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Report to West Area Planning Committee

1.0

2.0

Application Number:

20/05980/FUL

Proposal:

Construction of 5 x 1-bed flats, 11 x 2-bed flats, 6 x 2-bed
houses, 26 x 3-bed houses and 2 x 4-bed houses (50
residential units in total), with associated landscaping,
parking, amenity space and infrastructure.

Site Location:

Land Rear Of 33 To 45, Glynswood, High Wycombe,
Buckinghamshire

Applicant:

Inland Ltd

Case Officer:

Robert Harrison

Ward(s) affected:

WTAH – Previous Terriers and Amersham Hill Ward

Parish-Town Council:

High Wycombe Town – Unparished

Date valid application received:

17.04.2020

Statutory determination date:

17.07.2020

Recommendation

DEFOBL – Minded to Grant Defer for a legal agreement

Summary & Recommendation/ Reason for Planning Committee Consideration
1.1

The proposal includes 50 dwellings and open space. A public right of way that runs
through the site is retained. The site is allocated for residential development in the
adopted local plan.

1.2

The application has been called to planning committee by local ward members.

1.3

The proposal is considered to be acceptable in principle in terms of its design, its impact
on the AONB, ecology and biodiversity, in terms of its impact on amenity and with regard
to its impact on parking and highway safety. The application is recommended for approval
subject to the prior completion of a legal agreement and planning conditions.

1.4

The application is recommended for approval subject to appropriate conditions and the
completion of a legal agreement because the proposal is considered to conform to
Development Plan policy, which is considered to be consistent with the National Planning
Policy Framework.

Description of Proposed Development
2.1

The application site comprises land accessed from Glynswood. Land at Glynswood is
identified for development in the adopted local plan under the Policy HW9 housing
allocation. The development site also includes an adjacent triangle of land to the east of
the proposed housing which will be upgraded in terms of its biodiversity and used as
public open space.

2.2

The site is wholly located within the Chilterns Area of Outstanding Natural Beauty (AONB).
The open space eastern part of the site is also located within the Green Belt. The main
western part of the site was removed from the green belt and allocated for housing in the
2019 Local Plan; the eastern part of the site, which is proposed to be retained as open
land, remains within the green belt.

Policy context (showing HW9 allocation and green belt in light green shade.
The AONB is not shown but the site is located in the AONB)
2.3

The site is approximately 2.2 hectares in size and is located on the northern edge of High
Wycombe. The site is lawfully in agricultural use and currently comprises rough
grassland/scrubland. The main part of the site is broadly square in shape being some
120m wide by 124m deep and set over to rough grazing land. The eastern part of the site
is broadly triangular in shape, in a semi-wild state, and comprises a mixture of chalk
grassland, scrub and sporadic self-seeded trees. The two parcels of land are divided by a
public footpath running from north to south linking Glynswood to the fields to the north
(ref: HWU/148/1). Together these two parcels of land comprise the application site.

2.4

There are no designated heritage assets within the Site boundary. However, some 1.6
miles (2.6 km) to the northwest is Hughenden Manor (Grade 1), the associated Registered
Park and Garden (Grade II) and the Disraeli Monument (Grade II*).

2.5

The site slopes down from east to west. The gradient of the slope is steepest in the
eastern part of the site. A shallow depression traverses the site from northeast to
southwest and comprises an overland flow route.

2.6

The site is accessed from Glynswood, an existing residential cul-de-sac to the south.

2.7

To the north and east of the site is a thick belt of trees followed by open countryside. To
the south and west of the site is existing urban development on the outer edge of High
Wycombe town.

2.8

The application was amended during the course of its determination. The main
amendments were:
(a) Moving the proposed houses further from the neighbouring houses to the south.
(b) Redesign of the access road within the site to include a footpath.
(c) Redesign of flat blocks including the creation of a central courtyard area.

(d) Minor amendments to the design of the dwellings and the layout of the plots.
2.9

The development comprises the following:

Number

Private

Affordable

M4(3)
Wheelchair user
dwellings

1 bed apartment

5

0

4 Rent

4

1 Shared ownership
2 bed apartment

11

0

8 Rent

2

3 Shared ownership
2 bed house

6

6

0

5

3 bed house

26

18

7 Rent

1

1 Shared ownership
4 bed house

2

2

0

0

Total

50

26

24

12

19 Rent
5 Shared ownership

2.10 The application is accompanied by:
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)
l)
m)
n)
o)
p)
q)

Planning Application Forms (including ownership certificates);
CIL Forms;
Site Location Plan (ref: 18086 – S101);
Full set of architectural drawings
Planning Statement
Design and Access Statement
Statement of Community Involvement
Transport Statement
Ecological Appraisal
Ecology – wildlife checklist
Flood Risk Assessment
Sustainable Urban Drainage System Statement
Heritage Assessment
Phase 1 Environmental Assessment
Geo-Site Assessment
Landscape and Visual Impact Assessment (inc. AONB assessment); and
Arboricultural Assessment

2.11 Revisions to a number of technical documents were submitted as amendments. The
amendments also included a full set of revised drawings.

Statement of Community Involvement
2.12 The applicant has undertaken pre-application discussions with officers, a public
consultation event, which included a public exhibition, meetings with community interest
groups and stakeholders. Full commentary of the responses received is contained in the
applicant’s Statement of Community Involvement. The Council has also widely consulted
on the planning application and the responses are summarised in Appendix A of this
report and are available in full on our web site.
Environmental Impact Assessment
2.13 The Town and Country Planning (EIA) Regulations 2017 (“EIA Regulations”) sets out that
developments in sensitive locations require screening. In this case Glynswood is located
in a sensitive location because it is located within the Chilterns AONB.
2.14 On 19th June 2018 an EIA screening request was submitted by Nexus Planning to the
Council pursuant to the EIA Regulations for a development of up to 47 dwellings. On 4th
July 2018, the Council responded confirming that the proposal was not considered to give
rise to significant effects on the environment is EIA terms. Therefore, the proposed did
not comprise EIA development and an Environmental Statement was not required. The
fact that the Proposed Development now comprises 50 dwellings (3 more than previously
screened) is not considered to materially impact on the conclusion reached by the
Council.
2.15 The Government’s National Planning Guidance states:
“An Environmental Impact Assessment is more likely to be required if the project
affects the features for which the sensitive area was designated. However, it does
not follow that every Schedule 2 development in (or affecting) these areas will
automatically require an Environmental Impact Assessment.“
3.0

Relevant Planning History
3.1

4.0

An outline application was submitted in August 2018 for up to 39 dwellings (reference
18/07274/OUT). The application was withdrawn upon validation of the current
application.

Policy Considerations and Evaluation
Planning policy framework
4.1

In considering the application, regard must be had to section 38(6) of the Planning and
Compulsory Purchase Act 2004, which requires that proposals be determined in
accordance with the development plan unless material considerations indicate otherwise.

4.2

In this case the site is allocated for development by Policy HW9 of the adopted local plan.
There are other development plan policies that are also relevant. The policy framework
will be set out below.

Principle (Housing)
Wycombe District Local Plan (August 2019): CP1 (Sustainable Development),
CP2 (Overall Spatial Strategy),
CP3 (Settlement Hierarchy),
CP4 (Delivering Homes),
HW9 (Parts of Green Farm, Glynswood, Green Hill, High Wycombe)

DM21 (The Location of New Housing),
DM42 (Managing Development in the Green Belt).
4.3

Following lengthy public consultation and detailed consideration at the Local Plan
examination the eastern part of the site (where residential development is proposed) was
removed from the green belt and allocated for residential development in the new Local
Plan.

4.4

The site appears in the Local plan as Policy HW9 – part of Greens Farm, Glynswood, Green
Hill, High Wycombe.

4.5

The allocation was based on an indicative capacity for the site of 50 dwellings. The
planning application is also for a development of 50 dwellings.

4.6

No development is proposed in the eastern triangular part of the application site, which
is proposed to be used as open space and upgraded in terms of its biodiversity value. That
part of the application site remains in the green belt.

4.7

Residential development is considered to be acceptable in principle, subject to
compliance with all other relevant policies in the Local Plan and other material
considerations.

4.8

The development will deliver new homes and particularly affordable homes and will
contribute towards the areas supply of housing. These are both matters of significant
weight when considering this planning application.

Chilterns AONB
Wycombe District Local Plan (August 2019): CP2 (Overall Spatial Strategy)
CP9 (Sense of Place)
CP10 (Green infrastructure and the natural environment)
DM30 – (The Chilterns Area of Outstanding Natural Beauty)
DM32 – (Landscape Character and Settlement Patterns)
DM44 – (Development in the Countryside Outside of the Green Belt)
Chilterns Building Design Guide and associated guides
4.9

The development will conserve and where possible enhance the natural beauty of the
Chilterns AONB in compliance with planning policy.

4.10 Policy HW9 (Greens Farm. Glynswood) states that the development is required to provide
a landscape – led positive approach to design and layout to limit its impact upon the AONB
and not have an adverse impact on long distance views from Hughenden Park and Manor.
Landscape–led approach
4.11 The development comprises predominantly 2 storey detached and semi-detached houses
with three 3-storey flat blocks positioned in the centre of the development. It is
considered that a landscape-led approach has been followed in the layout and design of
this development:


The layout includes undeveloped opens pace areas within the housing layout which
break up the built appearance of the site,



There is considerable tree planting proposed within the part of the site to be
developer for flats and houses. The tree planting is proposed within back garden
areas, within the open space areas and within the amenity spaces for the flats. The
amount of tree planting has been increased within the amended layout. The central

space between the three flat blocks has been designed as an amenity area for the
flats and will also contain trees.


Recessive colour materials can be used for the dwellings which will help them blend
into the landscape



The development has minimal visual impact on distant views (see later in the report).



The eastern boundary of the development is set back from the public footpath that
runs north south across the site by a proposed landscaped margin. The development
can be constructed with materials that are appropriate to the setting and these can
be secured by planning condition.

4.12 It is considered that the development will not adversely affect the AONB.
4.13 The land within the site but outside of the housing area is located within the AONB. This
land will be used as public open space. Some play equipment will be installed in this area
but can be of a design that suits the AONB location. The land will also be upgraded in
terms of its biodiversity value.
4.14 The concerns raised by the National Trust partly relate to the principle of allocating this
site for development in the local plan. The objections relating to the principle of
developing the site fall away as the site is an allocated site. The detail of development
has taken account of the AONB impact points that have been raised.

Layout drawing showing the open spaces beside the access road within the housing area
and an initial assessment of the potential for new tree planting
Major development in the AONB
4.15 The Chiltern Conservation Board has objected to the development and questioned
whether it constitutes “major development” in the AONB.
4.16 Government Guidance is set out in paragraph 172 of the NPPF. This states:

“Great weight should be given to conserving and enhancing landscape and scenic
beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty...”
“Planning permission should be refused for major development55 other than in
exceptional circumstances, and where it can be demonstrated that the development
is in the public interest.”
4.17 The Local Plan Inspector in her report at paragraphs 116 – 118 noted the Councils Area of
Outstanding Natural Beauty Site Assessment Report which assessed sites for release for
development within the AONB. She noted that the Glynswood site was one of 12 sites
identified in the plan for allocation, on which it was considered development would not
be ‘major’ and would therefore not have a serious adverse effect on the AONB. She set
out that the NPPF itself does not provide a definition of ‘major development’. However
the methodology used in the Council’s assessment “complies with the requirements of
the NPPF and provides a clear, logical and justified basis on which to make a judgement
about what constitutes ‘major development’ in the AONB.
4.18 The Councils Area of Outstanding Natural Beauty Site Assessment Report assessed the
proposed 50 dwelling Glynswood development to consider whether the development
could be considered to be major in terms of NPPF paragraph 172. The site was assessed
in terms of: local context, its potential to harm the AONB (in terms of heritage, landscape,
wildlife, the quiet enjoyment of the AONB) and whether the envisaged 50 dwelling
development at Glynswood could be described as major. The report concluded:
“The proposed allocation is for up to 50 dwellings within the urban fringe of the large
town of High Wycombe. There is nothing in the scale of the allocation or the
significance of its impacts in its context that this would be likely to result in major
development in the AONB. At the workshop the Conservation Board recorded a
minority view that this would be major development.”
4.19 It is possible that while an envisaged 50 dwelling development is not considered to be
major development that an actual proposal given its layout, scale and form could be
considered major. Therefore the question of whether the development is major
development is a relevant material consideration.
4.20 The current proposal set out in the planning application can be considered against the
same criteria that were endorsed by the Inspector at the local plan stage. It is considered
that:
(a) The scale of the allocation remains in proportion to the existing settlement of High
Wycombe.
(b) The settlement form remains the same as that assessed: a backland site enclosed
behind the main Hughenden Road houses within the fringe of the built up area.
(c) The landscape assessment does not identify any significant adverse impacts.
(d) As previously recognised there would be some adverse impact on the enjoyment of
the footpath which passes through the site.
(e) As previously recognised there are no wildlife designations but the site is unimproved
grassland on the urban fringe so there will be some impact. However this proposal
now includes mitigation measures.
(f) There remain no significant adverse impacts on heritage.
4.21 In accordance with the above your officers conclude that the development does not
represent “major development “in the AONB. It is therefore an acceptable development

in accordance with the local plan allocation and does not need to pass the additional
stricter policy tests that apply to major development.
Affordable Housing and Housing Mix
Wycombe District Local Plan (August 2019): DM22 (Housing Mix),
DM24 (Affordable Housing),
DM41 (Optional Technical Standards for Building Regulation Approval)
Planning Obligations Supplementary Planning Document (POSPD)
4.22 The proposal is in compliance with the local plan in that it will comply with planning
policies for housing mix, affordable housing and accessible housing.
4.23 The proposal exceeds 10 dwelling and therefore it is required to include a mix of dwelling
size, type and tenure. The table at the start of this report set out the details of the
housing. This showed that there is a good mix of 1 and 2 bed apartments and 2, 3, and 4
bed houses proposed for this site. This complies with the policy.
4.24 The mix of tenure of housing is proposed in compliance with the policy. This includes
private ownership, shared ownership and affordable rented.
4.25 The proposal complies with the planning authority’s policies for affordable housing.
These require 48% of the total number of dwellings at the site to be provided as affordable
housing. 24 of the 50 dwellings (48%) will be provide as affordable housing.
4.26 The proposal complies with the planning authority’s policy for the tenure of the
affordable housing. The planning authority’s policy requires that there be an 80:20 ratio
for affordable rent: intermediate affordable housing (e.g. shared ownership). In this case
there are 19 rental units and 5 shared ownership (79:21 ratio rounded to 80:20).
4.27 The proposal includes accessible dwellings in accordance with the planning authority’s
planning policy. All developments that are required to provide on-site affordable housing
are also required to provide 30% of affordable homes and 20% of market homes in
accordance with the Building Regulation Standard M4(3) and the reminder of the
dwellings in accordance with the Building Regulation Standard M4(2). The M4(3)
standards relate to wheelchair user dwellings. The M4(2) standards relates to accessible
and adaptable dwellings (similar to lifetime homes).
4.28 In terms of the affordable housing 7 of the 24 units (29% rounded to 30%) will be provided
to M4(3) standards. In terms of the private housing 5 of the 26 units (19% rounded to
20%) will be provided to M4(3) standards. The proposal complies with planning policies.
4.29 In order to meet the M4(2) accessible and adaptable dwellings standard the applicant has
had to amend his proposal. The 3 flat blocks that are proposed now include lift access to
the upper floors.
4.30 A S106 agreement is required to secure the affordable housing. Planning conditions are
required to secure the accessible housing.
Transport matters and parking
Wycombe District Local Plan (August 2019): CP7 (Delivering the Infrastructure to Support
Growth)
CP12 (Climate change)
DM33 (Managing Carbon Emissions: Transport and Energy Generation)
DM35 (Placemaking and Design Quality)
DSA: DM2 (Transport requirements of development sites)

Interim Guidance on the Application of Parking Standards
Buckinghamshire Countywide Parking Guidance
4.31 The development is acceptable in terms of its highway impacts, sustainable travel,
highway layout and parking provision in compliance with the planning authority’s
planning policies. The development takes its access from the existing Glynswood cul-desac in accordance with Policy HW9. A public right of way runs north south through the
site connecting Glynswood to the National Trust estate to the north.
Highway capacity
4.32 The proposed development will have an acceptable impact on the local highway network
in compliance with the planning authority’s planning policies.
4.33 The applicant has produced a transport report. This has been considered by the Highway
Officer. It is concluded that a suitable network has been considered with respect to the
junction assessments and that it has been demonstrated to a satisfactory degree that the
traffic impacts of this development will not constitute a severe impact to the local
highway network. The Highway Officer therefore concludes that there are no grounds on
which to base a highway objection to these proposals with regard to its trip generation
and or impact upon local network capacity.
Sustainable travel
4.34 The proposal represents development within a sustainable location with respect to travel
in accordance with the planning authority’s planning policies.
4.35 The railway station is within a 2km walk of the site. The site has good access to existing
bus stops and services. The site will link into the existing pedestrian network to the north
of the town centre providing good pedestrian connectivity to facilities.
4.36 An informal footway that runs east west on National Trust land to the north of the site
links the public right of way that runs along the eastern side of the housing site with
Hughenden Road. Details of a scheme to improve pedestrian connectivity between this
informal footpath and the existing pedestrian path on Hughenden Road including an
existing pedestrian crossing island have been submitted as part of the application. These
works can be secured by planning condition.
Site layout
4.37 The site layout has been amended. The site is a cul-de-sac that is accessed from the
existing road at Glynswood. A circuitous access road has been designed which has the
advantage of eliminating the need for turning heads. A pedestrian footpath is located to
the side of the site access road. The Highway Authority are satisfied that the road design
will adequately access the development including provision for refuse and larger delivery
vehicles.
Parking provision
4.38 Car parking will be provided within the site in a number of ways:




Allocated on plot
Allocated off plot
Unallocated car parking

4.39 The houses are each provided with 2 on plot or adjacent to plot allocated parking spaces.
The flats are each provided with one allocated parking space provided as a space

perpendicular to the street located close to the flat the space serves. 16 spaces are
provided as unallocated spaces serving the entire development. The proposal is
considered to provide adequate car parking to meet the needs of the development.
4.40 Cycle parking is proposed for the 3 flat blocks within free standing cycle storage buildings.
Cycle parking isn’t identified for the houses but can be provided within the garden areas
for each private dwelling by the future householders.
Public Rights of Way
4.41 Policy CS20 expects that development proposals ensure that the convenient use and
enjoyment of existing public rights of way are not affected by development. The public
right of way will be slightly re-aligned as the access road enters the site but is otherwise
not affected by the development. Additional tree planting will take place beside the right
of way.
Heritage
Wycombe District Local Plan (August 2019): CP9 (Sense of place)
CP11 (Historic Environment)
DM31 (Development Affecting the Historic Environment)
4.42 Policy HW9 states that the development is required to not have an adverse impact on
long distance views from Hughenden Park and Manor. The applicant has produced a
Heritage Statement. The site is located close to Hughenden Manor Registered Park and
Garden (Grade II), and in the vicinity of Hughenden Manor (Grade I), and the Disraeli
Monument (Grade II*). A photomontage has also been provided by the applicant of the
view from the Disraeli monument of the development site (see below). The site is visible
from the monument but is seen in the urban context of this part of High Wycombe. The
appearance of the development is softened by the existing trees in the area, by the
proposed new tree planting within the development and the use of appropriate coloured
materials.

Top view: Current view of the site from the Disraeli
Monument (the central and right hand arrows point
towards the site). Bottom view: A photomontage of the
same view with the development. (Please note both views
magnified for clarity)
4.43 The Council’s Conservation Officer is satisfied that the development will not harm the
heritage assets and complies with the relevant statutory requirements. The materials for
the development and landscaping will be controlled by planning condition.
Raising the quality of place making and design
Wycombe District Local Plan (August 2019): CP7 (Delivering the Infrastructure to Support
Growth),
CP9 (Sense of place),
HW9 (Part of Greens Farm, Glynswood),
DM32 (Landscape character and Settlement Patterns),
DM34 (Delivering Green Infrastructure and Biodiversity in Development),
DM35 (Placemaking and Design Quality)
DSA: DM11 (Green networks and infrastructure),
DM16 (Open space in new development)
Residential Design Guide
4.44 The scheme is considered to represent good design that satisfies the planning authority’s
policies and guidance relating to place making and design quality.
4.45 The layout provides for a perimeter block structure which is the most robust and
successful way to arrange residential layouts. The layout would:






Clearly distinguish between public and private space, creating active streets and
private backs, and protect existing adjacent rear gardens.
The layout would be legible and connect with the surrounding neighbourhood.
Be people friendly in that new streets would incorporate trees and be attractive to
pedestrians.
Include new public open space that is useful, integrated and on the whole overlooked
form the new dwellings.
Include parking that has been designed & arranged so that it would be afforded good
surveillance, support activity in the street and not visually dominate the scheme.
Remove the majority of the existing exposed boundaries of existing dwellings around
the site.

4.46 Policy HW9 (Greens Farm. Glynswood) states that the development is required to provide
a landscape – led positive approach to design and layout to limit its impact upon the
AONB. It is considered that this requirement has been achieved within the layout that
includes a large amount of new tree planting.
4.47 The building designs have been amended to enhance their quality. The design of the new
homes and site layout would respond to local character and enhance a sense of place.
The building design would be high quality and incorporate features such as pitched roofs,
chimneys, traditional materials and proportioned elevations which are advocated in the
Chilterns Building Design Guide. Boundary walling would be used in appropriate parts of
the site to lift the quality of the development.
4.48 The illustrative materials are appropriate to the AONB setting. The illustrative material
drawings identify two different brick and roof materials. The roads and paths would be
in a variety of materials, which are permeable. A planning condition is necessary to
ensure that the development achieves a high quality built finish in accordance with the
proposed palette of materials.
4.49 Planning conditions will be needed to ensure that the development is planned in a way
that reduces the fear of crime. This relates to matters such as garden gates being fitted
with locks and to fencing design where fences are exposed to public spaces.
Amenity of existing and future residents
Wycombe District Local Plan (August 2019): CP9 (Sense of Place),
DM35 (Placemaking and Design Quality)
DM40 (Internal space standards)
Residential Design Guide
4.50 The development would safeguard the amenity of neighbouring properties and provide
an appropriate living environment for new occupiers in accordance with development
plan policy and guidance.
4.51 The development would provide private, attractive, usable and conveniently located
private amenity space of an appropriate size for each new home. Houses would be
provided with private garden space, while flat units would be provided with either a
ground level patio garden area or balcony.
4.52 The scheme would not result in adverse impacts on the amenities of neighbouring
properties because:




A 25m back to back distance would be achieved with existing homes.
The retention and enhancement of existing boundary landscaping would also
provide a degree of screening.
The perimeter block layout would ensure that existing gardens back onto new
gardens thereby making it difficult for outside intruders to access back gardens.
Where the development is adjacent to existing dwellings it would be 2 storey in
height thereby not unduly impacting existing homes.

Plan showing distances between existing houses at 35 – 39 Glynswood and proposed
dwellings. The distances exceed the 25 m standard (Residential Design Guide Policy “B5:
Achieve privacy by maintaining a minimum gap of 25 metres between the backs of houses
and flats”)

4.53 The layout of the new development has been designed to comply with the Council’s
normal development standards in order to provide an adequate degree of amenity for
the future residents of the proposal. It is noted however that the central flat blocks are
in places closer to the neighbouring proposed new houses or flats than 25 metres. In such
locations rooms and windows have been laid out and designed to minimise overlooking
(e.g. non-habitable room windows have been placed on the affected elevations). The
spacing between the dwellings is considered to be acceptable.
4.54 Some representations have commented that the proposal will result in the loss of views
and devalue property prices. These are not matters that can be taken into account in
making planning decisions.
Environmental issues
Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support
growth),
DM20 (Matters to be determined in accordance with the NPPF)
4.55 The Environmental Health Officer has not identified any concerns other than the inclusion
of electric vehicle charging points in order to reduce the impact on air quality; although
the site is not located within an Air Quality Management Area. This aspect can be
adequately addressed by planning condition.
4.56 A planning condition is recommended to control any lighting associated with the
development. This is necessary in order to limit the impact on the appearance and
character of the AONB and upon ecology.
Flooding and drainage
Wycombe District Local Plan (August 2019): CP7 (Delivering the Infrastructure to Support
Growth),
CP12 (Climate Change),
DM39 (Managing Flood Risk and Sustainable Drainage Systems),
HW9 (Part of Greens Farm, Glynswood).
4.57 The development is acceptable in respect of managing flood risk and complies with the
planning authority’s policies.
4.58 The site is not at risk of fluvial or groundwater flooding. The majority of the site is at very
low risk of surface water flooding, however there is a surface water flow route through
the site from north east to south west. No house or flats are proposed within this part of
the site. The space is identified as public open space or car parking or road space. In
accordance with policy DM39 a sequential test does not need to be carried out as the
development has already been sequentially tested through the local plan process.

Overland flood route (boundaries of area indicated by 2 blue lines above)
4.59 The applicant has supported the application with a Flood Risk Assessment. Amendments
have been submitted as a result of comments by the Lead Local Flood Authority who raise
no objections to the proposal subject to a legal agreement relating to sustainable drainage
systems (SuDs) management and maintenance and to planning conditions.
4.60 The surface water runoff generated by the proposed development will be managed via
infiltration; runoff from the dwellings will be directed into soakaways and the road will be
constructed with permeable paving.
Archaeology
Wycombe District Local Plan (August 2019): CP9 (Sense of place),
CP11 (Historic Environment),
DM31 (Development Affecting the Historic Environment)
4.61 Subject to imposing a planning condition the development would not affect the
significance of heritage assets.
4.62 The County Archaeologist has noted that the proposed site is located within an area of
known multi period archaeological potential. It is located immediately to the east of an
Archaeological Notification Area, defined by the boundary of the historic parkland of
Hughendon Manor, and north of medieval hollow ways. In addition, artefacts of Roman
building material, pottery and other artefacts have been recovered to the east of the
application area, suggesting Roman buildings were present in the vicinity. The application
site is therefore considered to have a good potential for archaeological remains to be
present.
4.63 A planning condition is therefore required to secure appropriate investigation, recording,
publication and archiving of the results in conformity with NPPF paragraph 199 and DOE
Circular 11/95.
Green networks and infrastructure, biodiversity and ecology
Wycombe District Local Plan (August 2019): CP7 (Delivering the Infrastructure to Support
Growth),

CP9 (Sense of Place),
CP10 (Green infrastructure and the Natural Environment),
DM34 (Delivering Green Infrastructure and Biodiversity in Development),
DSA: DM11 (Green networks and infrastructure),
DM13 (Conservation and enhancements of sites, habitats and species of biodiversity and
geodiversity importance),
DM14 (Biodiversity in Development)
4.64 In accordance with the planning authority’s policies and subject to the imposition of
planning conditions, the development would enhance biodiversity and green
infrastructure, deliver a net gain in biodiversity, not harm protected species or designated
nature conservation sites and would achieve appropriate tree canopy cover.
Designated nature conservation sites
4.65 There are 18 non-statutory ecological sites within 2km of the site (Local Wildlife sites and
Biological Notification sites). There are no national designated sites (e.g. SSSI’s). The
Central Chilterns Chalk Rivers Biodiversity Opportunity Area (BOAs) is also located close
to the site. Ecological surveys have been undertaken within the application site.
4.66 An ecological appraisal was submitted with the application and then updated in relation
to comments made by the Councils Natural Environment Officer. The Ecological Appraisal
takes account of these designated sites of nature conservation. It is considered that the
proposal would not result in an adverse impact on local designated nature conservation
sites. In this respect the development would accord with development plan policies
DM13 and CP10.
Biodiversity
4.67 The site includes an area of grassland, possibly chalk grassland, which is identified to be
retained adjacent to the housing development and used as public open space. The
biodiversity value of this grassland area can be protected and enhanced.
4.68 The development should be capable of achieving a net biodiversity gain on site although
the precise scale of this gain is not yet accurately known. It should be noted that there is
currently no policy target setting out the amount of gain, the policy just requires a gain.
The development retains the valuable parts of the site and will create habitats and
features which go some way to mitigating/compensating for the areas lost and also give
some enhancement.
4.69 A number of planning conditions are necessary to ensure that proposed on-site
biodiversity enhancements are appropriately created. A section 106 agreement would
secure the future management of ecological areas.
Ecology
4.70 The conclusion of the ecological reports is considered to be sound. This is that the details
of the desk-and field-based baseline investigations demonstrate that the habitats and
species present within and around the application site are not considered to pose an ‘in
principle’ constraint to the proposed development.
Trees and canopy cover
4.71 The development would accord with policy DM34 in that it would achieve a future canopy
cover of 25% of the site area. This would be achieved by the retention of existing trees
and new tree planting both to boundaries and within the site itself.

4.72 The applicant’s canopy cover calculations are set out in the Findings of Arboricultural
Assessment report. The report is based on an assumed landscape scheme for the site. A
planning condition is required to secured and landscape scheme and this scheme needs
to include a revised canopy cover assessment to ensure that the final proposed landscape
scheme is still able to achieve the 25% canopy cover.
Building sustainability and climate change
Wycombe District Local Plan (August 2019):
DM33 (Manging Carbon Emissions: Transport and Energy Generation),
Air Quality SPD
4.73 The applicant has set out that the development will meet the relevant water efficiency
requirements set out in policy. It is necessary to secure this with a planning condition.
4.74 A planning condition will also be required to secure a scheme to demonstrate how
renewable technologies will be integrated into the development. The planning policy
does not set out a target setting out the level to be achieved by such a scheme.
Public open space
Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support
growth)
DSA: DM16 (Open space in new development)
DM19 (Infrastructure and delivery)
4.75 The development would make provision for local public open space, including a play area,
in accordance with policy DM16. The implementation and future management of the
open space and the play area need to be secured within a legal agreement.
4.76 The total open space to be provided on site is 0.66 hectares of land. This includes informal
public open space proposed both within small land parcels within the housing site and
one larger area of land to the east of the housing area which includes natural play
equipment. The amount of open space proposed exceeds to planning authority’s
standards for provision.
4.77 A planning obligation will be required to secure the play equipment and provision of
public open space. The management of the open space would be the subject of a s106
agreement. In accordance with DM16, strategic open space will be funded through CIL.
Infrastructure and Developer Contributions
Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support
growth)
DSA: DM19 (Infrastructure and delivery)
4.78 The development is a type of development where CIL would be chargeable.
4.79 It is considered that there would not be other types of infrastructure, other than those
previously highlighted that will be put under unacceptable pressure by the development
to justify financial contributions or the direct provision of infrastructure.
4.80 The Buckinghamshire Healthcare NHS Trust has commented that the development should
make a financial contribution towards health care provision in order to fill a funding gap
created by the current NHS’s funding mechanism.
4.81 The National Planning Practice Guidance (NPPG) confirms that planning obligations
should not be sought where they are clearly not necessary to make development
acceptable in planning terms. Therefore, a planning judgment needs to be made whether

the contributions sought by the NHS Trust are necessary to make the development
acceptable in planning terms and are fully justified and evidenced.
4.82 The reasoning provided and contribution sought by the NHS Trust would not satisfy
Regulation 122 of the CIL Regulations. The request is not necessary to make the
development acceptable in planning terms and is not fully justified and evidenced. The
pressures identified do not demonstrably arise from the development in question and
they are not evidenced as being directly related to, or fairly and reasonably related in
scale and kind to the development. As such, securing the requested financial contribution
towards health infrastructure cannot be secured via a Section 106 Agreement.
4.83 Having regard to the statutory tests in the Community Infrastructure Levy regulations and
the National Planning Policy Framework it is considered that the following planning
obligation(s) are required to be secured within a section 106 agreement:
 Affordable housing – at least 48% of dwellings to be provided as affordable housing.
 Provision of on-site public open space, including play equipment and its future
management and maintenance.
 Future management and maintenance of on-site sustainable drainage system
 Provision of a scheme of biodiversity off-setting within the site including its future
management and maintenance.
4.84 The applicant has confirmed willingness to enter into a legal agreement to secure all of
the above aspects.
5.0

Weighing and balancing of issues / Overall Assessment
5.1

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

5.2

In determining the planning application, section 38(6) of the Planning and Compulsory
Purchase Act 2004 requires that proposals be determined in accordance with the
development plan unless material considerations indicate otherwise. In addition, Section
143 of the Localism Act amends Section 70 of the Town and Country Planning Act relating
to the determination of planning applications and states that in dealing with 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 (such
as CIL if applicable), and,
c. Any other material considerations

6.0

5.3

As set out above it is considered that the proposed development would accord with the
development plan policies.

5.4

Local Planning Authorities, when making decisions of a strategic nature, must have due
regard, through the Equalities Act, to reducing the inequalities which may result from
socio-economic disadvantage. In this instance, it is not considered that this proposal
would disadvantage any sector of society to a harmful extent.

Working with the applicant / agent
6.1

In accordance with paragraph 38 of the NPPF (2019) the Council 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.

6.2

The Council 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.

6.3

In this instance:
 The applicant was provided with pre-application advice.
 The applicant was provided the opportunity to submit amendments to the
scheme/address issues.
 The case was considered by the planning committee where the applicant had the
opportunity to answer representations.

Recommendation: Minded to grant permission subject to the completion of a planning obligation
That the Service Director of Planning and Environment be given delegated authority to grant Conditional
Permission provided that a Planning Obligation is made to secure the following matters:
1) Affordable housing – at least 48% of dwellings to be provided as affordable housing.
2) Provision of on-site public local open space, including play equipment and its future
management and maintenance.
3) Future management and maintenance of on-site sustainable drainage system
4) Provision of a scheme of biodiversity off-setting within the site including its future management
and maintenance
or to refuse planning permission if an Obligation cannot be secured
It is anticipated that any permission would be subject to the following conditions:
1

The development hereby permitted shall be begun before the expiration of three years from the
date of this permission.
Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act 1990
(As amended).

2

The development hereby permitted shall be built in accordance with the details contained in the
planning application hereby approved and plan numbers:
PLAN Nos to follow
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.

Appearance
3

Notwithstanding any indication of materials which may have been given in the application, a
schedule and/or samples of the materials and finishes for the development shall be submitted to
and approved in writing by the Local Planning Authority before any 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 and ensure the special character of the
Chilterns AONB is respected.

4

Unless otherwise first agreed in writing with the Local Planning Authority and notwithstanding any
indication given on the plans hereby approved the communal gates providing access to back
gardens shall be made self-closing and fitting with a self-securing locks.
Reason: In the interests of security to back garden areas and to reduce the risk/fear of crime.

5

Drawings of the site identifying the following shall be submitted to and approved in writing by
the Local Planning Authority before any development takes place:
(a)
(b)
(c)
(d)
(e)
(f)
(g)

Existing ground levels on site (spot heights) including a datum point that is located off site.
Levels should be Above Ordnance Datum (AOD).
The level of the road outside the site. (AOD).
The proposed levels on site following completion of the development (for each existing
height a proposed height should be identified.
The location and type of any retaining structures needed to support ground level changes.
The Finished Floor Level for every building that is proposed.
Cross sections within the site taken up to the site boundaries. The information supplied
should clearly identify if land levels are being raised or lowered.
In the case of residential development, sections showing the level of the proposed
garden(s) and retaining structures.

The development shall be carried out only in accordance with the approved details.
Reason: To ensure that the work is carried out at suitable levels in relation to adjoining properties
and highways, to ensure that the impact on surrounding views is as assessed and in the interests
of the street scene.
Landscaping scheme
6

No development shall take place until a fully detailed landscape scheme has been submitted to and
approved in writing by the Local Planning Authority. Once approved, the site shall be landscaped
strictly in accordance with the approved details. Details shall include:
a) a scaled plan showing all existing vegetation and landscape features to be retained and
trees and plants to be planted;
b) the design of all boundary enclosures. Where fencing is located on a boundary between a
rear garden and a communal rear access alleyway it shall be 1.5 metres high above ground
level with trellis fencing on top
c) details of all play equipment and any other structures to be placed in the open space (e.g.
litter bins, seating);
d) location, type and materials to be used for hard landscaping including specifications,
where applicable for:
a. permeable paving
b. tree pit design, fully demonstrating how the soil volume in the canopy cover
calculations will be achieved in hard landscaped areas and how underground services
will incorporated into the design where required
c. underground modular systems
d. Sustainable urban drainage integration
e. use within tree Root Protection Areas (RPAs);
e) a schedule detailing sizes and numbers/densities of all proposed trees/plants;
f) specifications for operations associated with plant establishment and maintenance that
are compliant with best practise
g) A report to demonstrate how the Councils 25% canopy cover policy is being complied
with at this site.
There shall be no excavation or raising or lowering of levels within the prescribed root protection
area of retained trees unless agreed in writing by the Local Planning Authority. Unless required by
a separate landscape management condition, all soft landscaping shall have a written five year

maintenance programme following planting. Any new trees that fail to establish, are removed or
that become severely damaged or diseased shall be replaced and any new planting (other than
trees) which dies, is removed, becomes severely damaged or diseased within five years of planting
shall be replaced. Unless further specific permission has been given by the Local Planning Authority,
replacement planting shall be in accordance with the approved details.
Reason: Required prior to development in order to safeguard and enhance the character and
amenity of the area, to provide ecological, environmental and bio-diversity benefits and to
maximise the quality and usability of open spaces within the development. This is in accordance
with policy DM34 of the Wycombe Area Local Plan
7

No development shall take place until a fully detailed scheme for the protection of the retained
trees, in accordance with BS 5837:2012, including a tree protection plan (TPP) and an arboricultural
method statement (AMS) shall be submitted to and approved in writing by the Local Planning
Authority. Specific issues to be dealt with in the TPP and AMS:
a) Location and installation of services/ utilities/ drainage that may impact on retained trees
or areas of new planting.
b) Methods of any construction-related activities within the root protection area (RPA as
defined in BS 5837: 2012) of the retained trees.
c) A full specification for the installation of boundary treatment works that may impact on the
retained trees.
d) A full specification for the construction of any roads, parking areas and driveways, including
details of the no-dig specification and extent of the areas of the roads, parking areas and
driveways to be constructed using a no-dig specification. Details shall include relevant
sections through them.
e) A specification for protective fencing to safeguard retained trees and the land to the east
of the Prow during both demolition and construction phases.
f) A specification for scaffolding and ground protection within tree protection zones.
g) Details of site access, temporary parking, on site welfare facilities, loading, unloading and
storage of equipment, materials, fuels and waste as well concrete mixing and use of fires
h) Methodology and specification for any facilitation pruning, including root pruning in
accordance with BS3998:2010
i) Arboricultural supervision and inspection by a suitably qualified tree specialist
j) Methods to improve the rooting environment for retained and proposed trees and
landscaping.
The development thereafter shall be implemented in strict accordance with the approved details.
Reason: Required prior to commencement of development to satisfy the Local Planning Authority
that the trees to be retained and the land to the east of the PRoW will not be damaged during
construction and to protect and enhance the character of the site, in accordance with Policy
DM34 and pursuant to section 197 of the Town and Country Planning Act 1990.

Landscape implementation
8

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.
With the exception of any pruning, tree surgery or felling specifically shown in an approved tree
report or landscaping scheme, no tree, shrub or hedge shall be pruned, felled or removed without
the prior approval of the Local Planning Authority. If during construction of the development, or
within a period of three years of its completion, any such tree, shrub, hedge dies or becomes
damaged, destroyed, diseased or dangerous, it shall be replaced during the following planting
season by another healthy, tree, shrub or hedge as the case may be of a similar size and species,
unless otherwise approved in writing by the Local Planning Authority. Thereafter any such
replacement planting shall be maintained or further replaced as necessary for three years after
replacement.
Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping and
To ensure the satisfactory retention of existing trees, shrubs and hedges and in the interests of
visual amenity.
Obscure glazing
9

The en-suite and bathroom windows in flat blocks A, B and C shall be glazed with obscure glass.
Reason: To protect the amenities of nearby residents.

Ecological design strategies (and ecological creation and restoration schemes, etc.)
10

No development shall take place until an ecological design strategy (EDS) addressing protection,
mitigation, compensation, enhancement, and restoration which builds on the
recommendations set out in sections 4 and 5 of the Ecological Appraisal and the Illustrative
Landscape Strategy (Appendix EDP1 of the Ecological Appraisal), has been submitted to and
approved in writing by the local planning authority.
The EDS shall include the following.
a)
b)
c)
d)
e)

Purpose and conservation objectives for the proposed works.
Review of site potential and constraints.
Detailed designs and working methods to achieve stated objectives.
Extent and location and area of proposed works on appropriate scale maps and plans.
Specification and source of materials to be used where appropriate, e.g. native species of
local provenance.
f) Details for the translocation of soil for use in creation of wildflower meadow, from those
parts of the site which will be built on, where there is semi-improved neutral grassland areas
of the site (as identified on the Phase 1 Habitat Survey 8th December 2020 - Plan EDP C1 of
the Ecological Appraisal).
g) Timetable for implementation demonstrating that works are aligned with the proposed
phasing of development.
h) Persons responsible for implementing the works.
i) Details of initial aftercare.
j) Details for ecological supervision and monitoring and a procedure for deciding upon the
most ecologically appropriate remedial measures if necessary.
k) Details for disposal of any wastes arising from works.
l) Retention and protection of existing habitats during construction.
m) Habitat removal and reinstatement.
n) Provision for wildlife corridors, linear features and habitat connectivity.

o)
p)
q)
r)
s)

Woodland, tree, hedgerow, shrub, pond and wildflower planting and establishment.
Designs for the new pond including sections and materials used.
Soil handling, movement and management.
Creation, restoration and enhancement of semi-natural habitats.
Provision and control of access and environmental interpretation facilities, e.g. paths, fences,
gates and signs/information boards.
t) Individual ecological features including hedgehog holes in fences, bat and bird boxes built
into buildings and attached to trees, invertebrates hotels and reptiles/amphibian refugia.
The EDS shall where appropriate be cross reference in other relevant details (e.g. landscape
plans, detailed building design, construction environmental management plan), and it shall be
implemented in accordance with the approved details and all features shall be retained in that
manner thereafter.
Reason: To comply with the requirements of the Conservation of Habitats and Species
Regulations 2010, Schedules 1, 5 and 8 of the Wildlife & Countryside Act 1981 (as amended), and
the Protection of Badgers Act 1992. And to ensure that there is a net gain in biodiversity in line
with the requirements of the National Planning Policy Framework (NPPF).
Landscape and ecological management plans (LEMPs)
11

No development shall take place until a landscape and ecological management plan (LEMP)
shall be submitted to, and be approved in writing by, the local planning authority. The content
of the LEMP shall include the following:
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.

Description and evaluation of features to be managed.
cological trends and constraints on site that might influence management.
Aims and objectives of management.
Appropriate management options for achieving aims and objectives.
Prescriptions for management actions.
Preparation of a work schedule (including an annual work plan capable of being rolled
forward over a five-year period).
Details of the body or organisation responsible for implementation of the plan.
Ongoing monitoring and remedial measures.

The LEMP shall also include details of the legal and funding mechanism(s) by which the long-term
implementation of the plan will be secured by the developer with the management body(ies)
responsible for its delivery.
The plan shall also set out how contingencies and/or remedial action will be identified, agreed
and implemented so that the development still delivers the fully functioning biodiversity
objectives of the originally approved scheme.
The approved plan will be implemented in accordance with the approved details.
Reason: To ensure appropriate protection and enhancement of biodiversity, to make appropriate
provision for natural habitat within the approved development and to provide a reliable process
for implementation and aftercare.
Construction Environmental Management Plans (Biodiversity)
12

No development shall take place (including ground works, vegetation clearance) until a
Construction Environmental Management Plan (CEMP: Biodiversity) has been submitted to and
approved in writing by the local planning authority. The CEMP (Biodiversity) shall include the
following.

a) Risk assessment of potentially damaging construction activities.
b) Identification of "biodiversity protection zones".
c) Practical measures (both physical measures and sensitive working practices) to avoid or
reduce impacts during construction (may be provided as a set of method statements).
d) The location and timing of sensitive works to avoid harm to biodiversity features.
e) The times during construction when specialist ecologists need to be present on site to
oversee works.
f) Responsible persons and lines of communication.
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person.
h) Use of protective fences, exclusion barriers and warning signs.
The approved CEMP shall be adhered to and implemented throughout the construction period
strictly in accordance with the approved details, unless otherwise agreed in writing by the local
planning authority.
Reason: To ensure that development is undertaken in a manner which ensures important
wildlife is not adversely impacted.
Lighting design strategy (for light-sensitive biodiversity)
13

No floodlighting or other form of external lighting shall be installed unless it is in accordance with
a "lighting design strategy" which shall be submitted to and approved in writing by the local
planning authority. The strategy shall:
a) identify those areas/features on site that are particularly sensitive for bats and badgers and
that are likely to cause disturbance in or around their breeding sites and resting places or
along important routes used to access key areas of their territory, for example, for foraging;
and
b) show how and where external lighting will be installed (through the provision of appropriate
lighting contour plans and technical specifications) and detail how timing of lighting will be
controlled, so that it can be clearly demonstrated that areas to be lit will not disturb or
prevent the above species using their territory or having access to their breeding sites and
resting places.
All external lighting shall be installed in accordance with the specifications and locations set out
in the strategy, and these shall be maintained thereafter in accordance with the strategy. Under
no circumstances should any other external lighting be installed without prior consent from the
local planning authority.
Reason: In the interests of the character and appearance of the area and biodiversity.

Dwelling standards
14

In accordance with the approved drawings seven affordable and five private dwellings shall be
designed to meet the standards set out in Building Regulations Approved Document M4(3) and
the remaining dwellings shall be designed to achieve the standards in Building Regulations
Approved Document M4(2), unless otherwise first agreed in writing by the Local Planning
Authority.
Reason: To meet the need for accessible, adaptable and wheelchair user dwellings as required
by policy DM41.

15

No above ground construction shall take place until a scheme to integrate renewable
technologies (e.g. heat pumps, photo voltaic cells) into the development has been submitted to

and approved in writing by the Local Planning Authority. The scheme shall be designed to comply
with Local plan Policy DM33 and Policy C12. The development shall be implemented in
accordance with the approved scheme and no dwelling shall be occupied until the measures
within the scheme relating to that house or flat have been provided. The scheme shall remain
operational for the lifetime of the development unless otherwise first agreed in writing by the
Local Planning Authority.
Reason: In the interests of managing carbon emissions and mitigating climate change as required
by Local Plan Policy CP12 and DM33.
Highway conditions
16

No other part of the development shall be occupied until the off-site highway works, which
include (but not limited to) pedestrian footway improvements on Hughenden Road, have been
laid out and constructed in accordance with details to be submitted to and approved in writing
by the Local Planning Authority in consultation with the Highway Authority.
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway
and of the development.

17

The development shall not begin until details of the estate road have been approved in writing
by the Planning Authority (in consultation with the Highway Authority) and no dwelling shall be
occupied until the estate road which provides access to it from the existing highway has been
laid out and constructed in accordance with the approved details.
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway and
of the development.

18

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 the Buckinghamshire
Council guide note “Commercial Vehicular Access Within the Public Highway”.
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway and
of the development.

19

The scheme for parking and manoeuvring and the loading/unloading provisions for refuse and
delivery vehicles shown on the submitted plans shall be laid out prior to the initial occupation of
the development hereby permitted and that area shall not thereafter be used for any other
purpose.
Reason: To enable vehicles to draw off, park, load/unload and turn clear of the highway to
minimise danger, obstruction and inconvenience to users of the adjoining highway.

20

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 a banksman, on-site loading/unloading arrangements and
parking of site operatives vehicles) shall be submitted to and approved in writing by the Local
Planning Authority. Thereafter, the development shall be carried out in accordance with such
approved management plan.
Reason: This is a pre-commencement condition as development cannot be allowed to take
place, which in the opinion of the Highway Authority, could cause danger, obstruction and
inconvenience to users of the highway and of the development.

21

No dwelling shall be occupied until the car parking serving that dwelling has been provided. The
unallocated car parking shall be provided before the occupation of any flat hereby approved.

Reason: To ensure that adequate car parking is provided in the interests of the amenities of the
area.
22

The facilities for the storage of refuse bins and cycles shall be provided in accordance with the
approved plans before the development that they relate to is first occupied and thereafter the
facilities shall be permanently retained for their purpose.
Reason: To ensure a satisfactory appearance and in the interests of the amenities of the occupiers
and adjoining residents.

23

The development shall not begin until details of the disposal of surface water from the estate
have been approved in writing by the Planning Authority in consultation with the Highway
Authority and no dwelling shall be occupied until the works for the disposal of surface water have
been constructed in accordance with the approved details.
Reason: To minimise danger and inconvenience to highway users.

Archaeology
24

No development shall take place, unless authorised by the local planning authority, until the
applicant, or their agents or successors in title, have undertaken archaeological evaluation in
form of a geophysical survey and trial trenching in accordance with a written scheme of
investigation which has been submitted by the applicant and approved by the planning authority.
Where significant archaeological remains are confirmed these will be preserved in situ.
Where significant archaeological remains are confirmed, no development shall take place until
the applicant, or their agents or successors in title, have provided an appropriate methodology
for their preservation in situ which has been submitted by the applicant and approved by the
planning authority.
Where archaeological remains are recorded by evaluation and are not of sufficient significance
to warrant preservation in situ but are worthy of recording no development shall take place until
the applicant, or their agents or successors in title, have secured the implementation of a
programme of archaeological work in accordance with a written scheme of investigation which
has been submitted by the applicant and approved by the planning authority.
Reason: It is necessary that this condition be a prestart condition, in order to control the
potentially harmful effects on historic assets. To ensure any archaeological remains that may be
present are preserved in situ and/or recorded for future generations as appropriate. To comply
with the requirements of policy CP11 and the NPPF.

Suds
25

Development shall not begin until a surface water drainage scheme for the site (including the
roads), based on sustainable drainage principles and an assessment of the hydrological and
hydro-geological context of the development, has been submitted to and approved in writing by
the Local Planning Authority. The scheme shall subsequently be implemented in accordance with
the approved details before the development is completed. The scheme shall also include:
• No dwellings built within the surface water flow route
• Assessment of SuDS components, as listed in the CIRIA SuDS Manual (C753) including small
above ground SuDS components and active rainwater harvesting. A justification for exclusion
is required if necessary
• Demonstrate that water quality, ecological and amenity benefits have been considered

• Water quality assessment demonstrating that the total pollution mitigation index equals or
exceeds the pollution hazard index; priority should be given to above ground SuDS
components
• Full construction details of all SuDS and drainage components
• Detailed drainage layout with pipe numbers, gradients and pipe sizes complete, together with
storage volumes of all SuDS components
• Calculations to demonstrate that the proposed drainage system can contain up to the 1 in 30
storm event without flooding. Any onsite flooding between the 1 in 30 and the 1 in 100 plus
climate change storm event should be safely contained on site.
• Details of proposed overland flood flow routes in the event of system exceedance or failure,
with demonstration that such flows can be appropriately managed on site without increasing
flood risk to occupants, or to adjacent or downstream sites.
• Flow depth
• Flow volume
• 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.
Electric vehicle charging
26

Prior to occupation of each respective unit, one electric charging point shall be installed for each
house with allocated parking and one electric charging point shall be installed per 10 unallocated
parking spaces. Thereafter the electric vehicle charging points shall be retained as such and
maintained in full working order for the lifetime of the development unless otherwise first agreed
in writing by the local planning authority.
Reason: To manage carbon emission generation and mitigate for climate change in accordance
with local plan policy CP12 and DM33.

Water efficiency
27

The dwellings shall all achieve the higher water efficiency standard set out in the appendix to
Building Regulations Approved Document Part G.
Reason: In order to meet the requirements of Local Plan policy CP12 and DM41 in the interests
of water efficiency.

Informatives
1

The planning permission is subject to planning obligations contained in a section 106 agreement.

2

In accordance with paragraph 38 of the NPPF2 Buckinghamshire Council approach decisiontaking in a positive and creative way taking a proactive approach to development proposals
focused on solutions and work proactively with applicants to secure developments.
Buckinghamshire Council 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

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

4

5

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.
The applicant is advised that if it is intended to use soakaways as the method of dealing with the
disposal of surface water then the permission of the appropriate Water Authority may be
necessary.
The applicant is advised that the off-site works will need to be constructed under a section 278
of the Highways Act legal agreement. This agreement must be obtained from the Highway
Authority before any works are carried out on any footway, carriageway, verge or other land
forming part of the highway. A minimum period of 8 weeks is required to draw up the agreement
following the receipt by the Highway Authority of a completed Section 278 application form.
Please contact Highways Development Management at the following address for information:Highways Development Management (Delivery team)
Buckinghamshire Council
6th Floor, Walton Street Offices
Walton Street,
Aylesbury
Buckinghamshire
HP20 1UY

6

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.

7

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.

8

The applicant is advised that adequate measures should be in place to ensure water is not carried
out onto the highway. If water is carried out onto the highway during icy period, site inspectors
will request salt is applied to affected areas.

APPENDIX A: 20/05980/FUL
Consultation Responses and Representations
Councillor Comments
Cllr Arif Hussain - I am concerned about parking as well as an increase in traffic as a result of this
development, especially as Green Hill is already very busy and dangerous. A number of residents are
also concerned about this development, therefore if minded to approve, please bring it to the planning
committee.
Councillor Sarfaraz Khan Raja - If the Officer is minded to approve this application then I would like
this brought to the Planning Committee. As a number of residents have concerns regards to this
development.
Cllr Green – I would like this application to be determined by planning committee. I have the following
objections to the application:
1. The land to be developed is sensitive given that it is adjacent or in to the Green Belt and AONB.
2. The development will affect the views from Hughenden Park and the Disraeli Estate.
3. There is insufficient parking provided which will result in on street parking.
4. This development will result in traffic issues, especially on the Glynswood/Green Hill junction
and
5. The Green Hill/Hughenden Road junction. This junctions are already heavily used and the
6. Glynswood junction with Green Hill is on a blind bend.
Parish/Town Council Comments
High Wycombe Town – Unparished.
Consultation Responses
Arboriculture 25% canopy cover achievable through retention of existing planting and new planting.
Conditions have been requested in respect of: landscape planting; hard landscape planting
methodology; tree pit design; tree protection; conflict with underground services;
Archaeology –
The proposed site is located within an area of known multi period archaeological potential. It is located
immediately to the east of an Archaeological Notification Area, defined by the boundary of the historic
parkland of Hughenden Manor, and north of medieval hollow ways. In addition, artefacts of Roman
building material, pottery and other artefacts have been recovered to the east of the application area,
suggesting Roman buildings were present in the vicinity. The application site is therefore considered
to have a good potential for archaeological remains to be present.
If planning permission is granted for this development then it is likely to harm a heritage asset’s
significance so a condition should be applied to require the developer to secure appropriate
investigation, recording, publication and archiving of the results in conformity with NPPF paragraph
199 and DOE Circular 11/95.
Control of Pollution (EHO)
No objection.

As per the recently adopted Air Quality SPD, one electric vehicle charging point must be provided for
each residential unit. 50 electric vehicle charging points (one per dwelling) must be installed prior to
occupation of the development.
Recommendation (with conditions if appropriate):
Objection, unless following conditions imposed:
Electric vehicle charging points
Prior to the occupation of the development, 50 electric vehicle charging points (one per proposed
dwelling) must be provided.
Reason
To comply with the air quality SPD and, to reduce carbon emissions and the effect on air quality caused
by the development.
Natural Environment Officer - Ecology
In my last comments I asked for updated botanical surveying within the survey season and I also asked
for the spread sheet of the metric to be submitted. I now have a copy of the metric but have not
received updated surveys.
I am inclined to not require the survey, as the ecological condition will not have improved since the last
surveying. Having reviewed the metric and the guidance which has been published to support it. It is
clear that the current condition of some habitats has been incorrectly downgraded from its true
condition and new habitats are being given slightly optimistic condition scores. These two deviations
from likely reality, do impact upon the biodiversity accounting but it is likely that it will still be possible
to achieve a biodiversity net gain if site management, establishment, enhancement and long term
management of habitats is assured through conditions/legal agreements.
Recommendation: Conditions or legal agreements will be required to secure the translation of the
recommendations set out in sections 4 and 5 of the Ecological Appraisal into the following documents:
 Construction Environmental Management Plans (Biodiversity) CEMP.
 Ecological Design Strategy (EDS)
 A Landscape and Ecology Management Plan (LEMP).
 Lighting design strategy for light-sensitive biodiversity
Lead Local Flood Authority (LLFA)
Buckinghamshire Council as the Lead Local Flood Authority (LLFA) has reviewed the information
provided in the following documents:
• Flood Risk Assessment & Drainage Strategy (INL/E4695/1787/FRA, 09.02.2021, RCP Consultants)
• Groundwater Monitoring Results (20766c06, 15th March 2019, WDE Consulting)
• Soakage Letter Report (20766c10, 22nd November 2019, WDE Consulting)
• Drainage Covering Letter (TS/INL/E4695/17682, 4th June 2020, RCP Consultants)
The concerns raised in the LLFAs previous consultee response have been addressed, therefore the LLFA
has no objection to the proposed development subject to the following planning conditions listed
below being placed on any planning approval.
Surface Water Flood Risk Modelling
In my previous consultee response (dated 3rd August 2020) I raised concerns regarding the
appropriateness of the method used as part of the surface water modelling exercise. A comparison of

the ReFH1 method and the ReFH2 method have been provided which demonstrate that the surface
water hydraulic modelling undertaken is sufficient.
Ground Investigations
Additional infiltration rate tests were completed in November 2019 in compliance with BRE365,
which have demonstrated that infiltration is a viable method of surface water disposal.
The results of the groundwater monitoring undertaken between November 2018 and March 2019 have
been submitted (Groundwater Monitoring Results, 20766c06, 15th March 2019, WDE Consulting)
which demonstrate that no groundwater was encountered to depths of 5m and therefore the 1m
freeboard between the base of the infiltration components and the highest groundwater levels can be
achieved.
Surface water drainage
The surface water runoff generated by the proposed development will be managed via infiltration;
runoff from the dwellings will be directed into soakaways and the road will be constructed with
permeable paving.
The proposed surface water drainage scheme does not provide any amenity or biodiversity, as the site
is over 2ha it provide a great opportunity to incorporate innovative surface water drainage design.
Small above ground components such as rain gardens and tree pits can be incorporated to provide
these benefits. The LLFA also strongly encourages surface water reuse and so would encourage the
applicant to investigate rainwater harvesting; this can be achieved via a passive or active system. An
active system enables water to be reused within the dwelling for non-potable uses such as toilet
flushing and can therefore decrease the total volume of surface water which requires disposal at the
site. The proposed flats provide a good opportunity to incorporate active rainwater harvesting.
Calculations for the proposed surface water drainage scheme are required for the events detailed
below:
• 1 in 1 year event demonstrating that there is no surcharging within the system in line with
Sewers for Adoption
• 1 in 30 year event demonstrating that the system does not flood
• 1 in 100 year event plus 40% climate change demonstrating that any flooding is contained on site
These calculations must include details of critical storm durations and demonstrate how the proposed
system as a whole will function during different storm events. Calculations must also show the half
drain times for the 1 in 30 year rainfall event, it should be noted that this must be within 24 hours to
ensure that the components are able to manage subsequent rainfall events (section 25.7 of the CIRIA
SuDS Manual).
The applicant must demonstrate their compliance with the water quality assessment criteria (Section
26, CIRIA SuDS Manual, 2015) to ensure that pollution is adequately managed. Often a combination of
various SuDS components are required to meet the criteria.
A maintenance schedule needs to be provided; it should include what maintenance tasks will be
completed, who will be responsible for undertaking maintenance (usually a maintenance company)
and how often the maintenance tasks will be completed.

It is requested that the condition(s) be placed on the approval of the application, should this be granted
by the LPA.
NB: We would recommend that the “whole-life” maintenance and management plan for the surface
water drainage system is secured by a Section 106 Planning Agreement. The use of a planning
obligation (as opposed to a planning condition) would help to safeguard the maintenance and
management of these features over the lifetime of the development. The BCC Strategic Flood
Management team are of the opinion that this is a reasonable approach due to the residual risk of
surface water flooding to the site should the systems not be adequately maintained.
Housing
No objection to the proposals
The latest information indicates an affordable housing tenure mix of 19 dwellings for Rent (4 x 1 bed
flats, 8 x 2 bed flats and 7 x 3 bed houses) and 5 dwellings for Intermediate/ Shared Ownership (2 x 1
bed flats, 2 x 2 bed flats and 1 x 3 bed house). This includes a total of seven affordable wheelchair
properties (4 flats and 1 house for rent; plus 2 flats for Intermediate/ Shared Ownership).
The housing service is happy in principle with the proposed affordable housing. I trust you will ensure
that any wheelchair properties meet the required technical standards for Building Regulation approval
in accordance with Policy DM41 of the adopted Local Plan and that you will also assess the parking
proposals.
There is a need for affordable housing in the area, particularly affordable housing for rent and if the
proposal meets all of the planning requirements, the affordable homes will help to meet the need.
Conservation Officer
Flat blocks A and C remain 3 storey in height despite the mitigation strategy in the LVIA for new
buildings not to exceed 2 storey. It is not clear whether the heritage statement has been written on a
similar premise.
Despite this, in heritage terms, verified view 10 (LVIA) confirms that the development will be viewed
within the existing urban backdrop and that the blocks will not appear unduly prominent in views from
the Disraeli Monument.
It is recommended that external materials and the colour palate are subject to approval to ensure that
the development is recessive in the landscape to further mitigate its visual effect.
Highway Authority
Access and Trip Generation
In terms of suitability to serve this purpose, Glynswood has an adequate carriageway width of 5.5m
and is accompanied on each side by footways measuring between 1.8m and 2m. The site access is
shown to be created through an extension of the existing cul-de-sac. The proposed extension is in
alignment with the existing carriageway and forms a formalisation of an existing track access.
Additionally the Glynswood/Green Hill junction benefits from visibility splays in excess of those
required for a 30mph road.
I have carried out my own TRICS® assessment and am in agreement that the trip rates shown in the
Transport Statement are reasonable for this type and size of development.
The junctions within the vicinity of the site have been assessed by the applicant using the PICADY model
which shows that the junctions assessed are operating within practical capacity during the AM and PM

peak times and will not be over capacity by 2022 with development. The ARCADY model has been used
to assess the roundabouts within the vicinity of the site which shows that the Hughenden Avenue arm
of the Hughenden Road/Hughenden Avenue roundabout located approximately 450m from the site is
likely to be operating at capacity by 2022. However, the junction is predicted to be operating at capacity
irrespective of the development and therefore the traffic generated by the development would have
a minimal impact on the operation of the roundabout.
I am satisfied that a suitable network has been considered with respect to the junction assessments
and that they demonstrate to a satisfactory degree that the traffic impacts of this development will
not constitute a severe impact to the local highway network. Therefore, there are no grounds on which
to base a highway objection to these proposals with regard to its trip generation and or impact upon
local network capacity.
Layout
The point at which the estate road connects with Glynswood is approximately 35m in length, with a
5.5m wide carriageway and flanked on both sides by 2m wide footways. After this point, the estate
road bifurcates and creates a circulatory route, where the footway within the estate is confined to part
of the inner circuit (serving Plots 24 to 44) and the footway on the eastern side of the carriageway
spurs into the existing, realigned Public Right of Way. In addition, within the western corners of the
site, small spurs are shown to access dwellings not reached from the main estate road. These would
be served by a shared surface which maintains a width of 5.5m. I am satisfied that each spur contains
adequate turning provision for an emergency service vehicle and larger delivery vehicles to turn.
I am concerned that a number of the proposed dwellings on the main drag are devoid of footways. This
is in contravention of the County Council’s policy (formulated as a result of the temporary halt
announced by the Department for Transport in July 2018) on developments no larger than 25(no) units
being served by a shared surface. Plots 3 – 7, 20 – 23 and 45 – 50 raise the greatest concern. The
absence of footways would lead to conditions of danger to pedestrians. A 2m wide pedestrian footway
should flank the entire inner circuit to better provide pedestrian accessibility for all dwellings. In
addition the site would also benefit from a footway fronting plots 3 – 7 and continuing to connect the
spur in the south western corner of the development. I have attached an insert demonstrating the
areas which are devoid of footways.
Refuse Collection
With regards to refuse collection, Manual for Streets guidance states that residents should not be
required to carry waste more than 30m to the storage point, and waste collection vehicles should be
able to get to within 25m of the storage point. The submitted plans show a bin storage area would be
located in the rear gardens of the houses with additional communal bin storage areas provided for the
flats.
Kerbside refuse collection is proposed to take place for dwellings fronting onto the primary circular
street with additional localised collection points provided for the dwellings located on the spurs which
extend from the corners of the primary street. In addition, the Refuse Strategy Layout plan appears to
show that plots 24 – 27 would also be required to take their bins to a localised collection point. I note
that plots 8 – 15 do not appear to have separate access to the rear gardens which would result in
residents being required to carry bins through the dwelling for refuse collection in the absence of an
external route around the building.
Tracking data is provided demonstrating that a refuse vehicle could enter and exit the site and travel
clockwise or anti-clockwise around the circulatory route. A secondary refuse vehicle route is shown
which would require a refuse vehicle to reverse into or out of the central parking area in order to collect
refuse from the storage areas provided for the flats. Manual for Streets guidance states that routing

should be configured so that the refuse collection can be made without the need for the vehicle having
to reverse. The majority of incidents involving refuse vehicles occur when reversing is required.
Therefore, a safer option would be to provide a turning area within the central parking area (tracking
data required) or to relocate the bin storage areas for the flats so collection could be taken from the
main circulatory route.
Parking Provision
The site is within Zone A, as defined by the Council’s Buckinghamshire Countywide Parking Guidance
(BCPG) policy document. As such, residential units on developments above ten dwellings with 1–4
habitable rooms are required to provide 1(no) parking spaces each, units with five habitable rooms
should provide 1.5(no) spaces each, and houses with six habitable rooms should feature provision for
2(no) spaces. Each half space should count toward the development’s requisite unallocated visitor
parking (which means an additional 20% of spaces when 50% or more of the site’s parking are
allocated).
The development would provide two parking spaces for each of the houses and one parking space for
each of the flats. An additional 15(no) unallocated parking spaces would be provided for visitor use.
Therefore, the development would offer a level of parking beyond the optimum standard when taking
into account the level of habitable accommodation featured. In accordance with the Buckinghamshire
Countywide Parking Guidance policy document, parking spaces should be 2.8m x 5m. I am satisfied
that the spaces shown on the submitted plans accord to this standard and whilst I note the tandem
parking arrangements proposed for the houses, in consideration of the residential nature of the
development, this does not constitute a reason for refusal.
To facilitate the drive toward the elimination of the fossil fuel-powered motor cars, I would also expect
to see the installation of electric vehicle charging points or the appropriate electrical infrastructure
included at each plot to allow charging points to be more easily fitted in the future.
Cycle storage areas are shown in the rear gardens of the houses and in communal storage areas for
the flats. Like with the bin storage area, should plots 8 – 15 not benefit from an external route around
the building to the rear gardens, residents would be required to carry bicycles through the dwellings.
Additionally, any cycle storage in rear gardens must be accessible from the highway at all times
irrespective of the driveways being occupied by parked vehicles.
Sustainability
Proposals for residential development generally need to be well connected to non-car modes of travel
in order to meet the overarching sustainable development principles set out in the National Planning
Policy Framework.
The development site is located approximately 300 metres from a southbound bus stop and 400 metres
from a northbound stop on Hughenden Road measured from the centre of the site. Both bus stops are
served by the Max 300 bus service providing links to High Wycombe town centre and Aylesbury.
Although slightly under the quantum threshold to which a larger residential development would need
to technically adhere, the site does meet the objectives of Policy DM2 of the Wycombe District Council
Delivery and Site Allocations Plan (2013) that requires developments to be within an achievable walking
distance to frequent and reliable bus services.
It is noted that there are pedestrian routes available to link the site to the town centre and the
associated services available. High Wycombe Station is within a 2Km walk of the site and therefore can
be considered as within an appropriate distance from the site.
An informal footway to the north of the site links the public right of way that runs along the eastern
side of the site with Hughenden Road. Details of a scheme to improve pedestrian connectivity between

the informal footpath and existing pedestrian infrastructure on Hughenden Road including an existing
pedestrian crossing island have been submitted as part of the application. It is noted that this is outside
of the red line of the site, and would constitute off site works. The proposed works can be achieved
under a Section 278 off-site works agreement with the Highway Authority.
Conclusion
The site is located within a well-connected area with bus, rail and local amenities within an achievable
walking distance. The access arrangements and proposed changes to the existing network are
acceptable. The parking provision adheres with the standards contained within the BCPG and their
dimensions are in accordance with the current guidance. However, the following issues will need to be
addressed:


Amendments to the pedestrian footways to provide pedestrian access for all residents.
Following the receipt of amended drawings the following comment was submitted:
The development now features 2 metre wide pedestrian footways fronting plots 3 -7 and
flanking the entire of the inner circuit. A new pedestrian link between the development site and
the exiting Public Right of Way is also proposed. The additional pedestrian facilities provide
good accessibility to all dwellings.



Amendments to the refuse routing to ensure that this development would not lead to large
vehicles having to reverse over extended distances
Following the receipt of amended drawings the following comment was submitted:
The development site no longer features the central parking area therefore allowing kerbside
refuse collection is to take place from the primary circular street and removing the need for
refuse vehicles to reverse. Tracking data is provided demonstrating that a refuse vehicle could
enter and exit the site and travel clockwise or anti-clockwise around the circulatory route. The
location of the communal bin storage areas for the flats and the localised collection points
allows refuse collection vehicles to get within 25m of them.

Following the receipt of amended drawings the following additional comments were submitted:
Layout
The shared surface spur in the north western corner of the estate no longer features a turning head.
This may result in delivery vehicles for plot 19 reversing relatively short distances onto the main estate
road. However, this is likely to occur very infrequently and onto a lightly trafficked section of the estate
where vehicle speeds are likely to be low. A swept-path analysis has been provided to demonstrate an
emergency service vehicle could manoeuvre within this section of the development and would not
need to reverse more than 20m.
Parking provision
The previously proposed central parking area featured 14(no) parking spaces. These spaces have been
redistributed around the development site which still features the optimum parking provision when
taking into account the level of habitable accommodation featured for each unit. A new central bike
storage area is proposed to serve the three blocks of flats.
Mindful of the above, the Highway Authority raises no objections to this application, subject to the
following conditions being included on any planning consent that you may grant:
Six conditions recommended relating to:

1.
2.
3.
4.
5.
6.

Off-site highway works
Adoptable estate roads
Details of disposal of surface water
Provision of access
Provision of parking and manoeuvring
Construction traffic management plan.

Informatives have also been recommended.
External
Chilterns AONB Planning Officer
Thank you for consulting the Chilterns Conservation Board on the above application. The Board objects
to the application and sets out a summary of points and detailed explanation below.
WDC will be familiar with CCB's objection to this (as was) proposed allocation site, stemming from the
Local Plan examination (September 2018) and CCB previously raised objection to 39 home scheme
(October 2018), which pre-dated the local plan process. In this current application, CCB would propose
to confine its objection to the delivery of details in Local Plan HW9 and the sites location within the
AONB.
The Local Plan policy is based on the fundamental premise that any application coming forward is
'landscape led'. The policy seeks to minimise the impact on the wider AONB and views across (most
acutely from nearby footpaths and to the west and the Disraeli Monument). The current application
fails to deliver those key policy objectives and we comment on this. We would also note that the canopy
cover policy can only apply in the HW9 area (i.e. figure 5.1 in the Local Plan) and that the design and
layout here fails to respect the topography and its edge location.
To assist the CCB fully acknowledges the status of the site following the Inspector's report and the
subsequent adoption of the Wycombe Local Plan, however we would particularly focus on the Council's
pre-application guidance issued on 5th December 2019 (as dealt with in the Design and Access and
LVIA documentation). In that the officer makes a particularly pertinent point in stating the discussed
scheme promotes a 'somewhat rigid suburban layout' and reminds the applicant that this is within an
AONB. We comment on this in our summary (below) because the design form and layout as now
proposed has not been demonstrably changed since that pre-app was issued.
In allocating this site as Local Plan HW9 for 1.62 hectares WDC did not agree with CCB that this was
major development within the NPP 172 tests. Notwithstanding that difference of opinion, the NPPF at
172 still gives great weight to the conservation and enhancement of landscape and scenic beauty and
is clear that the scale and extent of development in such protected areas must be 'limited'.
The submitted papers accept that some adverse visual impacts on the wider countryside would follow
(para 6.69 of the LVIA) but that these views are not prominent in the landscape. The large apartment
blocks, now centrally located, combined with the otherwise uniform 2 storey scale and layout
(including street lighting) would fail to deliver the landscape-led scheme that the LPA seek.
CCB promote a design review based upon exemplary developments in the AONB, such as at the former
West's Yard Saunderton site.
50 dwellings is 'indicative' in the policy and not absolute.
The triangular land parcel to the east is outside the Local Plan allocation but is incorporated in this
application. The recently approved supplementary planning policy on tree cover can only apply within
the red line of the HW9 allocation. The land to the east is a priority habitat.

CCB Summary
The Council's pre-application response dated 5th December 2018 provides a number of points of
relevance, notably the need to avoid a 'rigid suburban layout' and a reminder that the site is within the
AONB.
Great weight must be given to the key policy objective to deliver a 'landscape-led' approach. This
requires a scheme much more redolent of the former West's Yard / Saints Hill, Saunderton scheme,
also in Wycombe DC and commended by CCB for its use of layout and design scale and Chilterns Design
Guide detailing.
CCB promotes the need to take a holistic view of the Chilterns Buildings Design Guide, following the
need for an appropriate scale and layout within what is a sloping site on the sensitive edge of the
Chilterns AONB. The submitted Design and Access Statement and LVIA focus on detailing (roof material,
use of flint and so on) without adopting an appropriate scale. This is best illustrated in the apartment
buildings as shown in the sectional drawing 18086/C102. The applicants have taken the bulky and
inappropriate apartment block, shown in the north-east corner at the Dec 2018 displays and
transposed it to the middle of the site. The applicants are wedded to the delivery of 50 dwellings and
this drives the scheme and not the landscape-led core criterion as stipulated in the Wycombe Local
Plan 2019.
The sensitive eastern open section must be managed for biodiversity gain. This land cannot be 'double
counted' within the newly adopted canopy cover SPD calculations as the Local Plan site area for HW9
is confined to the land now proposed for housing development. The entire site is Priority Habitat, as
shown on DEFRA's magic maps. Net gain including compensatory lowland calcareous grassland habitat
should be delivered. The area east of the footpath should be managed to protect and enhance its
wildlife value. It is important to avoid turning this into mown amenity greenspace or formal children's
play area. Since the site is calcareous grassland Priority Habitat, it would not be ecologically acceptable
to use the eastern triangle for tree planting to meet WDC's canopy cover policy requirements.
The LPA will have to form a judgment on the design, layout and landscape-led nature of this new
proposal. CCB contents that this represents an 'opportunity missed' to deliver what the Local Plan HW9
sets out to achieve. Notwithstanding many pre-application engagements and a public exhibition the
applicants are wedded to a scheme that does not respond to the sensitivities of the site. The Saints
Hill, Saunderton (Dandara) scheme illustrates what can be achieved when building within the AONB.
As submitted, this scheme is harmful to the AONB, including the wider AONB. Views from the west and
including the (a) nearby footpaths into the AONB and (b) the publicly accessed landscape around the
Disraeli Monument, would be 'jarred' by the scale proposed here. We could not find a lighting design
guide or design statement. Street lighting within such a traditional urban layout would only serve to
exacerbate the cumulative erosion of character that would follow.
CCB Observations following Public Exhibition for 50 homes scheme, 18th December 2020 Chilterns
Conservation Board objected to the allocation of this site HW9 in the Wycombe local plan, and to the
2018 planning application for 39 dwellings reference 18/07274/OUT, which remains live.
Our comments on the latest plans shown on the banners are as follows:
1.

The proposal would constitute major development in the AONB which should be refused as set
out in National Planning Policy Framework (NPPF) para 172.

2.

This proposal is materially worse than before: the number of homes has been increased from 39
to 50 with increasingly negative impacts on the AONB.

3.

The adopted Wycombe Local Plan at para 5.1.79 states that "initial analysis suggests that there is
scope for some residential development on part of the site without significant visual harm" (my

emphasis added). But this layout uses the whole of the HW9 site for housing, and by adding a nonallocated area (eastern triangle) for open space, has created a denser and more problematic layout
on HW9. The NPPF para 172 explains that "the scale and extent of development within designated
areas (National Parks and AONBs) should be limited."
4.

The new layout is blockier, more uniform and more urban. It is not landscape-led. It makes no
concessions to being within the nationally protected landscape of the Chilterns AONB, and is
unacceptable. It is "anywhere" housing estate design which fails to follow the design advice in the
Chilterns Buildings Design Guide.

5.

This is an elevated and gently sloping site. There are clear views from the top of the opposite valley
slope, from National Trust land within the Historic Park and Garden around the Disraeli monument.

6.

The depth of the development should be reduced, pulling the built area down the slope of the
valley side so that development nestles behind the existing houses on Hughenden Road. Flats
should not be built at the topographically highest points. In particular the large block (plots 42-50)
should be deleted. Its scale, height and massing are unacceptable and will be harmful in views
from Hughenden Park, particularly from the Disraeli monument. This block of flats would also
obscure views from the footpath running through the site up the Hughenden Valley and across to
the Disraeli monument. Rather than a block of flats, this area of the site should be undeveloped
open space.

7.

The maximum height of buildings should be 2 storey on the western (lower) portion area of the
site behind the houses on Hughenden Road (which are mainly large, characterful 2 to 2.5 storey
Edwardian semi-detached villas). Moving up slope, these should grade to 2 and then 1.5 storey on
the central part of the site. On the eastern part of the site (where plots 42-50, 34-37, 1-2 are
located) there should be undeveloped open space to protect sensitive AONB views.

8.

The scheme is not high enough quality for a site within the AONB and within the Hughenden Valley.
The Chilterns landscape to the east and south east of Hughenden makes a positive contribution to
the significance of heritage assets Hughenden Manor, Registered Park and Garden and the Disraeli
Monument.

9.

Biodiversity - the entire site is Priority Habitat, as shown on DEFRA's magic maps (see map in
Appendix 3). If the site is developed, which we do not recommend, net gain including
compensatory lowland calcareous grassland habitat should be delivered. The area east of the
footpath should be managed to protect and enhance its wildlife value. It is important to avoid
turning this into mown amenity greenspace or formal children's play area. Since the site is
calcareous grassland Priority Habitat, it would not be ecologically acceptable to use the eastern
triangle for tree planting to meet WDC's canopy cover policy requirements.

10. The plans would erode part of the dry chalk valley landscape and provide a new harsh transition
to the fringe of High Wycombe. More trees should be included within the built area, which will
help break up rooflines in AONB views. In addition, more trees should be added to soften the
transition at the boundaries, especially the northern boundary - and trees here should be
protected in perpetuity by condition to ensure they are not removed in future by residents to open
up their views.
11. Display board 4 describes the scheme as "50 new high-quality family homes". One bed flats are
not family homes.
12. Avoid all street lighting in order to maintain dark skies on this visible dark hillside in the AONB.
Only allow fittings that are approved for intrinsically dark zones to provide external lighting.

A scheme like this would constitute major development in the AONB and should be refused under NPPF
paragraph 172. Whether a scheme is major development depends on an assessment of the nature,
scale and setting, and whether it could have a significant adverse impact on the purposes for which the
area has been designated or defined (NPPF footnote 55). Even though the site is now allocated, a highly
sensitive location plus a poor-quality design like this with excessive bulk, scale and poor siting decisions
make this major development. It should be refused. There are no exceptional circumstances or public
interest which would justify inappropriate design like this.
Better design is needed to achieve the policy HW9 requirement for a landscape-led positive approach
to design and layout to limit its impact upon the AONB, and not have an adverse impact on longdistance views from Hughenden Park and Manor. To be landscape-led, the layout, heights and
materials should be informed by landscape constraints and opportunities, then run and re-run through
Landscape and Visual Impact Assessment in an iterative process until designs meets the high bar of the
policy. The required amount of weight to give to conserving and enhancing the landscape and scenic
beauty of the AONB is "Great weight" (NPPF para 172).
We recommend taking inspiration from the layout, design quality, heights and materials of the newly
built development at Saints Hill, Saunderton (also in Wycombe area) which through amendments at
the suggestion of the planning officer, successfully follows much of the advice in the Chilterns Buildings
Design Guide. Of relevance to your site, note how they address the sloping topography of the valley
side site, incorporate play and open space in the heart of the development, protect and retain views,
use vernacular building materials (Chilterns red brick, clay roof tiles, timber windows, dark stained
timber weatherboarding), use reduced heights (1.5 storey development) on the upper valley sides,
incorporate trees, and avoid all street lighting
National Trust
Raise the following main issues:
a) At the Local Plan examination the NT raised concerns in respect of the impact of the proposed
allocation on the landscape character of the AONB and the heritage significance of the Hughenden
Estate, especially the views from the Disraeli Monument. They accept that the application must
now be considered under S.38 (6) of the 1990 Planning Act.
b) The LVIA does not include visual representations of the development from Disraeli Monument;
montages should be produced. The ‘moderate adverse’ assessment in the LVIA is not adequately
mitigated in terms of layout or landscaping; in particular three storey blocks of flats.
c) No landscape tree belt is proposed along the northern boundary of the site. Reliance is placed on
the tree belt within the NT ownership.
d) The Trust considers that the evidence has not yet been provided to demonstrate that the proposals
can comply with the duties of Section 66 of the Listed Building and Conservation Areas Act 1990 or
with the requirements of paragraphs 193 to 196 of the NPPF, alongside Policy DM31 of the
Wycombe District Local Plan (2019) as it is not considered that this has been demonstrated that it
conserves the setting of the Disraeli Monument nor enhances it.
e) Concerned about the impact on the landscape qualities of the Chilterns AONB.
f) Layout and design is not considered to be landscape led. The proposal does not conserve the
Chilterns AONB and opportunities have not been taken to enhance it in accordance with para. 172
of the NPPF of Policy DM30 of the Local Plan.

NHS Trust
The NHS Trust has submitted a lengthy response which is included on the Councils web site for this
case.
In summary the Trust are seeking a financial contribution from this site to be spent on accident and
emergency services on the basis that their government funding does not take account of population
growth until after it has taken place. The Trust state: “This development creates an impact on the
Trust’s ability to provide services required due to the funding gap it creates. The contribution sought is
to mitigate this direct impact.”
Representations
Amenity Societies/Residents Associations
Chiltern Society
Objected to the application when first submitted. In relation to the amended plan stated:
- We maintain our objection to this application in its amended form, because:
the scheme's layout, design and landscaping still fail to take adequate account of the location's AONB
designation, and to give the necessary weight to conserving and enhancing its natural beauty
(landscape, scenic beauty, and wildlife) as required by the NPPF para 172, and Local Plan Policies
DM30 and site-specific HW9;
- measures to protect and enhance biodiversity and green infrastructure have still not been maximised
as required by Local Plan Policy DM34.
In more detail:
Even though (part of) the site has been removed from the Green Belt, it is still within the AONB.
Accordingly, there is a requirement under Policy DM30 and the NPPF for: "............ development
.........to:
a) Conserve, and where possible enhance, the natural beauty of the Chilterns AONB;..................
c) Deliver the highest quality design which respects the natural beauty and built heritage of the
Chilterns and enhances the sense of place and local character;"as well as the site-specific requirement
of Policy HW9 to "Provide a landscape-led positive approach to design and layout to limit its impact
upon the Area of Outstanding Natural Beauty, and not have an adverse impact on long distance views
from Hughenden Park and Manor."
By contrast, it is hard to identify how the proposed scheme has had ANY regard to the AONB status, or
would differ from one for a non-AONB site. The incorporation of a three-storey apartment block is
particularly incongruous and inappropriate.
2. Policy DM34 requires development proposals "to evidence a thorough understanding of context
through the preparation of a proportionate assessment of existing and planned green
infrastructure, biodiversity and ecological features and networks both on the site and in the locality"
and demonstrate how, amongst other things, that: "opportunities to enhance existing and provide
new green infrastructure and biodiversity assets will be maximised"; and "development will deliver
long lasting measurable net gains in biodiversity."It is questionable whether net gain in biodiversity
has been demonstrated at all, because, we contend, the applicant's assessment of existing value
has been downwardly distorted by using its state following a period of neglect and lack of
management, rather than the one that existed before.

3. In any case, the proposals certainly fail to maximise the opportunities available for the creation /
restoration of species-rich grassland, a particularly appropriate target habitat for this site, given the
potential linkage with the adjacent National Trust-managed land.
The missed opportunity arises in two ways: compromising the quality of what is provided (on the
eastern portion of the site) by the proposed siting of "play features" with resultant human
recreational and other impacts; by the planting of trees on the adjacent semi-open land, leading to
shading, nutrient load from blowing leaves, and seedling spread, all of which will impact on the
quality in the medium term.
This proposed tree planting in a location which we believe is inappropriate, on land that, in our view,
should be used to extend and enhance the adjacent grassland, seems likely to have been triggered
by the application and interpretation of the new tree canopy cover policy. This cannot be the
intention of the policy, and surely would not have been countenanced if a "thorough understanding
of context" had existed.
Fortunately, a remedy presents itself which can address both our main points of objection
simultaneously: namely, accommodating the tree planting required by the canopy cover policy, and
the formal recreational provision, within or on the immediate boundary of the built area of the site,
i.e. the land to the west of the footpath bridleway. A by-product of this would be to boost the quality
of the species-rich grassland proposed for the eastern portion of the site.
Some of the new planting could usefully contribute towards creating a "substantial tree belt" along
the northern boundary, as called for by the National Trust, to screen or mitigate views from the
listed Manor. The remainder of the tree planting should take place within the current built area. The
use of planting in this way, along with reconsideration of the design of some of the built
development, should assist in meeting the "AONB test".
Hughenden Valley Residents Association
I am writing on behalf of the Hughenden Valley Residents Association to object to the above planning
application on the following grounds:
1.

Increase in the size of the site
The Adopted Wycombe District Local Plan (August 2019) describes the Glynswood site, that had
its Green Belt status removed, as "a 1.62-hectare green field" but the application site Is now 2.21hectares. Does this mean that part of the proposed application site lying to the west of the existing
PRoW remains in the Green Belt? Also, why has the site increased in size?

2.

Increased housing density
The Outline Planning Application for 39 dwellings has now increased to 50 residential units and in
order to accommodate this increase it is proposed to have two huge apartment blocks, A and C.
As can be seen from the Coloured Street Elevations 18086/C102 document these blocks have three
storeys and extremely high roofs but it is also evident that they are not lying on flat land. Both will
be situated on a slope and will stand in an elevated position and not set down, hence they will be
over-powering and out of keeping with the rest of the street scene. Apartment Block C will
dominate the street scene because of its additional elevation. It will have a detrimental and
harmful impact not only on the site that lies in the Chilterns Area of Outstanding Natural Beauty

but also on the surrounding countryside, PRoW, Hughenden Park and views from the historic
Disraeli Monument, all of which lie in the AONB.
3.

Health and Safety
With reference to the Coloured Layout 18086/C101, it is very disappointing to note the very limited
provision of pavements for residents to walk on. 50 residential units are proposed and, except for
Plots 1 and 2, all the rest of the dwellings around the edge of the site will not have a pavement.
When contractors, delivery and removal vans park up to conduct their business all residents
occupying these dwellings, including the young and the elderly, will be forced to walk in the road.
These will not be unadopted roads, but roads adopted by the Local Authority and who is
responsible if there is an accident? It is a Health & Safety issue and deplorable that so many people
will not have a safe space to walk on, especially as this is a new 2020-planned residential
development. Please go back to the drawing-board.

4.

Lack of Boundary Tree Belt
The Adopted Wycombe District Local Plan (August 2019) shows a proposed tree belt along the
western boundary of the site between the rear gardens of the properties in Hughenden Road and
the rear gardens of the properties on the site to safeguard privacy and residential amenities to all
residents. However, this tree belt has not been included in this application. The National Trust has
also drawn attention to the fact that the applicant/developer has failed to include the tree belt
that would help to mitigate the built form on the site.

5.

Impact of local road networks
It is obvious when looking at the parking plan to note that the application recognises the fact that
residents will have motor cars because there are 54 parking spaces allocated on plot, 29 off plot
and 15 unallocated. As with most housing developments there is always insufficient parking
provision. However, the fact remains that if all the parking spaces were taken 98 vehicles would
leave the site and join the local road network which includes Hughenden Road and, as all local
residents know, gets very congested at peak times and very hazardous when attempting to cross
from Green Hill into Coates Lane - quite frequently, a nightmare.
The HVRA disagrees with the Housing Transport Statement where it states that the impact on the
neighbouring network of 50 residential units would be modest and believes, when the Coronavirus
crisis is over and the usual traffic returns then a Traffic Impact study should be undertaken.

6.

Sustainable Future
This residential development has provision for a potential 98 vehicles to be parked on site.
However, although there are drawings and locations for refuse bins and bicycle sheds it would
appear that there is no provision for electric charging points. It is vital that if the application is
approved there are plans to incorporate numerous charging points because the future has to be
greener if climate change is to make any progress.

Brands Hill Residents Association
Initial comments:
I am writing to you on behalf of the Brands Hill Residents Association (BHRA) with regard to the above
application.

BHRA has considered the application against the background of the new Local Plan to 2033 which
includes the protection of the AONB within which the subject site falls. In particular, it is noted that
objectives include the conservation, enhancement of the natural beauty of the Chilterns AONB and
delivering the highest quality design which respects the natural beauty and built heritage of the
Chilterns and enhances the sense of place and local character. Furthermore, the Plan states that
planning permission for proposals which constitute major development within the Chilterns AONB will
only be permitted in exceptional circumstances. No exceptional circumstances have been put forward
in this case.
BHRA has also carefully considered matters relating to the provision of car parking on-site as well as
the anticipated impact on roads and junctions in the immediate vicinity.
BHRA notes the status of the site following the Inspector`s Report and the subsequent adoption of the
Wycombe Local Plan. It is also noted that a previous planning application in 2018 under ref:
18/07274/OUT indicated that the number of homes would be 39 whereas the latest proposal is to
increase the number to 50. BHRA is disappointed at the increase in the number of units bearing in mind
that the number of 50 referred to in the latest policy is indicative and is not a defined requirement and
that this seems to be driving the current scheme, not the design-led approach. BHRA considers that
such an increase places further pressure on the AONB.
Scheme and Design / Layout Considerations
With regard to the current proposal, great weight should be given to a key policy objective to deliver a
landscape-led approach. BHRA acknowledges that some improvements have been made to the scheme
which was displayed at the recent public exhibition insofar as a better degree of informality to the
periphery of the site is concerned, however, the massing of the design, height and positioning of the
apartment blocks is not considered to be appropriate.
BHRA considers that the current scheme will be harmful to the AONB in the context of the surrounding
area. In particular, there would be impact on views from the west where there are several footpaths
as well as from around the Disraeli monument and from Hughenden Manor. Furthermore, there would
be impact on views from the top of the hill to the east at and close to the junction between Green Hill
and Brands Hill Avenue. It should also be noted that the Inspector`s visit was carried out in September
when leaves were still on the trees; clearly, the visual impact will be greater between October and
March.
The apartment blocks referred to above would, in particular, be clearly visible from these vantage
points and it is considered that it is essential that this aspect of the design needs to be re-thought
including with regard to the height and massing of the buildings, choice of materials and moving the
buildings further down the sloping site towards the west.
In summary BHRA considers that the character of the proposed development is more urban than rural,
contrasts with the scale and nature of the existing development at Glynswood and is not of sufficient
merit to be permitted on an AONB site.
BHRA has noted that an open section of the site to the east has been included as part of the planning
application site. This is a particularly sensitive area which needs to be managed for biodiversity gain
and it is important that the area should be carefully managed in order to protect and enhance its wild
life value rather than allowing it to be used as a play area (for example).

Car Parking and Traffic
The latest scheme has the following car parking provision:
27 tandem pairs
7 parallel pairs
16 individual spaces
16 unallocated spaces
If tandem spaces are only 50% occupied then there are 73 available spaces, including 16 unallocated
spaces. If unallocated spaces are left available for visitors and if tandem spaces are only 50% occupied
then there remain 57 spaces available for 50 dwellings. 29 of the spaces are "off-plot" and this raises
the likelihood of cars being parked on pavements outside, or closer to, the owner`s property for tasks
such as unloading, shopping or for longer term convenience. In total, there are 100 parking spaces,
however, after taking into account possible actual usage, only approximately 57 are conveniently
available to the residents. In summary, it is considered that practical usage of the car parking will not
correlate to the theoretical provision.
BHRA considers that the scheme will generate significant volumes of traffic in and out of the
development. The junction between Glynswood and Green Hill is not of adequate standard for large
volumes of traffic bearing in mind that there is a significant amount of parking taking place in Green
Hill, opposite the junction with Glynswood (as is shown on the applicant`s Coloured Layout No
18086/C101). Nearby Coningsby Road exits onto Green Hill; this is a blind junction to the left due to
buildings as well as the parking along Green Hill as referred to above. Furthermore, there are often
large tail-backs of vehicles at the junction between Green Hill and Hughenden Road with Coates Lane
opposite and where the existing bus shelter interferes with sight lines thus slowing down the passage
of cars across this busy road junction.
In summary, BHRA considers that the applicant should demonstrate that the scheme will not have a
detrimental effect on the surrounding road system and nearby residents and that, in this respect, a
traffic and road safety impact assessment should be carried out prior to any determination of this
application. This should be based on information taken on a week day, during peak hours in normal,
i.e.; no lock-down, conditions.
Taking all of the above into account, BHRA considers that the latest planning application should be
rejected.
Comments on amendments:
I am writing to you on behalf of the Brands Hill Residents Association (BHRA) with regard to the above
application and the amendments to the design which have been submitted by the applicants. The
comments which are set out below should be read in conjunction with those in our original letter dated
7th May 2020.
BHRA has again considered the application against the background of the new Local Plan to 2033 which
includes the protection of the AONB within which the subject site falls. In particular, it is noted that
objectives include the conservation, enhancement of the natural beauty of the Chilterns AONB and
delivering the highest quality design which respects the natural beauty and built heritage of the
Chilterns and enhances the sense of place and local character. Furthermore, the Plan states that
planning permission for proposals which constitute major development within the Chilterns AONB will
only be permitted in

exceptional circumstances.
No exceptional circumstances have been put forward in this case.
BHRA is disappointed that it is still intended to construct 50 residential units is not consistent with a
design-led approach and places further pressure on the AONB.
Scheme and Design / Layout Considerations
With regard to the current proposal, great weight should be given to a key policy objective to deliver a
landscape-led approach. BHRA acknowledges that some improvements have been made in the recently
amended scheme, however, there is still concern that the design does not deliver an effective
landscape led approach to design and layout which will limit the scheme`s impact on distant views from
Hughenden Park and Manor. In preparing this submission, BHRA has also considered the views
expressed by other consultees and would wish to endorse the suggestions which has been put forward
by the Chiltern Society with regard to alterations to areas of tree planting and the siting of the
recreational area. This is also consistent with the views which have been put forward by the National
Trust.
Car Parking and Traffic
It is noted that the latest scheme has revised arrangements in respect of car parking, however, BHRA
still has concerns with regard to the tandem car parking arrangements in particular.
If tandem spaces are only 50% occupied then there are 73 available spaces, including 16 unallocated
spaces. If unallocated spaces are left available for visitors and if tandem spaces are only 50% occupied
then there remain 57 spaces available for 50 dwellings. 29 of the spaces are “off-plot” and this raises
the likelihood of cars being parked on pavements outside, or closer to, the owner`s property for tasks
such as unloading, shopping or for longer term convenience.
It is noted that no significant objections have been put forward by Buckinghamshire Highways,
however, BHRA considers that the scheme will generate significant volumes of traffic in and out of the
development. The junction between Glynswood and Green Hill is not of adequate standard for large
volumes of traffic bearing in mind that there is a significant amount of parking taking place in Green
Hill, opposite the junction with Glynswood (as is shown on the applicant`s Coloured Layout No
18086/C101). Nearby Coningsby Road exits onto Green Hill; this is a blind junction to the left due to
buildings as well as the parking along Green Hill as referred to above. Furthermore, there are often
large tail-backs of vehicles at the junction between Green Hill and Hughenden Road with Coates Lane
opposite and where the existing bus shelter interferes with sight lines thus slowing down the passage
of cars across this busy road junction.
In summary, BHRA considers that the applicant should demonstrate that the scheme will not have a
detrimental effect on the surrounding road system and nearby residents and that, in this respect, a
traffic and road safety impact assessment should be carried out prior to any determination of this
application. This should be based on information taken on a week day, during peak hours in normal,
i.e. no lock-down, conditions. It is disappointing to note that there does not seem to have been any
consideration of carrying out a traffic impact assessment in this instance.
BHRA considers that traffic flows down Green Hill will also be exacerbated once the proposed
development at Terriers Farm has been completed. BHRA would wish to see the above points taken

into account when the application is considered and would also wish the application to be considered
by the Planning Committee.
Other Representations
Many comments have been received from local residents setting out concerns relating to the following:
Traffic
There has been no traffic study carried out.
The junction of Glynswood onto Green Hill and onwards down to Hughenden Road is already a hazard
to both cars and pedestrians.
Increased use of this junction will be dangerous.
There will be a bottleneck created because of the development and a study should be a prerequisite
for this scheme.
There is only one car width access to the site.
Green Hill has a steep incline comprised of two very sharp, blind bends, and on street parking reduces
the road width to a single carriageway.
Parking
The provision of less than 2 spaces per dwelling as currently planned will undoubtedly lead to residents
parking on street around Glynswood and into Green Hill.
Flats
Oppose the building of flats.
Flats will overlook existing neighbouring property.
3 storey flats are out of character will surroundings.
Trees and ecology
There are a number of mature trees, both oak and sycamore which will need to be cut down in order
to build these houses/flats
Many of these trees have bats (a protected species) which have been roosting in these trees for many
years. The Wildlife and Countryside Act 1981 protects these species against unscrupulous developers
who will undoubtedly damage the habitat given their previous form when building.
The land is an established permanent habitat for local flora and fauna
The proposal will destroy habitat.
The play area should be deleted as it will impact upon the ecology of the tringle of land and there is an
alternative play area close by.
AONB:
The application gives no exceptional circumstances for building on land in the AONB.
Views will be impacted from all directions, in particular from footpaths in the surrounding Chiltern Hills,
Disraeli Monument and Hughenden Manor. Tree cover will do little to reduce the impact, particularly
when trees are bare of leaves.
The application gives no exceptional circumstances for building on land in the AONB.
The development would impact on views from the Disraeli monument.
Landscape led approach:
The density has risen from 39 dwellings to 50.

The site is currently well vegetated.
Building density is at odds with landscape led approach.
Impact on neighbouring property
The new development will overlook property in Hughenden Road and in Glynswood.
Other matters
The development will be detrimental to air quality.
The proposed location affects access from the woods at the back of Green Hill which provides a safe
route to Hughenden Park for many people including families with young children.

APPENDIX B: Site Location Plan

