accessible by other means of transport or measures that could be classified as 
‘sustainable’.  Specifically, the nearest bus stops to the site on Marlow Road do not offer frequent or 
reliable services that would be of any practical use to staff, pupils or visitors to the school.  Even if this 
was the case, there is (aside from the previously mentioned substandard section outside Nos.1-4 
Chequers Lane) no footway to connect the application site with these stops.  Moreover, if there was a 
usable bus service and if there was the footway to get to the school, pedestrians would have to 
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crossover an unlit rural B-class road subject to a 50mph speed limit in between two junctions.  In 
addition to this, the relative remoteness and unlit nature of the local highway network would deter all 
but the most experienced of cyclists, thus not being attractive to the majority of those who would 
otherwise make intra-urban cycle trips. 
 
Secondly, even though proposed by the applicant, it would hard to impose a condition to ensure that 
only minibuses were utilised to ferry children to and from the school.  Given the requirement to provide 
children with an education, should an issue occur with the minibus system, alternate means would 
have to be found to bring the children to school and collect them at the end of the day. 
 
Although this may involve multi-person vehicles, it would likely lead to the use of private cars.  Even if 
car sharing was involved, vehicle movements associated with the school would consequently increase 
over that which the applicant states.  For this reason, it is this Authority’s belief that a condition to 
stipulate that pupils only arrived and left the school via the minibus fleet would not be reasonable or 
enforceable.  
 
Finally, and as much related to the intensification of Chequers Lane as it is to sustainability, there will 
be events that the school hosts that will generate vehicle movements to the school over and above 
those of everyday school traffic (i.e. assemblies, parents evenings, seasonal events etc.).  Given the 
lack of usable (or any) sustainable transport options, this will likely lead to more vehicles associated 
with the site and no ability to get to and from the site without using private motor cars. 
 
Mindful of these comments, the Highway Authority cannot support this application due to its 
anticipated impact upon highway safety and convenience of use, in addition to the site’s remote nature 
hampering all-inclusive accessibility by sustainable transport.  Ergo, I recommend that the application 
is refused for the following reasons: 
 
Reason 1: The section of Chequers Lane serving the site is inadequate by reasons of its width to 

serve the proposed development with safety and convenience in consideration of the 
development’s vehicular intensification of the site over its historical equestrian use. The 
development is therefore contrary to the National Planning Policy Framework (February 
2019), Policy CS20 (Transport and Infrastructure) of the Wycombe Development 
Framework Core Strategy (adopted July 2008) and the Buckinghamshire County 
Council Highways Development Management Guidance document (adopted July 
2018). 

 
Reason 2: The location of the site is such that it has only limited access by non-car modes of 

travel. The absence of adequate infrastructure and the sites remoteness from major 
built up areas is such that it is likely to be reliant on the use of the private car contrary 
to local and national transport policy. The development is contrary to the National 
Planning Policy Framework (February 2019), Policy CS20 (Transport and 
Infrastructure) of the Wycombe Development Framework Core Strategy (adopted July 
2008) and the Buckinghamshire County Council Highways Development Management 
Guidance document (adopted July 2018). 

 
Following the receipt of this consultation the applicant produced a detailed rebuttal. 
 
The Highway Authority have responded with the additional comments: 
 
I write with regard to the ‘Transportation Rebuttal Statement 2’ (dated 1st April 2019) submitted by the 
applicant in support of the above application and rebutting the Highway Authority’s consultation 
response dated 11th March 2019 
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Below is a counter-response to that document: 
 
Paragraph 8 

 The originally submitted Transport Statement dealt with traffic generation across a year, but did 
not take into account the concentration and intensification of the section of Chequers Lane 
between the B482 and the application site on weekdays throughout the academic year. 

Paragraph 9 

 Whilst stabling could be increased at the site, this may very well require further planning 
permission to do so, which would conceivably lead to further vehicle movements associated 
with the site and result in a similar objection from the Highway Authority to those proposals 
based upon the vehicular intensification of Chequers Lane.  Therefore the potential increase in 
stabling at the site should not be used as a certainty to support the current planning 
application. 

Paragraph 10 

 The Highway Authority has received confirmation from the Local Planning Authority that a 
personal permission cannot be applied to the use sought, and that an open D2 use must be 
assumed as the use that would be permitted should the application receive consent. 

Paragraph 11 

 As with all TRICS interrogation outputs produced by the Highway Authority, the results were 
retained at the time of the analysis.  These are contained as Appendix A of this response. 

Paragraph 12 

 Section 4 of the submitted application form states the total area as 1.47 hectares.  As far as 
the Highway Authority is aware, only the land within the red edge will receive a change from 
equestrian to a D2 use.  The assumption was made that this comprises land within the red 
edge and not the blue edge.  As a result, the TRICS analysis focuses on land where 
permission is sought to change its lawful use. 

Paragraph 13 

 Given that even one vehicle would constitute intensification under the definition of the word, an 
additional 17(no) vehicles would most certainly be considered as a vehicular intensification of 
Chequers Lane.  Whilst the Highway Authority note the applicant’s view of the amount of 
vehicular trips over an extended period of time, it is the regularised and intensified amount of 
vehicle movements throughout 9 months of the year that contributed toward the concerns over 
highway safety. 

Paragraph 14 

 As with all applications upon which it comments, the Highway Authority have to assume a 
‘worst case scenario’ within the confines of what could be expected by a use of a site enabled 
by the granting of planning permission or under Permitted Development rights.  In terms of car 
sharing, and when considering the large catchment area of the school, the basis of the pupils 
being educated therein and the remote location of the site (for educational purposes), it has to 
be assumed that the teachers employed by the school will live in various locations that are not 
conducive to car sharing, or at least to an extent that it would have an impact upon the 
vehicular intensification of the site during term times. 

Paragraph 15 

 The intensification created as a result of the proposed facility is not offset by the daily 
distribution of the trips into and out of the site.  Furthermore, even when viewing the ingress 
movements in the morning and egress toward the end of the day, the mainstay of the concerns 
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about the impact of upon highway safety is how school-related vehicles interact with other 
vehicles on Chequers Lane. 

Paragraph 16 

 The traffic generation potential for the dwelling subject to extant planning permission would not 
offset the Highway Authority’s projections of the vehicular intensification created by the current 
proposals. 

Paragraph 17 

 As with the principle retort within paragraph 14, the Highway Authority has to look at the 
maximum capacity of the site in terms of its ability to generate the maximum amount of 
vehicles possible.  Although the roll number for the school may decrease in the future, without 
a reduction in the physical nature or facilities of the school that would cater for the maximum 
amount of pupils, it is highly likely that the number of pupils will fluctuate toward or even reach 
maximum capacity in future years. 

Paragraph 18 

 I am aware that the OneSchool minibus service operates or strives toward maximum reliability.  
However, even with the best preparation, situations can easily arise that lead to changes in the 
intended operation of a commercial entity.  This is another instance of having to consider that a 
worst case scenario may arise and consequently effect vehicular traffic associated with the 
proposed use. 

Paragraph 20 

 It is recognised that the applicant envisages minimal events taking place at the proposed 
school.  However, there would be no way to control these or prevent them from occurring. 

Paragraph 21 – 30 

 Extracurricular activities at the site could theoretically occur throughout the proposed school’s 
yearly calendar, and generate the vehicle movements allied with the school.  Although the 
applicant has provided information to suggest that these would be limited to a small handful of 
occasion during the scholastic year, this something that could not be controlled by condition. 

Whilst aware that extant planning permission has been issued for the construction of a 
manege, I can only give this limited weight in consideration that it has not been built or 
generated toward the site’s traffic generation potential. 

 

 I would also point out that the sites contained within the interrogation of the TRICS analysis 
conducted by the Highway Authority were carried out over weekends.  Ergo this would take 
into account the events that the applicant states could inflate the equestrian’s vehicle 
movements.  Conversely, should the surveys have been taken during weekdays, it would show 
a much lower generation on Mondays to Fridays, which would sharply contrast with the 
intensification expected from the proposed school use. 

Paragraph 32 

 It is not doubted that the students would almost entirely be brought to the school and taken 
away from it by minibus.  However, these are movements generated because there are no 
public transport options that would allow the number of these dedicated minibus journeys to 
decrease. 

Paragraph 33 

 Although Travel Plans are a useful framework document to discourage private motor car 
journeys, they rely upon the availability of other means of transport or infrastructure to give 
viable alternatives to car use.  However, in terms of the application site, there is very little to no 

Page 225



footway provision, is connected by or to narrow lanes or a B-class road subject to a higher 
speed limit, no street lighting and infrequent bus services. 

 
The applicant states that the Travel Plan could be written into the consent for the proposed 
school, but the Highway Authority would be reluctant to accept such an arrangement because 
of the very narrow band in which it could operate and be effective at promoting sustainable 
travel. 

 

 The Highway Authority reviewed the claims of the applicant that the minibus arrangement is 
compliant with the National Planning Policy Framework’s consideration of sustainable transport 
and does not concur. 

Paragraph 34 

 In terms of the minibuses, and as discussed earlier within this response, the LPA has decreed 
that a personal permission cannot be placed upon the consent sought, and therefore the use of 
them cannot be secured as part of such permission. 

Paragraph 35 

 Whilst the respective 4 and 6-mile radius population figures are correct, this doesn’t take into 
account that the application site itself is rural, is located in variable topographic surroundings 
and comparatively isolated form urban populations.  Furthermore, and as mentioned 
previously, the roads leading to the application site are either subject to high speeds, are 
restrictive in width, do not benefit from street lighting or segregated cycleways to make 
travelling to the site on bicycle attractive or a reasonable option.  In that sense, securing 
cycling facilities at the school (parking and showers) as part of the Travel Plan would be largely 
redundant.   

Paragraph 36, 37 and 38 

 The application is judged upon its own merits and, given the importance of sustainability as 
enshrined by the NPPF, new developments should maximise their sustainability particularly 
when concentrated trips to a new facility will be regularised. 

 

 The applicant states that “the remoteness of the application site should not be used as a 
reason to condemn its re-use or to imply travel unsustainability.”  However, the frequent and 
constant use of the site as a school when compared with its historical/lawful equestrian use will 
create concentrated frequent and regular travel demands in a location where it cannot currently 
support those demands and the proposals are of an insufficient size to augment them via 
financial contributions. 

Paragraph 40 

 The Highway Authority did indeed take into account the ability of Chequers Lane to 
accommodate simultaneous two-way vehicle flows within its consultation response dated 11th 
March 2019 by referencing a ‘single track section’. 

Paragraph 41 

 The deceleration lane on Marlow Road and the wide-radii junction do not contribute toward the 
width deficiencies of Chequers Lane once one has progressed past the initial 35-40m of 
Chequers Lane from the Chequers Lane/Marlow Road junction centreline. 

 
National guidance for lane widths states that a 4.8m width is required in order for a car and 
larger vehicle to pass each other (or larger vehicle and bicycle, or to allow a more satisfactory 
gap between two passing cars).  Therefore it is the Highway Authority’s position that a 4.5m 
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carriageway width is insufficient for general vehicle passage, especially in consideration of 
intensification, be it focused or general. 

 

 The applicant also states that there is an informal passing place of Chequers Lane.  However, 
site inspection only shows that this occurs in the driveway areas for Nos.1 – 4 Chequers Lane 
and/or involves verge overrun (and consequently damage to the latter highway asset). 

Paragraph 42 and 43 

 The Highway Authority does not anticipate a decrease in vehicular movements as part of the 
proposed school at the equestrian centre site and strongly refutes the point that it has 
produced an ‘inaccurate assessment’ of Chequers Lane. In fact the applicant appears to 
assign more positive attributes to a road unsuitable to cater for the facility for which they seek 
planning permission. 

 
It is noted that the applicant was originally willing to construct a passing bay on Chequers Lane 
between its junction with Marlow Road and the site access point.  Now they state within their 
rebuttal that, whilst disagreeing with the reason to construct it, they are willing to construct a 
second passing space. However, and discussed within this Authority’s consultation response, 
a second would be required on the northbound Chequers Lane carriageway and the applicant 
does not control sufficient land to implement this counterpart. 

Paragraph 44 

 The Highway Authority maintains that there is insufficient width to the verge stated (in addition 
to the carriageway) in order to construct a suitable passing place. 

Paragraph 45 

 Cyclists and pedestrians, particularly where they are walking on the road, should have the best 
intervisibility possible.  Therefore street lighting would assist in making them visible to motorists 
as soon as possible should they need to take appropriate or evasive action. 

 However, of more relevance is that should anyone want to cycle to the site (as the applicant 
asserts would be a viable option available to staff), the nearest continuous set of street lighting 
is over 2km to the west (as the 30mph limit begins/terminates in Stokenchurch, 2.6km to the 
north (at the Copse Drive/Bigmore Lane junction) and 2.9km to the west in Bolter End).  Ergo 
cyclists would have to use unlit roads that were either subject to higher speed limits (Marlow 
Road) or restrictive in width (Bigmore Lane when connecting to the site from the A40 in Studley 
Green) on their journey to and from the application site. 

Paragraph 47 

 Any footway that falls below the national guidelines of 2m for the majority of its length (with 
reductions permitted along very short lengths) is substandard.  If a site is to be considered 
sustainable under the NPPF then it should allow sustainable access using infrastructure 
adhering to national guidance and local policy.  By changing the very nature of the site from an 
equestrian use to a school (without chance of a personal permission), it subsequently changes 
the trip characteristics and modal split. 

In the context of the proposed change of use, to say that its equestrian use of the practically 
non-existent infrastructure did not present a detrimental issue in transport terms does not 
overcome this Authority’s sustainability concerns. 

 
Mindful of these comments, I maintain the objections and recommended reasons for refusal as 
contained within my previous response. 
 
Additional drawings provided by the applicant indicating two passing places between the section of 
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Chequers Lane closest to the B482 and the site access. 
 
Third response of Highway Authority 
 
One of the objections was based upon the inadequacies of Chequers Lane to accommodate the 
expected vehicular intensification generated by the proposed D1 facility, with the other relating to the 
site’s relative remoteness and lack of opportunities to offer sustainable transport to all facets of people 
expected to frequent the school (and the inability of the proposals to secure adequate and relevant 
contributions or new infrastructure). 
 
In an effort to overcome the intensification of Chequers Lane without sufficient width, the applicant has 
provided drawings indicating two passing places between the section of Chequers Lane closest to the 
B482 (where simultaneous two-way vehicle flow can occur) and the site access. 
 
At each passing place exists a 5.5m carriageway width that should, according to Manual for Streets 
guidance, allow (at maximum) two rigid delivery vehicles to pass each other.  The submissions 
demonstrate a minibus and refuse vehicle satisfactorily passing at each feature.  However, the refuse 
vehicle used is markedly shorter than those used to collect waste in the Wycombe District. 
 
The applicant should produce a swept path analysis with a 10.32m refuse vehicle.  Furthermore, it 
would be prudent for the applicant to commission a Stage 1 Road Safety Audit on a drawing featuring 
that particular vehicle type and size. 
 
Mindful of these comments, and on the proviso of satisfactory submissions in line with the 
recommendations above, this would facilitate the removal of Reason 1 as featured within my 
consultation response dated 11th March 2019.  Nonetheless, it should be noted that I would still be 
objecting to the proposed development based on the site’s relative remoteness and lack of 
opportunities to offer sustainable transport. 
 
The Chilterns AONB Planning Officer 
Comments: 
 
CCB Objection (unresolved LVIA matters and unsustainable location) 7th December 2018 
Thank you for consulting the Chilterns Conservation Board. Within the AONB the key decision-making 
duty is set out at section 85 of the Countryside and Rights of Way (CROW) Act 2000 which states that 
'in exercising or performing any functions in relation to, or so as to affect, land in an area of 
outstanding natural beauty, a relevant authority shall have regard to the purpose of conserving and 
enhancing the natural beauty of the area of outstanding natural beauty'. Paragraph 172 of the National 
Planning Policy Framework establishes that 'Great weight should be given to conserving and 
enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding 
Natural Beauty, which have the highest status of protection in relation to these issues' (and continues) 
'The scale and extent of development within these designated areas should be limited. Planning 
permission should be refused for major development other than in exceptional circumstances, and 
where it can be demonstrated that the development is in the public interest'. The nature of the 
development must fall within the major development test in this case. 
 
Wycombe District Council consolidated saved policy L1 states that 'In consideration proposals for any 
development within the Chilterns AONB, special attention will be paid to the conservation of its scenic 
beauty and to any wildlife 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' Core Strategy CS 17 echoes the policy need to deliver conservation and enhancement. The 
application land falls within Landscape Character Area LCA 16.1 Stokenchurch Settled Plateau of the 
Buckinghamshire Landscape Character Assessment by Land Use Consultants (2011). This landscape 
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is characterised, as found here, by 'A mosaic of arable fields, rough grazing, paddock and pasture are 
defined by hedgerows and wooden fencing, and interlocked with areas of woodland which create a 
landscape of both openness and enclosure. Smaller fields of paddock often closely associated with 
settlement edge'. Identified Landscape and Visual Sensitivities in this LCA include both the 'small 
number rural roads and lanes, which may be under pressure to expand and be widened and the 
undeveloped green space in between settlement, which are vulnerable to settlement expansion. 
Landscape guidelines for LCA 16.1 include the objective to 'Conserve common land and common 
edge settlement, and ensure proper management of these spaces. Conserve the loose settlement 
character preventing infilling and nucleation'. 
 
This application raises a number of AONB issues, predominantly focused upon the wider impacts at or 
beyond the curtilage of the application site. CCB would accept that the existing use and structures 
also exert an impact and effectively create a baseline for assessment. The current proposal would 
need to demonstrably improve upon the existing situation as it impacts on the wider AONB, its setting 
and tranquillity. That improvement would need to be assessed against the special qualities of the 
nationally protected landscape here, the policies articulated in the AONB Management Plan and 
material points raised in the Bucks Landscape Character Assessment. The proposal included 
demolition of some prominent former barn structures and their replacement by lower rise school - 
institutional buildings with profiled metal clad roofing and larch clad elevations. Ultimately the nature of 
the site would change from equine/manage/paddock to education buildings with parking and sports 
fields. The key issue here must be the principle of a change from an equine centre to a school within 
the landscape context of the AONB and the degree to which external use and design/layout would 
conserve and enhance the special qualities and landscape beauty of the AONB.  
 
The application involves both a change of use and operational development. An equine business of 
this type would not fall within the definition of agricultural under s 336 of the TCPA 1990. Floorspace 
will change from 2,885 sq. m (existing) and increase to 3,700 sq. m (proposed) while footprint will 
decrease from 2715 sq. m (existing) to 2,510 sq. m (proposed). That figure would increase if some 
existing stables are retained as we recommend below.  
 
Comment on submitted application details. The application details comprise a primary and secondary 
one form entry school for up to 275 pupils when fully operational. The school will serve a wider faith 
based catchment beyond the local community and cannot therefore be deemed to serve a Chilterns 
specific need as is asserted in the supporting planning statement (planning statement paragraph 7.3). 
We say this because the community purpose is cited in the papers as a justification for the principle of 
development. The AONB Management Plan section 3 deals with social and economic well-being and 
the Chilterns Conservation Board has a statutory duty to foster the social and economic well-being of 
local communities when pursuing its primary aim of conserving natural beauty. In this case only a very 
limited amount of weight can be given to the delivery of this objective. This is a private school not a 
local community facility. The supporting planning statement argues that there is no adverse impact on 
the AONB but it must be remembered that the legislation and national and local policy set a much 
higher test than simply avoiding harm, and the revised NPPF 2018 not requires great weight to be 
given to enhancing as well as conserving the natural beauty of the AONB (para 172. The conservation 
and enhancement duties focus on positive improvements and tangible benefits to the special qualities 
of the AONB and the avoidance of major development within a nationally protected landscape. The 
AONB Management Plan deals with these special features which include, as listed in the Management 
Plan (but not exclusively confined to) the steep chalk escarpment with areas of flower rich downland, 
woodlands, commons, tranquil valleys, the network of ancient routes and villages with their brick and 
flint houses (and continues). The paper on economic benefits is not specifically relevant to the AONB 
and again little weight can be given as this benefit is not locally focused in the main part. Management 
Plan policies that seek social and economic well-being would ordinarily not apply to the merits of this 
case. The Design and Access Statement again makes the point that the use as a D1 community use 
supports the planning principle (7.3). There is no policy justification for this point. The demolition of 

Page 229



existing buildings and their replacement is presented as an enhancement by the project architect. New 
buildings are designed around a series of low elevations with wooden cladding and a number of 
existing brick structures will be reused. The exposure of the site to its southern and western 
boundaries, should the conifer tree screen be removed, is not considered and has potential to expose 
the site and be harmful. The Landscape and Visual Impact Assessment concludes that the proposal is 
unlikely to cause harm to the setting of the AONB. It notes that the existing tall conifer hedges to the 
south and western boundaries are 'incongruous' (7.11) and also acknowledges 'a rural area with a 
strong and identifiable character', also making the point that M40 traffic noise diminishes from the 
tranquillity here. The LVIA at 7.17 does suggest an overall enhancement based around traffic 
improvements (7.30) and no adverse visual impact (8.2). The overall assessment as to landscape 
character and visual impact is moderate with the most impact (major significance) being the impact 
upon the existing footpath LAE/47/1 that crosses the site. Again, there is no assessment on the 
assumption that the inappropriate coniferous screening is removed. The submitted tree constraints 
plan records these as category U, i.e. under the British Standard 5837 ' Remove- Any existing value 
lost within 10 years'. 
 
The traffic impact assessment reports a material reduction in vehicular flows over existing. The new 
use would require 26 mini buses arriving and departing within a small timeframe before and at the end 
of the school day. Overall the wider impacts upon the landscape are viewed as largely benign by the 
applicant's project team. CCB would seek greater reassurances in a number of areas (set out below 
as unresolved matters) and has formed the view that the landscape implications have potential for 
considerable harm. Whilst we would accept the general point that the redevelopment within the 
existing frame of buildings may not harm the wider setting we revert to the higher duty that 
enhancement is sought. The design of the buildings is low rise but the long term maintenance and 
then removal of the coniferous hedging is required within the landscape strategy. Little weight can be 
attributed to the community purpose here and LCA 16.1 must be factored in because the loss of 
paddocks / equine uses around what is a settlement edge should not be replaced by any more 
apparently urban use. For that reason we would seek reassurances as to the impacts of removing the 
coniferous hedge. The LVIA is ambiguous on this point. The paddock features should be retained and 
the land parcel to the east (manage to sporting use) must appear as informal as possible with 
minimum structures and no external lighting. The general car parking and lighting strategy needs to be 
reconsidered so that cars are hidden within buildings and lighting is only required for the minimum 
purpose of orientation and not to illuminate large spaces. Part of the parking area requires demolition 
of the existing stables. These buildings should be retained and adapted to shield vehicles. In such a 
location it is essential to avoid light pollution and protect dark skies. Locations within AONBs are 
recommended by the Institute of Lighting Professionals as E1 for which the lighting environment is 
Intrinsically Dark zones. CCB places weight on guidance in the table on page 5 of Institution of 
Lighting Professional Guidance Notes for the Reduction of Obtrusive Light GN01, 2011 and available 
at https://www.theilp.org.uk/documents/obtrusive-light Access to the main highway remains a concern 
here because whilst a comparative analysis is undertaken between the existing and proposed use, it is 
the nature of the school use and its wider catchment that alters the frequency of vehicular generation 
from private cars to private cars and a small fleet of mini buses. Chequers Lane is a historic narrow 
lane with sunken and embanked features. The traffic assessment accepts that it is a single track road 
for 130 metres to the access point. Whilst a passing place is mooted (para 46 transport assessment) 
this would harm the appearance of the lane. The main access should maintain its rural feel and, 
accepting the need for some security, any gates should be concealed by being relocated further into 
the site. Our guidance note, prepared with the County Councils, entitled 'Environmental Guidelines for 
the Management of Highways in the Chilterns' explains the value of rural historic lanes to the 
character of the Chilterns, and summarises advice how to manage roads to conserve and enhance the 
special qualities of the AONB. This guidance is available at 
http://www.chilternsaonb.org/uploads/files/ConservationBoard/Environmental_Guidelines_Highways.p
df. 
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Unresolved matters CCB would make the point that an enhancement of the AONB is required when 
considering the impacts arising from a change of use as proposed. Further' that the potential for 
enhancement requires that weight is given to the landscape improvements and the relationship at the 
open and rural open edges of the site. Wider and distant views must not appear institutional but 
instead must reflect the open paddock edges that predominate within this landscape character area. 
The proposed landscape masterplan must reflect this and include the replacement of the conifer 
hedging. Should that reassessment result in an apparently visible series of institutional buildings, then 
that would be harmful to the wider AONB. CCB would resist the idea of altering Chequers Lane as this 
would diminish the historic and visual character of the AONB. The transport assessment notes a 
material reduction in the volume of vehicles compared to the existing use, which is a benefit. The 
nature of that use is different, however. The vehicular use is pulsed at two points of ingress and 
egress and dramatically different. From a planning, as opposed to highway safety, standpoint, this 
would need to be strictly managed and CCB would seek more details on that. A cross-cutting theme 
and section 4 of the AONB Management Plan seeks environmental sustainability in a host of policy 
objectives. A school in this location which is almost entirely based around mini bus transport across a 
very large catchment would not meet those objectives. 
CCB would welcome further details as discussed prior to any formal determination being made but 
would make the point that this proposal must be deemed unsustainable in such a location and major 
development within the policy test within the National Planning Policy Framework. 
 

Representations  

Amenity Societies 
Residents Associations 
 
Comments have been received supporting the proposal:  
 
26 comments have been received objecting to the proposal: 
 

 Unacceptable impact in terms of noise, increased traffic ad extra waste 

 Not a school that will meet local needs 

 Unsustainable to bus children in from far away locations 

 Impact upon the AONB 

 Unfortunate loss of an equestrian facility which contributes to the community 

 B482 is a busy road and the 25 minibus journeys and the extra vehicles of staff, suppliers etc. 
will have an impact on the junction of Bigmore Lane and Chequers Lane 

 The road is used as a rat run when there are problems on the M40 

 Overdevelopment in the AONB 

 Unsuitable commercial use in the AONB 

 New buildings, car parks and refurbished building will have a visual impact on the AONB 

 This would set a precedent for inappropriate development in the area 

 There is interest in the local community to purchase the buildings so they would not fall into 
disrepair 

 This should be considered major development in the AONB and should refused other than in 
exceptional circumstances and where they are shown to serve the public interest. 

 The decision to locate a school in this location is a commercial decision which involves closing 
two existing schools 

 This is not sustainable development 

 The development by virtue to of the re-cladding, new roof lights, solar panels and new 
buildings, playgrounds, sports area and car parking will bring a significant change to the rural 
setting 

 Parking of 20 minibuses will look unsightly in the AONB 
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 There is a second large access point adjacent to the plot. 

 Concerned about the impact on adjacent properties by reason of noise, traffic, school bells – 
any sound barrier erected would impact upon the character of the AONB 

 There must be good reasons for allowing major development in a landscape that has national 
protection 

 The double height glass walk ways will have a visually negative impact on the AONB 

 Additional traffic journeys will result from the visit to sports centres on twice weekly visits. 

 The increase in traffic along the rural road will have an impact on the safety of residents, horse 
riders, dog walkers and others 

 Additional traffic lightly to lead to increased air pollution 

 Noise pollution will also adversely affect both humans and wildlife 

 Light pollution – 6m high lighting to service the car parking area 

 Plymouth Brethren are considered to be sectarian and non-inclusive and will not provide an 
wider benefits to the community 

 Previous application for private schools the council appeared to give no consideration to the 
increased volume of traffic on existing roads and neighbourhoods and this will have a similar 
impact 

 There has already been a traffic accident involving a 10 year old pupil in December 2016 

 While the access will be from the B482 in times of problems on the M40 traffic will be forced to 
use the Fingest end of Chequers as an alternative 

 The traffic report does not mention of school events such as parents evenings, school plays, 
sports days with parents invited to watch – there are no parking facilities for such events 

 Queuing traffic along the lane will impact the privacy of the houses at the top of the lane 

 Loss of peace and tranquillity to the public footpath 
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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 24 July. 

1.2 No presentations have as yet been booked. If a developer or training session 
comes forward members will be updated, otherwise it is proposed to begin the 
Planning Committee meeting at 6.30pm. 

 

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 07/05/2019 – 10/06/2019 

Reference Address Breach 
Authorise

d 
Type of 
Notice 

17/00532/CU 

263 Rutland 
Avenue 
High Wycombe 
Buckinghamshire 
HP12 3LY 

Without 
planning 
permission the 
material change 
of use of the 
outbuilding to 
form a self-
contained 
independent 
dwelling 

17-May-19 
Enforcement 
Notice 

19/00125/CU 

5 Hawthorn Road 
Princes 
Risborough 
Buckinghamshire 
HP27 0BT 

Alleged change 
of use of land to 
storage of trade 
waste 

22-May-19 
Planning 
Contraventio
n Notice 

19/00097/MS 

17 London Road 
High Wycombe 
Buckinghamshire 
HP11 1BJ 

Illegal 
repointing to 
listed building 

09-May-19 
Not in the 
Public 
Interest 
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