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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 24 July 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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 To appoint Members to undertake site visits on Tuesday 17 
September 2019 should the need arise. 

 

 

10.   Delegated Action Undertaken by Planning Enforcement Team 
 

 

11.   File on Actions Taken under Delegated Authority 83 - 84 

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

 

 

12.   Supplementary Items (if any)  

 If circulated in accordance with the five clear days’ notice provision. 
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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: 24 July 2019 
  

Time: 7.02  - 8.07 pm 
  

PRESENT: Councillor A Turner (in the Chair) 
 

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

Standing Deputies present: Councillors G C Hall. 
 

Apologies for absence were received from Councillors: Mrs J A Adey, C B Harriss, 
Ms C J Oliver, N J B Teesdale and P R Turner. 
 

LOCAL MEMBERS IN ATTENDANCE APPLICATION 

Councillor A Collingwood 19/05968/FUL 
Councillor M Hussain 18/08206/FUL 
OBSERVING 

Mrs P Tollitt, Head of Planning and Sustainability 
 
28 MINUTES OF THE PREVIOUS MEETING  

 
RESOLVED: That the minutes of the Planning Committee meeting held on 
26 June 2019 be approved as a true record and signed by the Chairman 
subject to noting that Councillor Mrs Oliver had submitted her apologies 
and that they be duly recorded.  

 
29 DECLARATIONS OF INTEREST  

 
There were no declarations of interest. 
 

30 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. 

 
31 18/08206/FUL - 21 TO 25 COATES LANE, HIGH WYCOMBE, 

BUCKINGHAMSHIRE, HP13 5EY  
 
Members voted in favour of the motion that they were minded to grant permission. 
 

 RESOLVED: that the Head of Planning and Sustainability be given 
delegated authority to grant Conditional Permission provided that a Planning 
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Obligation was made to secure Management and Maintenance of the TPO 
Tree Belt or to refuse planning permission if an Obligation could not be 
secured. 

 
The Committee was addressed by Councillor Maz Hussain, the local Ward 
Member. 
 

32 19/05968/FUL - 178 WEST STREET, MARLOW, BUCKINGHAMSHIRE, SL7 2BU  
 
Members voted in favour of the motion to approve the application. 
 
 RESOLVED: that the application be approved.  
 
The Committee was addressed by Councillor Collingwood, the local Ward Member. 
 

33 18/05323/R9FUL - WEST SITE FORMER COMPAIR WORKS, BELLFIELD 
ROAD, HIGH WYCOMBE, BUCKINGHAMSHIRE  
 
Members voted in favour of the motion to approve the application. 
 
 RESOLVED: that the application be approved.  
 

34 PRE-PLANNING COMMITTEE TRAINING / INFORMATION SESSION  
 
Members noted that no presentations had been booked for the pre-committee 
training session on Wednesday 21 August 2019. Unless a developer came forward 
in the meantime, it was agreed that the next Planning Committee meeting would 
start at 6.30pm. 
 

35 APPOINTMENT OF MEMBERS FOR SITE VISITS  
 

RESOLVED: That in the event that it was necessary to arrange site visits on 
Tuesday 20 August 2019 in respect of the agenda for the meeting on 
Wednesday 21 August 2019, the following Members be invited to attend 
with the relevant local Members: 

 
Councillors: Ms A Baughan, S Graham, D A Johncock, T Lee, H L 
McCarthy, A Turner and C Whitehead. 

 
36 DELEGATED ACTION UNDERTAKEN BY PLANNING ENFORCEMENT TEAM  

 
Noted. 
 

37 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. 
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_______________________ 

Chairman 
 

The following officers were in attendance at the meeting:  

Mrs J Caprio Principal Planning Lawyer 

Mr R Harrison Principal Development Management Officer 

Mrs L Hornby 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: Heather Smith 
 

DDI No. 01494 421913 

App No : 19/06137/FUL App Type: Full Application 
 

Application for : Erection of 1 x 5-bed detached dwelling with study room, 1 pair of 2-x 3-
bed semi-detached dwellings with integral car ports & 1 pair of semi-
detached dwellings comprising 1 x 4-bed & 1 x 3-bed dwellings (5 in total) 
with associated access, parking and landscaping following the demolition 
of all existing buildings 
 

At Askett Nurseries, Aylesbury Road, Askett, Buckinghamshire, HP27 9LY 
 

Date Received : 
 
Target date for 
Decision 

15/05/19 
 
10/07/19 

Applicant : Askett Nurseries - Jansons West 
London And Thames Valley 

 

1. Summary 

1.1. Full planning permission is sought for the erection of a detached dwelling, two pairs of 
semi-detached dwellings (5 in total), with associated access, parking and landscaping 
following the demolition of all existing buildings, at Askett Nurseries, Aylesbury Road, 
Askett. 

1.2. The proposed dwellings are to be sited on the portion of the application site considered 
to be pre-developed land. This is considered to be appropriate development within the 
Green Belt.  In addition the proposed development will result in a net gain in terms of 
open land within the Green Belt and will have no adverse effect upon its open 
character. 

1.3. The design and layout of the proposed development will preserve the scenic beauty of 
the surrounding Chilterns Area of Outstanding Natural Beauty, the visual amenity of 
the street scene and will have no adverse effect upon the setting of an adjacent Grade 
II listed building.  

1.4. The proposed development is sited in a sustainable location and will have no adverse 
effect upon highway or pedestrian safety. 

1.5. The proposed development will have no adverse effect upon the ecological interests 
of the application site.  

1.6. Details have been submitted with this application to demonstrate that surface water 
drainage measures can be implemented across the site. 

1.7. This proposal accords with the policies of the Development Plan and is recommended 
for approval.  

2. The Application 

2.1. Askett Nurseries is an existing garden centre and nursery enterprise, approximately 
0.47 hectares in size, situated on the south eastern side of Aylesbury Road, Askett  

2.2. The surrounding area forms part of the Green Belt and Chilterns Area of Outstanding 
Natural Beauty. The landscape is predominantly rural in character, rising gently 
upwards to the north east. Open fields are sited on both sides of the Aylesbury Road 

2.3. The application site, itself, comprises a number of buildings and structures, including a 
garden centre sales building, cafeteria, wooden structures, polytunnels and a pergola. 
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To the west, the site is bounded by trees and hedgerows, adjacent to the Aylesbury 
Road, with open, arable farmland to the north and east. To the south lie residential 
properties, in Grange View. 

2.4. It is proposed to demolish all the existing garden centre/nursery buildings and erect 5 
residential properties, in a farmyard formation. The submitted plans show that the 
proposed properties would be clustered together in the south eastern section of the 
site, in a similar location as the existing garden centre/nursery structures. Two separate 
pairs of semi-detached properties are proposed, incorporating 3 x 3 bed and 1 x 4 bed 
dwellings. A larger 5 bed dwelling will be erected on plot 1. 

2.5. Vehicular access to the site will be via the existing entrance off Aylesbury Road, leading 
to a central manoeuvring/turning area. Off street car parking is shown to be provided 
adjacent to each individual unit with further spaces for visitors along the proposed 
entrance driveway. A total of 16 spaces. 

2.6. The scheme has been designed to reflect a farmyard. The small semi-detached 
properties (plots 2-5) give the general appearance of converted barns, surrounding a 
larger farmhouse on plot 1.  

2.7. To the north of the proposed properties, two areas of land would remain open in order 
to provide a) a wildlife/habitat enhancement area for biodiversity and b) a dry pond as 
part of the surface water drainage scheme. Two parcels of land to the north and east 
(outlined in blue) have been excluded from the application site and will return to 
agricultural use.  

2.8. The application is accompanied by: 

a) Planning Statement 
b) Design and Access Statement 
c) Cover letter 
d) Ecological Appraisal 
e) Flood Risk and Drainage Strategy 
f) Heritage Asset Report 
g) Landscape and Visual Impact Assessment 
h) Utilities Statement 
i) Landscape Strategy Plan 
j) Arboricultural Impact Assessment 
k) Noise assessment 
l) Contaminated Land Risk Assessment  
m) Transport Statement 
n) CIL Form 

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. 

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 was provided with pre-application advice. The application was 
acceptable as submitted and no further assistance was required.  The application was 
considered by the Planning Committee where the applicant/agent had the opportunity 
to speak to the committee and promote the application.  
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4. Relevant Planning History 

4.1. 96/05231/FUL: Erection of glasshouse. Permitted 12.03.96. 

4.2. 97/07094/FUL: Retention of existing shade tunnel.  Permitted 08.12.97 

4.3. 09/5580/FUL: Erection of pergola extension to existing pergola. Permitted 31.03.09 

4.4. 09/05599/CLE: Continued mixed use as garden centre and horticulture and the 
erection of 4 polytunnels, 6 concrete planters, 12 planters, shade structure, wooden 
building and arch, wooden pergola and toilet. Granted Certificate of Lawfulness 
28.05.09 

4.5. 12/06109/FUL: Construction of 2 x detached single storey buildings for tea shop and 
toilet facilities. Permitted 09.07.12 

4.6. 12/07763/FUL: Construction of 2 x detached single storey buildings for tea shop and 
toilet facilities (alternative scheme to 12/06109/FUL).  Permitted 15.02.13 

5. Issues and Policy considerations 

Principle and Location of Development 

DSA: DM1 (Presumption in favour of sustainable development), DM6 (Mixed-use development) 
New Local Plan: CP1 (Sustainable Development), CP3 (Settlement Strategy), CP4 (Delivering 
Homes), DM33 (Managing Carbon Emissions, Transport and Energy Generation) DM42 
(Development in the Green Belt). 
 

5.1. The application site lies within the Green Belt, where there is a presumption against 
inappropriate development. Paragraph 143 of the National Planning Policy Framework 
states that “inappropriate development is, by definition, harmful to the Green Belt 
and should not be approved except in very special circumstances”.  

5.2. Paragraph 145 of the NPPF lists those forms of development considered to be 
appropriate in the Green Belt. Paragraph 145(g) specifically identifies the following as 
appropriate development in the Green Belt: 

“limited infilling or the partial or complete redevelopment of previously developed land, 
whether redundant or in continuing use (excluding temporary buildings) which would: 
 
 Not have a greater impact on the openness of the Green Belt than the existing 

development; or 
 Not cause substantial harm to the openness of the Green Belt, where the 

development would re-use previously developed land and contribute to meeting 
an identified affordable housing need within the area of the local planning 
authority”. 

5.3. The NPPF defines pre-developed land as “land which is or was occupied by a 
permanent structure, including the curtilage of the developed land (although it 
is not assumed that the whole of the curtilage should be developed) and any 
associated fixed surface infrastructure. This excludes: land that is or was last 
occupied by agricultural or forestry buildings…” 

5.4. In this instance, Askett Nurseries comprises a mixed use of a garden centre and 
horticultural activity. It is considered that the structures/activities relating to the garden 
centre can be considered to be pre-developed land. However, the horticultural 
activities, including the polytunnels, would fall within the definition of agriculture and 
their redevelopment as residential would not be appropriate development in the Green 
Belt. 
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5.5. The submitted plans show that the portion of the site to be redeveloped for housing 
reflects the area where the existing garden centre structures are located. In this 
respect, this proposal comprises the redevelopment of pre-developed land and is 
therefore acceptable, in principle. 

5.6. The impact of this proposal on the openness of the Green Belt will be discussed below.  

Affordable Housing and Housing Mix 

New Local Plan: DM22 (Housing Mix), DM24 (Affordable Housing), DM41 (Optional Technical 
Standards for Building Regulations Approval) 
Planning Obligations Supplementary Planning Document (POSPD) 

5.7. Policy DM24 of the New Local Plan requires that the affordable threshold for new 
dwellings within the Chilterns AONB remains at 6 units. This application proposes to 
erect 5 dwellings on land within the AONB. 

5.8. In light of the above, it is considered to fall below the Council’s threshold for affordable 
housing. 

Employment issues 

CSDPD:  CS11 (Land for business)  
DSA: DM5 (Scattered business sites) 
New Local Plan (Submission Version): CP5 (Delivering Land for Business), DM28 (Employment 
Areas) 

5.9. The existing use of the application site generates a small level of employment within 
the local community. The use of the site as a nursery with ancillary offerings is akin to 
a retail offering rather than a business use. 

5.10. The application site is not situated within an identified employment area, a business 
park or a scattered business site. Its primary function is for the sale of garden plants, 
equipment and associated items. A small, popular café exists as an ancillary activity to 
the garden centre. The requirement to market the site for a business use under policy 
DM5 is not therefore triggered. 

5.11. Although, the loss of any employment activity is regrettable, this loss must be weighed 
against the need for rural housing within the Parish. The application site provides a 
good opportunity for rural housing to be provided, on previously developed land, 
without undue impact on the Green Belt.  

5.12. Furthermore, the construction of five new dwellings, with associated on-site 
infrastructure will provide construction employment opportunities itself, together with 
an increased demand for local services. As such, this proposal will help boost the local 
economy. 

Transport matters and parking 

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) 

5.13. The submitted plans show that the existing vehicular access to Askett Nurseries will be 
retained to serve the proposed housing development.  

5.14. When assessing the level of vehicle movements at this point of access, the County 
Highways Authority has noted the Transport Statement, submitted by the applicant, but 
has also conducted a TRICS analysis of their own. The results of this analysis show 
that the level of vehicle movements to and from the site would decrease with the 
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housing development. However, the level of pedestrian movements to and from the 
site would increase. 

5.15. Walking distances between the site and the local services in Monks Risborough and 
Princes Risborough are too far to expect most people to walk.  For example the Monks 
Risborough Church of England Primary School, which is the nearest community facility 
to the site, is 1.1km away. The footpaths are narrow and run parallel to a rural, unlit, 
district distributor road, with a 40mph speed limit.  

5.16. However, a bus stop for the No.33 bus is sited only 200m from the entrance to Askett 
Nurseries, on the opposite side of Aylesbury Road. A further bus stop is sited 
approximately 380m, south west of the application site, on the south-western side of 
Askett Village Lane/Cadsden Lane/Aylesbury Road junction.  

5.17. Given the position of the bus stops and the frequency of the service, the application 
site can be considered to be in a sustainable position. Furthermore, the No.300 bus 
service is more likely to be used by residents of the proposed dwellings than visitors to 
the nursery. 

5.18. With regard to the vehicular access, the County Highway Authority consider that the 
alterations proposed will allow comfortable simultaneous flow in and out of the site. 
This will also reduce the waiting times that cars would be stationary on the A4010 as 
they wait to turn right into the site. 

5.19. With regard to off street car parking, in accordance with the Buckinghamshire 
Countywide Parking Guidance, a total of 16 off street car parking spaces are required 
for the proposed development. The submitted plans do show that 16 spaces are to be 
provided.  

5.20. Some of the spaces however fall below the minimum size standard. It is likely that this 
discrepancy is due to the scale of the plans as there is ample space on site to provide 
the required number of spaces, at the standard size.  In addition, the submitted plans 
do not make it clear, which spaces are to be allocated to each dwelling and which are 
to be for visitors parking. 

5.21. Therefore, a pre-commencement planning condition should be imposed on any 
permission requiring a parking plan to be submitted, showing spaces of the correct size 
and how they are to be allocated.   In addition due to the location of the application site, 
on the A4101, the County Highways Authority have also requested that a Construction 
Traffic Management Plan be submitted to the Local planning Authority, before 
development commences. 

The impact of this proposal on the Green Belt 

New Local Plan: DM42 

5.22. As discussed above, the part of the application site which contains the garden centre 
structures is considered to be previously developed land (PDL). In accordance with the 
advice contained in the NPPF, the partial or complete redevelopment of PDL is 
appropriate within the Green Belt. 

5.23. The submitted plans show that the proposed dwellings have been grouped into the 
section of the site where the existing buildings are situated. Therefore, this proposal 
will not result in a greater spread of development, into the open Green Belt, than exists 
at present. 

5.24. In terms of gross footprint, the submitted details show that the existing garden centre 
structures measure approximately 516.54 sq. metres of ground cover, whereas the 
proposed dwellings would measure 418.55 sqm metres. On this basis, the proposed 
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development would appear to have a lesser “footprint” impact on the openness of the 
Green Belt than the existing structures. 

5.25. The proposed dwellings would however be greater in height than the existing 
structures.  Therefore, it is necessary to compare the structures in terms of volume, in 
order to properly assess the impact on the openness of the Green Belt.  

5.26. A detailed comparison has been submitted which shows that the existing structures 
have a gross volume of 2657 cubic metres, whereas the proposed dwellings have a 
lesser gross volume of 2218 cubic metres. Furthermore, the existing areas of hard 
landscaping amount to approximately 1284 sq. metres in size, compared to the 
proposed areas of only 1156 sq. metres. 

5.27. Although the new dwellings will be greater in height than the existing structures, the 
submitted details show that the proposed development will be smaller in terms of 
footprint, volume and hard landscaping.  

5.28. The submitted plans also show that two areas to the north of the proposed properties 
would be returned to open land. These areas are currently in use for parking and 
storage, associated with the garden centre.   

5.29. Overall, it is considered that this proposal will have no adverse effect upon the open 
character and function of the Green Belt. However, it is considered necessary to 
remove permitted development rights from each property in order that the impact of 
any future additions can be properly assessed. A planning condition should be imposed 
to this effect.  

Raising the quality of place making and design, including the impact on the Chilterns Area 
of Outstanding Natural Beauty.  

DSA: DM11 (Green networks and infrastructure), DM16 (Open space in new development) 
Housing intensification SPD 
New Local Plan: CP9 (Sense of place), DM30 (The Chilterns Area of Outstanding Natural 
Beauty), DM34 (Delivering Green Infrastructure and Biodiversity in Development), DM35 
(Placemaking and Design Quality) 
Wycombe District Council Residential Design Guidance (Adopted June 2017) 

5.30. The Council seeks to secure improvements in the quality of place-shaping and design, 
to ensure that “all new residential development is designed well, contributes 
positively to the area and is great to live in for years to come” Wycombe District 
Council Residential Design Guidance (Adopted June 2017). 

5.31. Development proposals are therefore expected to achieve a high standard of design 
and layout that respects and reflects the local context so as to maintain and reinforce 
its distinctiveness and particular character. This approach is also in line with the 
Housing Intensification Supplementary Planning Document (HISPD). 

5.32. The application site is situated in a sensitive position within the Chilterns Area of 
Outstanding Natural Beauty and is located within the Risborough Chalk Foothills 
Landscape Character Area. A common feature of this location are the strong series of 
boundary treatments and open views across the landscape. 

5.33. It is important that any new development within this area is sympathetic to and 
enhances the landscape character of the AONB. In view of this sensitive location, the 
applicant has submitted a Landscape Visual Impact Assessment and a Landscape 
Strategy Plan in support of their proposals. 

5.34. The Chilterns Conservation Board have commented that the AONB Management Plan 
is also a material consideration and that development should accord with the advice 
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contained in the Chilterns Buildings Design Guide. The Board recognises that the 
proposed development would be built on pre-developed land and that an opportunity 
exists to return some areas of land back to open landscape.   

5.35. Concern has however been raised that the design of the proposed development is not 
entirely that of a traditional farmyard, but more of a hybrid. Furthermore, the larger 
dwelling on Plot 1 is less harmonious with a farmyard vernacular. They would wish to 
see the dwelling on Plot 1 removed from the proposal.  

5.36. It is accepted that the proposed design does include modern elements, including larger, 
steeply pitched roofs and small dormer windows. However, the Chilterns Buildings 
Design Guide does not preclude contemporary design features in new developments. 
The overriding concern is that any new development preserves and enhances the 
scenic beauty of the AONB.  

5.37. In this instance it is considered that the proposed development does reflect the 
appearance of a traditional farmyard setting, including a larger farm house with 
adjacent barn structures formed around an enclosed courtyard. Each property has a 
simplistic appearance, with uncomplicated double pitched roofs and open rafters.  

5.38. Although, dormer features have been included, these are small scale features which 
blend into the proposed roof formation rather than dominate it. The larger dwelling on 
Plot 1 is taller than the adjacent properties on Plots 2-5, which helps create the image 
of a central farm house, surrounded by barn like structures.  

5.39. The applicant has submitted indicative materials with this application which suggest 
that the structures would be brick built, with dark grey weatherboarding and a slate 
coloured tiled roofs. Grey Upvc windows have also been proposed. However, given 
the prominent position the application site hold within the Chilterns AONB, full details 
of all external materials, including hardsurfacing should be submitted to and approved 
by the Local Planning Authority before works to the external features are commenced. 
A planning condition should be imposed to this effect.  

5.40. Similarly, the submitted plans indicate the position of fences and an acoustic wall, but 
full details have not been provided at this stage. It is important that these features 
reflect the rural character and the strong boundary features of the surrounding area. 
Therefore, a condition should be imposed requiring the details of all boundary 
treatment to be submitted to and approved in writing prior to their construction. 

5.41. Concern has also been expressed regarding the two areas, outlined in blue, on the 
submitted plans. These areas are to be retained by the applicant and returned to 
agricultural use. As part of a detailed landscape plan, the future maintenance of these 
areas should be stated.  A planning condition should be imposed to this effect.  

5.42. Overall, it is considered that the proposed development has been carefully planned to 
mitigate detriment within the immediate landscape and the Chilterns AONB. It is 
considered that this proposal will have no adverse effect upon the scenic beauty of the 
surrounding AONB or the rural character of the area in general. 

Amenity of existing and future residents 

Housing intensification SPD 
New Local Plan: DM33 (Managing carbon emissions: transport and energy generation), DM35 
(Placemaking and Design Quality), DM40 (Internal space standards). 

5.43. The proposed dwellings will provide a good standard of accommodation for future 
residents and sufficient private amenity space will be provided for each property. 
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5.44. The applicant has submitted a noise assessment report in support of this application, 
which recommends that sound insulation should be provided through glazing and the 
erection of an acoustic barrier, in order to protect the new residents from road noise. 
The Council’s Environmental Health Officer agrees with this approach. 

5.45. The Environmental Health Officer has requested that 15 electric car charging points be 
installed within the development, in order to help reduce air pollution.  Emerging Policy 
DM33 requires developers to make provision for alternative vehicle types and fuels and 
to integrate renewable technologies into development. Therefore, while it is not 
appropriate to dictate the number of charging points, the development should make 
passive provision in the form of suitable electrical wiring for each unit to allow for 
electrical charging of vehicles. This can be controlled by condition. 

5.46. With regard to the amenity of neighbouring residents, this proposal will have no 
adverse effect by way of loss of light, privacy or outlook. A number of residents who 
live in the adjacent properties at Grange View have written in support of this proposal.  

Environmental issues 

New Local Plan (Submission Version): CP7 (Delivering the infrastructure to support growth), 
DM20 (Matters to be determined in accordance with the NPPF) 

5.47. Given the previous uses on the application site, the applicant has submitted a 
Contaminated Land Risk Assessment. The assessment recommends that there are 
potentially significant pollutant linkages on the application site. Therefore, the report 
recommends that an intrusive site investigation is undertaken with the objective of 
determining the presence and extent of any soil contamination.  

5.48. The Environment Agency has not raised a concern regarding contaminated land.  
However, the Council’s Environmental Health Officer has requested a planning 
condition be imposed requiring that mitigation measures be submitted if contaminated 
land is found.  

5.49. In terms of light pollution, it is not considered that the proposed structures will emit an 
excessive amount of light, externally.  However, in order to reduce the level of 
unnecessary light spill, a planning condition should be imposed preventing the lights 
from shining upwards and out into the surrounding landscape. 

5.50. With regard to trees, there are a small number of ornamental and semi mature trees 
situated within the site. The applicant has submitted an arboricultural assessment 
which identifies those trees which are shown to be retained and those which are due 
to be felled. Details have also been provided showing tree protection measures around 
those to be retained. 

5.51. All the existing trees on site are however category C trees only. They only make a 
contribution to the visual amenity of the garden centre and not to the amenity of the 
wider area. Therefore, there is no objection to their loss. Any new tree to be planted 
should be part of a comprehensive landscaping plan which helps enhance the setting 
of the new development. A planning condition requiring a landscape plan, including the 
planting of new tree should be imposed.  

Flooding and drainage 

DSA: DM17 (Planning for flood risk management) 
New Local Plan (Submission Version): DM39 (Managing Flood Risk and Sustainable Drainage 
Systems) 

5.52. The application site is not situated within a flood risk zone 2 or 3. 
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5.53. The applicant has submitted a surface water drainage scheme with this application.  
The County Suds team have confirmed that the proposed scheme is acceptable, in 
principle. However, a full and detailed surface water drainage scheme is required. A 
planning condition should be impose to this effect.   

Ecology 

DSA:  DM13 (Conservation and enhancement of sites, habitats and species of biodiversity and 
geodiversity importance), DM14 (Biodiversity in development)   
New Local Plan (Submission Version): DM34 (Delivering Green Infrastructure and Biodiversity 
in Development) 

5.54. The application site is considered to be of limited ecological value, which is confirmed 
by the applicant’s submitted Ecological Appraisal. 

5.55. The Council’s Ecologist has reviewed these proposals and is in agreement with the 
applicant regarding the ecological value of the site.  However, the ecological 
enhancement measures suggested in the submitted report are not considered to be 
definitive. Therefore, the applicant should submit a detail ecological mitigation and 
enhancement strategy prior to the construction phase of the development.  

5.56. A planning condition should be imposed to this effect.  

Community facilities 

BCSNP: Policy 11 (Community Facilities) 
Community facilities SPD 
New Local Plan (Submission Version): DM29 (Community Facilities) 

5.57. A number of objections have been received regarding the loss of the Potting Shed 
Café, on the grounds that it provides a popular community facility. 

5.58. Despite the fact that the café is a popular destination for a number of local people, it 
does not fall within the policy definition of a community facility. It is a retail activity which 
is an ancillary part of the existing garden centre. 

5.59. Given that there is no policy objection to the loss of the garden centre activity, there 
can be no policy objection to the loss of the café. 

Historic environment 

New Local Plan: CP9 (Sense of place), CP11 (Historic Environment), DM20 (Matters to be 
determined in accordance with the NPPF), DM31 (Development Affecting the Historic 
Environment) 

5.60. The application site lies outside the boundary with the Askett Conservation Area but 
does lie within 25 metres of a Grade II listed building at Grange Cottage, on the 
opposite side of Aylesbury Road. 

5.61. The Council’s Conservation Officer has reviewed these proposals and considers that, 
subject to the submission of appropriate materials, this proposal will have no adverse 
effect upon the setting of the nearby listed building. 

Building sustainability 

DSA: DM18 (Carbon reduction and water efficiency) 
New Local Plan: DM41 (Optional Technical Standards for Building Regulations Approval) 

5.62. 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 
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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. 

Weighing and balancing of issues – overall assessment  

5.63. 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. 

5.64. 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  

5.65. 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 ARMS180714 LP01A; SL.01A; 
DBML.01A; SE.01A; Plot 1.eA; Plot1.pA; P2-3.e1A; P2-3.e2A; P2-3.pA; P4-5.e1A; P4-5.e2A; 
P4- 5.p1A; P-5.p2A and 31241R1/1; 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. No other development shall take place until after all structures within the application site have 
been demolished and the resulting materials removed from the site. 
Reason: To ensure a satisfactory form of development and in the interests of the open character 
and function of the Green Belt. 
 

4. 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. 
 

5. Notwithstanding any indication of materials which may have been given in the application, a 
schedule and/or samples of all surfacing materials shall be submitted to and approved in writing 
by the Local Planning Authority before any work to the finished surfaces of the development 
takes place. Thereafter, the development shall not be carried out other than in accordance with 
the approved details. 
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Reason: To secure a satisfactory appearance. 
 

6. Unless otherwise first agreed in writing by the Local Planning Authority there shall be no building 
up or increase of the existing ground levels on the site  
Reason: To ensure that the proposal is constructed at an acceptable level with regards to the 
surrounding area. 
 

7. No other part of the development shall be occupied until the existing means of access has been 
altered in accordance with the approved drawings 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. 
 

8. Notwithstanding the provisions of Part 2 of the Second Schedule to the Town and Country 
planning (General Permitted Development) (England) Order 2015 (or any Order revoking or re-
enacting that Order), no gates shall be erected on the private estate road, hereby permitted, 
between the access point off Aylesbury Road and the central manoeuvring area.  
Reason: To enable vehicles to draw clear of the highway for safety and convenience of the 
highway users.  
 

9. No other part of the development shall begin until visibility splays shown on the approved 
drawings have been provided on both sides of the access. Thereafter, the area contained within 
the splays shall be kept free of any obstruction exceeding 0.6 metres in height above the nearest 
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.  
 

10. Prior to the commencement of development, (other than demolition), details of the parking, 
manoeuvring and loading/unloading scheme shall be submitted in writing to and approved by 
the Local Planning Authority. The details shall also include the allocation of parking spaces 
between individual units and visitors spaces. Thereafter, the approved scheme shall be laid out 
in accordance with the approved details prior to the occupation of the development, hereby 
approved, and shall be retained for the life of the development. 
Reason: This is a pre-commencement condition to ensure that displaced parking does not occur, 
in order to minimise danger, obstruction and inconvenience to users of the adjoining highway. 
 

11. Prior to the commencement of any works on the site a Construction Traffic Management Plan 
detailing the management of construction traffic, (including vehicle types, frequency of visits, 
expected daily time frames, use of 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 the 
approved management plan. 
Reason: This is a pre-commencement condition as development cannot be allowed to take 
place, which in the opinion of the Highway Authority, could cause danger, obstruction and 
inconvenience to users of the highway and of the development. 
 

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: 
 *Details of existing trees and planting to be retained, together means of their protection during 
the construction phase 

 Additional planting to compensate for the loss of some of the existing trees 
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 Native trees to reflect the rural context of the site 

 Details of the future management of the wildflower meadow; the dry pond and the two 
areas outlined in blue as returning to agriculture. 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. 
Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping. 
 

14. Details of all screen and boundary walls, fences and any other means of enclosure shall be 
submitted to and approved in writing by the Local Planning Authority before any development 
takes place. The development shall thereafter only be carried out in accordance with the 
approved details and the buildings hereby approved shall not be occupied until the details have 
been fully implemented. The screen and boundary walls, fences and any other means of 
enclosure which are part of the approved scheme shall thereafter be retained in accordance with 
the approved details unless otherwise first agreed in writing by the Local Planning Authority. 
Reason: To ensure that the proposed development does not adversely affect the privacy and 
visual amenities at present enjoyed by the occupiers of neighbouring properties, and to ensure 
a satisfactory environment within the development. 
 

15. Prior to the commencement of development (other than demolition) a scheme to mitigate against 
any ecological harm which could be caused by the proposals and to enhance the ecological 
value of the site shall be submitted to and approved in writing by the Local Planning Authority. 
The scheme should be in line with the recommendations in section 6 of the Ecological Appraisal, 
by Aspect Ecology, dated April 2019, and should be cross referenced with other documentation 
where appropriate. All works shall then proceed in accordance with the approved scheme with 
any amendments first agreed in writing be the Local Planning Authority 
Reason: To ensure that the development achieves a net gain in biodiversity. 
 

16. No works other than demolition shall begin until a surface water drainage scheme for the site, 
based on sustainable drainage principles, 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: 
 A demonstration that water quality, ecological and amenity benefits have been considered. 
 Infiltration components to be located within the areas of demonstrated viable infiltration. 
 Demonstration of all information used to derive the infiltration rates. This includes clear 

demonstration of the water drop against time. 
 Demonstration of a 1m freeboard between the base of the infiltration component and the 

water table through winter (November to March) groundwater monitoring. 
 subject to infiltration be unviable, the applicant shall demonstrate that an alternative means 

of surface water disposal is practicable. 
 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 shall be safely contained on site. 

 Construction of all SuDS and drainage components.  
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 Drainage layout detailing the connectivity between dwellings and the drainage components, 
together with storage volumes of all SuDS components. 

 Details of how and when the full drainage system will be maintained. This must also include 
details of who will be responsible for the maintenance. 

 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. 
 

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 7 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 2A 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. 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).  
 

19. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development)(England) Order 2015 (as amended) (or any Order revoking and re-enacting that 
Order), no development falling within Classes A and E of Part 1 of Schedule 2 shall be carried 
out without the prior, express planning permission of the Local Planning Authority.  
Reason: In order that the Local Planning Authority can properly consider the effect of any future 
proposals on the open character and amenity of the Green Belt locality. 
 

20. Each residential unit shall include the electrical wiring to enable a vehicle charging point to be 
installed in an appropriate location adjacent to that properties parking allocation. 
Reason: To enable the owners to make provision of alternative vehicle types and fuels as a 
response to evidence regarding air quality in the local area. 
 

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 was provided with pre-application advice. The application was acceptable as 

submitted and no further assistance was required 
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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 The applicant is advised that the off-site works will need to be constructed under a Section 184 

of the Highways Act legal agreement. This Small Works 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 3 weeks is required to process the 
agreement following the receipt by the Highway Authority of a written request. Please contact 
Transport for Buckinghamshire at the following address for information: 

  
  Development Management 

Buckinghamshire County Council 
6th Floor 
County Hall 
Walton Street 
Aylesbury 
Buckinghamshire 
HP20 1UY 

  
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. 
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19/06137/FUL         

 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments  

Councillor Clive Harriss: in view of the local concern, this application should be determined by 
the Planning Committee 
 
Parish/Town Council Comments/Internal and External Consultees 

 
Great & Little Kimble cum Marsh Parish Council 
Comments: None received 
 
County Highway Authority 
Comments: No objection, subject to conditions regarding the submission of a parking layout; 
access; gates; visibility splays and a construction traffic management plan  
  
Buckinghamshire County Council (Non Major SuDS) 
Comments: No objection subject to the submission of a details surface water drainage scheme. 
 
Environmental Health 
Comments: No objection, subject to a condition regarding provision of electric car charging points  
 
Control of Pollution Environmental Health 
Comments: There is the possibility of land contamination from the site's use as a nursery/garden 
centre arising from fuel spills and use of fertilisers/pesticides. 
 
The submitted Phase 1 Risk Assessment has reasonably concluded that there is a low/moderate 
risk to future site users and to groundwater. A watching brief during development is therefore 
recommended.  No objection subject to condition regarding unexpected contamination. 
 
Environment Agency (south-east) 
Comments: No objection 
  
Conservation Officer 
Comments: Subject to appropriate materials, the proposals are acceptable in terms of their impact 
on the setting of the listed building to the north of the A4010. 
  
Ecological Officer 
Comments: The site only has limited ecological interest and as the Ecology Assessment includes 
details in section 6 which will mitigate for any potential impact and ultimately enhance the 
biodiversity value of the site, the proposals will be acceptable if a suitable condition is attached 
 
RECOMMENDATION(S): The recommendations in section 6 of the report are not definitive. 
Therefore it is necessary for a pre start condition to be put on any permission which requires that 
these details are worked into a full ecological mitigation and enhancement plan. 
 
CONDITIONS OR INFORMATIVES: A scheme to mitigate against any ecological harm which could 
be caused by the proposals and to enhance the ecological value of the site will be submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of any development 
on the site.  
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The scheme should be in line with the recommendations in section 6 of the Ecological Appraisal 
and should be cross referenced with other documentation where appropriate. All works shall then 
proceed in accordance with the approved scheme with any amendments first agreed in writing be 
the LPA. Reason: to ensure that the development achieves a net gain in biodiversity. 
  
Landscape Officer 
Comments: Building Design, no significant concerns. Agree all materials by condition - type, colour, 
finish, including doors and windows. uPVC windows unlikely to be acceptable, even if coloured. 
 
Layout Arrangement of buildings around courtyard space is satisfactory, including relationships to 
adjoining buildings and spaces. Clarification needed: why are some areas excluded from gardens 
or open space (blue-line land) - field 'fragments' enclosed by hedges are not very useable. What 
will they be used for? How will they be returned to agriculture? Will the hedgerows be removed in 
future? 
 
Boundaries Revised proposals required. Proposed boundary details are not satisfactory. Chainlink 
fence is inappropriate. All external boundaries, and preferably internal ones, should be timber post-
and-rail fences. The acoustic fence should be enclosed to both sides by a combination of existing 
hedgerow and new planting to help screen it. Native hedges should be planted alongside all 
external boundaries (double staggered rows).Confirm how communal space, including SuDS and 
wildflower meadows, will be managed (by condition if appropriate. 
  
Cadent Gas Ltd Plant Protection Department 
Comments: None received  
  

Representations  

Objections to this proposal have been received from members of the local community, including 
The Chiltern Conservation Board and County Councillor Bendyshe-Brown. The grounds of 
objection raised include: 

 Incompatible development with heritage assets, in close proximity to SSSI 

 Inappropriate development in the Green Belt and AONB 

 Loss of popular Plotting Shed Café 

 Loss of as community facility 

 Loss of employment provision 

 The application site is agricultural land not pre developed land 

 Unsustainable location 

 Loss of highway/pedestrian safety 

 Incompatible with the Princes Risborough Town Plan and Kimble Neighbourhood Plan 

 Development would set an undesirable precedent in the Green Belt 

 Buildings are too high 

 Lack of supporting infrastructure in the area 

 Kimble has enough housing 

 Development would remove the green buffer between Kimble and Askett 
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Contact: 
 

Sarah White DDI No. 01494 421517 (part time) 

App No : 18/05741/FUL App Type : FUL 
 

Application for : Conversion of existing house into 1 x 3 bed and 1 x 2 bed flats, construction 
of front porch, insertion of side window and widening of parking area to front 
to create additional parking 
 

At 1 Hillary Close, High Wycombe, Buckinghamshire, HP13 7RP  
 

Date Received : 
 
Target date for 
decision: 

25/05/18 
 
20/07/18 
 
 

Applicant : Mr Mohammad Arif 
 

1. Summary 

1.1. The proposal would be considered to provide a satisfactory living environment for the 
future occupiers, and to safeguard the privacy and amenity of the neighbouring 
properties.  Furthermore the proposal would not be considered to have a detrimental 
impact upon the character and appearance of the area or the safety and convenience 
of users of the adjoining highway. 

1.2. The proposal complies with the relevant Development Plan policies and is therefore 
recommended for approval subject to conditions. 

2. The Application 

2.1. Full planning permission is sought for the conversion of existing house into 1 x 3 bed 
and 1 x 2-bed flats.  

2.2. The proposed conversion works involve the construction of a front porch, the insertion 
of ground floor window within the western flank elevation, stepped access between the 
parking area and the front porch, and the widening of dropped kerb and parking area 
to front to create additional on-site parking.  Each flat would utilise a separate entrance 
with one flat being located on the ground floor and the other flat occupying the first 
floor. 

2.3. The agent has submitted an additional plan showing the layout of the existing roof 
space and loft hatch access. 

2.4. The application related to a two storey semi-detached dwelling finished in brick under 
a hipped tiled roof.  The property has been previously extended by means of a part two 
storey/part single storey rear extension, rear canopy roof, and a single storey side 
extension.  

2.5. The property currently benefits from a dropped kerb and on-site parking for two 
vehicles.  The property occupies a roughly triangular shaped plot located within the 
established residential area of Hillary Road, in close proximity to the junction of Hillary 
Road and Hillary Close.  Ground levels slope up towards the northwest. 

2.6. The application is accompanied by a Design and Access Statement. 

2.7. This application was previously considered at the Planning Committee meeting on 12th 
December 2018, at which time members resolved to defer the application for officers 
to negotiate amendments to the design and layout of the proposed accommodation. 

2.8. Following negotiations between officers and the applicant’s agent, the application has 
been subsequently amended through the submission drawing numbers 1185/01C, 
1185/02B, 1185/03D, 1185/04, 1185/05, 1185/06F, WDC1 and WDC1.1 (Bin store), 
WDC2 and WDC2.1 (Cycle store). 

2.9. Summary of amendments: 
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 internal layout of first floor flat amended; bedrooms now above ground floor 
bedrooms, living spaces above ground floor above living spaces, reduced from 3-
bed to 2-bed, size of kitchen/living area increased, 

 alteration to front window of ground floor front bedroom adjacent entrance porch, 

 separate private amenity areas provided, 

 bin and bike store detail provided, and, 

 minor change to parking layout. 

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.  

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.  In this instance the 
applicant/agent was updated of any issues after the initial site visit and provided the 
opportunity to submit amended plans to address the issues raised.  

3.3. The agent responded by submitting amended plans, which were found to be 
acceptable, and the application was recommended for approval in accordance with the 
Council's delegated procedures. 

3.4. Following concerns raised by the Planning Committee, additional amendments were 
sought by the case officer to overcome the issues raised by members.  The agent 
responded by submitting amended plans, which were found to be acceptable.  The 
application is recommended for approval. 

 Relevant Planning History 

3.5. 10/07602/FUL – Householder application for construction of single storey and first floor 
side extensions and new front porch – Approved but not implemented 

3.6. 10/05941/FUL - Householder application for first floor side extension and front porch – 
Approved but not implemented 

3.7. 06/07728/FUL – Construction of front porch (retrospective) – Refused.  The front porch 
was considered to visually unbalance the proportions of the original pair of properties.  
The mass and bulk of the porch was considered to dominate the property harming the 
character and appearance of the property and the street scene. The appeal was 
dismissed and the porch removed.   

3.8. 04/07607/FUL – Construction of single storey side, part single storey, part two storey 
rear extensions - Approved 

3.9. 04/05017/FUL -  Construction of single storey side, part single storey part two storey 
rear extensions incorporating new garage - Approved 

4. Issues and Policy considerations 

Principle and Location 

Residential Design Guidance Supplementary Planning Document; 
New Local Plan: Policies CP1, CP3, CP9, DM20, DM35; 

4.1. The application site is located within an existing residential area.  Given this policy 
context residential intensification is considered acceptable in principle, providing the 
development complies with the Development Framework and other material planning 
considerations. 
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Raising the quality of place making and design 
New Local Plan: Policies CP9, DM35 
Residential Design Guidance  

4.2. This application seeks to convert an existing 4-bed dwelling to form one 2-bed and one 
3-bedflats.  The external alterations consist of the construction of a new front porch, 
the insertion of ground floor window within the western flank elevation, and alterations 
to the front window within the existing single storey side projection.   

4.3. Within the site frontage excavation works would take place, alongside alterations to the 
kerb line, to enlarge the existing frontage parking area.  As a result the frontage would 
be entirely hard surfaced.  It was noted during the application site visit that the frontage 
of the neighbouring property No. 3 Hillary Close has already been turned over to 
hardstanding for parking, albeit with a smaller crossover and the retention of a small 
front boundary wall.   

4.4. To the rear of the site the garden area is shown to be divided to provide two separate 
private amenity areas.  Enclosed bin storage would be located toward the eastern 
boundary within the site frontage, with enclosed cycle storage located within the private 
amenity areas.  The information submitted with regards to the location and external 
appearance of the bin and cycle stores is considered to be acceptable, and would not 
be considered to detract from the character and appearance of the area. 

4.5. The inclusion of fixed obscure glazing within the front elevation of a dwelling limits the 
building’s connection with the street scene and should normally be avoided.  In this 
instance, however, the window to be obscurely glazed is located within a single storey 
side projection, and not within the main building.  As such the implications are far less 
significant.  Officers therefore raise no objections to this aspect of the proposal. 

4.6. Whilst the proposal would increase the number of residents within the building, the 
impact of the proposal upon the overall character and appearance of the residential 
area would be considered relatively minimal. 

Amenity of existing and future residents 
New Local Plan (Submission Version): DM33, DM35  
Residential Design Guidance 

Neighbouring Properties 

4.7. The site is bounded by No. 87 Hillary Road to the west, a parking area associated with 
the Highcrest Academy School to the north, and the adjoining semi-detached property 
No. 3 Hillary Close to the east. 

4.8. The proposed external alterations to the building itself consist of; a new front porch and 
the insertion of ground floor window within the western flank elevation.  Though the 
demolition of the canopy roof at the rear of the property has not been specifically 
identified, as the application details make no reference to the retention of this structure 
and its location is not shown on the proposed plans, it is assumed that this structure is 
to be removed.   

4.9. With regards to the impact upon No. 87 Hillary Road the proposed ground floor window 
would be located adjacent an existing window, facing an existing boundary fence.  
Having regards to the position of the window and the height of the adjacent fence the 
proposed window would not be considered to raise any significant issues in terms of 
overlooking.   

4.10. As the proposal would utilise the existing amenity area to provide the necessary 
amenity for the occupiers of the new units, this aspect of the proposal would not be 
considered to raise any particular concerns with regards to neighbouring amenity. 

4.11. Whilst officers are mindful that roof lights have already been inserted within the roof 
space, the floor plans indicate that this area is used for storage.  In any event the roof 
lights are existing and any views from those roof lights would be directed toward the 
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rearmost section of the garden.  Should the roof space be converted to create an 
additional bedroom at some time in the future, the use of the loft space as habitable 
floor area in connection with the first floor flat would be no different from the use of the 
loft space as habitable floor area in connection with the use of the property as a single 
dwelling. 

4.12. The proposed conversion of the dwelling to form two flats would not be considered to 
result in any significant change in the relationship between the application property and 
the adjacent dwellings in terms of light, outlook and privacy.  As such the impact upon 
the residential amenities of these properties is considered acceptable. 

Future Occupiers  

4.13. Each flat would utilise a separate entrance with one flat being located on the ground 
floor and the other flat occupying the first floor.  The proposed development would be 
considered to provide a good standard of habitable accommodation for the new 
occupiers in terms of layout, light, outlook and privacy.  

4.14. The layout of the first floor flat has been amended and the number of bedrooms 
reduced to; increase the size of the kitchen/dining area, and to reduce the potential for 
noise transference in relation to the ground floor flat by placing bedrooms above 
bedrooms and living spaces above living spaces. 

4.15. Members previously raised concerns with regards to a potential loss of privacy for the 
occupants of the ground floor flat, as a result of the position of the first floor access 
adjacent the ground floor bedroom window. 

4.16. The applicant has sought to overcome this issue by reducing the size of the bedroom 
window, thereby increasing the distance from the window to the doorway, and making 
the lower portion of the window fixed shut and obscurely glazed. 

4.17. The upper section of the window would be clear glazed and openable.  Given the 
existence of a second window within the flank elevation of this bedroom, it is considered 
that a sufficient level of light and outlook would be achieved.  Therefore whilst such an 
arrangement is not ideal, officers do not consider there would be sufficient ground for 
a refusal on this basis.  

4.18. The existing rear garden area is of a sufficient size to be divided to create separate 
amenity areas for each flat.  Enclosed bin storage would be provided within the site 
frontage, in easy access of both flats, while separate enclosed cycle storage would be 
provided within the new private amenity areas.  

4.19. Having regards to the above it is considered that the proposal would provide an 
acceptable standard living environment for the occupiers of the new units, with an 
acceptable level of conveniently located parking, without having a detrimental impact 
upon the residential amenities of the neighbouring properties.  

Transport matters and parking 
New Local Plan: DM33  
Buckinghamshire Countywide Parking Guidance 

4.20. The application site is located within Residential Zone A wherein each property with up 
to 3 bedrooms/6 habitable rooms would be expected to provide 2 on-site parking 
spaces, with each space a minimum of 2.8 metres in width by 5 metres in length.  

4.21. The application has been amended to demonstrate the provision of 4 on-site parking 
spaces measuring 2.8 metres in width by 5 metres in length, with pedestrian footpath 
a minimum of 1 metre in width to provide unhindered foot access to the flats, in 
accordance with the Highway Authority’s initial comments. 

4.22. With regards to cycle parking the proposed development would be expected to provide 
safe and secure covered storage for a total of 4 bicycles.  Drawing no. 1185/06F 
indicated the provision of two enclosed cycle stores, one within each private amenity 
area.  The proposal would therefore be considered to provide sufficient cycle storage.  
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4.23. Any access point along this section of the road would need to comply with the visibility 
requirements stated by Manual for Streets and the County Highway Authority have 
confirmed that this can be secured by way of condition. 

4.24. The proposed development would provide a sufficient level of on-site parking in 
accordance with the Buckinghamshire Countywide Parking guidance, and would not 
be considered to have a detrimental impact upon the safety and convenience of users 
of the adjacent highway, or the associated footway. 

4.25. Whilst officers are mindful that roof lights have already been inserted within the roof 
space, having consulted the Buckinghamshire Countywide Parking Guidance officers 
can confirm that, should the roof space be converted to create an additional bedroom, 
the parking requirement would remain unchanged.  

Flooding and drainage 
DSA: DM17; 
New Local Plan: DM39  
DETR Circular 03/99 

4.26. The site is not located within the flood plain or within an area identified as being at risk 
of surface water flooding.  The Buckinghamshire County Council SuDS team has no 
comments on this planning application due to the scale of the development which 
predominantly relates to changes to the internal configuration of the building.  

4.27. The proposed dwellings would be served by mains drainage which is the preferred 
method for foul sewage removal.  Thames Water monitor the Council's weekly list of 
applications and comment as they deem necessary. No objections have been received 
from Thames Water in relation to the current proposal therefore the Council has no 
objections in respect of this aspect of the proposal. 

 Building sustainability 

DSA: DM18; 
New Local Plan: Policies DM41 

4.28. 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 therefore only considered 
necessary to condition water efficiency. 

Weighing and balancing of issues – overall assessment  

4.29. 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. 

4.30. 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  

4.31. As set out above it is considered that the proposed development would accord with the 
relevant of development plan policies.   
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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 1185/01C, 1185/02B, 
1185/03D, 1185/04, 1185/05, 1185/06F, WDC1 and WDC1.1 (Bin store), WDC2 and 
WDC2.1 (Cycle store) 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 materials to be used for the external surfaces, including walls, roofs, doors and windows 

and the surfacing materials for the extended parking area, shall be of the same colour, type 
and texture as those used in the existing building and parking area, unless specified within 
the application details or otherwise first agreed in writing by the Local Planning Authority.  

 Reason: To secure a satisfactory external appearance. 
 
4 The bin and cycle storage facilities and the private amenities areas hereby approved shall 

be provided and made available to the occupiers, in accordance with the approved details, 
before the development that they relate to is first occupied and thereafter the facilities shall 
be permanently retained.  

 Reason: In the interests of the amenities of the occupiers and adjoining residents. 
 
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 DM18 of the Adopted 

Delivery and Site Allocations Plan (July 2013). 
 
6 No other part of the development shall begin until the new means of access has been altered 

in accordance with the approved drawing and constructed in accordance with 
Buckinghamshire County Council's guide note "Private Vehicular Access Within Highway 
Limits" 2013. 

 Reason: In order to minimise danger, obstruction and inconvenience to users of the highway 
and of the development. 

 
7 The scheme for parking indicated on the submitted plans shall be laid out prior to the initial 

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

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

 
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/agent was 
updated of any issues after the initial site visit and provided the opportunity to submit 
amended plans to address the issues raised.  The agent responded by submitting amended 
plans, which were found to be acceptable, and the application was recommended for 
approval in accordance with the Council's delegated procedures. 
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Following concerns raised by the Planning Committee, additional amendments were sought 
by the case officer to overcome the issues raised by members.  The agent responded by 
submitting amended plans, which were found to be acceptable, and the application was 
recommended for approval. 

 
 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 The applicant is advised that a licence 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 period of 28 days must be allowed for the issuing of the licence, please 
contact Transport for Buckinghamshire at the following address for information. 

  
 Transport for Buckinghamshire (Streetworks) 
 10th Floor, New County Offices  
 Walton Street, Aylesbury,  
 Buckinghamshire 
 HP20 1UY 
 01296 382416 
 
 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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18/05741/FUL      
 
Consultations and Notification Responses 

Ward Councillor Preliminary Comments  

Councillor Julia Wassell - Thank you for contacting me regarding this planning application. I am 
not in support of this application due to insufficient parking in this small Close and also a drastic 
change of character for this small Close which has been family housing for one family. In addition, I 
have removed really recently received multiple complaints from residents about this application and 
would therefore wish to call it in to the planning committee. I have raised separate concerns about 
the management of this property with Bucks County Council. 
 
Parish/Town Council Comments/Internal and External Consultees 

High Wycombe Town Unparished – Totteridge Ward 
 
Buckinghamshire County Council (Non Major SuDS) 
Comment: Thank you for the consultation on the above proposal, which we received on 29th May 
2018. Having reviewed the information submitted to accompany this application, Buckinghamshire 
County Council as the Lead Local Flood Authority (LLFA) has no comments on this planning 
application due to the scale of the development; the proposed alterations are predominantly internal, 
with the exception of the proposed porch which has a small footprint proposed on an area of existing 
hardstanding. From the review of surface water mapping and groundwater mapping; the site does 
not appear at risk of flooding (Groundwater mapping provided by Jeremy Benn Associates and 
surface water mapping provided by the Environment Agency). 
  
County Highway Authority 
Initial Comment: The proposed development is the conversion of the existing three bed dwelling into 

two three bed flats with associated parking off Hillary Close, High Wycombe. Hillary Close is an 

unclassified road subject to a 30mph speed limit. There are footways in the vicinity of the site which 

provide links to public transport.  

 

Drawing 1185/06 shows the existing dropped kerb off Hillary Close extended. The proposed dropped 
kerb extension would provide adequate access to the proposed parking spaces. Any access point 
along this section of the road would also need to comply with the visibility requirements stated by 
Manual for Streets of 2.4m X 43m from both directions to the near side carriageway and this can be 
secured by way of condition should this application gain approval.  
 
Regarding parking; Wycombe District Council has adopted the County Council’s Buckinghamshire 
Countywide Parking Guidance (BCPG) policy document, and identifies the site as being located 
within Zone A. When using the parking calculator, it states that each two bedroom dwelling is 
required to have at least two car parking spaces and that each parking space should be a minimum 
of 2.8 x 5m wide. After assessing Drawing 1185/06 I note that the proposed spaces fall short of the 
minimum width of 2.8 x 5m as they measure approximately 2.4 x 5.1m. I therefore require the 
submission of amended plans showing the parking spaces widened in accordance with guidance to 
ensure they can safely accommodate vehicles off the highway. 
 
I am also concerned that there is insufficient space between the proposed porch and parking spaces 
to ensure safe access. Additional plans must therefore be submitted illustrating that there is at least 
one metre between the porch and parking spaces.  
 
Mindful of the above, I require additional information to be provided. Once in receipt of satisfactory 
information, I will be in a position to submit final highway comments. 
Further Comments: Hillary Close is an unclassified residential road subject to a 30mph speed 
restriction with no parking or waiting restrictions in place. The road benefits from pedestrian footways 
and street lighting. 
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The Highway Authority has previously provided comments on this application. My colleague Sarah 
Hearn requested the demonstration of four parking spaces meeting 2.8 x 5 metre dimensions in 
addition to a 1 metre wide footway to provide safe access to the dwellings. 
 
I note that these comments were based upon the information supplied that the development will 
constitute two three bed flats and not one or more sui generis house/s in multiple occupation. 
 
Having assessed the submitted plans, I consider the parking requirement and the pedestrian access 
to both flats to have been demonstrated.  I believe that these can be secured by way of condition. 
 
Mindful of the above comments, I have no objection to the proposed application subject to the 
suggested conditions and informatives. 
 
Control of Pollution Environmental Health 
Comment: No objection. 
 

Representations 

14 Letters of objection were received in response to the application.  Summary of comments 
received objecting on the following grounds: 
 

 Out of keeping with the character of the area, 

 Location of bin storage unclear, 

 Potential increase in noise arising from increase in number of residents, 

 Loss of neighbouring privacy, 

 Safety of users of the footpath, 

 Concerns over foul sewerage disposal method. 
 
Concerns have also been raised with regards to overflowing bins, flies, and rats.  Whilst the provision 
of suitable bin storage areas is a planning consideration, issues relating to: fly and rat infestations 
as a result of overflowing refuse bins, noise nuisance, and antisocial behaviour are covered by 
separate legislation under the Environmental Health Act and as such do not constitute a material 
planning consideration in this case.  
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Contact: Jenny Ion 
 

DDI No. 01494 421599 

App No : 17/06820/FUL App Type: Full Application 
 

Application for : Change of use of land to provide an Air Rifle range with erection of range 
compound building, siting of storage container & WC, erection of boundary 
fencing & creation of car parking for 10 cars (Retrospective) 
 

At Aldridge Grove, Hampden Road, Denner Hill, Buckinghamshire  
 

Date Received : 
 
Target date for 
Decision 

08/08/17 
 
03/10/17 

Applicant : Mr C Allum - Wendover Air Rifle 
Club 
 

 

1. Summary 

1.1. Planning permission is sought for the change of use of land to allow its use as an air rifle 
range.  This includes the erection of a timber building, the siting or a storage container and 
w.c., the erection of fencing and the formation of a parking area.  The application is 
retrospective. 

1.2. The application is recommended for refusal on the grounds of harm to the openness of the 
Green Belt, to ecology, highway safety, the AONB and amenity. 

2. The Application 

2.1. The site is located in an area of woodland on sloping ground on the side of a valley.  Access 
is from Hampden Road, using a gated access which originally gave access to the wood 
for forestry purposes.  The main part of the site is reached via a track up the hill, through 
the trees. 

2.2. The main range area is within an area of trees approximately 22 x 60 metres, which is 
fenced off from the surrounding woodland.  The north east end of the range is fenced using 
timber boarding, as is the area adjacent to the range building. The remaining fencing is 
green netting.  At the eastern end of the range area is an open fronted timber building 
measuring 5.3 x 12.1 metres with a very shallow pitched roof up to a height of 3.1 metres.  
It is from this building that people fire at metal targets fixed within the woodland. 

2.3. Adjacent to the track, to the north west of the range, a parking area has been created 
under the trees, and a metal storage container is also sited in this area.  The container 
measure 6 x 2.4 metres and is 2.5 metres high. 

2.4. The details submitted with the application indicate that the site is used by Wendover Air 
Rifle Club who meet for two hours on a Wednesday evening (6-8pm) and six hours on a 
Saturday (8am-2pm).  The club hopes to extend this to 6-8pm on all week days as well as 
retaining the same hours on a Saturday. 

2.5. The Club has a membership of about 50, with capacity to increase to 70.  On average 15 
members attend on Wednesday and 40 on Saturdays.  The range has sufficient space for 
up to 12 people to operate at any one time.   

2.6. The container is used to store tools, paint, targets and the like, but no rifles are stored on 
site. 

2.7. The site is located in the Green Belt and Chilterns Area of Natural Beauty.  
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2.8. The area of woodland between the road and the main range area, and through which the 
access passes, is designated as Ancient Woodland.  The range building is within the buffer 
zone to the ancient woodland.   

2.9. The application is accompanied by: 

a) Planning, Design and Access Statement. 
b) Ecology Survey. 

2.10. The ecology survey was submitted during the course of the application following initial 
comments made by the Council’s Natural Environment Officer.  

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. 

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  

 The applicant did not seek pre-application advice or enquire whether planning 
permission was required. 

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

 The applicant was provided the opportunity to submit additional information relating to 
ecology. 

4. Relevant Planning History 

4.1. 16/06929/PNP6E – Prior notification application (Part 6, Class E) to re-surface existing 
agricultural track.  Application refused. 

4.2. 16/07342/PNP6E – Prior notification application (Part 6, Class E) to re-surface existing 
agricultural track.  Prior approval of details not required.  19.9.16 

4.3. An enforcement complaint was received on 24 January 2017 which alleged the erection of 
an outbuilding in woodland, removal of trees, laying of roadway and construction of a firing 
range. 

5. Issues and Policy considerations 

Principle and Location of Development 

DSA: DM1 (Presumption in favour of sustainable development),  
New Local Plan: CP1 (Sustainable Development), DM33 (Managing Carbon Emissions, 
Transport and Energy Generation), DM42 (Managing Development in the Green Belt) 
 

5.1. The site is located in the Green Belt where inappropriate development is unacceptable in 
principle.  

5.2. Paragraph 145 of the NPPF sets out the types of development which are appropriate.  
These include “the provision of appropriate facilities (in connection with the existing 
use of land or a change of use) for outdoor sport, outdoor recreation, …; as long as 
the facilities preserve the openness of the Green Belt and do not conflict with the 
purposes of including land within it”. 
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5.3. Recreational use of land by itself is not necessarily inappropriate in the Green Belt.  
However the NPPF states that the provision of facilities in connection with that use is only 
appropriate if they preserve the openness of the Green Belt and do not conflict with the 
purposes of including land within it. The latter includes protecting the countryside from 
encroachment. 

5.4. In this case to facilitate the use a sizeable timber structure has been erected, in excess of 
60 square metres, together with the siting of a storage container and portable toilet.  There 
is also associated paraphernalia such as tables and chairs and the fencing enclosure. 

5.5. When assessing “openness” in the Green Belt this is a measure of the presence or 
absence of built form.  It is not a measure of how much something can be seen.   

5.6. Previously there were no buildings within the site and the erection of the timber building 
and the container do therefore fail to preserve the openness of the Green Belt.  The 
erection of fencing around the enclosure also results in encroachment.  As such they 
cannot be regarded as appropriate development and are by definition harmful to it. 

5.7. There are not any special circumstances apparent which would outweigh this harm. 

Transport matters and parking 

New Local Plan: CP7 (Delivering the infrastructure to support growth), CP12 (Climate Change), 
DM33 (Managing Carbon Emissions, Transport and Energy Generation) 

5.8. The Highway Authority has advised that the existing access does not meet the required 
construction standard for the proposed use, and that the development intensifies the use 
of the access where visibility is currently substandard. 

5.9. Historically the access has provided access to the land for forestry purposes only. This 
generally requires less frequent access, as and when inspection of the woodland is needed 
or timber is being removed.  

5.10. It is noted, however, that the Highway Authority has indicated that visibility could be 
improved by cutting back vegetation within the highway.  Had the development otherwise 
been acceptable this is an issue which could have been addressed by condition, as could 
the upgrading of the access specification. This latter change would however have 
implications in terms of visual impact. 

5.11. The application includes an area for parking within the woodland.  This is informally 
surfaced and laid out. The application description indicates that the parking area has 
capacity for 10 cars. In view of the information provided about club numbers there is 
concern that this level of parking is not sufficient.  Club membership is said to be 50, with 
potential for further growth, with on average 15 members attending in the evening and 40 
at the weekend. 

5.12. Should this capacity not be sufficient it will either require further encroachment into the 
woodland (addressed elsewhere in the report) or it could result in displacement onto the 
road, which, in this location, would not be acceptable on highway safety grounds. 

5.13. The site is located in a rural area which is not served by public transport.  Access is via 
unlit rural lanes.  Policy CP12 of the Local Plan indicates that the Council will promote 
mitigation and adaptation to climate change through a development strategy that 
minimises the need to travel by generally directing development to locations with better 
services and facilities, or where they are capable of being improved.  This is in line with 
paragraph 103 of the NPPF.   

5.14. Policy DM33 similarly supports this objective, requiring development to be located to 
provide safe, direct and convenient access via sustainable transport modes.  Recently the 
Council has been supported at appeal by Inspectors where development has been refused 
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on sustainability grounds due to the site being in a rural location with little or no public 
transport which would result in reliance on the private car.  Whilst these have generally 
been proposals for residential development the same principle applies to this type of 
development.   

5.15. It is recognised that this type of development may not be suited to an urban area, but there 
are rural areas which are better located in relation to more sustainable transport choices.  
The proposal is therefore considered to be in an unsustainable location. 

Amenity of existing residents and the surrounding area 

New Local Plan: DM35 (Placemaking and Design Quality 

5.16. The site itself is not adjoined by existing dwellings, however there are a small number of 
houses on the opposite side of the lane.  Representations have been received from these 
properties and from an adjoining piece of land, which is used for informal recreation. These 
raise objections on the grounds of noise and disturbance. 

5.17. The main potential impact on neighbours arises from the activity and potential noise and 
disturbance.  There are not any issues relating to privacy or light.  The main issues raised 
by neighbours are the noise of shot hitting the metal targets, noise from club members 
(such as cheering) as well as vehicular traffic. 

5.18. The site is located in a partially wooded valley.  Other than noise from traffic using the lane 
it is a relatively quiet area, being mainly used for agriculture and forestry.  When 
considering the impact of recreational use in the countryside care must be taken to 
safeguard the beauty and peace of the countryside, whilst recognising its recreational 
potential. 

5.19. The NPPF advises at paragraph 180 that “decisions should also ensure that new 
development is appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the 
natural environment, as well as the potential sensitivity of the site or the wider area 
to impacts that could arise from the development.  In doing so they should: … 
identify and protect tranquil areas which have remained relatively undisturbed by 
noise and are prized for their recreational and amenity value for this reason.” 

5.20. Some forms of countryside recreation can be undertaken with relatively little impact in 
terms of noise and disturbance such as walking, horse riding, cycling. The rifle shooting 
range introduces a competitive sport which is a static activity attracting larger groups of 
people.  Consequently the noise related to this activity (such as that described by nearby 
residents), does have an adverse impact on the amenities of both residents and those 
using the footpath network in the vicinity. It introduces noise and disturbance into what was 
hitherto a relatively quiet and tranquil area in the countryside. 

Environmental issues 

New Local Plan: CP7 (Delivering the infrastructure to support growth), DM20 (Matters to be 
determined in accordance with the NPPF) 

5.21. Levels of noise associated with the use would not amount to a statutory nuisance, although 
they do have an impact on amenity as outlined above. 

5.22. The site is used in the evenings throughout the year and some lighting will therefore be 
necessary in connection with the use.  The site is located in an area where there is no 
street lighting and the skies are therefore quite dark. 

5.23. Whilst intervening woodland may screen lighting from the road the introduction of lighting 
would have an impact on the otherwise dark sky and the landscape.  Paragraph 180 of the 
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NPPF states that development should “limit the impact of light pollution from artificial 
light on local amenity, intrinsically dark landscapes and nature conservation”. 

5.24. Little information is given about disposal of waste.  There is a portable toilet on the site – 
this is generally a more appropriate solution for a temporary use.  It is not clear if a more 
permanent solution is available given that the site is unlikely to be connected to a water 
supply and is not connected to mains drainage. 

5.25. It is also not clear how refuse is disposed of given the distance from the road.  Refuse 
would need to be transported from the site to an accessible collection point. 

Raising the quality of place making and design& Landscape and visual Impact 

DSA: DM11 (Green networks and infrastructure),  
New Local Plan: CP9 (Sense of place), DM30 (Chilterns Area of Outstanding Natural Beauty), 
DM32 (Landscape character and Settlement Patterns), DM34 (Delivering Green Infrastructure 
and Biodiversity in Development), DM35 (Placemaking and Design Quality) 

5.26. The site is located in the Chilterns AONB.  Great weight should be given to conserving and 
enhancing its landscape and scenic beauty, and the conservation and enhancement of 
wildlife and cultural heritage is also important (para. 172 NPPF).  Local policies create an 
expectation that only the highest standards or design and materials will be acceptable. 

5.27. The main rifle range building is a timber clad structure with monopitch roof. It is a fairly 
functional building in terms of its design, but its materials area appropriate to this woodland 
location.  

5.28. By contrast the container, despite attempts to camouflage it, is not the type of building 
encouraged in such a sensitive landscape.  Similarly, the portable toilet does nothing to 
enhance the landscape. 

5.29. The range area is surrounded by a mixture of timber fencing and green mesh type fencing.  
The former appears more permanent, whereas mesh has the potential to be removed 
whilst the range is not in use.  Generally this sort of solid fencing is discouraged in the 
AONB, where more appropriate types of boundary treatment are preferred. 

5.30. Whilst the need for some form of enclosure for safety reasons is understood, to prevent 
incursions into the range whilst it is in use, there are potentially more suitable forms of 
fencing / screening which could be used, such as wattle hurdles. 

5.31. The buildings and fencing are largely screened from public vantage points by the 
surrounding trees, therefore, whilst they have shortcomings in design terms their visual 
impact on the wider landscape is limited. 

5.32. There are other impacts on the AONB, notably noise and disturbance from the associated 
activity and the impact of lighting, which affect the tranquillity of the area and the dark 
skies. These issues are discussed in more detail in other parts of the report.  The 
conclusions reached in those sections support a finding that there is detriment to the 
conservation and enhancement of the AONB landscape and its enjoyment. 

5.33. Reference has been made in the representations to removal of trees from the area.  The 
trees are not protected by a preservation order and the removal of anything more than a 
small quantity of timber is regulated by the Forestry Commission through the forestry 
licence process.  It is not, therefore, a breach of planning control, to fell trees in relation to 
woodland management, nor is it the role of the LPA to enforce any breaches of the forestry 
licencing process. 

5.34. Prior to this development being carried out the landowner sought prior approval for the 
resurfacing of the existing track in relation to management of the woodland.  At that time 
the applicant indicated that they intended to remove some timber from the managed area 
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of woodland.  This includes the area of the rifle range and its parking area and required 
the track to be improved to facilitate access to carry out this work. 

Green networks and infrastructure & Ecology 

DSA:  DM11 (Green networks and infrastructure, DM13 (Conservation and enhancement of 
sites, habitats and species of biodiversity and geodiversity importance), DM14 (Biodiversity in 
development) 
New Local Plan: CP9 (Sense of place), DM34 (Delivering Green Infrastructure and Biodiversity 
in Development) 

5.35. The band of woodland between the road and the main part of the site, and through which 
the access route passes, is designated as Ancient Woodland.  The car park area and the 
range building are located within the 15 metre buffer zone around the ancient woodland. 

5.36. An ecology report was not originally submitted with the application but one was prepared 
and submitted following the original observations made by the Council’s Natural 
Environment Officer. The Natural Environment Officer has reviewed that report and 
provided comments, which are set out in full in the appendix to this report.  He has 
concluded that the proposal is unacceptable on ecological grounds. 

5.37. The development is within the Ancient Woodland and the buffer zone.  The main concerns 
are the increased use of the 'forestry' track through the woodland and use of the shooting 
range, which will cause a significant negative impact to the ancient woodland.  This is 
contrary to Natural England's Standing advice and there are likely to be multiple 
detrimental impacts upon the ecology of this important priority habitat. 

5.38. Policy DM13 of the DSA provides the Policy context for development which affects sites, 
habitats and species of biodiversity importance, and Policy DM14 requires all development 
to maximising biodiversity.  All development proposals which affect identified biodiversity 
interests must be accompanied by an ecological survey which demonstrates how these 
impacts will be addressed.  

5.39. National policies relating to conserving and enhancing the natural environment and 
habitats and biodiversity can now be found at paragraphs 170 – 172 and 174 – 177 of the 
NPPF (Feb 2019). Natural England and Forestry Commission's Standing Advice on 
Ancient Woodland is also of great relevance. 

5.40. The potential impacts to nature conservation arise from various aspects of the 
development, including: vehicular activity – compaction of soils, headlights, noise, 
pollution; noise from shooting – the rifles, hitting targets, human activity; introducing light 
into the woodland during hours of darkness; lead shot on the woodland floor; fencing – 
preventing passage of wildlife. 

5.41. The track through the ancient woodland affects the special nature of the soil through 
introduction of materials and compaction.  Vehicular traffic introduces chemical, noise, 
smell and light pollution – the route of the track cuts diagonally through the woodland 
causing a degree of fragmentation.  Should the use of the club expand then additional 
parking is likely to be required within the woodland, extending the area of soil which is 
exposed to pollution and compaction. 

5.42. The main part of the development is within the 15m buffer.  Development has included 
scraping away of woodland soil, importation of granular stone material to form the parking 
areas and the erection of timber structures and placement of a shipping container. This 
will have damaged the valuable soils and the soil fauna and some of the trees growing 
there.  If this is not reinstated that this will permanently alter the way in which wildlife uses 
the woodland. 
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5.43. The activity associated with the use also has a negative impact.  Cars and people making 
chemical, noise and light pollution on the edge of the Ancient Woodland, but in a central 
location within the wider woodland will mean that more sensitive wildlife will be repelled 
and confined to smaller areas.  This will have a negative impact upon the functioning of 
the habitat. 

5.44. The shooting range extends perhaps 30 metres beyond the Ancient Woodland buffer, the 
impact of this includes the distribution of poisonous lead into the woodland, the loud noise 
of air guns being fired and targets being hit and the physical aspect of targets, fencing and 
the like which have been installed within the area.  

5.45. The extent of the impact has not been fully addressed in the report and mitigation and 
compensation have only be touched upon with regards to the avoidance of shooting wild 
animals and trees and the suggestion that lead pellets could be collected. Neither of these 
measures could be effectively enforced. 

5.46. The development is found to cause harm to the natural conservation interests of the site. 

5.47. Part 2 of DM13 suggests that harm to sites such as this would only be permitted, if: 

i.  there is no alternative; 
ii.  the impact can be mitigated or compensated; and, 
iii.  that it has been clearly demonstrated that the benefits of the development 

outweighs the harm. 

5.48. Part 3 of DM13 goes on to require reports relevant to the wildlife impacts to be submitted.  
The harm in relation to the site have not been properly addressed. Some are directly 
related to the Ancient Woodland some are related to development within the 15m buffer 
and some are related to what happens beyond. Furthermore, some impacts are directly 
related to the physical development and some are related to its use. These impacts have 
not been fully addressed and so part 3 of the policy has not been complied with. 

5.49. The Council’s Natural Environment Officer’s view is that there is harm caused to the 
conservation interest. It is therefore necessary to consider whether there are 
circumstances where development may be permitted despite that harm, under part 2 of 
DM13.  

5.50. The applicant’s rent the land from the Hampden Estate.  It has not, therefore, been 
demonstrated that there is no other suitable alternative site, either within that estate, or on 
land owned by others.  Part 2a of DM13 is not satisfied. 

5.51. Only some of the impacts of the development could be mitigated, and there will be a net 
loss in biodiversity, therefore the requirement of part 2b of DM13 is not satisfied.   In 
relation to 2b: only a small number of the impacts could be mitigated as a result of this 
application. 

5.52. Whilst there may be some social benefits to club members from the development, it has 
not been demonstrated that the benefits of this development outweigh the harm to 
biodiversity and nature conservation interests. 

5.53. Overall, in relation to DM13 it is clear that this application does not maximise biodiversity 
and in fact has detrimental impacts.  This position is supported by paragraph 175 of the 
NPPF which states that “development resulting in the loss or deterioration of 
irreplaceable habitats (such as ancient woodland and ancient or veteran trees) 
should be refused, unless there are wholly exceptional reasons and a suitable 
compensation strategy exists.”  “Wholly exceptional reasons” refers to things such as 
nationally significant infrastructure projects, where public benefit would clearly outweigh 
the loss or deterioration of habitat. This does not apply here. 
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5.54. The development is also contrary to Natural England and Forestry Commission Standing 
Advice and should therefore be refused. 

Infrastructure and Developer Contributions 

DSA:  DM19 (Infrastructure and delivery) 
New Local Plan: CP7 (Delivering the infrastructure to support growth) 

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

5.56. 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. 

5.57. 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  

5.58. As set out above it is considered that the proposed development would conflict with a 
number of development plan policies.   

 

Recommendation: Refuse Permission 
 
1. The erection of the timber building, the container and fencing in association with the use have a 

detrimental impact on the openness of the Green Belt and result in encroachment into the 
countryside. As such they represent inappropriate development in the Green Belt and are, by 
definition, harmful to it. There are not any very special circumstances apparent which would 
outweigh this harm. 
The development is therefore contrary to DM42 (Managing Development in the Green Belt) of 
the new Wycombe District Local Plan (August 2019). 
 

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. Furthermore, the applicant has not demonstrated that there is adequate parking for 
existing and proposed levels of use. The development, if permitted, would therefore be likely to 
lead to additional on-street parking and to vehicles reversing onto or off of the highway to the 
detriment of public and highway safety.  
The development is contrary to policies CP12 (Climate Change) and DM33 (Managing Carbon 
Emissions, Transport and Energy Generation) of the new Wycombe District Local Plan (August 
2019) and the guidance in Paragraph 103 of the NPPF (2019). 
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3. The use of the land as an air rifle range, and the associated activity, introduces noise and 
disturbance into what was hitherto a quiet and tranquil area of the countryside, to the detriment 
of the amenities of nearby residents and users of the wider area in general. 
As such the development is contrary to Policies DM20 (Matters to be determined in accordance 
with the NPPF) and DM35 (Placemaking and Design Quality) of the new Wycombe District Local 
Plan (August 2019) and the guidance in Paragraph 180 of the NPPF (2019). 
 

4. The container, portable toilet and fencing fail to achieve the high standard of design, materials 
and appearance which are expected within the Chilterns AONB.  Furthermore, the introduction 
of the use with the associated noise and disturbance and lighting have an adverse impact on the 
tranquillity and dark skies of this part of the Chilterns AONB.  As such the development fails to 
conserve and enhance the AONB landscape and its enjoyment. The proposal is therefore 
contrary to Policy DM30 (Chilterns Area of Outstanding Natural Beauty) of the new Wycombe 
District Local Plan and the guidance in Paragraph 172 of the NPPF (2019). 
 

5. The change of use and associated operational development, by virtue of the introduction of 
vehicular and human activity into the woodland, part of which is designated as Ancient 
Woodland, and part of which is within a 15 metre buffer to the Ancient Woodland, has a 
detrimental impact on the ecological and nature conservation interests of the site.   
The development is therefore contrary to Policies DM11 (Green networks and infrastructure, 
DM13 (Conservation and enhancements of sites, habitats and species of biodiversity and 
geodiversity importance) and DM14 (Biodiversity in development) of the adopted Delivery and 
Site Allocations Plan (July 2013), DM34 (Delivering Green Infrastructure and Biodiversity in 
Development) of the new Wycombe District Local Plan and the guidance in paragraphs 170 - 
172 and 174 - 177 of the NPPF (Feb 2019).   
 

INFORMATIVE 
 

1 In accordance with paragraph 38 of the NPPF 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 did not seek pre-application advice. The applicant was provided 
the opportunity to submit additional information relating to ecology. 
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17/06820/FUL         

 
Consultations and Notification Responses 
 

Ward Councillor Preliminary Comments  

Councillor Graham Peart - Can you give me your thoughts on this application please? It is not a simple 
decision so if you are thinking of a refusal I may consider requesting that it be determined by committee.  
Local sentiment is that the club should be able to continue. 
 
Further Comments: 
Thank you for the Delch report that is well constructed and easy to read. 
 
I carefully read all the documentation and then made an unannounced site visit that happened to be on 
an evening when around a dozen scouts and their parents were enjoying an introduction to the sport of 
air rifle shooting. There was no noise or light pollution, around 10 cars in the car parking area and there 
was great joy from all attending for being able to experience a new activity in ideal surroundings. He site 
was tidy, unlit and well managed on the evening. It is so well camouflaged by the holly thicket that I was 
unaware of the facility until this visit. 
 
Subsequently I reviewed the paperwork and I have to conclude that the objections to this application in 
the Delch report and the neighbours comments are overstated particularly when describing the 
supposed harm to the environment and wildlife that appears to be minimal or non-existent and in any 
case, some further mitigation is possible that could be dealt with by conditions. The conditions could 
include complete removal of the shelter if the club ceased to operate there, something that I would like 
to see imposed for the longer term. 
 
The club is well established and very tightly run with regards to safety, safeguarding and general 
standards and has a number of members who compete at a high level. It has some older members 
whose only activity outside of home is shooting. There are a number of young and older members who 
are significantly disabled and this club is an extremely important part of their activities.  
 
The recent report on social isolation and loneliness in Bucks by the Director of Public Health, identified 
social isolation as a problem for some older residents in rural areas and loneliness felt by a significant 
number of young people living in towns. Clubs such as the Wendover Air Rifle Club and the Whiteleaf 
Bowmen who also offer similar social and sporting activity in another part of my ward are very important 
facilities to provide recreation and social interaction especially for those who are not interested in more 
mainstream activities. I note that the Whiteleaf Bowmen have a very visible full clubhouse built in a field 
within AONB while the Wendover Air Rifle Club only require a simple open sided shelter that is not 
visible to anyone unless they visit the site. 
 
Therefore I suggest that any supposed harm to the environment is minor and is heavily outweighed by 
the wider positive benefits to the community. 
 
I request that this matter is determined by the Planning Committee, a format that will allow a wider 
debate on the issues raised in the Delch report. 
 
Parish/Town Council Comments/Internal and External Consultees 

 
Great and Little Hampden Parish Council 
Comments:  None received. 
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Ecological Officer 
Comments: Development is within Ancient Woodland 15m buffer, the increased use of the 'forestry' 
track through the woodland and use of the shooting range will cause a significant negative impact to the 
ancient woodland and this is contrary to Natural England's Standing advice. A preliminary ecological 
survey would need to be forthcoming to assess the ecological impact of the proposals. There is likely to 
be multiple detrimental impacts upon the ecology of this important priority habitat. 
 
Additional comments: 
A Preliminary Ecological Appraisal has been submitted which identifies the vegetation growing on the 
site and evidence of animal species on and around the site. 
 
Two key local policies are relevant to the proposal DM13 'Conservation and enhancement of sites, 
habitats and species of biodiversity and geodiversity importance' and DM14 'Biodiversity in 
development'. Natural England and Forestry Commission's Standing Advice on Ancient Woodland is 
also of great relevance.DM 13 is relevant as the track leading to the site is through Ancient Woodland 
and a large part of the development (buildings, container and hard surfaced car parking) is within the 
15m buffer. 
 
Part 2 of DM13 suggests that harm to sites such as this would only be permitted, if 1, there is no 
alternative, 2 the impact can be mitigated or compensated and 3, that it has been clearly demonstrated 
that the benefits of the development outweighs the harm. 
 
Part 3 of DM13 goes on to require reports relevant to the wildlife impacts to be submitted.  The harm in 
relation to the site have not been properly addressed. Some are directly related to the Ancient Woodland 
some are related to development within the 15m buffer and some are related to what happens beyond. 
Furthermore, some impacts are directly related to the physical development and some are related to its 
use. These impacts have not been fully addressed and so part 3 of the policy has not been complied 
with. 
 
The track through the ancient woodland affects the special nature of the soil through introduction of 
materials and compaction but it also means that there is vehicular traffic which introduced chemical, 
noise, smell and light pollution this cuts diagonally through the woodland causing a degree of 
fragmentation. 
 
The main part of the development is within the 15m buffer, this has included scraping away of woodland 
soil importation of granular stone material to form the parking areas and the erection of timber structures 
and placement of a shipping container. This will have damaged the valuable soils and the soil fauna and 
some of the trees growing there, if this is not reinstated that this will permanently alter the way in which 
wildlife uses the woodland. More significant is the impacts associated with the use of the area. Cars and 
people making chemical, noise and light pollution on the edge of the Ancient Woodland but in a central 
location within the wider woodland will mean that more sensitive wildlife will be repelled and confined to 
smaller areas, this will have a negative impact upon the functioning of the habitat. 
 
The shooting range extends perhaps 30 metres beyond the Ancient woodland buffer, the impact of this 
includes the distribution of poisonous lead into the woodland, the loud and noise of air guns being fired 
and targets being hit and the physical aspect of targets fencing and the like which have been installed 
within the area. 
 
The extent of the impact has not been fully addressed in the report and mitigation and compensation 
have only be touched upon with regards to the avoidance of shooting wild animals and trees and the 
suggestion that lead pellets could be collected. Neither of these measures could be effectively enforced. 
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It is my assertion that harm is caused to the conservation interest of the site and so with regards to part 
2 of DM13 the question is then raised about whether it can be permitted despite this. The question of 
2a relates to alternative sites for the proposed development: the site is owned by the Hampden estate 
and they have a large amount of other land which could be more suitable, but the club needn't confine 
themselves to renting from only one land owner, there are likely to be many other sites owned by others 
where this activity would be more suited. 
 
In relation to 2b: only a small number of the impacts could be mitigated and there will be a net loss in 
biodiversity as a result of this application. 
 
In relation to 2c: it has not been demonstrated that the benefits of this development outweigh the harm. 
 
In relation to DM13 it is clear that this application does not maximise biodiversity and in fact has 
detrimental impacts. 
 
The Local policy is supported by paragraph 118 of the NPPF 'planning permission should be refused for 
development resulting in the loss or deterioration of irreplaceable habitats, including ancient woodland 
and the loss of aged or veteran trees found outside ancient woodland, unless the need for, and benefits 
of, the development in that location clearly outweigh the loss;' 
 
Although the evaluation of the negative impacts has not been fully evaluated by the applicant it is clear 
that the development is harmful does not fit with the reasons why it should be approved anyway and so 
it is therefore against local and national planning policy and Natural England and Forestry Commission 
Standing Advice and should therefore be refused. 
 
Arboriculture Spatial Planning 
Comments: Development within a woodland. No tree detail and possible future pressures. I cannot 
support this application at the present time.  Fence details will need to allow for wildlife movement. 
  
Chiltern District Council 
Comments:  This Council has considered the above application and raises NO OBJECTION to the 
application subject to your authority ensuring that the proposal complies with all relevant policies 
contained in the adopted Development Plan and guidance contained in the National Planning Policy 
Framework. 
  
County Highway Authority 
Comments:  Hampden Road is a C-class road subject to a 50mph speed restriction with no parking or 
waiting restrictions in place. The road does not benefit from pedestrian footways or street lighting. 
 
The retrospective application proposes the change of use of the land from managed woodland to an air 
rifle range with erection of range compound building, siting of storage container, and toilet with 
associated boundary fencing and creation of a parking area for ten vehicles. 
 
The change of use of the land to a proposed seventy member air rifle club constitutes an intensification 
of the existing access. The access itself cannot achieve the required visibility splay to the north of the 
access of one hundred and thirteen metres. However I note that the highway verge has significant 
vegetation limiting the available visibility. As such there is potential for additional information to 
overcome this objection. If the applicant can provide scale plans demonstrating visibility splays across 
the publically maintained highway and/or land under their control, these splays could be conditioned to 
be provided and maintained by the applicant. 
 
I also note that the access does not meet the County Council’s specification for commercial accesses, 
which is required for a development of this nature and quantum. As a result the access to the site would 
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be incapable of appropriately accommodating the vehicular movements associated with the 
development. This matter can also be conditioned to ensure that the applicant carries out the required 
alteration of the access. I note that these works would require a licence for working upon the publically 
maintained highway. 
 
The proposed parking area has not demonstrated where within the demonstrated area ten parking 
spaces with 2.8 x 5 metre dimensions are available. The submitted plans also appear to demonstrate 
trees within the parking area which would prevent large areas within it from being used for parking 
provision. As such the plans lack the required demonstration of parking provision. I also note that the 
stated ten spaces falls short of the expected requirement of a club of seventy proposed members in a 
rural area with no public transport links within the vicinity of the site and no pedestrian footways. 
 
Mindful of the above, I object to the retrospective application for the following reasons: 
 
Reason 1: The proposed development would result in an intensification of use of an existing access 

at a point where visibility is substandard and would lead to danger and inconvenience to 
people using it and to highway users in general. The development is contrary to Policy 
CS20 (Transport and Infrastructure) of the Wycombe Development Framework Core 
Strategy (adopted July 2008).  

 
Reason 2: The applicant has not included adequate provision for space within the site for parking 

and manoeuvring of vehicles clear of the highway. The development if permitted would 
therefore be likely to lead to additional on-street parking and to vehicles reversing onto 
or off of the highway to the detriment of public and highway safety. The development is 
contrary to Policy CS20 (Transport and Infrastructure) of the Wycombe Development 
Framework Core Strategy (adopted July 2008). 

 

Representations  

Great Missenden Parish Council – objection on the grounds of inappropriate development in the 
AONB and unauthorised removal of trees.  
 
Comments have been received from 4 individuals objecting to the proposal: 
 

 AONB decimated without planning consent 

 Access was upgraded to benefit the rifle club – it would have been adequate for forestry. 

 Should not be described as “continued use of land as an air rifle range” as it was not previously 
used for this.  [Officer Note: the application is described in this way to reflect the fact the application 
is retrospective.] 

 Air rifle club is an inappropriate use in this rural setting.  Apart from tree felling for the access road, 
car park and range is in appropriate due to proximity to footpaths and annoyance to local residents. 

 The noise is audible and annoying to those living close by. 

 Likely to be protected species on site. 

 Parking provided for 10 but the DAS refers to 40 attendees on Saturdays and an intention to 
increase membership to 50 – 70.  Where will these people park?  Parking on the road would be 
dangerous. 

 Access is near a bend and has poor visibility.   

 Felling of trees has influenced the local landscape. 

 If permission is given the hours of use should be restricted to existing hours.   

 The site and enlarged access are visible from the road and public footpaths.  

 Disagree that the existing track has just been resurfaced because of the amount of trees removed. 

 Destruction of ancient woodland to create the car park, club house, storage container and toilet.  
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All done without planning consent.   

 Concern at lack of parking will result in parking on the road or track, or further incursions into the 
woodland. 

 Current hours are Saturdays 8.00am – 2.00pm and Wednesdays 6.00pm – 8.00pm.  The applicant 
intends to extend this to Monday to Friday 6.00 – 8.00pm and Saturdays 8.00 – 2.00pm.  Concern 
about how the site will be illuminated in winter.   

 Although the air rifles do not cause significant noise the member do – they can be heard cheering 
and shouting during opening times which is not acceptable in a peaceful and tranquil setting. 

 Disregard for planning rules and regulations, wildlife and conservation.   

 Quiet enjoyment of neighbouring land severely affected by this commercial use. 

 As an owner of adjoining land there were restrictive covenants in place restricting use for 
commercial activities, including clay pigeon shooting, and use of motorised vehicles. [Officer Note: 
restrictive covenants are a civil matter between the parties concerned and cannot be taken into 
account in determining planning applications.] 

 Concerned about the impact on wildlife.  Have noticed a change in behaviour of wildlife as a result 
of airgun shooting.  

 Concerned about extra traffic and pollution. 

 Object to weekend use as it affects recreational use of adjacent woodland.   

 There are badgers in the area and red kites nesting on adjacent land. 

 Sound of the shots hitting the metal targets carries to adjacent land causing disturbance 

 Use destroys the ambiance of the woodland, scares wildlife (there are muntjac and roe deer, 
badgers, foxes, rabbits and squirrels and red kites in the woodland).  
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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 18 September. 

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 6.30. 

 

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 09/07/2019-05/08/2019 

 

Reference Address Breach Date 
Authorised 

Type of notice 

18/00113/OP The Hedgerow 
Parkwood 
Walters Ash 
Buckinghamshire 
HP14 4XQ 

Breach of injunction 
relating to laying of 
hardstanding 

24-Jul-19 Not in the 
Public Interest 
to pursue 
further action 

19/00167/CU 128 Heath End 
Road 
Flackwell Heath 
Buckinghamshire 
HP10 9EW 

Alleged replacement of 
touring caravan with a  
static caravan, in 
breach of planning 
permission 
15/06045/VCDN 

05-Aug-19 Planning 
Contravention 
Notice 

19/00074/OP 16 Sedgmoor 
Close 
Flackwell Heath 
Buckinghamshire 
HP10 9BH 

Without planning 
permission, the 
erection of a flue 

24-Jul-19 No Material 
Harm 

19/00058/OP 26 Barnhill 
Gardens 
Marlow 
Buckinghamshire 
SL7 3HB 

Without planning 
permission, the infilling 
of car port 

24-Jul-19 No Material 
Harm 

18/00026/CU 44 Green Street 
High Wycombe 
Buckinghamshire 
HP11 2RA 

Without planning 
permission, 
subdivision of property 
to form 2 x self-
contained units 

24-Jul-19 No Material 
Harm 

18/00391/OP 45 Cumbrian Way 
High Wycombe 
Buckinghamshire 
HP13 5RZ 

Without planning 
permission, 
engineering works to 
rear and erection of 
boundary fence 

24-Jul-19 No Material 
Harm 

19/00218/OP 66 The Parade 
Bourne End 
Buckinghamshire 
SL8 5SS 

Alleged breach of 
condition on planning 
permission 
12/07134/FUL 

24-Jul-19 Planning 
Contravention 
Notice 

19/00153/OP 92 Easton Street 
High Wycombe 
Buckinghamshire 
HP11 1LT 

Without planning 
permission, the 
installation of three 
UPVC windows in the 
first floor front 
elevation of the 
building 

24-Jul-19 Enforcement 
Notice 
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19/00080/CU Ilmer Meadow 
Ilmer Lane 
Ilmer 
Buckinghamshire 
HP27 9RD 

Alleged material 
change of use of land 
to residential and 
commercial units 

02-Aug-19 Planning 
Contravention 
Notice 

19/00159/PR 25 Chapel Street 
Marlow 
Buckinghamshire 
SL7 3HN 

Illegal lopping of tree 
within conservation 
area 

11-Jul-19 Not in the 
Public Interest 
to pursue 
further action 
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