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Recommendation

21/08364/FUL

Demolition of existing buildings on site including
Inkerman House and redevelopment for residential use
comprising construction of 259 dwellings with hard/soft
landscaping, parking including garaging and associated
infrastructure

Land Between Tralee And Orchard End Farms And Rear Of
22 Badger Way
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Hazlemere

Buckinghamshire
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Adam Smith

Hazlemere

Hazlemere Parish Council
25.11.2021

24.02.2022 (EOT 31.10.2023)

The recommendation is that the application be delegated
to the Director of Planning and Environment for
APPROVAL subject to the satisfactory completion of a
Legal Agreement.

And the imposition of planning conditions broadly in
accordance with the details set out in the report below as
considered appropriate by the Director of Planning and
Environment.

Or, if these cannot be achieved, then for the application
to be REFUSED for such reasons as the Director of
Planning and Environment considers appropriate.

1.0 Summary & Recommendation/ Reason for Planning Committee Consideration

1.1 The application seeks full planning permission for the demolition of all existing

buildings on the site and the construction of 259 dwellings. The new dwellings would

be served by a new vehicular access off the A404 Amersham Road including a ghost

island right turn lane into the site from the A404 and two additional emergency
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1.2

1.3

1.4

1.5

vehicles accesses controlled by bollards, one utilising an existing access point onto
the A404 between Orchard End Farm and Orchard House and the other towards the
centre of the northern boundary of the site which would facilitate connections into
the neighbouring development site the subject of application 23/05440/0UT. The
proposed development includes some 2.83ha of public open space including a Mult
Use Games Area (MUGA), Neighbourhood Equipped Area of Play (NEAP), Sustainable
Urban Drainage System (SUDS) drainage basins, leisure routes which would connect
into the development parcel to the north, and the retention of a triangular area of
woodland in the southern corner of the site. In addition, the proposal includes a
package of offsite highway works and sustainable travel measures including a
cycleway along A404 between Gravelly Way and Eastern Dene, cycle markings and
signage along Eastern Dene, upgrades to the signalised crossing on Holmer Green
Road to accommodate cyclists and improvement works to the pedestrian and cycle
accesses to Parking Parade.

Clir Catherine Oliver and Clir Ed Gemmell (representing Hazlemere ward) have
requested that the application be called-in to Committee. Representations have also
been received by Clir Ron Gaffney objecting to the proposed development. Full
details of the reasons for call-in and objections raised can be found in Appendix A.

While the scale of the development would ordinarily be referred to an Area Planning
Committee, the application forms part of an allocated site for residential
development within the Wycombe District Local Plan under Policy HW8 (Land off
Amersham Road including Tralee Farm, Hazlemere) which includes development that
straddles two committee areas. Furthermore, the development is part of a larger
HWS8 development that requires a comprehensive decision (the northern part of the
HWS8 site is also the subject of a report to this committee meeting). Therefore, the
application has been referred to Strategic Sites Committee for consideration.

The proposed development is considered to be in accordance with the Development
Plan, taken as a whole, and would deliver sustainable development in the context of
environmental, social and economic elements. In addition, the proposal is considered
to be broadly in accordance with the emerging Hazlemere Neighbourhood Plan which
has progressed to the referendum stage and the adopted Development Brief for the
site. Paragraph 11 of the NPPF indicates that the decisions should apply the
presumption in favour of sustainable development and where they accord with an up
to date development plan, they should be approved without delay.

The application is recommended for approval subject to the completion of a legal
agreement and planning conditions which are considered necessary to ensure the
scheme accords with development plan policy.
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Site Description

2.1

2.2

2.3

2.4
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2.6

2.7

2.8

The application site is located to the eastern edge of Hazlemere and to the north of
the A404 Amersham Road with a site area of 8.83ha. It is within the settlement
boundary for the High Wycombe urban area as defined by the Wycombe District
Local Plan (WDLP) Policies Map and forms part of a larger site which is allocated for
residential development within the WDLP under Policy HWS8 (see below). The site
was removed from the Green Belt through the development plan process in 2019.

The Chilterns AONB lies to the south of Amersham Road and includes Penn Woods,
which is on slightly elevated ground. The AONB is characterised by its undulating
chalk slopes, open views and blocks of woodland.

There are no public rights of way across the site and whilst the A404 frontage
benefits from a wide verge, it does not contain a footway.

In addition, there are no designated heritage assets (Conservation Area or Listed
Building) within the site or within the immediate setting of the site.

The application contains Inkerman House, a two-storey detached residential dwelling
and its curtilage including several TPO trees towards its frontage with the A404, and a
complex of buildings and structures with associated hard surfaced yard located to the
rear of and served off a driveway running between Orchard House and Orchard End
Farm from the A404. This complex of buildings and structures is in a dilapidated
state and has been used for a variety of authorised and unauthorised commercial
uses including as a nightclub with attached bungalow, riding school, stationing of
mobile homes, coach depot, and vehicle repairs.

The remainder of the site contains two agricultural fields, a smaller field to the
northeast of the site and a larger field to the northwest of the site, as well as a
triangular woodland to the southwest of the site adjacent to the A404.

The northeast field is set to the rear of the land historically used for commercial
purposes. It is relatively flat and is bound by hedgerows to all sides. It neighbours an
orchard to the northwest which is covered by a TPO and designated as a local Green
Space under Policy DM12, and an agricultural field to the northeast which falls in the
former Chiltern District and comprises Green Belt.

The northwest field is set to the rear of Inkerman House, and two other residential
properties which front onto the A404 comprising South Croft and Orchard View. The
hedgerow between the curtilage for Inkerman House and the larger field has been
eroded over time. A dry valley cuts across the northwest corner of this field from
roughly the centre of the northwestern boundary hedge to the woodland off Badger
Way to the southwest side of the site. The northwest field abounds the wider HW8
parcel to the northwest, which is the subject of application 23/05440/0UT, and
residential properties on Badger Way to the southwest side.
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The woodland to the southwest corner of the site on the frontage with the A404 is
the subject of a TPO and adjoins the corner of the larger agricultural field. It is also
neighboured by properties at the end of Badger Way.

The neighbouring residential properties along the A404 (South Croft, Orchard View,
Orchard End Farm and Orchard House) all form part of the HW8 allocation; however
they are not proposed for redevelopment as part of the current application.

The site is located within Flood Zone 1 as defined by the Environment Agency
indicative flood map for planning. However, the valley within the site has been
identified as being susceptible to surface water flooding.

Description of Proposed Development

3.1

3.2

3.3

34

3.5

The application seeks planning permission for the construction of 259 dwellings
served by a new vehicular access from the A404 Amersham Road.

The new vehicular access serving the proposed development would be to the west of
the existing access drive to Inkerman House and within the 40mph section of the
A404 Amersham Road. The new access would have a 10m radii and visibility splays of
at least 2.4m x 120m in both directions. A new ghost island right-turn lane priority
junction with Amersham Road (A404) would be formed to facilitate the new access.

In addition, a new cycleway would be formed on the highway verge along the A404,
running from Gravelly Way (incorporating a crossing island) to Eastern Dene. This
cycleway forms part of a package of active travel measures to connect the site into
facilities in Hazlemere, including the provision of cycle markings and signage along
Eastern Dene, upgrades to the signalised crossing on Holmer Green Road to
accommodate cyclists and improvement works to the pedestrian and cycle accesses
to Parking Parade.

The proposal also includes two emergency vehicles accesses controlled by bollards,
one utilising an existing access point onto the A404 between Orchard End Farm and
Orchard House and the other towards the centre of the northwestern boundary of
the site that would facilitate connections into the neighbouring HW8 development
site which is the subject of application 23/05440/0UT. There would be no vehicular
through routes other than this emergency vehicle access route into this neighbouring
parcel, but there would be two pedestrian and cycle connections to provide access to
facilities in Holmer Green from the access site and to facilitate access to the open
space within the application site and the new cycle connections on the Amersham
Road from the neighbouring HW8 parcel.

The proposal dwellings comprising a mix of detached, semi-detached, terraced,
maisonettes and apartment properties. Of the 259 dwellings proposed, 124 units are
proposed as affordable housing. The overall housing mix comprises:



No. Bedrooms No. Affordable | No. Market Units | Total

Units
1 Bedroom 44 1 45 (17.4%)
2 Bedroom 45 5 50 (19.3%)
3 Bedroom 35 80 115 (44.4%)
4 Bedroom 49 49 (18.9%)
Total 124 (48%) 135 (52%) 259

3.6 The entrance area to the development (plots 1-30) would have an informal layout
including curved roads, entrance green, cul-de-sacs and on plot parking with a more
traditional design influence and hipped roof forms. The dwellings in this area of the
site comprise a mix of brick, black weatherboarding and flintwork, with the two flint
dwellings located either side of the entrance to the development.

3.7 The main development area would be laid out in linear perimeter blocks with a
contemporary design character. There would be a mixture of on plot parking and
unallocated on street perpendicular parking bays arranged in linear runs interspersed
with landscaped beds incorporating street trees. Houses in the main development
area predominantly have gabled roofs, although the larger flatted blocks would have
mansard roofs with dormer features and parapet features on key corners. The
dwellings would predominantly be constructed of brick and/or black or grey
weatherboarding, although there is a cluster of 12 dwellings that would incorporate
white render in the eastern part of the site.

3.8 The southeastern parts of the site closest to the A404 (including the entrance area
and properties to the rear of the existing dwellings on the A404) would only contain 2
storey properties, with the remaining parts of the site containing a mix of 2, 2.5 and 3
storey properties.

3.9 Parking is proposed to be provided throughout the site in a mix of on and off street
parking. The off-street parking would predominantly comprise tandem parking
located to the side of dwellings with a mix of driveways, carport and garages. The
on-street parking would predominantly comprise linear runs of unallocated
perpendicular parking bays interspersed every 3-4 spaces with a planting bed
incorporating a street tree, although there would be some parallel bays adjacent to
the open space. A total of 495 parking spaces are proposed of which 261 are
allocated parking spaces (excluding garages of which there an additional 80 spaces).

3.10 The development would be served by 2.83ha of open space (32% of the overall site
area). This open space would wrap around the rear and side boundaries of the site
and include a central strip running along the retained hedgerow which currently
separates the two existing fields. There would be a large area of open space adjacent
to the boundary with the neighbouring HW8 parcel to the northwest of the site that
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would include a MUGA and NEAP; pedestrian and cycle routes with a boardwalk
across the valley and pedestrian and cycle connections into the neighbouring parcel,
and a terraced SUDS basin. SUDS features would also extend along the south-
western side boundary of the site adjacent to the rear boundaries of properties on
Badger Way, with a pedestrian route also running along this side of the site and
connecting into the new cycleway along the A404 and a leisure route through the
triangular woodland. This woodland would be retained, managed and maintained
with public access provided.

The proposal has been substantially amended since its original submission in late
2021. The key amendments include a reduction in the number of dwellings from the
originally proposed 290 units, re-siting of the vehicular access to the east, retention
of central hedgerow, introduction of MUGA and relocation of main area of open
space adjacent to neighbouring HW8 development parcel, revised SUDS features,
alignment of and additional pedestrian/cycle connections with neighbouring HW8
development parcel, and inclusion of package of active travel measures such as new
cycleway to the A404 Amersham Road and supporting sustainability documentation.

The application is accompanied by:

a) Planning Statement (amended) incorporating Emerging Hazlemere
Neighbourhood Plan Compliance Statement

b)  Design and Access Statement and update Addendum

c)  Transport Assessment (amended) and update Addendum

d) Travel Plan (amended)

e)  Construction Logistics & Management Plan (amended)

f) Servicing & Delivery Plan (amended)

g)  Flood Risk Assessment and Drainage Strategy (amended)

h)  Consolidated Geo-Environmental and Geo-technical Site Investigation Report
i) Phase Il Geo-Environmental Site Assessment

i) Remediation Method Statement

k) Landscape and Visual Impact Assessment (LVIA) (amended)

) Landscape Statement / Strategy (amended

m) Landscape Management Plan

n)  Arboricultural Impact Assessment (amended) and update Addendum
o) Canopy Calculator

p)  Ecological Assessment (Amended)

q) Biodiversity Net Gain Design Stage Report

r) Biodiversity Net Gain Metric (amended)

s) Energy Strategy and Sustainability Statement

t) Whole Life-Cycle Carbon Statement



u)  EV Chargers Plan

v)  Air Quality Assessment (amended)
w)  Noise Impact Assessment (amended)
X) Daylight and Sunlight Report

y)  Archaeology Assessment

3.13 The development has been screened under the Environmental Impact Assessment

Regulations and the local planning authority has concluded that an environmental
impact assessment will not be required in this case.

4.0 Relevant Planning History

4.1

4.2

4.3

4.4

4.5

4.6

The site has a long and complex planning history, particularly the area of land that
has been used for various authorised and unauthorised commercial uses to the rear
of Orchard End Farm and Orchard House. However, as the application site is
allocated for development under WDLP Policy HWS, it is considered that the most
relevant applications comprise the recent applications for residential development
on the neighbouring HW8 development parcels. There is also a recent application for
a new access to the application site that is noted below, however this is
undetermined and has not been updated to reflect the latest access proposals under
the current application.

18/07194/0UT: Outline application (including details of access & layout) for the
erection of 101 dwellings with all other matters reserved. Appealed against non-
determination; appeal dismissed.

This appeal application relates to the adjacent HW8 development parcel but
addresses policy considerations that are relevant to the wider HW8 development
parcel (i.e. sense of separation to Holmer Green and comprehensiveness) and is
therefore a material consideration for the assessment of the current application; a
summary of the Inspector’s Decision Notice is set out below.

The Inspector’s Decision Notice for application 18/07194/FA is clear that the site
comprises part of an allocated housing site and consequently that it is “a sustainable
location suitable for the quantum of housing development proposed (101 units),
subject to meeting the requirements of the policy criteria.” It also highlights that
development of this site would “unlock the wider delivery of the HWS8 allocation”.

The appeal scheme, however, was found to have two issues with non-compliance
with Policy HW8. Firstly, the requirement to maintain a sense of separation between
the settlements of Hazlemere and Holmer Green [part 1 a) of Policy HW8], and
secondly the requirement to provide a comprehensive development of the site
within the Wycombe district [part 1 c) of Policy HWS].

In terms of maintaining a sense of separation between the settlements of Hazlemere
and Holmer Green, the Inspector highlights that the Parish boundaries run along the
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northern boundary of the site for application 18/07194/0UT and that the existing
trees and woodland on this neighbouring site (including the removed orchard)
separate the existing residential development in Holmer Green from the open part of
the HWS site, with these features making “a significant contribution to the separation
of Hazlemere from Holmer Green.” Furthermore, the Inspector states that that the
policy sets out a “clear requirement for separation on the northern boundary, (as) this
is the only part of the appeal site where the two parish boundaries are contiguous.”
Moreover, the Inspector identifies that this separation must be tangible and
recognisable and states that it is represented in the indicative layout in Figure 14 of
the WDLP. Although, the Inspector is also clear that Figure 14 of the WDLP, an
indicative plan, is not part of Policy HWS.

In concluding on the sense of separation matter, the Inspector details that the appeal
scheme would not provide for the retention of existing vegetation on the northern
boundary of the HW8 allocation. Therefore, this would not allow for the retention of
the trees nor would it make provision for the remnant orchard to be retained and
restored. As such, the Inspector found that the layout of the appeal scheme would
cause significant harm to the character and appearance of the area in conflict with
part 1 a) of Policy HW8 as it would fail to maintain any sense of separation between
Hazlemere and Holmer Green. In addition, the Inspector found consequential
conflict with development plan policies CP9, CP10, DM11, DM14, DM34, and DM35.

Turning to the requirement to provide a comprehensive development within
Wycombe District, the Inspector states that, “the importance of co-ordinated or
comprehensive development stems from the need to ensure that Holmer Green
facilities are accessible on foot from the southern part of the allocation through this
appeal site. The appeal site also needs to provide for adequate pedestrian and
vehicular connections for emergency vehicles. This underpins the need to ensure that
such connections are fully considered and the relationship between the two is of
relevance.”

However, the Inspector found that the proposed pedestrian linkages to the southern
HWS8 parcel for the appeal development, one of which included access for emergency
vehicles, did not match with the links shown on the scheme for the southern site and
that this “lack of synergy undermines the comprehensive development the overall
allocation required by Policy HWS8.” This point was re-iterated in the Appeal Decision
Notice, with the Inspector subsequently stating, “comprehensive development of the
overall HW8 allocation is not secured as the two layouts do not fully align”.

The Inspector also refers to a lack of comprehensive approach means that
opportunities were not taken to co-ordinate the provision of open space and
recreation, meaning some provision would be duplicated rather than co-located in
one scheme.

The Inspector is clear that HW8 policy does not require a single planning application
to achieve comprehensive development and that the co-ordination need not be
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“hugely complicated”, but that it would involve a greater degree of certainty as to the
connection routes and the use of the central open space than evidenced in the
appeal scheme.

The Inspector therefore concluded on the comprehensiveness issues that the appeal
scheme would not secure the co-ordinated approach which is envisaged by the
comprehensive development of the site as required by part 1 c) of Policy HWS.

Other matters such as vehicular access, informal surveillance along the proposed
access, amenity of neighbouring residents along the western boundary of the site,
infrastructure and facilities in the local area, and the neighbouring woodland to the
east were also considered by the Appeal Inspector, however no objections were
raised in any of these respects.

20/07610/FUL: Erection of 8 x detached 4-bed dwelling (plots 1,2 ,3 and 4 with
attached carports), associated bin/cycle stores, landscaping, parking and creation of
new access. Refused permission; appeal dismissed.

This appeal relates to an adjoining small parcel of the HWS8 allocation to the
southeast of the application site and was dismissed for the following reasons: (1)
harm to the character and appearance of the area including the rural setting of the
AONB; (2) the vehicle movements associated with the proposed 8 houses would
harm the safety of the A404; and (3) the site is located in an area of poor access for
non-motorised travel and, in the absence of cycling/walking connections to facilities
at Holmer Green, the occupants of the appeal scheme would be car dependent for
everyday living, leading to the generation of carbon emissions.

The appeal decision for application 20/07610/FUL is therefore also a material
consideration for the assessment of the current application and further details of the
findings set in the Inspector’s Decision Notice are set out below.

In terms of the Inspector's reasoning for the harm to the character of the area
including the setting of the AONB, the Appeal Decision Notice highlights the location
of the site to the eastern side of the few existing houses in the area and its
prominence of the appeal site in both directions on the A404 frontage. In contrast to
the open, rural and informal context of the appeal site, the Inspector found that the
appeal scheme would comprise a continuous line of development with minimal gaps,
a repetitive design and car parking proposed along the majority of the frontage such
that its appearance would be more associated with a suburban area. Furthermore,
the Inspector detailed that setting of the AONB would be changed by this
predominance of enclosed development. Therefore, the Inspector concluded that
the development would be harmful to the character and appearance of the area
including the setting of the AONB.

Turning to the effect of the appeal scheme on highway safety, the Inspector noted
that the A404 is a busy road linking Amersham to High Wycombe, which is a single
carriageway with the centreline demarcated with hatchings to segregate the
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opposing traffic. The appeal scheme proposed a priority junction along the 50mph
section of the A404 and did not include a new ghost island to allow right turns into
the site. The Inspector detailed that the access proposals would entail traffic leaving
the site having to wait for a gap in traffic and inevitable frustration would be likely to
lead to the potential of a vehicle using inadequate gaps into the traffic flow.

Similarly, the Inspector found that a car entering the site from the east would have to
wait in the centre of the carriageway for a gap in the incoming traffic and such a
position would be vulnerable to collision and equally judgement would be critical
whether a gap would be adequate. The Appeal Decision Notice sets out that each
dwelling in this car dependent development would generate 4-6 vehicle movements
per day and that this traffic generation would be significant. Therefore, the Inspector
concluded that the access would lead to potential collisions through frustration and
inevitable risks being taken to use inadequate gaps in the traffic as well as the risk
from stationary vehicles waiting to turn, which would be an unacceptable impact on
highway safety.

Finally, in terms of accessibility and car dependency, the Inspector noted that the
appeal site is some 2km from everyday facilities in Hazlemere and, whilst it is linked
by the A404, for a significant part it has no pedestrian footway with only a grass
verge that is not conducive to walking and also has significant slopes that would
deter cyclists. The Inspector also noted that there are nearer facilities off Eastern
Dene, but these facilities also involving walking along the grass verge, and the
facilities in Holmer Green are only accessible in a circuitous route via the A404.
Therefore, the Inspector found the appeal scheme was not reasonably accessible to
everyday facilities without the use of the private vehicles and consequently would be
car dependent, which would generate carbon emissions. In reaching this conclusion,
the Inspector acknowledged that if the adjacent HW8 parcel was to be developed
(the current application site) then a connection to Holmer Green would be
established. However in the absence of such a permission and certainty that they
would be implemented the development would be unacceptable.

21/08660/FUL: Construction of new site access and a new section of footway on the
northern side of Amersham Road and associated highway works — Undetermined.

23/05440/0UT: Outline application (including details of access and layout) for
construction of 87 dwellings with associated landscaping, amenity space,
infrastructure and parking following demolition of existing dwelling at 20 Wycombe
Road with all other matters reserved. This application relates to land to the south of
the application site within the wider HW8 allocation and is also due to be considered
at the Strategic Sites Planning Committee on 19t October 2023.



Policy Considerations and Evaluation

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
planning applications are determined in accordance with the development plan
unless material considerations indicate otherwise.

5.2 Section 85 of the Countryside and Rights of Way Act 2000 requires that in exercising
a function affecting land in an AONB, the County Council shall have regard to the
purpose of conserving and enhancing the natural beauty of the AONB.

5.3 The development plan to which this application relates comprises of:
Wycombe District Local Plan 2019 (WDLP)
Wycombe District Adopted Delivery and Site Allocations Plan 2013 (ADSAP)
Buckinghamshire Minerals and Waste Local Plan 2019 (BMWLP)
5.4 The following policies are considered relevant to the proposed development:
Wycombe District Local Plan (WDLP)
CP1 (Sustainable Development)
CP2 (Overall Spatial Strategy)
CP3 (Settlement Strategy)
CP4 (Delivering Homes)
CP7 (Delivering the infrastructure to support growth)
CP9 (Sense of Place)
CP10 (Green Infrastructure and the Natural Environment)
CP11 (Historic Environment)
CP12 (Climate Change)
HWS8 (Land off Amersham Road including Tralee Farm, Hazlemere)

DM20 (Matters to be determined in accordance with the National Planning Policy
Framework)

DM21 (The location of new housing)

DM22 (Housing Mix)

DM24 (Affordable Housing)

DM30 (The Chilterns Area of Outstanding Natural Beauty)

DM31 (Development affecting the Historic Environment)

DM32 (Landscape Character and Settlement Patterns)

DM33 (Managing Carbon Emissions: Transport and Energy Generation)

DM34 (Delivering Green Infrastructure and Biodiversity in Development)
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5.6

DM35 (Placemaking and design quality)

DM38 (Water quality and supply)

DM39 (Managing flood risk and sustainable drainage systems)

DMA40 (Internal Space Standards)

DM41 (Optional Technical Standards for Building Regulation Approval)
Wycombe District Adopted Delivery and Site Allocations Plan 2013 (WDSAP)
DM1 (Presumption in Favour of Sustainable Development)

DM11 (Green Networks and Infrastructure)

DM12 (Green Spaces)

DM13 (Conservation and Enhancement of Sites, Habitats and Species of Biodiversity
and Geodiversity Importance)

DM14 (Biodiversity in Development)
DM16 (Open Space in New Development)

The local planning authority has recently published notice of intention to send the
emerging Hazlemere Neighbourhood Plan (HNP) to referendum, subject to the
Examiner’s modifications and the further modifications consulted on in May — June
2023 to ensure that the plan meets the basic conditions. Therefore, the policies
within the referendum version of the HNP are also a material consideration that are
increasingly attracting weight, with the National Planning Practice Guidance advising
that neighbourhood plans at the referendum stage can be given significant weight in
decision making, so far as the plan is material to the application (Paragraph: 107
Reference ID: 41-107-20200925 Revision date: 25 09 2020). The following emerging
HNP policies are considered relevant to the current proposal:

HAZNP2 (Protecting and Improving Green Infrastructure)

HAZNP3 (Delivering Zero Carbon Buildings)

HAZNP4 (Promoting Sustainable Transport)

HAZNPS5 (Planning for Sustainable Development at Amersham Road/Tralee Farm)

The following documents SPD’s, SPG’s and guidance/statements are also relevant for
the determination of the application:

Wycombe District Council Air Quality Supplementary Planning Document 2020
Wycombe District Council Residential Design Guidance 2017
Wycombe District Council Canopy Cover Supplementary Planning Document 2020

Wycombe District Council Planning Obligations Supplementary Planning Document
2020
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Buckinghamshire Council Biodiversity Net Gain Supplementary Planning Document
2022

Buckinghamshire Countywide Parking Guidance
Buckinghamshire Council First Homes Interim Position Statement

In addition, the “Land off Amersham Road including Tralee Farm Development Brief”
September 2023 (hereafter referred to as the “Development Brief”) is a relevant
material consideration. It carries less weight than an SPD but provides guidance on
how the requirements of Policy HW8 could be achieved in practice.

Principle and Location of Development

Wycombe District Local Plan (August 2019): CP1 (Sustainable Development), CP2 (Overall
Spatial Strategy, CP3 (Settlement Strategy), CP4 (Delivering Homes), DM21 (The location of
new housing), DM33 (Managing Carbon Emissions, Transport and Energy Generation), and
HWS8 (Land off Amersham Road including Tralee Farm, Hazlemere)

Emerging Hazlemere Neighbourhood Plan (Referendum Version 2023): HAZNP5 (Planning
for Sustainable Development at Amersham Road/Tralee Farm)

5.8

5.9

5.10

5.11

This application seeks full planning permission for 259 dwellings and it is necessary to
consider whether the principle of residential development on the site is acceptable.

The main part of the site lies within land which is allocated for residential
development under Policy HW8 (Land off Amersham Road including Tralee Farm,
Hazlemere) of the Wycombe District Local Plan.

The southwest corner of the site falls outside the HW8 allocation, but together with
the allocated part of the site falls within the settlement boundary for the High
Wycombe urban area as defined by the Wycombe District Local Plan (WDLP) Policies
Map. Polices CP2-CP4 of the WDLP seek to direct housing developments in the
former Wycombe District area to Tier 1 and 2 settlements, with the High Wycombe
urban area comprising the prime focus for residential developments.

It is noted that a large number of objections have been received with regard to the
Local Plan making process and that the site (HW8) should not have been removed
from the Green Belt and allocated for housing and included with the settlement
boundary. However, the only route for challenging purported issues with the
adoption of a Local Plan is through a claim for Judicial Review in the Courts within the
prescribed time frame immediately following the adoption of the Plan in 2019. No
such legal challenge was made to the WDLP and, therefore, it is not appropriate at
this stage to revisit whether the site should have been allocated for housing or



removed from the Green Belt and included with the High Wycombe urban area.
Furthermore, as the site has been taken out of the Green Belt, Green Belt policies are
not relevant to the determination of this application.

5.12 Therefore, given that the site is within a tier 1 settlement boundary and the main
part of the site is allocated for housing, the principle of residential development on
this site is acceptable, subject to compliance with the overarching site policy and
other detailed policies contained within the Development Plan.

5.13 The Wycombe District Local Plan sets out an indicative capacity of 350 dwellings for
the HWS allocation. The application site forms the bulk of the southern part of the
allocation and would deliver a total of 259 dwellings, which is considered to be a
proportionate quantum of development for the total size of the allocated site.

5.14 Policy HW8 also sets out place making, transport and green infrastructure
requirements for development on the site and a requirement to meet the needs
arising from the development for additional primary school places.

5.15 As discussed in subsequent sections of this report, it is considered that the scheme is
compliant with the requirements of Policy HWS8, other policies of the Development
Plan, and the guidance in the Development Brief covering the site, and therefore
comprises sustainable development. It is considered that the proposal would not
compromise the delivery of the remainder of HW8, and would integrate satisfactorily
with and comprises a comprehensive form of development with the proposals on the
neighbouring HW8 development parcel the subject of application 23/05440/0UT.

5.16 Itis noted that Policy HAZNP5 of the emerging Hazlemere Neighbourhood Plan (HNP)
is also a material consideration increasingly attracting weight (as detailed above).
This policy covers the application site and supplements WDLP Policy HWS, including
allocating additional land parcels (the part of the current application that falls outside
the HWS allocation) and adding further detail to the policy approach on the wider
allocated site. Notwithstanding that at the time of drafting this report that Policy
HAZNP5 does not form part of the development plan, it is considered that the
proposal is in compliance with this policy and the other policies in the emerging HNP
as detailed below.

5.17 The development would deliver new homes, including affordable housing, and would
contribute towards the Council’s 5-year housing land supply. These are both matters
of significant weight when considering this planning application.

5.18 Overall, no objections are raised regarding the principle of residential development
on the application site.

Affordable Housing and Housing Mix

Wycombe District Local Plan (August 2019): DM22 (Housing Mix), and DM24 (Affordable
Housing) and DM41 (Optional Technical Standards for Building Regulations Approval)
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5.27

Policy DM22 requires all developments of 10 units or more to provide for a mix of
dwellings in size, type and tenure. DM24 requires that all developments of 10 or
more dwellings shall provide on-site affordable housing at 48% of the total number of
units. DM24 also requires for a mix in the type of affordable dwellings and also
tenure.

The table above at paragraph 3.3, demonstrates that there would be a mixof 1, 2, 3
and 4 bed units across the scheme for 257 dwellings.

In addition, the development proposes 124 dwellings (48%) would be affordable. This
complies with the requirements of DM24 in terms of number of affordable housing
units proposed.

The proposed affordable housing would be a mix of 1, 2 and 3 bed units. Whilst the
greatest demand is for 2-3 bed units, there is also a need for wheelchair accessible
one bed units as identified by the Housing Officer. As such, and given in the high
level of need for affordable housing in the former Wycombe area which has a
restricted housing supply due to its constraints, it is considered that the proposed
mix is broadly acceptable.

In addition, it is considered that the proposed distribution of affordable units across
the site is acceptable.

A tenure mix of at least 80/20 is required for affordable rent and intermediate
dwellings respectively. The applicants have confirmed tenure will be split according
to the policy requirement.

Therefore, it is considered that the submitted affordable housing details are
acceptable and an affordable housing scheme would be secured through legal
agreement.

Policy DM41 requires developments to includes accessible, adaptable and wheelchair
user dwellings in accordance with Building Regulation Standards M4(2) and M4(3). 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 remainder 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).

The submitted Planning Statement indicates 37 units (30%) of affordable homes and
27 units (20%) of market homes would meet the M4(3) standards and all the
remaining dwellings except two would be M4(2) compliant. The two remaining
dwellings would be two upper maisonettes, which by their nature cannot achieve



M4(2) or M4(3) and can only meet the standard M4(1) requirements. Overall, it is
considered that the development would make good provisions for accessible,
adaptable and wheelchair user dwellings, and that the benefits from the delivery of
housing including affordable housing would outweigh the small shortfall with regards
to the M4(2) policy requirements.

5.28 Policy DM22 also requires schemes which deliver 100 houses or more to include 5%
of the proposed dwellings to be self-build plots. The applicants have confirmed their
intention to deliver 13 self-build plots on the site, which would equate to (5%), and is
therefore acceptable. The delivery of the self-build plots can be secured through
Legal Agreement.

5.29 Overall, with the necessary conditions and planning obligations in place, it is
considered that the scheme would deliver an appropriate mix, type and tenure of
dwellings.

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), HW8 (Land off Amersham Road including Tralee Farm, Hazlemere), DM35
(Placemaking and Design Quality)

DSA: DM2 (Transport requirements of development sites)

Emerging Hazlemere Neighbourhood Plan (Referendum Version 2023): HAZNP4 (Promoting
Sustainable Transport) and HAZNP5 (Planning for Sustainable Development at Amersham
Road/Tralee Farm)

Buckinghamshire Countywide Parking Guidance

5.30 The Highway Authority have confirmed no objections subject to the imposition of
planning conditions and obligations to ensure that construction stage impacts are
minimised, the development is appropriately implemented, offsite impacts are
mitigated, and active travel is promoted.

5.31 Policies CP7, CP12 and DM33 of the WDLP and DM33 of the DSA require
development to provide safe access, mitigate impacts on traffic conditions, deliver
suitable levels of parking, include measures to increase the use of sustainable
transport modes and improve walking and cycling provision.

5.32 Policy HW8 of the WDLP also includes the following site-specific transport
requirements:

2. Transport:
a) Provide access from the A404 and the Wycombe Road;

b) Provide walk / cycle access through Tralee Farm onto Wycombe Road;



5.33

5.34

5.35

c¢) Improve access to existing bus routes;

d) Provide or contribute to off-site highway improvements as required by the Highway
Authority.

In addition, the emerging Hazlemere Neighbourhood Plan includes a sustainable
transport policy (HAZNP4) and site-specific transport requirements for the HW8 site
under part B of Policy HAZNP5.

Policy HAZNP4 requires proposals to sustain and enhance local footpaths, cycleway
and transport infrastructure (part A); demonstrate how schemes will not increase car
ownership and enable future occupiers to walk/cycle though the Parish to local
infrastructure and services (part B); make reasonable provisions for car club spaces
(part C), provide EV access to all charging spaces (part D), and ensure that transport
routes and public spaces are accessible in their design and layout (part E).

Policy HAZNPS part B sets out the following site-specific transport requirements for
the HWS site (parts 3, 4, and 5 are not however relevant to the current application as
they only relate to the southern part of the HWS8 allocation):

1) To provide vehicular access from the A404 and Wycombe Road;

2) To provide a strategic walk / cycle access to existing bus routes and community
infrastructure through Tralee Farm onto Wycombe Road;

3) To facilitate a future pedestrian and possible cycle connection through to Badger
Way and the adjacent play area through the provision of a suitable layout and rights
for pedestrian and cycle access to the boundary without ransom;

4) To provide a pavement from Inkerman Drive to the site access along the A404;

5) To effect changes to the A404 along the site frontage to facilitate easier pedestrian
and cycle access to the adjacent AONB; and

6) To make provision where justified for on-site and off-site improvements in relation
to bus services.

Site access

5.36

5.37

The site would be accessed from the A404 Amersham Road, which is designated as a
Strategic Inter-Urban Route, the primary goal of which is to support the efficient
movement of motor traffic, including freight distribution.

The application proposes the closure of the existing vehicle access serving Inkerman
House and the construction of a new priority junction access with the A404 to the
west of this existing access within the 40mph section of the A404. It would serve the
5.5m spine road for the development and have a 10m radii. The visibility splays for
the new access would exceed the 2.4m x 82m requirements detailed in Manual for
Streets for a 40mph road, with splays of at least 2.4m x 120m achievable in both
directions. Tracking information has also been submitted which demonstrates that
refuse vehicles could safely turn into and out of the junction in both directions.
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The application also proposes the construction of a ghost island right-turn lane on the
A404 to serve the new site access and a 3m wide pedestrian / cycleway running along
the A404 between Gravelly Way and Eastern Dene. The turning lane would measure
3.5m in width and have an overall length of 62m. The pedestrian / cycle way would
incorporate a pedestrian island in the central reservation of the A404 to allow safe
passage to Gravelly Way.

There would be no other vehicular connections to the A404 other than an emergency
vehicle access utilising the existing driveway between Orchard End Farm and Orchard
House.

There would also be no vehicular route other than an emergency vehicle access
through to the neighbouring HW8 parcel to the north, which would benefit from its
own vehicular access to Wycombe Road.

The principle of a vehicular access off the A404 is acceptable under Policies HW8 and
HAZNP5. Furthermore, there is no policy requirement for vehicle connections
between the northern and southern parcels of the allocated site nor for the southern
parcel to benefit from more than one connection to the A404.

It is noted that the new access is in a different position to the “potential vehicular
access” position shown on Figure 14 in the WDLP, but this is only an indicative plan.
Although, the proposed access is in the locality of the potential / indicative access
positions shown on Plan E supporting HAZNP5 and Figure 9 in the Development Brief,
falling roughly in the middle of these two suggested access locations. However, again
it must be acknowledged that Plan E is also indicative and Figure 9 is only guidance,
with the latter including a note detailing “location of access points subject to highway
safety comments”.

In terms of access safety, it is noted that most of the local objectors to the scheme
raise concerns relating to safety of the access from the A404. However, and as
detailed above, the visibility from the access would exceed the requirements in
Manual for Streets and satisfactory tracking arrangements have been demonstrated
for large vehicles. Furthermore, the applicant has submitted an independent Stage 1
Road Safety Audit which evidence that there are not any road safety issues with the
proposed site access or the pedestrian / cycleway.

In addition, the Highway Authority has reviewed the road safety record in the local
area to the site access in the past 5 years and advises that there is not an accident
cluster or that the accident history represents an inherent concern with the highway
in this area. Furthermore, the Highway Authority have highlighted that the
pedestrian refuge on the A404 near Gravelly Way would improve pedestrian safety,
by allowing the A404 to be crossed in two stages, making it easier for pedestrians to
judge vehicle speeds and gaps in which to cross.

It is also noted that an appeal was dismissed at Orchard House on grounds including
the safety of an access onto the A404 to serve 8 dwellings under reference



20/07610/FUL. A detailed summary of this appeal decision is set out in the Planning
History section above. However, the access the subject of the appeal was located
some 200m to the east of the current access proposals within a section of the A404
that has a higher speed limit (50mph); closer to the ghost turn lane to and junction of
Gravelly Way; and without its own ghost turn lane. As such, the highway safety
implications for this appeal access are clearly substantially different from the current
proposal which must be assessed on its own merits.

5.46 In addition, and in any event, the Highway Authority have advised that the proposed
access in comparison to appeal scheme 20/07610/FUL would provide a safe position
for vehicles accessing the site to wait whilst gap seeking and lower speeds assist
those who are exiting the site to judge gaps. This is due to the current application
access being in a 40mph zone and the inclusion of a ghost turn lane.

5.47 To conclude on the site access, the principle of the provision of a single access from
the A404 is acceptable and the Highway Authority advises that the location and
design of the proposed site access accords with local and national policies and
guidance and would not result in an unacceptable impact on highway safety.

Highway Network Capacity

5.48 The applicant has submitted a Transport Assessment (TA) which has reviewed the trip
potential for the site and details that the site would generate 104 two-way vehicle
movements in the AM and PM peak periods. The Highway Authority has carried out
its own assessment and finds this trip rate to be robust, and therefore accepts this as
the basis of the traffic impact assessment.

5.49 The applicant has assessed the highway network using survey data from June 2022
collected by Buckinghamshire Council. The forecast year for the assessment is 2027
and includes background traffic growth and the development traffic from planning
application 23/05440/0UT on the northern part of HW8 as committed development.
A second scenario has also been assessed which includes traffic associated with
planning application 21/07002/FUL on Terriers Farm which is allocated for
development by WDLP Policy HW?7.

5.50 In terms of the impact on the local highway network, the applicant has modelled
surrounding and nearby junctions.

5.51 The modelling shows that the Hazlemere Crossroads junction is already congested
during peak periods for the 2027 baseline scenario and that the proposed
development is anticipated to generate 59 vehicles travelling through the crossroads
in the AM peak and 59 in the PM peak. This equates to a 2.4% increase in traffic in
the AM peak and a 2.3% increase in traffic in the PM peak travelling through the
junction when compared to the 2022 survey data. The table shows the change in
Ratio of Flow to Capacity (RFC) and queue lengths on each arm in the 2027 future
year for both the AM and PM peak hours for the full cumulative scenario:



AM Peak Hour

PM Peak Hour

Arm Change in RFC Change in Queue | Change in RFC Change in Queue
A404 (E) 0.04 83 0.01 15

A404 (W) 0.01 03 0.03 1.2

Holmer Green 0.03 77 0.06 147

Road

Penn Road 0.06 126 0.04 37

5.52 At the Highway Authority’s request, an additional modelling scenario has been

5.53

undertaken by the applicant to test a 10% reduction in trip generation from the site
with consideration of an approach which favours sustainable transport modes. The
modelling results for this scenario are similar, although the queues are reduced on
some arms of the Hazlemere crossroads showing the benefits of providing a greater
provision of sustainable transport measures to influence travel choices and reduce
the car dependence of the development with a target of a 10% mode shift away from
vehicle trips.

The Highway Authority have reviewed the submitted junction modelling and advised
that whilst the additional development traffic would have impact on the operation of
the highway network, it would not constitute a “severe” impact in the context of the
NPPF. However, this is on the basis that the development provides additional
measures to support sustainable transport modes and gives priority to pedestrians
and cycle movements rather than traditional engineering measures. Such an
approach to maximise the use of sustainable transport and give priority to pedestrian
and cycle movements is supported by the development plan, emerging policies in the
HNP, and the National Planning Policy Framework (NPPF). Furthermore, it has
enabled the Highway Authority to secure a greater level of sustainable transport
infrastructure as part of the mitigation package and set out in more detail below.

Access by Sustainable Transport Modes and Connectivity

5.54

5.55

5.56

5.57

Policies HW8 and HAZNPS5 requires the provision of walk/cycle connection through
Tralee Farm and on to Wycombe Road and to improve access to existing bus routes.

In addition, and as detailed above, Policy HAZNP5 contains detailed site-specific
transport requirements including ensuring facilitating future pedestrian / cycle
connections to Badgers Way without ransom; providing a pavement along the A404;
and easier pedestrian and cyclist access to the A404.

Policy HAZNP4 also requires development proposal to link up to existing pedestrian /
cycle routes; demonstrate how a scheme will not increase the reliance on car
ownership; and make reasonable provisions for car club spaces.

The submitted scheme includes two continuous, legible and attractive pedestrian
routes through the site which also incorporate cycle connections to the wider HW8
allocation to the north. These routes would allow for the necessary connectivity
through the allocated site and for occupants of the site to access Wycombe Road and
the available bus routes and community infrastructure on foot and cycle including
local schools. In addition, the connections through to the adjoining HW8 parcel



would enable residents of the northern site to access both the recreational facilities
and pedestrian and cycle links to Gravelly Way being proposed under this application
to meet the needs of the wider HW8 allocation. This would comply with policy
requirements and support active travel and reduce the reliance on private cars.

5.58 The proposed layout would also include a footway running through the western
parcel of the open space within the site near to the position of the desired pedestrian
link to Badger Way indicated in the emerging HNP. As such, this would facilitate the
potential for future connections as required in Policy HAZNP5 and obligations can be
included in a S106 to ensure that there are no impediments to connecting to the site
should reasonable proposals for connections come forward in the future.

5.59 In addition, the scheme would provide improvements along the A404 between the
site and the amenities at Park Parade, with the parade of shops becoming a mobility
hub through improved pedestrian and cycle infrastructure and upgrades to bus stops.
The specific measures proposed comprise a whole route improvement scheme for
pedestrians and cyclists including a 3m shared footway/cycleway along the A404
between Gravelly Way and Eastern Dene (currently the footway along the A404 in
Hazlemere is 2m wide and only runs as far as Inkerman Drive to the east with only a
highway verge to the remainder of the site); a pedestrian refuge crossing on the A404
between the site access and Gravelly Way; a crossing point at the junction with
Inkerman Drive compliant with the most up to date national standards (LTN 1/20);
cycle markings and signage along Eastern Dene; upgrades to the signalised crossing
on Holmer Green Road to accommodate cyclists; and improvement works to the
pedestrian and cycle accesses to Park Parade. In addition, cycle storage measures
and facilities would be provided at Park Parade (including Sheffield stands and cycle
storage lockers, street mounted cycle pumps and basic cycle tools) as well as
upgrades to the bus stops on Holmer Green Road adjacent to the Park Parade
[including to provision of Real Time Passenger Information (RTPI)]. These matters
can all be secured by Legal Agreement.

5.60 The application has also been accompanied by a Framework Residential Travel Plan
(FRTP). The main objectives of the FRTP are to make residents aware of sustainable
travel options and to encourage less reliance on the car. A detailed travel plan
including monitoring can be secured by Legal Agreement.

5.61 The development would also provide a car club vehicle which also has the potential
to help reduce car ownership and promote a shift away from private car use to
walking, cycling and public transport instead and this can also be secured by a Legal
Agreement.

5.62 The application overall would therefore provide a comprehensive package of
sustainable travel improvements that would enhance connectivity, reduce reliance
on the private motor vehicle, and increase modes such as walking, cycling and bus
travel to complete local journeys. Therefore, the development would help to
mitigate the impacts of this development on the local highway network and comply



with the detailed transport requirements of Policies HW8 and HAZNP5 as well as
compliance with the NPPF and LTN1/20.

Internal layout

5.63 The development would be laid out with a main spine road from the A404 that
connects into a series of perimeter blocks with a grid layout. The main spine road
would measure 5.5m and be flanked by footways on both sides of the carriageway,
with the wider scheme including a mix of shared surfaces, some of which would
measure 4.8m in width.

5.64 The Highway Authority is satisfied that the proposed carriageway widths and
provision of pedestrian footways throughout the development are appropriate.
There is, however, one section of carriageway (between the eastern and western
sections of the site) where the Highway Authority are seeking further details by
condition of the measures to be used to clearly delineate between the vehicle and
pedestrian zones on this section of the estate’s roads to ensure that those with visual
impairments are able to safely navigate this section of the estate.

5.65 The application has been accompanied by vehicle tracking plans which demonstrate
that refuge and other larger vehicles would be able to manoeuvre within the site. The
development is also well connected to minimise the requirement for larger vehicles
to reverse over excessive distances and incorporates suitable turning areas for
refuse, emergency and goods vehicles where they are necessary.

5.66 In addition, the scheme includes a network of footways and cycleways including a
continuous cycleway / pedestrian routes through the open space to the western side
of the site connecting with the neighbouring HW8 development parcel to the north
with the new footway / cycleway along the A404.

5.67 The Highway Authority are satisfied overall that the development is acceptable in
terms of its layout.

Parking provision

5.68 The scheme proposes a total of 495 parking spaces to serve the proposed to 259
dwellings. This includes 234 allocated parking spaces and 261 unallocated visitor
parking spaces. An additional 80 garages would be provided above this provision.

5.69 The site falls within Residential Parking Zone B under the Countywide Parking
Guidance. Based on the number of habitable rooms, the Parking Guidance sets out
an optimum requirement of 521 parking spaces.

5.70 It is noted that for developments that have 50% or more of their site-wide car
parking spaces allocated then there is a requirement for an additional unallocated
parking spaces to be provided (20% more than the optimal requirement). However,
in this instance, only 47% of spaces would be allocated and thus the provision of an
additional 20% of spaces is not required for this development.



5.71 The development would therefore comply with parking standards and the provision
of the parking can be secured by condition.

5.72 In addition, the layout shows a clear distinction between visitor / unallocated and
private parking, with all private parking located on plot primarily to the side of the
dwelling that it would serve and all unallocated / visitor parking located on street.
There are no rear parking courts and all parking spaces would benefit from
surveillance.

5.73 The application also includes provisions for Electric Vehicle (EV) charging to serve the
development, with all on plot/allocated spaces served by charging points and 54% of
the 261 unallocated visitor parking spaces served by charging points. As such, this
would represent a shortfall with regards to Policy HAZNP4, which requires
development schemes to provide access to EV charging for all parking spaces.
However, the proposal overall would afford a very high level of EV charging provision,
with some 76% of the total (allocated/on plot and unallocated) parking spaces served
by EV charging provisions. The percentages of EV chargers is lower for the
unallocated spaces as detailed above, however chargers for these spaces have been
distributed to be focussed on the parking spaces in front of properties which would
rely on unallocated parking to meet their parking needs. Overall, it is not considered
that objections could be sustained on the grounds of inadequate EV charging
provision.

5.74 There will also be opportunities to provide cycle parking within the development, the
details and delivery of which can be secured via condition.

5.75 The development submission also details the provision of a car club space to seek
reduce the reliance on car ownership and this can be secured by a s106.

Transport Conclusions

5.76 The Highways Authority is satisfied that the development would provide safe and
suitable access and does not lead to an impact on the highway network that cannot
be adequately mitigates. Therefore, subject to conditions and a legal agreement, the
proposals would be acceptable in highways terms and would be in accordance with
the development plan and the emerging policies in the HNP.

Raising the quality of place making and design

Wycombe District Local Plan (August 2019): CP9 (Sense of place), HW8 (Land off Amersham
Road including Tralee Farm, Amersham), DM30 (The Chilterns Area of Outstanding Natural
Beauty), DM32 (Landscape character and Settlement Patterns), DM34 (Delivering Green
Infrastructure and Biodiversity in Development), DM35 (Placemaking and Design Quality)

DSA: DM11 (Green networks and infrastructure), DM16 (Open space in new development)

Emerging Hazlemere Neighbourhood Plan (Referendum Version 2023): HAZNP5 (Planning
for Sustainable Development at Amersham Road/Tralee Farm)



Residential Design Guide SPD.

Development Brief

5.77

5.78

5.79

5.80

Policies DM35 and CP9 sets out that all developments are required to demonstrate
attractive and high-quality design and respect and improve the character of an area
and the way it functions. Furthermore, Policy DM32 seek to protect and reinforce
the positive key characterises of the receiving landscape and existing settlement
pattern. The RDG SPD provides further guidance to ensure new residential
development is well designed.

In addition, Policy HW8 set out site specific place making policies, with the
Development Brief for the site providing guidance on ways that these can be
delivered. These place-making criteria comprise as follows (Criterions 1a, and 1b are
not however relevant to the current application as the part 1a sense of separation
requirement relate to the northern part of the HW8 allocation as established under
appeal decision 18/07194/0UT [see Planning History section above] and the Chilterns
and South Bucks Local Plan was withdrawn such that part 1b is also not relevant):

1. Place-making

a) Maintain a sense of separation between Hazlemere and Holmer Green, through the
layout of the site;

b) In the event that land to the north east in Chiltern District (off Earl Howe Road) is
allocated for development in the Chiltern and South Bucks Local Plan, to be planned
comprehensively with that site as a whole; and in any event to not prejudice future
integration;

c) Provide a comprehensive development of the site within Wycombe District;
d) Redevelop the existing coach yard and riding stables;

e) Consider the opportunity to redevelop existing residential properties fronting
Amersham Road.

Policy HAZNPS of the emerging Hazlemere Neighbourhood Plan also includes a
placemaking requirement for proposals on the HW8 site “to be planned
comprehensively with that site as a whole, integrate into surrounding
neighbourhoods; and in any event to not prejudice future integration”.

The Chilterns AONB also lies to the south side of the A404 Amersham Road and there
is a legal duty on the Council under Section 85 of the Countryside and Rights of Way
Act 2000 to have regard to the purpose of conserving and enhancing the natural
beauty of the AONB in exercising any function affecting land in the AONB. Policies
DM30 and CP10 also require all development in the setting of the AONB to not have
a significant adverse impact on the natural beauty of the Chilterns AONB.



5.81

5.82

5.83

5.84

5.85

The proposal would redevelop the existing plot of Inkerman House, which complies
with Part 1e of Policy HW8, and would have a single vehicular access slightly off
centre on the frontage of the site with the A404 Amersham Road to avoid protected
trees. The access road would curve around a treed entrance green containing a
protected tree, with a series of small cul-de-sacs radiating from this green and
serving 29 dwellings. The dwellings in this entrance area of the development would
have an informal layout, hipped roofs and would all be two storeys. They would
incorporate a mix of materials including brick, flintwork and weatherboarding.

The layout of the proposed dwellings in the entrance area would respect the existing
set back of built form along the Amersham Road frontage. It would also allow the
retention of sections of trees and hedges on the frontage, which would soften the
appearance of the development and help integrate it into its countryside setting. The
informal layout of dwellings in the entrance zone of the development would also help
to provide a transitional zone between the open AONB countryside to the south and
main housing allocation parcels to the north. In addition, the scale of the dwellings
would be limited to two storeys in this part of the site and they would have hipped
roofs, which would reflect the appearance of neighbouring dwellings. Furthermore,
the hipped roofs would serve to minimise the massing of the buildings and create a
more open feel to the entrance area. It is noted that concerns have been received
regarding the use of weatherboarding in close proximity to the Chilterns AONB,
however the site is not located in the AONB and the surrounding existing residential
development is suburban in character with a range or materials and styles.

The remainder of the development would be laid out in two connected development
parcels served off the single vehicular access drive. Although there would also be an
emergency vehicle access utilising the existing access drive between Orchard End
Farm and Orchard House. This would be controlled by bollards and incorporating
pedestrian / cycle connections to the new cycleway along the A404.

The smaller of the two development parcels would be located to the rear of the
entrance area in the western field on the site and the other would be in the
combined area of the eastern field and commercial area to the rear of Orchard End
Farm and Orchard House. The redevelopment of the commercial area would address
the Policy HW8(Part 1d) placemaking requirements to redevelop the coachyard and
riding stables.

These two development parcels would contain perimeter blocks of development laid
out in a grid arrangement to reflect the alignment of the field boundaries, land levels
and policy requirements (e.g. separation distances, SUDS features, climate change
mitigation, neighbour amenity, etc). Furthermore, the grid alignment results in a
legible and permeable layout with a northwest to southeast road alignment which is
common in the wider locality. Furthermore, there would be a clear distinction
between the public and private realm, with dwellings generally outward facing and



5.86

5.87

5.88

5.89

5.90

providing good surveillance of the road networks, parking, pedestrian routes and
open space. Parking courts have been omitted from the amended layout.

The main development parcels would contain a mix of property types across the site,
including detached, semi-detached, and terraced, flats, and maisonette style
properties, but there would only be 2 storey to the southern side of the main
development parcels. This would help to provide a transition in massing to the AONB
countryside to the south. In addition, the existing properties on the Amersham Road
would buffer the development from views from the AONB, with the retained
boundary landscaping also helping to provide visual containment of the site.

There would be a mix of 2, 2.5 and 3 storeys in the central and northern parts of the
main development parcels. Whilst three storey is not the predominant scale of
properties in Hazlemere, there is considerable variety in the size of properties in the
village and there are examples of 2.5 and 3 storey developments (e.g. Park Parade
and Trinity Place on Holmer Green Road). Furthermore, the proposed taller buildings
would generally be located adjacent to open space where they would provide good
enclosure and surveillance of these corridors, with the open space in turn providing
an appropriate setting for the larger massing of the flatted blocks. There would also
be several 3 storey building located at key focal points opposite junctions, which
would serve as landmarks to aid the legibility of the scheme.

It is acknowledged that concerns have been raised regarding the appearance of the
larger flatted blocks which incorporate mansard roofs with dormer features.
However, the dwellings in the main development parcels would generally be
characterised by a more contemporary design appearance and would utilise a mix of
brick, render and weatherboarding. In this context, and given the variety in the
design and appearance of properties in Hazlemere, it is considered that the design
approach is acceptable.

Turning to the public realm and open space, the layout incorporates street trees
along all roads in the development, which would enhance the quality of the
development as well as serving to break up the appearance of the long runs of
unallocated parking areas that are a feature of the parking response for this scheme
and help to address the urban heat island effect. In addition, the development
parcels would be set in from the retained field boundaries, with a large area of open
space wrapping around the northwestern and southwestern side of the western
development parcel.

The open space around the western development parcel would incorporate a
network of pedestrian and cycle routes including two connections to the
neighbouring HW8 parcel in each corner, with the eastern connection also including
an emergency vehicle access route. These connections, and the method of delivering
them, can be secured via a Legal Agreement and it is considered that this provides
evidence of comprehensive development. Indeed, and as detailed above, the
Inspector for the previous appeal on the neighbouring site to the north
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5.92

5.93

5.94
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5.96

(18/07194/0UT) was clear that the importance of the comprehensive requirement
stems from the need to ensure that facilities in Holmer Green are accessible on foot
from the southern parcel as well as to provide adequate connections for emergency
vehicles to the northern parcel.

The northern part of the open space area would also adjoin the main open space
area of the adjoining neighbouring HW8 development parcel with the pedestrian and
cycle connections between the two ensuring that they can function as a central area
of open space shared by both developments. The application site would also provide
the main play and outdoor recreation requirements for the wider HW8 site in the
form of a Multi Use Games Area (MUGA) and a Neighbourhood Equipped Area of
Play (NEAP) and these are located adjacent to the boundary with the site and the
proposed pedestrian connections such that they would be readily accessible. This
approach prevents a duplication of play and recreation facilities and allows for both
developments to be served by a meaningful central area of open space. Therefore, it
is considered that the approach to open space and play facilities provides further
evidence of a comprehensive approach.

The proposals also provide continuous, legible and attractive routes through the
open space for occupiers of the northern HW8 parcel to access the new cycle
pedestrian connections proposed on the A404 and to the Chilterns AONB. It is
considered that this also provides evidence of the integration and
comprehensiveness of the two schemes.

Therefore, the joined-up approach to connections, open space and play facilities with
the neighbouring HW8 parcel is considered to demonstrate a comprehensive and
integrated approach and compliance with the Policy requirements of HW8 and
HAZNP5 in this respect.

The comments of the Council’s Landscape Advisor regarding the need for some
amendments to and further details of the landscaping and lighting of the open space
are noted (e.g. more planting to mitigate the visual impact of the gabion walls around
the MUGA) and these matter can be addressed by conditions.

With regards to wider landscape considerations, as detailed above, the development
has been laid out to include a transitional entrance area which is sensitive to the
AONB countryside setting of the site and the distribution of massing across the
development is also influenced by its proximity to the AONB boundary. Furthermore,
the proposal includes generous areas of open space with tree planting which offers
landscape benefits and boundary vegetation would be retained.

In addition, the application has been supported by a LVIA which concludes that the
development would inevitably give rise to some change, although this would not be
readily perceived from the settlement edge of Hazlemere, Holmer Green, or the
AONB landscape to the south due to topography combined with the presence of
existing built form and established vegetation and mature treescape. Therefore, the
LVIA details that there would not be any long-term adverse effects in terms of



landscape character or adverse effects upon the special qualities of the AONB. The
LVIA also finds that the impacts on views from the proposal would be limited, and it
would not change significantly change the character or composition of views of the
site, which are settlement fringe in character.

5.97 The Council’s Landscape Officer also raises no objections regarding the wider
landscape and visual effects arising from the proposal.

5.98 Overall, it is considered that the proposal in broadly in accordance with good
placemaking and design principle and would meet with the site-specific policy
requirements in the development plan and emerging Hazlemere Neighbourhood Plan
to form a comprehensive and integrated development with the neighbouring HW8
parcel. Furthermore, it would not have any objectionable impacts on the wider
landscape, including the setting of the Chilterns AONB.

Historic Considerations

Wycombe District Local Plan (August 2019): CP9 (Sense of place), CP11 (Historic
Environment), DM20 (Matters to be determined in accordance with the NPPF), DM31
(Development Affecting the Historic Environment)

5.99 There are no listed buildings or conservation area within the application site.
Furthermore, it is considered that the proposals would not affect the setting of any
such designated heritage asset.

5.100Buckinghamshire Council Archaeology identified that the site had archaeological
potential and, as a result, the applicant has undertaken pre-determination
archaeological investigations. The Council’s Archaeologists have reviewed the
subsequent archaeological fieldwork report and have advised that no further
archaeological works or conditions are required at this site.

5.101 No objections are therefore raised with respect to heritage considerations.

Amenity of existing and future residents

Wycombe District Local Plan (August 2019): DM35 (Placemaking and Design Quality), DM40
(Internal space standards)

Emerging Hazlemere Neighbourhood Plan (Referendum Version 2023): HAZNP5 (Planning
for Sustainable Development at Amersham Road/Tralee Farm)

Residential Design Guide.

Development Brief



5.102WDLP Policy DM35 requires development to prevent significant adverse impacts on
the amenities of neighbouring land and property and provide a level of amenity for
future occupiers appropriate to the proposed use. In addition, Policy DM40 requires
all new dwellings to meet the national described internal minimum space
requirements.

Amenity of existing residents

5.103The application site neighbours the gardens of 11 properties on Badgers Way and 4
properties on Inkerman Drive to its southwestern side. Figure 14 in the Local Plan (an
indicative plan drawn for capacity purposes only and not part of Policy HWS as
detailed by the Inspector for the previous appeal on this site) identifies that these
properties benefit from a “sensitive existing residential boundary” due to their
relatively short rear garden depths (generally some 8-9m in depth). In response to
site constraints, including the topography of the site and surface water and green
infrastructure requirements, the proposed residential development is set back from
the southwestern side of the site with an open space corridor incorporating a linear
SUDs feature running adjacent to this boundary. As a result most of the proposed
dwellings would be between 35-40m from this boundary, with the closest dwelling
(an end of terrace house at plot 5) still over 20m away with an intervening open
space corridor. As such, subject to appropriate landscaping being secured by
condition, it is considered that the proposal would not have an adverse impact upon
the amenities of these neighbouring properties.

5.104The proposed development would also neighbour the four residential properties on
the A404 Amersham Road frontage: South Croft, Orchard View, Orchard End Farm,
and Orchard House. These properties all benefit from large plots (80-90m depths)
with the houses on South Croft, Orchard View and Orchard End Farm all located in
the front third of their plots but set back from Amersham Road. Orchard House has a
more unusual siting, with the dwelling set back in the northern rear corner of its plot.
The proposed residential development would be to the rear of Orchard View,
Orchard End Farm and Orchard House and also be to the side of South Croft, which
currently neighbours Inkerman House.

5.105Given the large rear garden depths of South Croft, Orchard View, and Orchard End
Farm and the orientation, scale and position of window in the proposed
development, it is considered that the proposals to the rear of these neighbours
would not have an unacceptable visual, privacy or overshadowing impact.

5.106Plots 18, 24 and 25 would neighbour the side boundary of South Croft. However,
Plot 18 would be to the side of the dwelling at South Croft and Plots 24 and 25 would
be adjacent to the side of the rear half of the deep rear garden of this neighbouring
property. Furthermore, Plots 18 and 25 would not have any first floor flank windows
and the first floor window in the flank elevation of Plot 24 serves a bathroom and can
therefore be conditioned to be obscure glazed. It is also noted that South Croft
benefits from structures along part of its western side boundary with the application



site which would serve to limit the impact of the proposals on this neighbour. As
such, overall, it is considered that the proposed development to the side of South
Croft would not have an unacceptable impact on the amenities of this neighbouring
property.

5.107Orchard House has an unusual siting to the rear corner of its plot (as detailed above)
and as a result the front elevations of the terrace at Plots 64-67 would face towards
the northwestern elevation of this neighbouring property. However, there would be
an acceptable separation distance of between 24-25m between this existing dwelling
and the proposed terrace. Furthermore, Orchard House has its amenity area split
into several parcels and does not have its main private amenity space between the
existing dwelling on the site and the boundary. As such, it is considered that the
development would not have an unacceptable impact on the amenities of this
neighbouring property.

5.108Concerns have been raised regarding noise and disturbance, and lighting from the
site. Whilst change is inevitable as a consequence of development, it is considered,
that the proposed development would not give rise to unacceptable amenity issues
arising from noise or light, however a condition relating to lighting would be
necessary in the interest of amenity, dark skies and ecology.

5.1090verall, it is considered that the proposed development of this allocated site would
not have an unacceptable impact on the amenities of any neighbouring property.

Amenity of future occupiers

5.1101In respect of the amenity of future occupiers of the proposed development, the
layout generally demonstrates 25m back-to-back distances for the perimeter blocks
and there is an increased separation between the three storey houses of 27m. The
proposed larger flatted blocks are also well separated from the new housing due to
intervening roads and parking, with the smaller block of flats at plots 206-213 set in a
generous corner plot.

5.1111In addition, all houses would benefit from at least 10m deep rear gardens and the
flats would benefit from patios for ground floor properties and balconies for upper
floor properties, as well as access to the generous levels of open space provided as
part of the development. The majority of the patios / balconies for the flats would be
recessed into the floor plates and, therefore, details of internal daylight levels have
been submitted to demonstrate adequate daylighting for the flatted blocks. The
submitted daylight assessment highlights that the flats are all dual aspect to
maximise daylight and laid out with storage and circulation space predominantly
located in the central areas of the deeper blocks that receive less daylight.
Furthermore, the submitted daylight assessment identifies that the dormer balcony
features result in less daylight penetrating the upper floor flats and therefore
rooflights have been introduced for these units to address this matter.



5.112The smaller flats at Plots 206-213, 11-12, and 30-31 benefit from external balconies /
patios. Plots 206-213 would also be served by an enclosed area of communal
amenity space for residents. Plots 11-12, and 30-31 (maisonette style properties)
would each benefit from their own small private garden area.

5.113The open space for the development would generally be buffered from the new
dwellings by intervening roads, with the exception of the larger flatted blocks which
would benefit from landscaped frontages to provide defensible space and buffers to
the open space. However, it is recommended that details of landscaping and levels
details are clarified by condition to ensure adequate defensible space for the flatted
units. In addition, it is recommended that revised details of the new play facilities
adjacent to plots to 242-259 are secured by condition to ensure equipment is
appropriate sited to minimise any impact on occupiers of the flats.

5.114The applicant has submitted details to demonstrate the floorspace of all the
dwellings would exceed with the Nationally Described Space Standards as required
by Policy DM40.

5.115All houses would have separate accesses to rear gardens to allow bins and cycles to
be stored in rear gardens and the flatted blocks would benefit from dedicated bin
and cycle stores. These matters can be secured by conditions.

5.1160verall, the development would not give rise to unacceptable overlooking for future
occupiers and would afford acceptable levels of daylighting and private and
communal amenity space. As such, no objections are raised regarding the amenities
of future occupiers of the development.

Flooding and drainage

Wycombe District Local Plan (August 2019): CP12 (Climate Change), DM39 (Managing
Flood Risk and Sustainable Drainage Systems), HW8 (Land off Amersham Road including
Tralee Farm, Hazlemere)

5.117The application site lies within Flood Zone 1 as defined by the Environment Agency
indicative flood map for planning and the application submissions detail that the risks
of groundwater flooding are very low. However, there is a narrow channel of
identified surface water flooding which runs in a north-south direction at the
northwestern corner of the site within the small valley.

5.118The application has been supported by a Flood Risk Assessment (FRA), which
consider the impact of the development to/from flooding. The submissions detail
that the no build development or any aspects of the proposed surface drainage
system would be located within the identified flow path.

5.119A surface water drainage scheme has also been presented as part of the FRA
submissions. The proposed strategy includes a number of SUDs techniques with the



development split into two separate sub-catchments and subsequent drainage
networks. Attenuation storage which takes into account climate change allowances
for each network is provided with a combination of permeable paving, below ground
attenuation tanks and storage basins and it is proposed that surface water runoff
from the impermeable areas will be disposed of to the ground via infiltration.
Sections have been provided for the two separation attenuation basins / ponds, with
amendments incorporated into the scheme to terrace the banks to soften the
appearance of the features and for ease of maintenance.

5.120The surface and ground water flood risk implications of the proposal, taking into
account climate change impacts, have been assessed by both the LLFA and Thames
Water, with neither consultee raising objections. This is however subject to
conditions to secure further details and the provision and management thereafter of
the surface water drainage scheme.

Green networks and infrastructure

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 enhancement of
sites, habitats and species of biodiversity and geodiversity importance), DM14 (Biodiversity
in development)

Emerging Hazlemere Neighbourhood Plan (Referendum Version 2023): HAZNP2 (Protecting
and Improving Green Infrastructure) and HAZNP5 (Planning for Sustainable Development
at Amersham Road/Tralee Farm)

Biodiversity SPD

Canopy Cover SPD

5.121The application has been supported by a detailed ecological report to assess the
biodiversity value of the site including an assessment and necessary surveys of the
impact on protected species. Biodiversity Net Gain metrics have also been provided.

Impact on Designated Sites

5.122There are no statutory designated sites within the application site. There are 2 SSSlI’s
(Sites of Special Scientific Interest) within a 5km radius of the site, the nearest being
2.5km from the site, and seven non-statutory designated sites within 2km of the
application site, the closest of which is Penn Wood CWS (some 370m to the south of
the application site).

5.123Given the distance of the application site from designated sites, and the nature of the
proposed development, the scheme would not have any adverse direct or indirect



impact upon designated sites. In addition and taking into account the provision of
over 2ha of open space as part of the proposal, it is considered that the scheme
would not have any unacceptable impact on non-designated statutory sites.
Furthermore, no concern has been raised through consultation with regard to impact
on designated sites.

Impact on Protected Species and Habitats

5.124The application has been supported by surveys to consider the impact on protected
species and/or their habitats in the form of an Ecology Impact Assessment which has
been amended during the course of the application.

5.125Bats are European Protected Species and two existing buildings on site have been
identified as containing roosting bats and several trees have been identified with
moderate to low bat roost suitability. In addition, bat foraging and commuting
activity has been identified on site around the woodland, close to Inkerman House,
and along the mature hedgerows around the site and separating the two parcels on
site.

5.126The buildings identified with bat roosts comprise Inkerman House and the former
nightclub with attached bungalow on the commercial part of the site.

5.127The bats identified as roosting in the existing buildings on site comprise Common
Pipistrelles, with three day roosts identified. These are the most common and
widespread species of bats, and they are not listed as rare and most threatened
species under Section 41 of the Natural Environment and Rural Communities Act
(2006). Therefore, it is considered that the roosts on site are only of local importance
for bats.

5.128The two buildings identified with bat roosts would be demolished to facilitate the
proposed development. Therefore, the proposal would involve the loss of a resting
place / shelter for bats which is an offence under the Conservation of Habitats and
Species Regulations 2017 and the Wildlife and Countryside Act 1981. Furthermore,
without mitigation the demolition of these buildings could also disturb, kill or injure
bats, which are also offences under the aforementioned legislation.

5.129As the proposal would result in a European Protected Species offence being
committed it is necessary to consider whether Natural England would be likely to
grant a protected species licence. There are three licencing / derogation tests that
need to be passed for a licence to be granted. These tests require that:

- the activity is for a certain purpose, for example it is in the public interest,
- there is no satisfactory alternative that will cause less harm to the species,
- the development does not harm the long-term conservation status of the species.

5.1301n this instance, it is in the public interest to deliver an allocated housing site which
would contribute to the Council’s five-year housing supply. Also, the demolition of
the two buildings with bat roosts is unavoidable to facilitate the proposed



development. In terms of the long-term conservation status of the species,
mitigation and compensation measures can be addressed via a Construction
Ecological Management Plan (CEcolMP), the provision of bat boxes to create new
roosts, retention and enhancement of habitat corridors with ecological
enhancements, and controls on lighting.

5.131Therefore, it is considered that a licence is likely to be granted by Natural England
and no objections are raised with regard to the impact of the development on
roosting bats, subject to the aforementioned mitigation and compensation measures
being secured by conditions and S106.

5.1321In respect of impacts on trees with bat roost potential and foraging and commuting
bats, the scheme has been amended to retain the central hedgerow and the
development is generally set in from this and the boundary hedgerows. In addition,
most of the trees identified with bat roost potential would be retained in the
amended layout except for two trees: an oak on the A404 frontage with moderate
potential for roosting bats and a mature apple tree adjacent to the boundary with
South Croft with low potential for roosting bats. No roosts were identified within
either these trees following aerial inspection, but this does not confirm absence.
Therefore, and to ensure legalisation is not breached and the favourable
conservation of bats at this site is maintained in relation to trees, it is recommended
that conditions are imposed conditions for a CEcolMP, ecological enhancements and
sensitive lighting scheme.

5.1331In addition, two badger setts have been identified on or adjacent to the site. Badgers
are not a European Protected Species, but badgers and their setts are protected
under the Protection of Badgers Act 1992. Under this legislation it is an offence to kill
a badger or interfere with their sett and the developer must comply with the legal
protection for badgers.

5.134The identified setts are located on or adjacent to the proposed green infrastructure
corridors contained within the open space for the application site and the adjoining
development parcel allowing connectivity into wider green infrastructure.
Furthermore, this intervening landscaping result in the closest proposed dwelling
being located 40m away from these setts.

5.1350ne of the setts would be located close to the edge of the proposed linear SUDS
basin, falling within the suggested 20m no construction zone in the submitted
Ecology Report, and a new pedestrian footway through the open space would also
fall within 20m of the other sett. However, this overlap would only be a couple of
metres and there are considerable topographic changes in the locality of the setts.
Furthermore, there is no stipulated distance in standard advice at which licencing is
required and it has previously been accepted on the appeal for the northern parcel of
the HW8 allocation that a 10m no construction zone would be acceptable.

5.1361n any event, the potential impacts of these features in the landscaped part of the
site on the badger setts can be addressed by conditions allowing for their minor re-



alignment as appropriate and a badger mitigation plan. As such, it is considered that
the retention of the identified badger setts is achievable, but mitigation measures
secured by conditions would be necessary to address construction impacts and the
impacts on foraging habitats and increased human activity of the site in the form of
ecological enhancements and a Landscape and Ecology Management Plan.

5.137Turning to other protected species, the submitted Ecology Surveys have not
confirmed the presence of great crested newts, reptiles or hazel dormouse and
recommends mitigation and enhancement measures which can be secured by
condition to address impacts on birds, invertebrates and other notable species (e.g.
hedgehogs) including ecological enhancements, bird boxes and a sensitive lighting
scheme.

5.138The Council’s Ecology Officer has not raised objections with regards to protected
species subject to conditions.

Habitats and Biodiversity Net Gain

5.139The application has been supported by a DEFRA 3.1 Biodiversity Metric, which has
been amended during the course of the application in response to comments from
the Council’s Ecology Officer.

5.1401t is clear from the submissions that it is not possible to provide a net gain in habitats
/ biodiversity on site and deliver the housing allocation. Whilst discussions are
currently ongoing with the Council’s Ecology Officer and the applicant regarding the
final habitat loss figure, these are at an advanced stage and the applicant has
confirmed agreement to secure on-site enhancements and mitigation measures and
to provide offsite compensation to ensure the delivery of 10% net gain in BNG as
required by the emerging HNP.

5.141No objections are therefore raised with regards to BNG subject to conditions and a
legal agreement to secure the requisite 10% net gain in BNG.

Trees and canopy cover

5.142 WDLP Policy DM34 and part E of Policy HAZNP2 of the emerging HNP require
developments to achieve a future canopy cover of 25% the site area.

5.1431n addition, WDLP Policy DM34 seeks to protect existing green infrastructure and
details that trees shown to be retained through site layout and during construction
should be protected. Furthermore, Part E of Policy HAZNP2 of the emerging HNP
states that proposals that lead to the felling of one or more trees will be refused
unless it can be demonstrated that is unavoidable and satisfactory mitigation
measures are put in place.

5.144Part 3 of Policy HWS sets out the following site-specific green infrastructure
requirements relating to existing trees and hedgerows within the application site:

c) Retain the woodland in the southwest corner of the site at Badger Way;

e) Retain the field boundaries within the site;



5.1451t also noted that Part C3 of Policy HAZP5 requires development proposals on the
HWS8 housing allocation to retain the hedges within the site.

5.1461n terms of the policy requirements to retain the field boundaries / hedges, it is noted
that the indicative plan in the supportive text for Policy HW8 shows most of the field
boundaries retained but allows for some gaps in the internal hedgerow for
connections between development parcels. Alternatively, the Figure 9 Development
Framework Plan in the Development Brief and lllustrative Plan supporting Policy
HAZNP5 shows only the retention of the site boundary hedges and the central
hedgerow which splits the two fields. Furthermore, the supporting text for both
policies also detail that existing hedges should only be removed where an effective
layout cannot otherwise be achieved. Whilst indicative plans and supporting text do
not form part of the policy, nevertheless they indicate a reasonable approach to the
interpretation and application of this policy requirement as the total retention of all
onsite hedgerows would clearly prevent the comprehensive delivery of this allocated
site.

5.147The application proposes that all the hedgerows to the southwest, northwest and
northeast boundaries of the site would be retained. In addition, the amended
scheme also proposes the retention of the central hedgerow which splits the two
fields on the site except for an unavoidable gap to allow for an access road
connecting the two onsite development parcels. This approach accords with the
details shown on the indicative plans and guidance supporting the policies in the
WDLP and HNP.

5.148The hedgerows and associated trees that currently separate the onsite commercial
land and Inkerman House from the fields to the north would be lost. However, the
hedgerow to the north of Inkerman House is not continuous or high quality and both
hedgerows are poorly maintained. Moreover, the indicative plan supporting Policy
HAZNP5 and the Development Framework Plan in the Development Brief are
considered to demonstrate that the loss of these hedges would be necessary and
reasonable to facilitate the delivery of the housing allocation.

5.149Therefore, it is considered that objections cannot be sustained to the loss of some of
the internal hedgerows under this application.

5.150Turning to trees, the submissions include an Arboricultural Impact Assessment and
subsequent Arboricultural Addendum relating to the new cycleway. These
arboricultural reports detail that a total of 51 individual trees would also need to be
removed to facilitate the proposed development.

5.151The majority of the trees to be removed would be within the garden area associated
with Inkerman House and they are identified as category C or U trees in the
submitted arboricultural reports. It is accepted that their removal is necessary to
facilitate the access to the development and the delivery of housing.



5.152Three category B trees would be removed (T8 Beech, T30 Spruce, and T80 Oak) and
these trees are also be located in the area of land currently associated with Inkerman
House. The removal of these trees is considered necessary to deliver the vehicular
access to the site, cycleway connections and housing perimeter blocks.

5.153The scheme has however been amended to retain the three TPO trees on the plot of
Inkerman House.

5.154In addition, the submitted details indicate that the proposed 3m cycleway along the
A404 would not result in an unacceptable impact on the TPO woodland on the
frontage of the site, subject to appropriate root protection measures. The scheme
also shows a leisure route / informal footpath through this retained woodland and
the submitted arboricultural reports detail that this would not have any harmful
effects on the health or vitality of this protected woodland, subject to appropriate
subbase details and the final alignment being agreed by condition.

5.155The submitted arboricultural reports also contains a range of tree protection
measures in root protection areas of all retained trees on site and these matters can
be conditioned.

5.156The Council’s Arboricultural Officer raises no arboricultural objections regarding the
proposed development subject to conditions.

5.157In terms of tree planting and canopy cover, the submitted landscaping details show
trees provided within the street, rear gardens, and the areas of open space. The
retained woodland to the southwest corner of the site would also contribute towards
canopy coverage together with the retained mature trees along the site boundaries.

5.158The submitted canopy cover calculator summary indicates that the existing site has
11% canopy cover and that 25% canopy cover could be achieved in connection with
the proposed development. The precise details of the canopy cover can be secured
through condition, and it is possible that an even greater figure could be achieved at
the condition stage.

5.1590verall, the submitted details indicate that highest quality trees and hedgerows
would be retained as part of the proposed layout. Furthermore, the loss of some
internal and frontage trees and hedges would be necessary and reasonable to allow
the provision of the housing allocation. Moreover, and in any event, it is considered
that the loss of onsite trees and hedges would be outweighed by the mitigation
arising from the significant increase in canopy cover on site. Therefore, the proposal
would comply with Policies DM34, HW8 (Part 3c) and HAZNP2 and objections could
not be sustained regarding the loss of internal hedges under Policies HW8 and
HAZPS5.

Green Infrastructure

5.160Policy HW8 (Part 3d) and Policy HAZNP (Part C2) requires development proposals to
provide a Green Infrastructure link / connectivity through the valley of the site
connecting the orchard/woodland in the northeast corner of the adjoining HW8



development site with the woodland at Badger Way to the northwestern side of the
application site.

5.161Policy HAZNPS5 also requires development to enhance the green infrastructure link
along the northeastern boundary of the site (connecting the orchard adjacent the site
to the wider countryside to the south) (Part C4); and to contribute to off-site green
infrastructure network improvements adjacent to the site (Part C5).

5.162The proposed layout would provide an area of open space to the northern part of the
site which would follow the alignment of the valley through the site to the woodland
at Badger Way. It would also adjoin with the northwestern hedgerow boundary and
an area of open space on the neighbouring development parcel which links into the
orchard/woodland on the HWS allocation to the north. As such, the proposal,
cumulatively with the proposed development on the adjoining part of the HW8
allocation, would result in a substantial central green infrastructure belt that follows
the route of the valley across the HW8 allocation.

5.163The proposed development is also set off the boundary with the orchard adjacent to
the north of the application site by a minimum of 8m with landscaping including tree
planting shown between the retained boundary hedge and new road serving the
scheme. Similarly, the development is set off the northeastern boundary by between
5-8m with landscape planting. Therefore, the proposal would enhance the green
infrastructure link along the northeastern boundary. Furthermore, the retention of
the central hedge between the development parcels on site would support additional
green infrastructure linkages between the off-site orchard and the countryside to the
south. The proposed open space to the northwestern part of the site would also run
along the entire southeastern side of the side and provide another substantial green
infrastructure connection from the off-site orchard to the countryside to the south.

5.164The development, therefore, would deliver green corridors running along three of
the four boundaries of the site (the northwestern, northeastern and southeastern
boundaries) and a corridor running down the centre of the site. Therefore,
cumulatively with the neighbouring HW8 development, the proposals would achieve
the policy requirements to connect the HW8 orchard with the valley and woodland
on Badgers way, and enhance the green infrastructure link the offsite orchard with
the countryside to the south.

5.165Part C5 of Policy HAZNPS also requires development proposals to contribute to off-
site green infrastructure network improvements adjacent to the site. However, given
the extent of green infrastructure linkages that would be delivered along the
boundaries of the site, thus connecting in with and offering benefits to neighbouring
green infrastructure it is considered that requirement would be addressed.
Furthermore, and whilst not directly adjoining the site, the scheme would also deliver
off site biodiversity enhancements via the requirement to secure 10% BNG as
detailed above and thus the ecological impacts of the development would clearly be
mitigated. In addition, and in any event, there is no defined Parish project to which



any funding for off-site green infrastructure network improvements adjacent to the
site could be secured against and, therefore, such a contribution would not meet the
CIL122 tests. As such, no objections are raised regarding Part C of Policy HAZNP5.

5.166Overall, it is considered that the proposal would provide and enhance green
infrastructure links across the allocation which comply with the policy requirements.

Public open space

Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support
growth), HW8 (Land off Amersham Road including Tralee Farm, Hazlemere)

DSA: DM16 (Open space in new development), DM19 (Infrastructure and delivery)

Emerging Hazlemere Neighbourhood Plan (Referendum Version 2023): HAZNP5 (Planning
for Sustainable Development at Amersham Road/Tralee Farm)

Development Brief

5.167Policy DM16 of the DSA states that the development of strategic sites will be
expected to meet all local and strategic space requirements on site as a minimum.
These are set at a standard of 1.15ha Local Open Space/1000 population, and 3.3ha
Strategic Open Space/1000 population. The open space requirement for the site
would equate to 2.77ha.

5.168 The scheme proposes the total open space provision of 2.83ha of Open Space across
the site which is a sufficient quantum of open space to meet the cumulative
requirements of local and strategic open space requirements for the development in
this instance.

5.169The open space is primarily focussed on the western parcel of the site, although an
open space band also does run around the northern and eastern boundaries of the
east land parcel and along the retained central hedgerow which separates the two
main parcels of the site. The open space in the western parcel is focused towards the
northern western boundary of the site and would comprise an easily accessible and
part of a shared area of open space for the wider HW8 development as well as the
required green corridor through the site. The extent of the open space proposed
here is similar to that that which is indicatively shown on Figure 14 of the WDLP and
the Development Brief.

5.170The northwestern area of proposed open space would span the width of the western
parcel of the site (some 150m), with a depth of between 60-75m. It would include
two pedestrian / cycle connections into the neighbouring HW8 parcel to the north as
well as a MUGA and NEAP to serve the recreation needs of the application site and
the neighbouring HW8 parcel to the north, which would avoid duplication and needs
to be secured by S106. One of the two SUDS basins serving the application site
would be also located in this northwestern area of open space and there would be a



series of pedestrian / cycle routes running through the open space including
boardwalks across the valley.

5.171In addition, the open space in the western parcel would also run along the
southwestern side boundary of the site with neighbours on Badger Way and have a
width varying between 15-30m, including another SUDs basin and a pedestrian /
cycle route. It would also connect into a new leisure route running through the
triangular shaped retained woodland in the southern corner of the site on the A404
frontage. It is noted that this woodland does require long-term management and
maintenance to make it an attractive proposition for leisure, which can be secured by
condition and as part of the legal agreement.

5.1721t is considered that the proposed development meets the requirements of Policy
DM16 in terms of open space delivery, in isolation, and also that a comprehensive
approach has been taken to the delivery of open space and recreation facilities across
the wider HW8 allocation.

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)

Air Quality SPD

5.173The Environmental Health officers have reviewed the application in terms of noise,
air quality and land contamination matters and have not raised any objections
subject to conditions to secure measures to protect future residents from traffic
noise from the Amersham Road; EV charging points in accordance with the Air
Quality SPD; the implementation of the proposed contamination remediation
scheme, and a Construction Environmental Management Plan (CEMP) to control the
construction impacts of the proposed development (e.g. dust).

Building sustainability and climate change

Wycombe District Local Plan (August 2019): CP12 (Climate Change), DM33 (Managing
Carbon Emissions: Transport and Energy Generation), DM34 (Delivering Green
Infrastructure and Biodiversity in Development), DM41 (Optional Technical Standards for
Building Regulations Approval)

Emerging Hazlemere Neighbourhood Plan (Referendum Version 2023): HAZNP3 (Delivering
Zero Carbon Buildings)

Air Quality SPD



5.174Policy CP12 of the WDLP sets out that the Council seeks to promote mitigation and
adaption to climate change through the incorporation of SUDS into the design of new
developments, ensuring flood risk assessments take into account climate change
factors, adopting higher water efficiency standards, introducing a requirement to
contribute to mitigating urban heat island effects and increases in air pollution, and
supporting the integration of renewable technologies.

5.175The measures set out in strategic Policy CP12 are then secured through detailed DM
policies, with Policy DM39 addressing the climate impacts on flood risk and SUDS;
Policy DM41 providing further details on the specific water standards; the canopy
cover requirement of Policy DM34 addressing the urban heat island effect and
pollution issues; and Policy DM33 requiring the integration of renewal technologies
and these matters are addressed in turn below.

5.176 As detailed in the Flooding and Drainage section above, the proposal addresses the
climate change implications of flood risks and incorporates SUDS features to accord
with Policy DM39.

5.177The water efficiency standards set out in Policy DM41 can be conditioned to ensure
compliance with this requirement.

5.178In addition, and as detailed in the Biodiversity and Green infrastructure section
above, the details submitted indicate that the proposed development would be able
to meet the 25% canopy cover requirements and thus would include measures to
mitigate against the urban heat island effect and increases in air pollution as required
by Policy DM34,

5.179Finally, the submitted Whole Life-Cycle Carbon Statement sets out that the
development would incorporate PV panels. Further details of this renewable
technology can be secured by condition to meet the requirements of Policy DM33.

5.180Policy HAZNP3 of the emerging HNP also seeks to address climate change and
includes the following requirements relevant to the application proposals:

A. All development should be ‘zero carbon ready by design’ to minimise the amount of
energy needed to heat and cool buildings through landform, layout, building
orientation, massing and landscaping.

C. Where the PassivHaus or equivalent standard is not proposed for a new or
refurbished building the applicant must demonstrate that the building has been
tested to ensure there will be no energy performance gap using a Post Occupation
Evaluation Report.

D. All planning applications for development (except householder applications) are
required to be accompanied by a Whole Life-Cycle Carbon Emission Assessment, using
a recognised methodology, to demonstrate actions taken to reduce embodied carbon
resulting from the construction and carbon emissions resulting from the use of the
building over its entire life.



5.181The applicant has submitted a statement appended to the Planning Statement to
address the requirements of the emerging HNP. This sets out a range of measures
incorporated in the development to address the requirements to be Zero Carbon
Ready by Design through landform, layout, building orientation, massing and
landscaping under Part a of Policy HAZNP3. The measures incorporated into the
design of the scheme include avoiding housing in the part of the site with steepest
landforms; 25m back to back distances to prevent overshadowing and allow for
airflow; streets set out perpendicular to each other at roughly 42degree from north
which ensures that every dwelling has at least one aspect that faces southeast or
southwest to maximise solar radiation; locating the taller flatted blocks to the north
and / or away from houses which would prevent overshadowing; all dwellings
(houses and flats) designed to be dual aspect which allows for good daylighting and
cross ventilation; and provision for tree planting in the street, open space and rear
gardens to mitigate the urban heat island effect. Although, it must be acknowledged
that there are also a variety of other non-climate change related constraints and
policy requirements that need to influence the layout of a development including the
shape and size and orientation of the development parcel; features that need to be
retained such as trees, hedgerows and the surface water flow path; character of the
surrounding area; amenity of neighbouring properties; access points; etc. However,
overall, it is considered that the layout adequately addresses the requirements of
part A of Policy HAZNP3.

5.182The requirement of part C of Policy HAZNP3 for the completed development to have
no energy performance gap can be addressed via a condition requiring the
submission of a Post Occupation Evaluation Report including remediation measures
as necessary.

5.183The applicant has submitted an Energy and Whole Life-Cycle Carbon Statement to
address the requirements of part D of Policy HAZNP3. This details that the
development would exceed the average LETI Life Cycle Embodied Carbon Rating for
residential developments via the incorporation of measures to embodied carbon
from the construction of the development (e.g. use of timber instead of concrete for
upper floors, PVC rather than aluminium windows, etc) and carbon emissions
resulting from the use of the development over its entire life (e.g. fabric first
approach, and utilising PV for proposed houses and electric heat pumps rather than
gas boilers for the apartments). It is recommended that further details of and
implementation of the measures within the statement are secured by condition,
including achieving a minimum of a LETI Life Cycle Embodied Carbon rating of D.

5.1841t is noted that a large number of the objectors to the application have raised
concerns with regards to climate change, reducing carbon emissions and targets, and
the climate emergency. However, as detailed above, the proposal would comply
with the relevant climate change policy requirements and whilst it is presently a
largely greenfield site, it remains an allocated site within the Development Plan
whereby its redevelopment for housing has been accepted.



Infrastructure and Developer Contributions

Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support
growth), HW8 (Land off Amersham Road including Tralee Farm)

Emerging Hazlemere Neighbourhood Plan (Referendum Version 2023): HAZNP4 (Promoting
Sustainable Transport) and HAZNP5 (Planning for Sustainable Development at Amersham
Road/Tralee Farm)

DSA: DM19 (Infrastructure and delivery)

Planning Obligations SPD

5.185The development is a type of development where CIL would be chargeable.

5.186The Planning Obligations SPD sets out the Local Planning Authority’s approach to
when planning obligations are to be used in new developments.

Education

5.187 Policy HW8 acknowledges that development of this site will be required to meet the
needs arising from the development for additional primary school places. The WDLP
was drafted at a time when the adjoining site was being considered for allocation in a
new Chiltern and South Buckinghamshire Local Plan. The policy justification
acknowledges this and states that should both sites come forward for development
then a new primary school would be required to serve both HW8 and the adjoining
site within the former Chiltern area. The Chiltern and South Buckinghamshire Local
Plan is no longer progressing and as such that site is not allocated.

5.188Paragraph 5.1.69 of the WDLP states that “Alternatively, a commensurate financial
contribution (via a S106 planning obligation) will be required for the provision of
additional school places if the adjoining Chiltern site is not allocated or if it can be
demonstrated to the satisfaction of the Local Education Authority that these needs
will be better met through the expansion of existing schools”. As the adjoining site is
not advancing at this stage there is no justification for the provision of a new school
to be provided on site.

5.189The Local Education Authority have provided comments on the application and have
advised that it would be necessary to secure financial contributions towards the
primary school expansion programme for the High Wycombe area.

5.190With regards to secondary schools, the Infrastructure Delivery Plan confirms that in
the majority of cases the Council will not seek specific s.106 contributions for
secondary school provision. There is no specific reference to deliver secondary
funding within the HWS8 policy through financial contributions by way of S106. The
IDP confirms that funding will be sourced from capital funding, Government grants,
as well as funds from the Community Infrastructure Levy.



Health Facilities

5.191Policy CP7, which relates to Delivering Infrastructure to support growth, states that
where justified, development will be required to provide or contribute towards the
delivering key infrastructure requirements for the district. This includes, inter alia,
new primary care facilities where required, and facilities which promote healthy
living including open space and recreation. There is no specific requirement identified
within Policy HWS for the delivery of health facilities.

5.192The NHS Buckinghamshire Healthcare Trust (BHT) and NHS Integrated Care Board
(ICB) have both been consulted on the application. BHT have not responded to the
consultation, but the ICB have provided comments as addressed in more detail
below.

5.193The NHS ICB have advised that the increase in population will have an effect on
surgeries and the surrounding area. This increase in pressure would amount to
further pressure on GP practices through the need for more consulting rooms and
larger/additional waiting areas and car parking. Therefore, in order to cope with the
additional pressure, the ICB have requested financial S106 contributions for
infrastructure.

5.194The ICB have submitted calculations and methodology for a contribution based on
average floor space per patient, build costs per sqm, and an estimation of the
population arising from the proposed development. In addition, the ICB have
specified the GP surgeries that the contribution would serve, detailing that it would
be an extension to either Hazlemere Surgery or Highfield Surgery. It is considered
the information submitted by the ICB is adequate to satisfy Regulation 122 of the CIL
Regulations and therefore it is recommended that this financial contribution for
health infrastructure is secured by s106.

Utilities
5.195Concerns have been raised with regard to existing utilities infrastructure including

matters relating to sewerage and water.

5.196 However, it is proposed that surface water will not connect to the network, and the
LLFA is content with the principles of the scheme presented which includes SUDS
feature that take into climate change.

5.197Thames Water also raise no objections regarding surface water, the waste water
network and sewerage treatment works infrastructure capacity serving the
development.

5.198 Affinity Water have also been consulted on the application but have not responded
to the consultation.

Other Infrastructure



5.199The development is CIL chargeable and, with the exception of education
contributions, Policy HW8 does not identify other specific contributions towards
other social infrastructure to be provided.

Planning Obligations

5.200Having 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:

a) Provision of a minimum 48% on-site affordable housing (and related controls) -
25% First Homes with the remaining 75% split 80% affordable housing for rent and
20% intermediate housing.

b) Provision of 13 custom / self-build dwellings (5% of the proposed dwellings)

c) Provision of on-site public open space, including MUGA and NEAP and on-site
woodland and its future management and maintenance, including step in rights for
Hawridge development to provide, manage and maintain MUGA and NEAP

d) Provision of and management / maintenance of a pedestrian connections
between northern boundary and MUGA and NEAP, including step in rights for
Hawridge development to provide, manage and maintain pedestrian connections to
the MUGA and NEAP

e) Future management and maintenance of on-site sustainable drainage system

f) Provision of a scheme of biodiversity off-setting to provide a 10% net gain in
biodiversity

g) Financial contributions towards off site highways works including provision of
Real Time Passenger Information at bus stops on Holmer Green Road adjacent to
Park Parade Centre

h) Travel plan and monitoring
i) Provision of a car club vehicle within the site
j) Future management and maintenance of off-plot EV charging

k) Provision of and management / maintenance of a pedestrian route (either
permanent or temporary until permanent routes are provided) between Amersham
Road and Wycombe Road

[) Provisions and management / maintenance of emergency vehicle access
connection to A404 Amersham Road

m)Provision and management / maintenance of emergency vehicle access
connection to northern boundary of site, including step in rights for Hawridge
development to provide, manage and maintain emergency vehicle access
connection to site



n) Removal of any ransom opportunities relating to other development of the HW8
site.

o) Removal of any ransom opportunities relating to future pedestrian / cycle
connections to Badger Way and to allow for construction of future pedestrian /
cycle connections from Badger Way to join onto the onsite pedestrian /cycle
network in the future

p) Financial contribution towards primary education in the area
g) Financial contribution towards NHS primary care in the area

r) Provision of active travel improvements comprising 3m shared footway/cycleway
along the A404 between Gravelly Way and Eastern Dene incorporating root
protection measures for adjacent woodland trees, a pedestrian refuge crossing on
the A404 between the site access and Gravelly Way, a crossing point at the junction
with Inkerman Drive compliant with the most up to date national standards (LTN
1/20), cycle markings and signage along Eastern Dene, upgrades to the signalised
crossing on Holmer Green Road to accommodate cyclists and improvement works
to the pedestrian and cycle accesses to Parking Parade.

s) Provision of cycle storage measures and facilities at Park Parade
t) Future occupiers to enter into covenants regarding trees on plot

5.201The applicant has confirmed that they are willing to enter into a legal agreement to
secure obligations relating to the above matters.

Other Matters

5.202 Comments have been made that the application should be refused as a “departure”
to the Local Plan, citing Article 32 of the Development Management Procedure Order
2015. Article 32 of the DMPO states that “A local planning authority may in such
cases and subject to such conditions as may be prescribed by directions given by the
Secretary of State under this Order, grant permission for development which does not

accord with the provisions of the development plan in force in that area in which the
land to which the application relates is situated” (emphasis added). As detailed in the
DMPO, a “departure” relates to approving developments which do not comply with
the Development Plan and as such is not relevant to requests to refuse applications.

5.203Various comments have been made with regard to the cumulative total of dwellings
proposed with the undetermined application on the neighbouring parcel to the
north. However, the WDLP identifies an indicative capacity of some 350 dwellings to
be provided on HW8 and following amendments to both the current application and
the adjoining application to the north, should planning permission be forthcoming on
both schemes this would result in a cumulative total of 346 dwellings. There would
remain several small undeveloped parcels of the HW8 allocation on the southern
A404 Amersham Road frontage. However, the current application extends outside
the original HW8 allocation to the southwest, albeit still falling outside the Green Belt



and within a designated Tier 1 settlement area where residential development is
acceptable in principle (as detailed in the Principle of Development section above).
Furthermore, and in any event, as detailed above it is considered that the current
application for determination, at 259 units, proposes a proportionate quantum of
development within the allocated site.

5.204With regard to the objections received which suggest that the development would

adversely affect a vulnerable child. It is acknowledged that there are vulnerable
children (and adults) throughout society within all communities who may ultimately
be concerned by any development which affects them through change. Planning
practice guidance advises that a proportionate approach be taken, and that the LPA
need to consider the case before them and acknowledge that the best interests of a
child may not always outweigh other considerations. It is difficult to quantify the
impact that the development would have on a child in any balance. However, in this
instance, and the development has been found not to have any unacceptable impacts
with regards to residential amenity and crime prevention. Furthermore, it is within
the wider public interest to allow development on an allocated site within the
Development Plan, which would bring with it wider benefits, as a matter of principle.

6.0 Weighing and balancing of issues / Overall Assessment

6.1

6.2

6.3

6.4

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.

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

As set out above it is considered that the proposed development would accord with
the development plan policies taken as a whole to deliver sustainable development
in the environmental, social and economic context. The few instances of non-
compliance have been detailed and justified in the report and do not outweigh this
conclusion.

The development would bring the following benefits:



7.0

6.5

6.6

6.7

a. The provision of housing on an allocated site for which there is a need and which
will count towards the Council’s 5-year housing land supply.

b. The provision of affordable housing for which there is a significant need in the area.
c. The provision of self-build housing.
d. The provision of wheelchair user dwellings and accessible and adaptable dwellings.

e. The provision of new open space, recreation and play equipment to serve the
community.

f. Enhancement to on site woodland and delivery of 25% canopy cover on site
g. Community Infrastructure Levy will be paid which will fund local infrastructure.
h. In the short term employment in the construction industry.

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.

In line with the Public Sector Equality Duty the LPA must have due regard to the need
to eliminate discrimination and advance equality of opportunity, as set out in section
149 of the Equality Act 2010. In making this recommendation, regard has been given
to the Public Sector Equality Duty and the relevant protected characteristics (age,
disability, gender reassignment, pregnancy and maternity, race, religion or belief, sex
and sexual orientation). The application provides for 259 dwellings that would be
accessible to those with and without the relevant protected characteristics stated
above and no discrimination or inequality would arise from the proposal.

The Human Rights Act 1998 Article 1 the protection of property and the peaceful
enjoyment of possessions, and Article 8 the right to respect for private and family
life, have been taken into account in considering any impact of the development on
residential amenity and the measures to avoid and mitigate impacts. It is not
considered that the development would infringe these rights.

Working with the applicant / agent

7.1

7.2

7.3

In accordance with paragraph 38 of the NPPF (2023) 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.

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.

In this instance



e was provided with pre-application advice.

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

e The application was determined without undue delay following receipt of an
acceptable scheme.

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

8.0 Recommendation

8.1 Therecommendation is that the application be delegated to the Director of Planning
and Environment for APPROVAL subject to the satisfactory completion of a Legal
Agreement to secure the following:

a) Provision of a minimum 48% on-site affordable housing (and related controls) -
25% First Homes with the remaining 75% split 80% affordable housing for rent and
20% intermediate housing.

b) Provision of 13 custom / self-build dwellings (5% of the proposed dwellings)

c) Provision of on-site public open space, including MUGA and NEAP and on-site
woodland and its future management and maintenance, including step in rights for
Hawridge development to provide, manage and maintain MUGA and NEAP

d) Provision of and management / maintenance of a pedestrian connections
between northern boundary and MUGA and NEAP, including step in rights for
Hawridge development to provide, manage and maintain pedestrian connections to
the MUGA and NEAP

e) Future management and maintenance of on-site sustainable drainage system

f) Provision of a scheme of biodiversity off-setting to provide a 10% net gain in
biodiversity

g) Financial contributions towards off site highways works including provision of
Real Time Passenger Information at bus stops on Holmer Green Road adjacent to
Park Parade Centre

h) Travel plan and monitoring
i) Provision of a car club vehicle within the site
j) Future management and maintenance of off-plot EV charging

k) Provision of and management / maintenance of a pedestrian route (either
permanent or temporary until permanent routes are provided) between Amersham
Road and Wycombe Road



[) Provisions and management / maintenance of emergency vehicle access
connection to A404 Amersham Road

m)Provision and management / maintenance of emergency vehicle access
connection to northern boundary of site, including step in rights for Hawridge
development to provide, manage and maintain emergency vehicle access
connection to site

n) Removal of any ransom opportunities relating to other development of the HW8
site.

o) Removal of any ransom opportunities relating to future pedestrian / cycle
connections to Badger Way and to allow for construction of future pedestrian /
cycle connections from Badger Way to join onto the onsite pedestrian /cycle
network in the future

p) Financial contribution towards primary education in the area
g) Financial contribution towards NHS primary care in the area

r) Provision of active travel improvements comprising 3m shared footway/cycleway
along the A404 between Gravelly Way and Eastern Dene incorporating root
protection measures for adjacent woodland trees, a pedestrian refuge crossing on
the A404 between the site access and Gravelly Way, a crossing point at the junction
with Inkerman Drive compliant with the most up to date national standards (LTN
1/20), cycle markings and signage along Eastern Dene, upgrades to the signalised
crossing on Holmer Green Road to accommodate cyclists and improvement works
to the pedestrian and cycle accesses to Parking Parade.

s) Provision of cycle storage measures and facilities at Park Parade
t) Future occupiers to enter into covenants regarding trees on plot

8.2 And the imposition of planning conditions broadly in accordance with the details set
out in the report below as considered appropriate by the Director of Planning and
Environment.

8.3 Or, if these cannot be achieved, then for the application to be REFUSED for such
reasons as the Director of Planning and Environment considers appropriate.

8.4 It is anticipated that any permission would be subject to the following conditions:

Time limits

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).



Approved Plans

2. The development hereby permitted shall be carried out in accordance with attached schedule
of approved plans.

Reason:

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

Accessibility and Water Efficiency Standards

3. Notwithstanding the submitted details and prior the commencement of development, an
updated accommodation schedule and accompanying plans which demonstrate that 30% of the
affordable homes and 20% of the market homes have been designed to achieve the standards in
Building Regulations Approved Document M4(3) shall be submitted to and approved in writing by
the Local Planning Authority. Thereafter, the development shall be constructed in accordance
with the approved M4(3) details and the remaining dwellings other than the first floor units on
plots 11-12 and 30-31 hereby permitted shall all be designed and built to achieve the standards in
Building Regulations Approved Document M4(2).

Reason:

To meet the need for accessible, adaptable and wheelchair user dwellings as required by policy
DMA41.

4. The development hereby permitted shall be designed and constructed to meet a water
efficiency standard of no more than 110 litres per head per day.

Reason:

In order to meet the requirements of Local Plan Policy CP12 and DM41 in the interests of water
efficiency.

Phasing

5. Prior to the commencement of development, a Phasing Plan shall be submitted to and agreed in
writing by the Local Planning Authority identifying the phasing for the delivery of the development
across the whole application site. The development shall thereafter be provided in accordance
with the approved phasing plan or a revised phasing plan which has previously been submitted to
and approved in writing by the Local Planning Authority

Reason:

To ensure that the timely provision of facilities; all the components of the development are
provided in an integrated, appropriate and satisfactory manner; and to ensure a comprehensive
development of the wider HWS site.



Construction Management Plans

6. No development shall commence until a Construction Environmental Management Plan (CEMP)
has been submitted to and approved in writing by the Local Planning Authority. The CEMP shall set
out, as a minimum, site specific measures to control and monitor impacts arising in relation to
noise and vibration (including working hours and details of all pilling as appropriate), and dust and
fumes. In relation to dust, the plan must outline the mitigation measures which will be put in place
during the construction phase of the development to ensure that surrounding receptors are not
impacted by dust as outlined within Appendix C of the Air Quality Assessment [reference: 444490-
01 (09)]. It shall also set out arrangements by which the developer shall maintain communication
with local stakeholders in the vicinity of the site, and by which the developer shall monitor and
document compliance with the measures set out in the CEMP including details of any proposed
complaints management process. The development shall be carried out in full accordance with the
approved CEMP at all times.

Reason:

This is pre-commencement to protect the amenities of nearby residential properties and air
quality

7. No development shall commence until a Construction Traffic Management Plan (CTMP)
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) has been submitted to and approved in writing by the Local
Planning Authority. Thereafter, the development shall be carried out in accordance with the
approved CTMP.

Reason:

This is a pre- commencement condition to prevent danger, obstruction and inconvenience to users
of the highway and of the development; and to protect residential amenity.

8. 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:

This is a pre-commencement condition to ensure that development is undertaken in a manner
which ensures important wildlife is not adversely impacted.

9. No development shall take place until a Badger Mitigation Strategy has been submitted to and
approved in writing by the local planning authority. The content of the Strategy shall include the:

a) purpose and objectives for the proposed works;

b) detailed design(s) and/or working method(s) and/or surveys necessary to achieve stated
objectives (including, where relevant, type and source of materials to be used);

c) extent and location of proposed works shown on appropriate scale maps and plans;

d) timetable for implementation, demonstrating that works are aligned with the proposed
phasing of construction;

e) persons responsible for implementing the works;
f) initial aftercare and long-term maintenance (where relevant);

The approved Badger Mitigation Strategy 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 protected species are not harmed as a result of the proposals.

Levels

10. Notwithstanding the submitted details, no development (other than demolition) shall take
place until drawings of the site identifying the following have been submitted to and approved in
writing by the Local Planning Authority:

(a) Existing ground levels on site (spot heights) including a datum point that is located off site.
Levels should be Above Ordnance Datum (AOD).



(b) The level of the roads outside the site. (AOD).

(c) The proposed levels on site following completion of the development (for each existing height
a proposed height should be identified).

(d) The location and type of any retaining structures needed to support ground level changes.
(e) The Finished Floor Level for every building that is proposed.

(f) 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.

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 the interests of the character and
appearance of the area, to safeguard the setting of the Chilterns AONB and wider views, and
protect residential amenities.

Land Contamination

11. The development shall be carried out in full accordance with the contamination remediation
works detailed within the submitted Remediation Method Statement (report reference: 1921527-
R0O4 (01) dated March 2023) and under a quality assurance scheme to demonstrate compliance
with the proposed methodology and best practice guidance.

Reason:

To ensure that the contamination of the site is properly dealt with and the risks to the planned
end user group(s) minimised in accordance with the National Planning Policy Framework. This is
because failure to remediate site contamination during development could result in serious long-
term health impacts to future users of the development.

12. If, during development, contamination not previously identified is found to be present at the
site then no further development (unless otherwise agreed in writing with the Local Planning
Authority) shall be carried out until a remediation strategy detailing how this contamination will
be dealt with has been submitted to and approved in writing by the Local Planning Authority. The
approved remediation strategy for this additional contamination shall be carried out in full on site
under a quality assurance scheme to demonstrate compliance with the proposed methodology
and best practice guidance.

Reason:

To ensure that any potential contamination of the site is properly dealt with and the risks to the
planned end user group(s) minimised in accordance with the National Planning Policy Framework.
This is because failure to remediate site contamination during development could result in serious
long-term health impacts to future users of the development.



13. Prior to the occupation of the development hereby permitted, a validation report shall be
submitted to and approved in writing by the Local Planning Authority. The validation report shall
include details of the completed remediation works and quality assurance certificates to show that
the works have been carried out in full in accordance with the approved methodology. Details of
any post-remedial sampling and analysis to demonstrate that the site has reached the required
clean-up criteria shall be included in the validation report together with documentation detailing
the type and quantity of waste materials that have been removed from the site.

Reason:

To ensure that the contamination of the site is properly dealt with and the risks to the planned
end user group(s) minimised in accordance with the National Planning Policy Framework. This is
because failure to remediate site contamination during development could result in serious long-
term health impacts to future users of the development.

Surfaced Water Drainage

14. No development other than demolition shall commence until a detailed surface water
drainage scheme for the site, based on Flood Risk Assessment (ref. 680220-R6(1)-FRA, June 2023,
RSK) 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:

* Permeable paving to be used in all driveways and parking bays as a minimum

e A 20m buffer is observed around each soakaway feature and contained solely within the site
boundary

e Full site-specific construction details of all SuDS components

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

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

e 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.

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 167 and 169 of the National Planning
Policy Framework and Policy DM39 of the Adopted Wycombe Local Plan to ensure that there is a
satisfactory solution to managing flood risk.

Materials



15. Notwithstanding any indication of materials which may have been given in the application, a
schedule and/or samples of the external facing 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

16. Any flint work approved pursuant to Condition 15 shall be constructed in accordance with
details of a sample panel constructed on site that shall have been submitted to and approved in
writing by the Local Planning Authority. The sample panel shall measure at least 1.5 metres x 1.5
metres and shall be constructed on site in the following manner:

(a) The flint work shall be laid on site, not constructed of pre-made blocks

(b) The flints shall be laid in a lime mortar mix with slightly recessed pointing, the joints
brushed, rubbed or bagged prior to hardening off to avoid a smooth finish

(c) The flints shall be random coursed and tightly packed to avoid excessive mortar
proportions

Reason:

To secure a satisfactory external appearance.

Highway safety and parking

17. No development other than demolition shall commence until details of the estate roads and
footways have been approved in writing by the Planning Authority, including further details of the
measures to be used to clearly delineate the vehicle and pedestrian zones between the eastern
and western development parcels. No dwelling shall be occupied until the estate roads which
provide access to it from the existing highway have been laid out and constructed in accordance
with the approved details.

Reason:

In order to ensure that the estate road is of an appropriate design to minimise danger, obstruction
and inconvenience to users of the highway and of the development.

18. No development other than demolition shall commence until details of the disposal of surface
water from the highway have been approved in writing by the Planning Authority and no dwelling
shall be occupied until the works for the disposal of surface water from the highway have been
constructed in accordance with the approved details.

Reason:



To minimise danger and inconvenience to highway users.

19. Prior to the occupation of the development hereby permitted, the new means of access to and
from the A404 Amersham Road serving the site’s estate roads hereby permitted shall be sited and
laid out in accordance with the approved drawing reference 1903031-09 Rev G 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.

20. Prior to the occupation of the development hereby permitted, the visibility splays shown on
the approved drawing reference 1903031-09 Rev G shall be provided on both sides of the vehicle
access on Amersham Road and the area contained within the splays shall be kept free of any
obstruction exceeding 0.6m in height above the nearside channel level of the carriageway.

Reason:

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

21. Within six months of the new means of vehicular access to the A404 Amersham Road serving
the site’s estate roads being brought into use, the existing access point serving Inkerman House
that is not incorporated in the development hereby permitted shall be stopped up by raising the
existing dropped kerb and reinstating the highway boundary to the same line, level and detail as
the adjoining highway boundary.

Reason:

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

22. The scheme for parking, garaging and manoeuvring indicated on the approved plans for each
phase approved pursuant to Condition 5 shall be laid out prior to the initial occupation of any
development in the relevant phase and shall not thereafter be used for any other purpose.

Reason:

To ensure that adequate car parking is provided in the interests of highway safety and with
regards to residential and visual amenity.



23. Notwithstanding the provision of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended) (or any Order revoking and re-enacting that
Order with or without modification), no external or internal alterations other than maintenance
shall take place to any carports hereby approved.

Reason:

To ensure that adequate car parking is provided in the interests of highway safety and with
regards to residential and visual amenity.

24. Prior to occupation of the development hereby permitted, full details of facilities for the
storage of refuse bins and cycles for each dwelling shall be provided to the local planning authority
for approval. The approved details shall be provided before the dwelling(s) that they relate to is
first occupied and the facilities shall thereafter be permanently retained and maintained for their
purpose.

Reason:

To ensure a satisfactory appearance and in the interests of the amenities of the occupiers and
adjoining residents.

Noise

25. Prior to the construction of the development hereby permitted above ground floor slab level,
a noise mitigation scheme to protect future residents of the approved development from traffic
noise from the A404 Amersham Road shall be submitted and approved in writing by the Local
Planning Authority. The measures within the approved scheme shall be fully implemented prior to
the occupation of the dwellings to which they relate and shall thereafter be retained and
maintained in accordance with the approved details.

Reason:

In the interests of the amenities of future occupiers of the development.

Landscaping, Green Infrastructure and Ecology

26 Notwithstanding the submitted details, no development other than demolition shall commence
until a fully detailed hard and soft landscaping scheme has been submitted to and approved in
writing by the Local Planning Authority. The scheme shall include details of all new planting
species, sizes, and densities; trees to be retained; hard surfacing and permanent seating; and
details of provision for tree planting to demonstrate as a minimum that 25% canopy cover
percentages will be achieved to meet the requirements of Policy DM34 and the Canopy Cover
Supplementary Planning Document. The scheme shall also include a sub-phasing plan/timetable
for the implementation of the hard and soft landscaping. Thereafter the development shall be
landscaped and planted in accordance with the approved scheme and any trees, plants or areas of
turfing or seeding which, within a period of 5 years from the completion of the development, die



are removed or become seriously damaged or diseased, shall be replaced in the next planting
season with others of similar size and species, unless the Local Planning Authority first gives
written consent to any variation.

Reason:

In the interests of amenity, green infrastructure, biodiversity and climate change, and to ensure a
satisfactory standard of landscaping and compliance with Policy DM34 of the Wycombe Local Plan

27. No development (other than demolition) shall take place until a tree planting and canopy
cover implementation and management scheme produced in line with the Canopy Cover
Supplementary Planning Document has been submitted to and approved in writing by the Local
Planning Authority. The scheme shall include the following:

a. Details of tree pit design and the required soil volume,
b. The locations of underground infrastructure to demonstrate that there are no clashes.

c. Details of monitoring and supervision of the tree planting process including provision to take
photographs of each tree pit/soil volume space, prior to filling with soil.

d. Details of maintenance and management (and replacement procedure if necessary) of trees for
at least 5 years after planting

Thereafter the development shall be carried out and completed in accordance with the approved
scheme unless otherwise first agreed in writing by the Local Planning Authority. An annual
monitoring and supervision report from a qualified arboriculturalist, shall be submitted to and
approved in writing by the Local Planning Authority in line with the phased planting scheme and
management and maintenance scheme approved under 4 and 5 above.

Reason:

To ensure the canopy cover and biodiversity requirements for the site can be achieved.

28. Notwithstanding the submitted details and prior to the occupation of the development hereby
permitted, full details of all means enclosures to be erected within the site shall be submitted to
and approved in writing by the Local Planning Authority. The development shall thereafter be
carried out in accordance with the approved details.

Reason:

In the interests of the appearance of the locality, residential amenity and crime prevention

29. Notwithstanding the submitted details and prior to the occupation of the development hereby
permitted, full details of the Multi Use Games Area (MUGA) and Neighbourhood Equipped Area of
Play (NEAP) within the site shall be submitted to and approved in writing by the Local Planning
Authority. The development shall thereafter be carried out in accordance with the approved
details.



Reason:

In the interests of the appearance of the locality, residential amenity and crime prevention

30. With the exception of any pruning, tree surgery or felling specifically shown in the
Arboricultural Impact Statement (reference 10775_AIA.001RevC) and Arboricultural Addendums
(10775.TN.2 10775.TN.3) submitted as part of the application or the landscaping scheme approved
pursuant to Condition26, no trees or hedge shown to be retained shall be pruned, felled or
removed without the prior approval in writing of the Local Planning Authority. If during
construction of the development, or within a period of five years of its completion, any such tree
or hedge shown to be retained dies or becomes damaged, destroyed, diseased or dangerous, it
shall be replaced during the following planting season by another healthy tree, 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 five years after replacement.

Reason:

To ensure the satisfactory retention of existing trees, and hedges in the interests of amenity,
green infrastructure and biodiversity.

31. The development shall take place in accordance with the Arboricultural Impact Statement
(reference 10775_AIA.001RevC) and Arboricultural Addendums (10775.TN.2 10775.TN.3) and
accompanying Tree Protection Plan submitted as part of the application, and any permitted works
within the Construction Exclusion Zone and other works which are specified in the submitted
Arboricultural Method Statement shall take place under the supervision of a retained
arboricultural specialist.

No site clearance works or development shall commence, and no machinery or equipment shall be
allowed on site until protective fencing and/or other protective measures have been erected
around each tree and hedge to be retained in accordance with the recommendations in the
submitted Arboricultural Method Statement. The area surrounding each tree and hedge to be
retained within the approved protective fencing shall remain undisturbed during the course of the
works.

Reason:

To ensure that the retained trees and hedgerows are not damaged during the construction
process in the long term interests of amenity, green infrastructure and biodiversity.

32. No development other than demolition shall commence until a detailed layout of drainage,
utilities and any other such underground services to avoid conflict with retained trees has been
submitted to and approved in writing by the Local Planning Authority. Thereafter, the installation
of any such services shall be in accordance with the approved details and the guidelines set out in
British Standard B.S. 5837:2005 'Trees in Relation to Construction - Recommendations' and the



National Joint Utilities Group (Guidelines for the Planning Installation and Maintenance of Utility
Apparatus in Proximity to Trees) Volume 4.

Reason:

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

33. Notwithstanding the submitted details and prior to the occupation of the development hereby
permitted, full specifications for the construction and alignment of the routes for pedestrians
through the retained woodland on site, including no dig specifications and other tree protection
measures as appropriate, shall be submitted to and approved in writing by the Local Planning
Authority. The works shall thereafter be carried out in accordance with the approved details and
the phasing details approved pursuant to Condition 26.

Reason:

To ensure that the trees to be retained not be damaged during construction and in the interests of
amenity, green infrastructure and biodiversity.

34. Prior to the construction of the development hereby permitted above ground floor slab level,
an external lighting scheme which shall address the biodiversity, landscape, residential amenity
and crime prevention implications of any proposed external lighting on the site shall be submitted
to and approved in writing by the Local Planning Authority. The scheme shall also include a
“lighting design strategy for biodiversity” (which follows the Bat Conservation Trust and Institute
of Lighting Professionals Guidance Note 08/18 ‘Bats and artificial lighting in the UK’) including:

a. identify those areas/features on site that are particularly sensitive for wildlife and that are likely
to cause disturbance in or around their breeding sites and resting places or along important
movement corridors; 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.

c. ensure that lighting shall have a colour temperature of less than 3000 Kelvin.

All external lighting shall be installed in accordance with the specifications and locations set out in
the approved scheme prior to final occupation of development hereby approved, and shall be
maintained thereafter in accordance with the approved scheme.

Reason:

In the interests of visual and residential amenity, crime prevention, and biodiversity

Sustainability Measures




35. Electric Vehicle (EV) charging point shall be installed in accordance with the submitted
Proposed EVC Layout (drawing number BHNLO54-CSL-003) with all EV Charging points for on plot
and allocated parking providing prior to the occupation of the dwelling that it would serve and all
EV Charging points for unallocated/visitor parking spaces for each phase approved pursuant to
Condition 5 shall be laid out prior to the initial occupation of any development in the relevant
phase. Any allocated/unallocated/visitor parking spaces provided with Electric Vehicle charging
point shall not be restricted to the parking of electric vehicles only and shall be available for the
parking of any vehicle including those with internal combustion engines.

The scheme for parking, garaging and manoeuvring indicated on the approved and shall not
thereafter be used for any other purpose.

Reason:

To manage carbon emission generation and mitigate for climate change and the impact on the
health of Nitrogen Dioxide emissions and in the interests of parking provision and highway safety.

36. Prior to the commencement of the development hereby permitted, a detailed scheme to
reduce embodied carbon from the construction of and carbon emissions resulting from the
development hereby permitted shall be submitted to and approved in writing by the Local
Planning Authority. The scheme shall comply with the recommendations in Paragraph 4.2 of the
submitted Whole Life-Cycle Carbon Statement, including the provision of PV panels to all houses
and heat pumps to all flats, and demonstrate the achievement of a minimum LETI Life Cycle
Embodied Carbon Rating of “D”. The development shall thereafter be carried out in accordance
with the approved details and no building shall be occupied until the measures within the scheme
relating to that building have been provided.

Reason:

To support the integration of renewable and low carbon technology and reduce carbon emissions
in the interest of climate change in accordance with Policies CP12, DM33, DM41 of the WDLP and
Policy HAZNP3 of the emerging HNP.

37. Prior to the construction of the development above ground floor slab level, full details of the
PV panels to be provided to all houses within the development to comply with the
recommendations in Paragraph 4.2 of the submitted Whole Life-Cycle Carbon Statement shall be
submitted to and approved in writing by the Local Planning Authority. The development shall
thereafter be carried out in accordance with the approved details and no building shall be
occupied until the measures within the scheme relating to that building have been provided.

Reason:

To support the integration of renewable and low carbon technology and reduce carbon emissions
in the interest of climate change in accordance with Policies CP12, DM33, DM41 of the WDLP and
Policy HAZNP3 of the emerging HNP.



38. Within 6 months of the practical completion or occupation of each new dwelling hereby
permitted, whichever is the sooner, a post completion/occupation energy performance evaluation
report for the dwelling including any remediation measures as necessary to ensure that there is no
energy performance gap shall be submitted to and approved in writing by the Local Planning
Authority. In the event that remediation measures are necessary then within 6 months of their
approval by the Local Planning Authority a further report demonstrating the implementation of
the approved remediation measures shall be submitted to and approved in writing by the Local
Planning Authority.

Reason:

To reduce carbon emissions in accordance with the requirements of Policy HAZNP3 the emerging
HNP

Security of flatted blocks

39. Prior to the occupation of the flats hereby permitted, full details of an access and security
strategy to serve the flats, including details of access controls and visitor entry systems,
management of mail deliveries to avoid unrestricted access to communal hallways, and physical
security standards for communal door sets and bin and cycle stores, be submitted to and
approved in writing by the local planning authority. The approved measures shall be installed and
fully operational prior to the occupation of the flats that they would serve and be retained
thereafter in accordance with the approved details.

Reason:

To ensure the provision of a secure development.

Removal of permitted development rights and other limitations

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

Reason:

In order that the Local Planning Authority can properly consider the effect of any future proposals
on the character of the locality, the amenity of neighbouring properties and surface water
drainage.

41. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any order revoking and re-enacting that Order with or
without modification), no fences, gates or walls shall be erected within the curtilage of any
dwellinghouse forward of any wall of that dwellinghouse which fronts onto a highway.

Reason:



In order to safeguard the visual amenities of the area.

42. Notwithstanding the provisions of Part 2 of the Second Schedule to the Town and Country
Planning (General Permitted Development) (England) Order 2015 (or any Order revoking or re-
enacting that Order) no gates shall be erected upon the development’s estate road.

Reason:

To prevent vehicles reversing out onto Amersham Road and enable vehicles to draw off clear of
the highway, turn within the site and re-enter Amersham Road for the safety and convenience of
all highway users.

43. Notwithstanding the submitted details, the first floor window in the flank elevations of the
dwelling on Plot 24 shall be obscure glazed and non-opening unless the parts of the window which
can be opened are more than 1.7 metres above the floor of the room in which the window is
installed.

Reason:

In the interests of the amenity of neighbouring properties.



APPENDIX A: Consultation Responses and Representations

Councillor Comments

Clir Ron Gaffney — February 2023

My feelings on this site are well known and documented. | am totally against this application.

Cllr Ed Gemmell — January 2022

| object to the application for the following reasons related to the Wycombe Local Plan (section
numbers below from the plan)

According to section 5.1.60 The site is allocated for 350 homes and the combined applications
considerably exceed this.

Under 5.1.63 A comprehensive approach to the development of the land in Wycombe District is
essential for good planning on this site. Preparation of a development brief for the site will be
essential to coordinate the detailed planning of the site and this should be used to inform any
planning application submitted for the future development of the site.

This application is this "premature" as the 'essential development brief' has not yet been created
and must predate the applications.

In addition the application is "premature" as Hazlemere is engaged in creating a neighbourhood
plan which will also be essential to ensure a comprehensive and appropriate approach to this and
other developments in Hazlemere.

Cllr Ed Gemmel — January 2022

The issue of protection of children is a material consideration and should be taken into account.
Under government guidance online on the NPPF this is specifically mentioned as a material
consideration. | am aware of at least one very vulnerable child who will be adversely affected by
these developments and would like my concern also registered on the planning portal.

Cllr Ed Gemmell — February 2022

I would like to object to this application and call it for consideration by the Strategic Sites
Committee.

There have been numerous challenges to this application, not least by the Hazlemere Parish
Council whose conclusions | support.

In addition, this application should be dismissed on the basis of the material considerations set out
below:



The government guidance “Determining a planning application” states “the courts often do
not indicate what cannot be a material consideration. However, in general they have
taken the view that planning is concerned with land use in the public interest”

In this case the “public interest” would be served by preserving this land as green open
space and preserving every single mature tree that would be felled if this application would
be successful. This has become an even more important imperative recently with the
publication of the government report “UK Climate Change Risk Assessment 2022” which
was presented on 17 January to Parliament pursuant to Section 56 of the Climate Change
Act 2008. In the opening paragraph of this report the government states “Climate change
is happening now. It is one of the biggest challenges of our generation and has already
begun to cause irreversible damage to our planet and way of life. We have clear evidence
demonstrating the pace of warming in recent decades and the impacts we will face should
this continue. As we redouble our efforts to achieve net zero we must also continue to
raise ambitions on adaptions to ensure the UK is resilient to the challenges of a warming
world.”

One of the essential attributes for successful adaptions in Hazlemere is retaining our
biosphere, biodiversity and habitats and especially out mature tree cover, as well as and in
addition, planting more trees. Trees and mature hedgerows in Hazlemere provide the best
protection against heatwaves and the deaths that will be caused by them. The 2018
heatwave is anticipated by the Climate Change Committee to become our annual weather
pattern by 2050. The extreme once in a thousand years Canadian heatwave is now
projected by scientists to be probable every 6.5 years — as Hazlemere and Buckinghamshire
are on the same latitude as Canada we can expect similar heatwaves to occur here with the
same frequency. The Environmental Audit Committee projects that there will be more
7,000 deaths by 2040 caused by extreme heat. Land use in the public interest should be
the paramount material consideration and considerable weight should be given to the
need to protect lives and health of people in Hazlemere by preserving trees and the natural
green spaces as part of our urgent adaption to climate change. Hazlemere has a high
proportion of elderly and vulnerable people as was shown during the Covid19 outbreak
and many of these people’s lives will be put at risk during the expected heat waves over
the next few years and decades —in order to “plan local plan use in the public interest” we
must protect the natural environment in order to protect local people.

The NPPF Section 153 states “Plans should take a positive and proactive approach to
mitigating and adapting to climate change, taking into account the long term implications
for flood risk...biodiversity and landscapes, and the risk of overheating from rising
temperatures.” The plan for this site does not take a proactive approach to mitigation and
adaption and will make the risk of flooding in the local area much higher as well as
considerably increasing the risk of overheating from rising temperatures. This
development will in fact exacerbate the problem and should be rejected.

All existing mature trees and hedgerows of the site should be preserved. If officers are
minded to allow the development on this to go ahead in some format then it must be done



around the current trees and hedgerows in order to preserve them. Protection of the
natural environment which is vital to climate change adaption in Hazlemere is a material
consideration and should be given due weight. Any buildings that should be permitted be
placed around such natural environment and be sympathetic towards it.

Climate change mitigation and adaption are material considerations with great weight in
the case of this application for development in Hazlemere. The Hazlemere Parish Council
has declared a Climate Emergency and set a net zero target for the whole of Hazlemere
and the UK Government has similarly declared a Climate Emergency and set a 2050 net
zero target. The NPPF in paragraph 152 states “The planning system should support the
transition to a low carbon future in a changing climate...It should help to: shape places in
ways that contribute to radical reductions in greenhouse gas emissions, minimise
vulnerability and improve resilience.”

The required “radical reductions in greenhouse gas emissions” is required to give us any
chance of staying under the safe limit to global warming of 1.5 degrees C and especially for
the community in Hazlemere this is a material consideration and should be given great
weight. Officers should also consider that the need to stay under 1.5 degrees C of global
warming is of overriding importance and overwhelming weight should be given to this
material consideration. Such “radical reduction” as required in the NPPF can only be
secure by controlling and restricting the built environment. The proposed houses on this
particular development plus the proposed other concreted service areas will cause up to
35,000 tonnes of embedded carbon emissions (80 tonnes per house plus carbon from
roads/ancillary services). To put this in context based on the IPCC’s 6thAssessment Report
estimated that to have a 67% likelihood (only 2/3 chance) of staying below the 1.5 degrees
C warming target, the remaining global carbon budget from the beginning of 2020 until the
point at which net zero is reached would be 400 GtCO2 (billion tonnes of C02). On the
basis that carbon emissions globally will be around 81.5 GtCO2 in 2021 and 2021 this
leaves 318.5 GtCO2. When divided by the number of people on the planet (7.9 billion) our
individual carbon target is 40 tonnes and the consequent carbon budget for Hazlemere is
400,000 tonnes. The proposed major developments in Hazlemere in HW8 and in the area
associated with Terriers Farm (approx. 1100 houses) will produce carbon emissions in the
region of 132,000 tonnes or 1/3 of Hazlemere’s entire remaining carbon budget.

Note - The developer has not supplied any evidence of the level of carbon emissions that
will actually be created from this development or the ongoing carbon emissions from the
dwellings. Also, no information has been supplied on measures to bring carbon emissions
related to the development to zero or as to how this development will help Hazlemere
reach its net zero goal or the UK government reach its legally binding net zero targets.

The NPPF section 154 requires “New development should be planned for in ways that:
avoid increased vulnerability to range of impacts arising from climate change” and “can
help to reduce greenhouse gas emissions”. There is no evidence in the proposal from the
developer of this site that this development will reduce Hazlemere’s vulnerability to



climate change or that it will help to reduce greenhouse gas emissions in the local area —
without an agreed plan to do this this application should be rejected.

= When you add to the context that in the local areas this is not demand for housing from
local residents but this is a local demand for protection for heatwaves, floods and the other
consequences of the current levels of climate change which will increase in intensity and
frequency in the next few years and decades. In order to ensure that planning supports
land use in Hazlemere in the public interest the development should be refused.

= There have been a number of issues raised by other objectors in relation to this and other
plans for the HW8 area over the evidence and process used to remove this area from the
Green Belt. There is a serious question mark over the land’s classification as “semi urban”
in the local plan. To be semi urban the land should have more than 10% building cover and
in the case of the overall HWS site this has been shown to be under 1% which even if the
whole of the Coachworks is included (including the tarmacked and untarmacked areas of
this) then the total is still under9%. On the basis that this and other errors may have been
made in the decision to remove this area of Green Belt in the Wycombe Plan then this
should be seen as a material consideration in deciding to reject development on this area
or at least on the undeveloped part (around 95%)

= |n addition the LPA has authority to depart from the Local Plan under Article 32 of the
Town and County Planning (Development Management Procedure) (England) Order 2015
and such departure would clearly be in the public interest to prevent development on the
green land of this site.

= The development should be refused on the basis of these very important material
considerations. Should the applicant then decide to appeal the decision the Council should
defend such a decision and would confirm that the issues raised are material
considerations and as such are valid reasons to refuse these developments.

Cllr Ed Gemmell — April 2023

If officers are minded to approve this application then | will want to call this into the Strategic Sites
Planning Committee.

The submitted plans are not in compliance with the Development Brief which was stated to be
"essential" under the Wycombe Plan to ensure the comprehensive development of the site.

The submitted plan is not in compliance with the Development Brief which states:
"Ensure the site layout and the design of dwellings mitigates climate change. For example,

- maximising the potential heating effect of the sun in winter through site layout, building design
and orientation.

- use of passive house design principles

- incorporating low carbon energy and heat including the use of renewables such as heat pumps
and photo voltaic cells - incorporating high levels of insulation



- use of low carbon or zero carbon building materials
- make climate change allowances in the design of SuDS schemes to deliver sufficient capacity.”

No effort at all has been made to mitigate and adapt to climate change as required under
Paragraph 8c of the NPPF.

The plans are almost identical to the previous plans from applicant. The plans need to be changed
to show an effective orientation of the buildings to mitigate and adapt to climate change through
ensuring maximum use of the sun in the winter and maximum use of the shade from mature trees
and other buildings through the summer. Summers will get hotter and hotter necessitating
intelligent planning of orientation as required.

The plans do not show how the buildings use zero or low carbon building materials or how they
incorporate heat pumps and solar panels.

The canopy cover needs to be over 25% after 25 years as required under the Wycombe Plan and
this has not been shown. Additional canopy cover will be required above 25% ultimately as the
emerging Hazlemere Neighbourhood Plan requires the applicant to agree the increased level with
the parish council. In addition to adapt and mitigate climate change the canopy cover will need to
reach 25% decades earlier as extreme heatwaves are already very likely.

The development brief also requires 'Make climate change allowances in the design of SuDS
schemes to deliver sufficient capacity' this has not been done. We know storms will become much
worse and vastly more water will be delivered in short periods of time - the plans need to show
that the expected massive levels of water delivery in 10, 20, 30 and 50 years can be comfortably
accommodated.

Clir Ed Gemmel — October 2023
Comments on the HW8 Developments by Hawridge and Bellway 7 10 23
Introduction to Compliance with the Development Brief — National and Climate Context

In order to make a correct determination of this application Buckinghamshire Council’s planning
officer needs to ensure the applicant complies with “Section 6.3 Climate Change” of the
Development Brief. This is so far completely ignored by the applicant.

In order to have ‘comprehensive development’ the applicant must comply with the Development
Brief. This carries full weight for this new application as it was made under the Wycombe Plan
which stated the Development Brief was ESSENTIAL for the comprehensive development of the
site.

In considering how the application should comply with the requirements of Section 6.3 Climate
Change of the Development Brief it is also necessary to take into account the relevant sections of
the updated NPPF which have also been conveniently ignored by the applicant. This is especially
important as the NPPF was updated in 2021 particularly in relation to climate change and other
related matters and this supersedes the Wycombe Plan which came into being in August 2019.



The Wycombe Plan itself anticipates a strengthening of the requirements to mitigate climate
change in relation to driving down carbon emissions from future developments. The notes to
DM33 g) and h) say

6.144 Opportunities exist in every development to integrate renewable technologies, such as heat
pumps and photo voltaic cells.... As technologies improve and prices fall, building renewables in as
an integral part of a scheme will become normal practice.

6.145 Larger scale developments present the opportunity of doing more, by implementing district
wide energy and / or heating schemes.... Similar carbon savings may be available from other
technologies, and that would need to be set out in the investigation

Material Factors
Net Zero Context

Hazlemere Parish Council has declared a climate emergency and set a target for the whole
community to be net zero by 2030 and this is reflected in the Neighbourhood Plan.

Buckinghamshire Council has set a target for the whole community to be net zero by 2050 and has
interim carbon reductions targets.

The UK has the legally binding target of being net zero by 2050 and interim targets including 68%
reduction in carbon emissions by 2030.

The planning department of Bucks Council will clearly recognise that for any of these targets to be
met then every new development must be low carbon both in terms of embedded carbon in the
build and in terms of ongoing carbon emissions from the buildings.

The buildings to be created by the applicant must contribute to Hazlemere, Buckinghamshire and
the UK reaching their net zero targets. The NPPF, the Development Brief and the Neighbourhood
Plan all provide the tools to ensure this happens and it is the duty legally and morally of the
council planning department to ensure these legal tools are used to their full effect.

Other Material Factors

There are also other ‘Material Factors’ to take into account since the issue of the Wycombe Plan
and even since the most recent updating of the NPPF in 2021 including:

- Britain has updated its commitment to reduce carbon emissions by 68% by 2030. This was
an extension (made at COP26) of Britain’s Nationally Determined Contributions as required
under the legal binding commitment as signatory of the Paris Agreement to try to keep
global emissions under 1.5C

- Theissue of new carbon budgets (the maximum amount of GHGs we can put into the
atmosphere to stay under 1.5C) in 2021/22 by the IPCC in conjunction with COP26. The
IPCC’s new updated carbon budget for staying under 1.5C will be exhausted globally by
2028 and even if we then stop polluting, we will already have a 1 in 5 chance of breaching
1.5C permanently

- The plethora of scientific papers calling for immediate action to avert catastrophe and
avoid breaching 1.5C and risking in turn breaching global tipping points such the



uncontrolled melting of the ice sheets and permafrost leading to an unprecedented and
immediately disastrous release of trapped methane gas. Methane gas being 85 times more
potent at warming the planet within the first 10 years in comparison to carbon dioxide.

- The recent clear acceleration of climate related disasters moving much faster than
scientists had predicted even only a few years ago which has caused them to update their
projections and, in many cases, these have already been found to be wildly conservative.
For example in 2021 the Climate Change Committee (Britain’s government appointed but
independent scientific advisory body on climate change) reported in its 3™ Climate Change
Risk Assessment Report that the chance of very high risk impacts (costing over £1billion in
economic damage) from extreme weather rose from 5% in 2012 to over 20% in 2021.
Although terrible this can be considered a very conservative projection as in the same
report in 2021 the CCC said the chance of Britain having heat over 40C was only 0.02% by
2040 and yet only one year later on 19 July 2022 later this was exceeded decades earlier
than the CCC thought in multiple places in UK.

- The World continues to smash maximum temperature records. This year’s average
temperature from January to September is the highest for that period ever recorded and is
on average 1.4C above the pre-industrial average. Especially worrying is already 1/3 of the
days in 2023 are more than 1.5C warmers.

- Floods — catastrophic floods made more likely and more severe by climate change have
occurred all over the World in 2023 in every country including in the UK. In a specific
scientific report Greece’s flooding was made up to 10 times more likely to occur and 40%
more intense by climate change. As for floods in Libya a catastrophic natural event that
would typically occur once every 300 to 600 years was found to be a staggering 50 times
more likely and up to 50% more intense compared to a 1.2C cooler climate (the World is
currently at 1.2C).

- Droughts — multiple new studies and reports in 2023 have confirmed droughts and so
called ‘flash droughts’ have become more frequent and intense due to climate change.
These effect the World’s ability to feed itself effecting food security

- Rainfall = multiple record breaking rainfall events in the UK and globally in 2023 have been
caused as a result of climate change. In May 2023 areas of Italy experience 6 months of
rainfall dropping in just 36 hours. This is very pertinent in Buckinghamshire — as a result of
the unusually severe rainstorms locally last autumn and winter additional damage was
caused to roads requiring more than £7 million additional spend on pothole repairs —
around 10% of the council’s reserve was spent on this. It is clearly projected that all
weather including rainstorms will become more severe (such as the mentioned storm in
Italy) with the result that further additional and increasing budget will need to be found in
the future which will quite possibly put at risk the financial stability of Buckinghamshire
Council.

These recent reports and extreme weather events are all more recent than the Wycombe Plan and
the latest changes to NPPF both of which already required planning applications in Wycombe and
nationally to mitigate and adapt to climate change. These material considerations simply illustrate



how this is even more important and critical for the safe continuation of life locally to mitigate
climate change in all developments. The NPPF is very clear that “The purpose of the planning
system is to contribute to the achievement of sustainable development. At a very high level, the
objective of sustainable development can be summarised as meeting the needs of the present

without compromising the ability of future generations to meet their own needs” in light of all

the scientific evidence and recent physical evidence this is even more critical now and puts
planners and applicants under legal and moral obligations to do everything possible to take action
on climate change adaptation and mitigation in all current plans and developments.

The Development Brief
“6.3. Climate change

Refer to the criteria in Policy CP12, DM18 and DM33 which will be used to assess any scheme.
Ensure the site layout and the design of dwellings mitigates climate change.

For example,

e maximising the potential heating effect of the sun in winter through site layout, building
design and orientation.

¢ use of passive house design principles

e incorporating low carbon energy and heat including the use of renewables such as heat pumps
and photo voltaic cells

e incorporating high levels of insulation
¢ use of low carbon or zero carbon building materials “

This section of the Development Brief is very clear. It is necessary to “ensure” that “the site layout
and the design of dwellings mitigates climate change”.

The applicant has hardly changed the general layout of housing on the site since the first
application and has completely ignored this section of the Development Brief. The most effective
way to ensure this is taken seriously in the future is to reject the application until the applicant
decides to comply with this requirement.

NPPF Guidance

The Local Planning Authority must refuse this application in the first instance and then
subsequently impose on a new application mandatory S106 requirements as set out below on the
basis of section 6.3 of the Development Brief is in accordance with these overriding requirements
of the NPPF (indented below) which the applicant would prefer to simply ignore:

7. The purpose of the planning system is to contribute to the achievement of sustainable
development. At a very high level, the objective of sustainable development can be summarised
as meeting the needs of the present without compromising the ability of future generations to
meet their own needs At a similarly high level, members of the United Nations —including the

United Kingdom — have agreed to pursue the 17 Global Goals for Sustainable Development in the

period to 2030. These address social progress, economic well-being and environmental protection



[Comment - The relevant SDGs for this development are: 3. Good Health and Wellbeing; 7.
Affordable and Clean Energy; 13. Climate Change; 11 Sustainable Cities and Communities. All these
SDGs as incorporated into the NPPF would require developers to act in all cases to mitigate and
adapt to climate change, to reduce embedded and ongoing emissions from their buildings and to
incorporate the maximum level of insulation and renewable technologies. There is also a very
clear requirement to ensure that their buildings do not become death traps in the coming decades
as climate change hits harder and harder — development plans must orientate and plan for shading
in dangerous heat and maximise the effect from heat and light from the sun in colder periods.]

8. Achieving sustainable development means that the planning system has three overarching
objectives, which are interdependent and need to be pursued in mutually supportive ways (so that
opportunities can be taken to secure net gains across each of the different objectives):

a) an economic objective —

b) a social objective — to support strong, vibrant and healthy communities, by ensuring that a

sufficient number and range of homes can be provided to meet the needs of present and future

generations; and by fostering well-designed, beautiful and safe places, with accessible services

and open spaces that reflect current and future needs and support communities’ health, social

and cultural well-being;

and c) an environmental objective — to protect and enhance our natural, built and historic

environment; including making effective use of land, improving biodiversity, using natural

resources prudently, minimising waste and pollution, and mitigating and adapting to climate

change, including moving to a low carbon economy.

[Comment 1 - unsurprisingly the applicant has supplied ample evidence of how they fulfil the
economic objective of 8a). There is also the very clear economic objective of the applicant making
as much money as possible by cutting as many corners as it can. The planning department of
Buckinghamshire Council must balance the applicant’s drive to maximise their profits with a strong
defence of the other two equally important objectives of the planning system]

[Comment 2 - it is important to note that 8c) this was specifically strengthened in the most recent

version of the NPPF. Originally the obligation on a developer was only to ‘contribute’ to protecting
us —now the developer is called on to actually ‘protect’ us — no ifs and buts but a real obligation to
protect. In order to ‘protect’ the developer has to ‘include’ making effective use of land, helping

to improve biodiversity, using natural resources prudently, minimising waste and pollution, and

mitigating and adapting to climate change, including moving to a low carbon economy.]

11a. all plans should promote a sustainable pattern of development that seeks to: meet the
development needs of their area; align growth and infrastructure; improve the environment;

mitigate climate change (including by making effective use of land in urban areas) and adapt to

its effects;

[Comment - This section 11a again was specifically strengthened and improved from the version in
2019 which rather weakly stated “plans should positively seek opportunities to meet the
development needs of their area, and be sufficiently flexible to adapt to rapid change”. Now this
section of the NPPF that ALL plans SHOULD mitigate climate change and adapt to its effects. The



applicant has totally ignored this requirement as well as section 6.3 of the Development Brief and
must now be required to update their plans and their submission to take this into full account as
suggested in the S106 requirements above]

131. Trees make an important contribution to the character and quality of urban environments,
and can also help mitigate and adapt to climate change. Planning policies and decisions should
ensure that new streets are tree-lined, that opportunities are taken to incorporate trees
elsewhere in developments (such as parks and community orchards), that appropriate measures
are in place to secure the long-term maintenance of newly-planted trees, and that existing trees
are retained wherever possible.

[Comment — The applicant callously destroyed one of the orchards on the site as soon as it
became public that the Neighbourhood Plan and the Development Brief were going to protect
both orchards. The action was taken on a weekend when no council staff would have been
available to grant urgent TPOs or take any other protective action. The applicant must now be
made to show how the new tree planting on site mitigates and adapts to climate change as
required in the NPPF. No longer is it enough to talk about amenity value and how nice looking
trees are. The NPPF requires that trees must be saved and also proactively planted to help protect
people from the effects of climate change (searing heat in urban street environments, drought,
flood etc). The applicant must be forced to improve the submitted plan to show how the

incorporated trees help to mitigate and adapt to climate change.]

[Planning officer comment: This comment relates to land within the Tralee Farm site which is not
part of this application. The Tralee Farm site has been sold to a different housebuilding company
since the trees were removed. The Council has no evidence to suggest that the current applicant

had any role in the removal of trees from the northwest orchard at that site.]

134 (new in 2021). Development that is not well designed should be refused, especially where it
fails to reflect local design policies and government guidance on design.... Conversely, significant
weight should be given to: a) development which reflects local design policies and government
guidance on design, taking into account any local design guidance and supplementary planning
documents ... and/or b) outstanding or innovative designs which promote high levels of
sustainability...

[Comment — the applicants current bog standard building design and basic positioning plan for
buildings is totally inadequate to reflect guidance on sustainable design and the requirements in
$6.3 of the Development Brief]

14. Meeting the challenge of climate change, flooding...

152. The planning system should support the transition to a low carbon future in a changing
climate, taking full account of flood risk ... It should help to: shape places in ways that contribute
to radical reductions in greenhouse gas emissions, minimise vulnerability and improve resilience;
encourage the reuse of existing resources, including the conversion of existing buildings; and
support renewable and low carbon energy and associated infrastructure.

[Comment —the current application totally and utterly fails with regard to this requirement of the
NPPF. There are NO ways in which this application contributes to RADICAL reduction in GHGs.



There is nothing at all in relation to the orientation or design of the buildings, the placement of
trees or the spatial planning of the streets that in any minimises vulnerability and improves
resilience. On the contrary the complete lack of regard for the safety and comfort of the humans
inhabiting these buildings in the future during decades where the temperatures rise on path
predicted by scientists is appalling to behold. The local planning authority must refuse this
development until it reaches the basic standards required by the NPPF and section 6.3 of the
Development Brief].

Planning for climate change

153. Plans should take a proactive approach to mitigating and adapting to climate change, taking

into account the long-term implications for flood risk, coastal change, water supply, biodiversity
and landscapes, and the risk of overheating from rising temperatures.

[Comment: this application DOES NOT take a proactive approach to mitigating and adapting to
climate change and makes no effort AT ALL to mitigate the risk of overheating from rising
temperatures even when being specifically directed by Section 6.3 of the Development Brief. If the
applicant will not incorporate serious steps into the plans to mitigate and adapt to climate change
bearing in mind the likely vast increases in temperature coming then the application must not be
approved]

53. Policies should support appropriate measures to ensure the future resilience of communities
and infrastructure to climate change impacts, such as providing space for physical protection
measures, or making provision for the possible future relocation of vulnerable development and
infrastructure.

[Comment: Section 6.3 of the Development Brief which was said to be essential in the Wycombe
Plan actually requires measures ‘to ensure the future resilience of communities ... to climate
change but this has been ignored by the developers. This application must be rejected until it
complies with the Development Brief, Wycombe Plan and NPPF]

154. New development should be planned for in ways that: a) avoid increased vulnerability to the

range of impacts arising from climate change. When new development is brought forward in areas

which are vulnerable, care should be taken to ensure that risks can be managed through suitable
adaptation measures, including through the planning of green infrastructure; and

[Comment: this development as required in the Development Brief and this section of the NPPF
should ‘avoid increased vulnerability to the range of impacts (i.e. heatwaves/overheating,
floods/biblical rainstorms, extreme cold snaps) arising from climate change... including through
the planning of green infrastructure’ — this has not even been considered by the applicant which
shows a complete disregard for trees and canopy cover beyond a one line suggestion that the
S106 agreement should require the 25% canopy cover after 25 years as required under the
Wycombe Plan.]

b) can help to reduce greenhouse gas emissions, such as through its location, orientation and

design. Any local requirements for the sustainability of buildings should reflect the Government’s
policy for national technical standards.



[Nothing in this application helps to reduce GHG emissions ‘through its location, orientation and
design’ even though this is also required under the S6.3 of the Development Brief. In this regard
the developer has shown a callous disregard for the local plan and development brief derived from
it. The application does not show the council out how this development is reducing GHGs and thus
must be dismissed]

155. To help increase the use and supply of renewable and low carbon energy and heat, plans
should:

a) provide a positive strategy for energy from these sources, that maximises the potential for
suitable development, while ensuring that adverse impacts are addressed satisfactorily (including
cumulative landscape and visual impacts);

b) consider identifying suitable areas for renewable and low carbon energy sources, and
supporting infrastructure, where this would help secure their development; and In line with the
objectives and provisions of the Climate Change Act 2008.

c) identify opportunities for development to draw its energy supply from decentralised,
renewable or low carbon energy supply systems and for collocating potential heat customers and
suppliers.

[Comment: this plan currently does nothing to increase use and supply of renewable low carbon
energy and heat. In order to ‘increase’ such supply the development would need to generate more
energy and heat than is uses otherwise it is clearly ‘decreasing’ local supply of energy and heat.
There are no indications that the applicant will do this and accordingly the application must be
rejected]

157. In determining planning applications, local planning authorities should expect new
development to:

a) comply with any development plan policies on local requirements for decentralised energy
supply unless it can be demonstrated by the applicant, having regard to the type of development
involved and its design, that this is not feasible or viable; and

b) take account of landform, layout, building orientation, massing and landscaping to minimise

energy consumption.

[Comment: as clearly stated above from the NPPF and in the Development Brief the LPA should
“expect new developments to take account of landform, layout, building orientation, massing and
landscaping to minimise energy consumption”. S6.3 of the Development Brief goes even further
by helpfully suggesting the developers should do this by ensuring “the site layout and the design
of dwellings mitigates climate change [by] maximising the potential heating effect of the sun in
winter through site layout, building design and orientation”. How this can more plainly be stated |
do not know? This application must be rejected until the developer takes this obligation seriously]

158. When determining planning applications for renewable and low carbon development, local
planning authorities should:



a) not require applicants to demonstrate the overall need for renewable or low carbon energy,
and recognise that even small-scale projects provide a valuable contribution to cutting greenhouse
gas emissions; and ...

[Comment: here the NPPF is clearly showing the government and the planning system’s positive
discrimination towards ‘low carbon development’. This emphasises that low carbon developments
(also those that incorporate lots of renewables should be seen as the norm in new world where
the climate has become less benign. The council’s planning department must stand firm on the
need for this application to fully mitigate and adapt to climate change.]

Conclusion

There is absolutely no conceivable way in which the LPA can approve this application which so
clearly breaches and ignores the requirements of the Development Brief and thus and the
Wycombe Plan and multiple very plan English sections of the NPPF.

The council planning department needs to take into account the NPPF, particularly the recent
updates related to climate mitigation, the UN Sustainable Development Goals (now incorporated
into the NPPF through the most recent amendments)

As Buckinghamshire Council’s planning department in the past has shown itself to be positively in
favour of this development and overly pre-disposed to complying with the requests of the
developers such a courageous recommendation to reject based on this not expected and in which
case Buckinghamshire Council must, as a minimum, make the following very clear demands in the
S106 conditions:

A) No development must take place until a new site layout is submitted showing how the
orientation and spatial placement of the dwellings on the site has been specifically planned
to ensure that ongoing carbon emissions from the development are at an absolute
minimum and approved in writing by the local planning authority. This new layout will
include placement of the buildings on the site to ensure the maximum use of natural light
and sunshine in winter months in order to minimise building energy use and also the
maximum shading and protection from sunlight for the buildings in the summer months
particularly taking into account the likely rapid increase in extreme temperatures in the
coming years and decades.

B) No development must take place until a clear statement of building design is issued
guaranteeing that all buildings on the site will comply with Passivhaus or equivalent
standards and approved in writing by the local authority. This statement will prove how all
buildings on the site have additionally been designed to ensure the maximum use of
natural light and sunshine in winter months in order to minimise building energy use in the
winter in order to reduce carbon emissions and to provide the maximum shading and
protection from sunlight in the summer months particularly taking into account the likely
rapid increase in extreme temperatures in the coming years and decades. This statement
will also make it clear that the insulation levels committed to for each building on the site
will be of the highest possible level of effectiveness and provide evidence of how the
proposed insulation will protect occupants of the dwellings through periods of extreme



temperatures and will ensure energy use in the colder months will be at an absolute
minimum.

C) No development must take place until a comprehensive commitment is made to ensure
the site a whole and all buildings on it incorporate low carbon energy and heat resources
to the maximum extent possible and approved in writing by the local planning authority.
This commitment will include the use of renewables such as heat pumps and photo
voltaic cells (and possibly wind turbines) and may include the incorporation of area wide
local energy of heating schemes (which could serve a wider area as suggested in
Wycombe Plan 6.145).

D) No development must take place until a comprehensive commitment has made and
explained to ensure the buildings on the site are built with low or zero carbon building
materials and approved in writing by the local planning authority. This commitment will
guarantee that the embedded carbon emissions from development of the site will be at
the minimum level possible and will evidence how the applicant is seeking to utilise all
currently available products and technologies.

E) No development must take place until the applicant supplies the council with evidence that
the building on the site will not need to be refitted, upgraded, retrofitted or in another way
altered in order to be as safe as possible for occupants in a World that has warmed to 1.5C
or 2C and how the construction of them minimises all carbon emissions and pollution in
order to comply with the Paria Accord and such evidence is approved in writing by the local
planning authority.

Clir Catherine Oliver — January 2022

If the planning team are minded to approve this application please ensure it goes before the
Strategic Site Committee.

It would be a great plan if the meeting is held locally within the West Area planning area.

The main reason for the call in is on the basis of prematurity, in advance of the supplementary
planning document covering the whole of HWS.

Cllr Catherine Oliver — February 2022

In the event that this application is recommended for approval | would like to call this into the
Strategic Sites committee. It should be considered with all the other applications that make up
HWS8. Additionally, the Strategic Site Committee meeting should be held in the Council Chamber,
in High Wycombe so that it easier for local residents to attend.

Whilst | understand that the principal for residential development has been agreed, there several
issues in respect of this planning application.

1. Prematurity - as per 5.1.67 HW8 should be planned as a whole and not through separate
applications, therefore on this basis | object to this application on the grounds being premature.



2. Place-making - this is a huge issue not least for the fact the Inland Homes don't seem to have
grasped the fact that these homes will be part of Hazlemere and not part of Homer Green. It is
important that this development does not fall into the trap of being neither part of Hazlemere or
Holmer Green and | fear this is where it will end up, to the detriment of its future residents.
Therefore, until a comprehensive approach is made for the whole site, | object to this application
as it fails to achieve this important point. It is not for the developers to tell us which village this
development should be in.

3. Sense of separation between Hazlemere and Holmer Green - this plan totally fails to achieve this
objective in anyway.

4. Parking - although technically within Buckinghamshire Council parking guidance the number of
spaces if far too low. The guidance states that visitor spaces should be 20% of the number
required for the site. Therefore, | suggest that situation is corrected. This is allowed to happen
because on the number of unallocated spaces which equals a reduced number. This will lead to
disputes between neighbours going forward and lead to inappropriate parking both on and off the
development. We must learn lessons from other developments.

5. Transport - As this site has not had the benefit of a development brief | believe there are issues.
I am concerned about the visibility splays on exiting to Wycombe Road, especially as often there
are cars parked on that side of the road. | don't like these shared surfaces within the development
as | think it causes for all road users. It also means that the roads are somewhat narrower as there
is no need to provide a pavement which gives a sense of an overbearing street scene. Much of the
data being relied on here is very out of date (2015) and does not take account of the 2 other
developments of HW7 (Terriers Farm) and HW10 (Highbury Works). More up to date data is
required to model the change in habits of drivers in and around Hazlemere and High Wycombe.

6. Green space - the orchard situated in the NE corner of the site is to be retained but it needs to
be protected, managed, and improved. It could be great source of improving the biodiversity of
the site. It also needs to clear as to how this space will managed going forward.

7. Flooding - as there is much flooding in Hazlemere - both at Cosy Corner and on the A404 at the
junction with Eastern Dene - it is really important that we are 100% sure that the flood risks are
not just mitigated but ensure they just don't happen.

8. Boundary treatments with existing dwellings - it is important that boundary treatments with
existing dwellings must not be allowed to be changed and should be mature from the start.
Therefore, there must be TPO on all trees within the site and restrict the ability for residents of the
development to remove hedgerows.

9. Infrastructure - although not a planning consideration, the area is suffering with insufficient
school places, doctor surgeries, and other gaps in local services and these need to addressed. This
is an impossible task with the piecemeal approach that is evident currently.

10. Water pressure - there is real concern within the local area about the stresses on the water
supply system as residents are already suffering with low water pressure.

11. Loss of biodiversity - moving a green belt site into development will result in loss of
biodiversity unless plans are put in place to prevent this. The developer should be working with



ecologists etc to avoid this situation. It has been done on other sites, so we know it is possible
rather than paying money to the Council. Where does this money go?

Parish/Town Council Comments

Hazlemere Parish Council — September 2023 Comments

HPC stands by its comments dated 17™ March 2023. However, in light of the recent amendments,
HPC wishes to add the following comments:

In dismissing the appeal ref APP/K0425/W/21/3272284 relating to application 20/07610/FUL re
plans to develop Orchard House, Amersham Road the Inspector appointed by the Secretary of
State commented:

“23: The proposed development would be a priority junction on Amersham Road. This would entail
traffic leaving the site having to wait for a gap in the traffic. Inevitably frustration would be likely
to lead to the potential of a vehicle using inadequate gaps into the traffic flow.

24: | therefore find that the access would lead to potential collisions through frustration and
inevitable risks being taken to use inadequate gaps in the traffic as well as the risk from stationary
vehicles waiting to turn. The County Council estimate that each dwelling would generate 4-6
vehicles per day, which was not disputed by the appellant. This traffic generation on an everyday
basis would be significant leading to the likelihood of accidents.

25: Policy DM33 requires safe access to a site. Similarly, paragraph 110 requires safe and suitable
access. Paragraph 111 of the Framework states development should only be prevented or refused
on highways grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe. The proposal would lead to an
unacceptable impact on highway safety and the proposal would be in conflict with the above”

It remains the view of HPC that the proposed access/exit onto the A404 Amersham Road, so close
to the brow of the hill (Inkerman Hill) after the S-bend incline, will, despite the developers
suggestion of the removal of “trees and other foliage along the site frontage”, remain a blind
junction to traffic approaching from both southern and northerly directions.

We would ask the planning and highways officers (in addition to desktop study and site visit) to
take a drive along the A404 approaching the proposed junction from both directions to also

appreciate the effect of the dip in the road near Gravelly Way which also would restrict vision of
traffic entering or leaving the development site.

It is also our view, as local residents, that people are more likely to use their car for shopping (at
Park Parade and/or Hazlemere Crossroads and/or in Holmer Green) than they are to walk or use
the proposed cycle route, given the gradient on Inkerman Hill.

Amended EV Chargers Plan - Whilst HPC welcomes the AMENDED EV CHARGERS PLAN, it does not
go far enough and does not meet the requirements of HPC NP POLICY HAZNP4: Promoting



Sustainable Transport D. All development schemes will be required to provide access to EV
charging for all parking spaces.

Amended Presentation Planning Layout - A large proportion of the dwellings are east west
oriented and therefore do not meet the requirements of HPC NP POLICY HAZNP3: Delivering Zero
Carbon Buildings: A. All development should be ‘zero carbon ready by design’ to minimise the
amount of energy needed to heat and cool buildings through landform, layout, building
orientation, massing, and landscaping.

Amended Tenure Layout - This shows Affordable housing clustered mainly on the edges of the
development site. This grouping of dwellings does not engender tenure neutrality.

Amended Material and Character Layout / Amended Street Scene 10 03, 11, 12, 13, 14, 15, 16, 17,
18, 19, 20 - Despite previous comments on the out of local character use of weatherboards, HPC is
disappointed to see the extensive use of Black and Dark Grey weatherboards throughout the site.

Whole Life-Cycle Carbon Statement - It is disappointing to see the Whole Life-Cycle Carbon
Statement as an off the shelf amended copy of the document submitted as part of 23/05440/0UT
Tralee Farm 20 Wycombe Road Holmer Green Buckinghamshire HP15 6RY. Disappointingly, this
document makes no mention of HPC NP POLICY HAZNP3: Delivering Zero Carbon Buildings and
therefore can be considered as non-compliant with this important local policy.

DESIGN & ACCESS STATEMENT ADDENDUM JULY 2023: “Gardens extended and Management
Company “canopy zones” removed throughout - trees in these gardens to be protected by
covenant to maintain the development’s overall canopy cover” HPC is concerned that any
covenant will only come into force once a property is being resold to the open market. The trees
in question could have been removed years previously. This strategy does not protect the level of
canopy cover.

Linear apartments internals, roofscape & detailing. The design of these buildings — particularly the
three storey flats roofs - is out of character with Hazlemere and in HPC opinion, not suitable for
this semi-rural location. These types of buildings are more suitable for urban not village locations.

Amended Energy Strategy and Sustainability Statement May 2023 - It is disappointing to note that
the AMENDED ENERGY STRATEGY AND SUSTAINABILITY STATEMENT MAY 2023 does not refer to
the policies in the HPC NP, particularly POLICY HAZNP3: Delivering Zero Carbon Buildings:

8.2 The development will provide access to EV charging points for all units. This does not go as far
as the requirement in POLICY HAZNP4: Promoting Sustainable Transport: D.  All development
schemes will be required to provide access to EV charging for all parking spaces.

Amended Planning Statement — Appendix B- Neighbourhood Plan Compliance Table - “Houses on
this site are not designed to achieve Passivhaus standard.” This does not comply with POLICY
HAZNP3: Delivering Zero Carbon Buildings B. New and refurbished buildings (except householder
applications) that are certified to a Passivhaus or equivalent standard with a space heating
demand of less than 15KWh/m2/year are supported.

HPC is encouraged to see that the developer has indicated that “1 Car Club space will be provided
on site” in accordance with POLICY HAZNP4: Promoting Sustainable Transport - D. All development



schemes will be required to provide access to EV charging for all parking spaces. However, one
space whilst meeting the policy does not seem adequate for a development of 259 dwellings!

HAZNPS5 Planning for Sustainable Development at Amersham Road/Tralee Farm. This application
is premature and presumptive as the decision of the proposed modifications to HAZNP5 has not
been published (deadline 30t" August).

Hazlemere Parish Council — March 2023 Comments

Hazlemere Parish Council has examined the new documents submitted under this planning
application, held a meeting to which residents were invited to voice their opinions, and compared
the latest proposals with its impending Neighbourhood Plan and also against its previous summary
of our conclusions from January 2022 which are on the Public Access portal. We continue to
summarise under the 4 key requirements of the adopted Local Plan Policy HWS, even though we
believe that policy HW8 is flawed and incapable of being implemented in the way it may have
been intended.

We are disappointed that so many of our original comments have not been addressed in this latest
application. The need for comprehensive development with other HW8 sites has not been
addressed. We also note the comments from the Integrated Care Board on NHS provision and
from Bucks Archaeology on the need for geophysical and trial trench investigation, both of which
we endorse.

1. Place-making

a) Maintain a sense of separation between Hazlemere and Holmer Green

and

c) Provide a comprehensive development of the site within Wycombe District

Our comments will be made on the separate application for the Tralee Farm site, but we retain
doubts as to whether the two adjoining developments can ever maintain that sense of separation
given that all the land to be built on is within the parish of Hazlemere.

We would refer Officers to Plan E and paragraphs 5.43 and 5.62 of the Hazlemere Neighbourhood
Plan for Hazlemere Parish Council’s interpretation of sense of separation.

This ‘Bellway’ site remains stuck out on its own, well away from the centre of Hazlemere with no
edge of settlement close shopping areas or other services or amenities that won’t require a car, a
long walk or cycle, or a very steep walk alongside the busy A404, which will be totally impractical
for many people and certainly those with a disability. This will be a particular problem for the
lower-income residents attracted to the site’s ‘affordable’ housing.

Design Issues

The layout proposed is not characteristic of either Hazlemere or Holmer Green with its grid-based
layout whereas both villages have more imaginative non-linear street designs that are sensitive to
the topography and achieve a real sense of place.



A particular concern is the design of the apartments, which appear completely out of step with the
existing apartment blocks already in Hazlemere. There are very few of these in Hazlemere so far,
and those that exist are partly rendered in white. While we note that planning officers have
requested a more contemporary design for these, the plain brick and black facades will be very
visually dominating, and made more so that they are deployed in rows. The developers claim that
properties will be ‘tenure-blind’ but we fail to see how this can be the case when virtually all the
affordable housing is in these apartment blocks! We also have concerns that their typical end
elevation will be very dominating and out of keeping when viewed from Badger Way or across
from the centre of Hazlemere.

In their Design and Access Statement, Bellway are still showing (pg 15) characteristics ‘edge of
settlement’ buildings that are in Penn Street, (3 miles away from Penn Road in Hazlemere) and in
another separate village. Apart from a limited number of heritage, agricultural properties, black
boarding is not representative of the housing in Hazlemere.

Many of the housing designs continue to show non-enclosed front porches when our experience
tells us that many of these end up being replaced by enclosed porches, which also improve
insulation, thereby lowering heating costs, reducing carbon emissions and reducing levels of fuel
poverty. We would ask for the designs to be reconsidered to provide enclosed porches, or
development rights removed.

To improve accessibility, dropped kerbs should be built into the street scene. The shared spaces in
this development, endangering pedestrians and the likelihood of cars being parked across
pavements because of the narrow streets and the inadequate parking spaces provided are matters
of concern.

2. Transport

a) provide access from the A404

b) provide walk/cycle access through Tralee Farm onto Wycombe Road

c) Improve access to existing bus routes

d) Provide or contribute to off-site highway improvements as required by the Highway Authority

One of Hazlemere Parish Council’s main concerns remains the road access onto the A404. The
latest revision moves the access road by up to 30 metres but it would appear to still be within 100
metres of the brow of the steep hill (Inkerman Hill). For vehicles which have accelerated up that
hill to the 40 mph speed limit, that additional 30 metres only allows 1.67 extra seconds of time for
visibility, for cars etc leaving the site, at a point where the through traffic will already be
anticipating the next increase in limit to 50 mph. Many already feel that these speed limits are
regularly disrespected.

Cars exiting the site and turning right to connect to Hazlemere, will not have full visibility of
approaching traffic which they have to cross, whilst also navigating through the intended right
turn refuge area, and then joining the fast moving flow of traffic coming from Amersham. As
anybody turning in or out of Earl Howe Road or Gravelly Way will know, the traffic from



Amersham is approaching from a long straight stretch with a 50 mph limit, where it is difficult to
judge distances and speeds, not helped by a slight dip in the road near Gravelly Way.

This is supported by residents whose homes are accessed from this stretch of the A404 between
Inkerman Hill and Earl Howe Road, some of who choose only to turn left and take a long detour.
Having to wait to enter or exit the development in peak times will mean cars will be queuing for a
considerable time increasing pollution, causing carbon emissions and reduced air quality, and
risking safety on the A404.

A better solution might be to use the proposed emergency access road as the main access and/or
to install a roundabout/longabout at the junction of the A404 and Gravelly Way.

But we also note this comment from Buckinghamshire Council Highways Development
Management (in November 2021):

“The A404 in Buckinghamshire is designated as a Strategic Inter-Urban Route, the primary goal of
which is to support the efficient movement of motor traffic, including freight distribution. As such,
the Highway Authority attempts to protect such routes from the creation if new accesses onto it
to ensure that the road is able to efficiently carry out its primary role, which is to carry traffic
between the urban areas of Amersham and High Wycombe, and the M40 motorway”

There are no existing bus routes on this part of the A404, and the existing bus stops in Hazlemere
and Holmer Green are all more than 600m away as the crow flies. This will increase the likelihood
that most people will drive to shops, schools and other facilities. The proposed footway will be on
a steep hill and bend, making it unlikely that an appropriate site can be found for a bus stop.

Access to existing bus route in Wycombe Road can only be achieved through a comprehensive
plan and development with the Tralee Farm portion of the HW8 site and we would ask through
condition that this access to bus routes be created if the Bellway site is built first. We would draw
the Officer’s attention to Policy HAZNP5 clause B7 (added by the Independent Examiner at
Regulation 16 consultation stage): To make provision, where justified, for on-site and off-site
improvements in relation to bus services

It remains a major concern for us that this development will have a material impact on local trip
generation and that the estimated vehicle movements are likely to be inaccurate and too low. The
Council again requests that a more indicative and up to date report is prepared before this
application is determined, to take into account the impact on Hazlemere Crossroads, as required
by the Local Plan (para 5.1.70). This also needs to reflect the likely impact once the HW7 site is
also developed, taking into account extra movements at school start/end times, arising from
nearly 1000 extra homes allocated for development in Hazlemere.

Our Neighbourhood Plan seeks to facilitate pedestrian and possible cycle connections through to
Badger Way and the adjacent play area without ransom but the proposal does not allow this
‘community joining’ layout. We would draw the Officer’s attention to Policy HAZNP5 clause B3 in
respect of neighbourhood permeability.

It is unclear as to whether Planning Application 21/08660/FUL for the new site access and new
footway remains current or it this has now been enveloped into this application, by accident or



design. Application 21/08660 does not align with the main Bellway application and should be
withdrawn and resubmitted if necessary.

Other transport considerations

Parking provision remains a major issue in Hazlemere, and the proposed parking allocation gives

little margin over the minimum allocated allowance. Garages are likely to be too small to
accommodate the larger vehicles of today and be more likely to be used for storage of bicycles
and other items. Again no provision has been made for the car club spaces required by Hazlemere
Neighbourhood Plan Policy HAZNP4 C.

It is intended that each dwelling will benefit from provision of an electric vehicle charging point
but no mention is made of such provision for all parking spaces, as required by Hazlemere
Neighbourhood Plan Policy HAZNP4 D.

Pedestrian safety remains a concern with the narrowing of road widths leaving less room for the

manoeuvrability of the many delivery vehicles seen in our area in recent times. In addition, the
proposed pathway through the south-western woodland raises questions about safety, as it is not
overlooked.

We endorse residents concerns about the dangers of construction traffic entering and leaving the
site via the A404 and the related mud risks on the road. The construction plan seems to suggest
traffic coming from the M40 via the Penn Road which again will be unwelcome and inappropriate.

3. Green Infrastructure/Environment

Whilst some requirements of Policy HW8 have been achieved with the latest plans we have a
number of other concerns which fall under this heading as these will not comply with the
Hazlemere Neighbourhood Plan POLICY HAZNP3: Delivering Zero Carbon Buildings, given that in
2019 we declared a climate emergency and committed to action to address this.

It is proposed that the properties will used combi boilers and gas fired heating whereas we would
wish for all new development to be zero carbon ready by design to minimise the amount of energy
need to heat and cool buildings through landform, layout, building orientation, massing and
landscaping.

We would support new buildings being certified to a Passivhaus or equivalent standard with a
space heating demand of less than 15KWH/m2/year. If this is not proposed then we would wish
the applicant to demonstrate that each building has been tested to ensure there will be no energy
performance gap, using a Post Occupation Evaluation Report.

The application should be accompanied by a Whole-Life -Cycle Carbon Emission Assessment.

4. Educational Impact

The latest planning Statement (pg 25) makes no new mention in this area other than repeating
that “contributions to primary school places will be covered by CIL”. We are not aware of any
excess capacity at local primary or secondary schools and are also concerned by the extra
environmental impact of pupils being driven to other schools off-site.



In general the Primary school catchment area will be in Holmer Green and even beyond, which will
result in an even more confused sense of placing for these Hazlemere resident families.

SUMMARY
Hazlemere Parish Council strongly objects to this application on the grounds that it is:
- Premature, with our Neighbourhood Plan nearly ready

- Inconsistent with the development brief, particularly in its lack of comprehensiveness and
complete ignorance of climate change policies

- Not taking into account any of our previous comments, especially on access onto the A404

Little Missenden Parish Council

Object to the proposed development on the following grounds:
1. Overdevelopment

2. Unsuitable access to the development

3. Detrimental impact on the environment

4. Loss of green space

5. Loss of separation between Holmer Green and Hazlemere

6. Complete lack of infrastructure

7. Please refer to the Inspector's report regarding Transport and Separation on application number
20/07610/FUL, APP/K0425/W/21/3272284 for the erection of 8 dwellings along the Amersham
Road (a couple of quotes included below):

"18. Policy HWS requires a sense of separation between Hazlemere and Holmer Green, which
would not be achieved by the line of new houses. Similarly, policy DM34 requires a 25% [green]
canopy, which would not be provided and Policy DM11 of the Adopted Delivery and Site Allocations
Plan (DSAP) requires all development to contribute to improvements to the Green Infrastructure
network. The proposal would be contrary to the above policies. ...

23. The proposed development would be a priority junction on Amersham Road. This would entail
traffic leaving the site having to wait for a gap in the traffic. Inevitably frustration would be likely
to lead to the potential of a vehicle using inadequate gaps into the traffic flow. Similarly, cars
seeking to enter the site from the east (Amersham) direction would be likely to frequently have to
wait in the centre of the carriageway for a gap in the incoming traffic. Such a position in the centre
of busy traffic would be vulnerable to collision and equally judgment would be critical whether a
gap would be adequate.

24. | therefore find that the access would lead to potential collisions through frustration and
inevitable risks being taken to use inadequate gaps in the traffic as well as the risk from stationary
vehicles waiting to turn. The County Council estimate that each dwelling would generate 4-6



vehicles per day, which was not disputed by the appellant. This traffic generation on an everyday
basis would be significant, leading to the likelihood of accidents."

Penn Parish Council

No comments received.

Consultation Responses

Affinity Water

No comments received.

Arboricultural Officer
No objections subject to conditions to address the following matters:

- Development to take place in accordance with the submitted arboricultural method statement
(AMS) and tree protection plan

- A detailed layout of drainage, utilities and any other services which have been designed so as to
avoid conflict with retained trees,

- Detailed tree planting specification to meet the 25% minimum canopy coverage requirement and
associated tree maintenance plan

- Details of the proposed walkway through the protected woodland to demonstrate minimum tree
disturbance.

- Design details for the cycleway to demonstrate how they will not be disturbed and a system in
place where they can still receive water and air

Archaeology Officer

Following our letter dated 24th April, where we recommended that a mitigation strategy for the
appropriate excavation of any archaeological remains which warrant further investigation may be
required, we have now received the archaeological fieldwork report. The archaeological
evaluation, carried out by Cotswold Archaeology, identified limited remains of archaeological
interest, and we have agreed with the archaeological contractor and consultant that no further
archaeological works are required at this site in advance of development. We therefore redact
our recommendation of April 24th for an archaeological condition on this planning application.

Chilterns Conservation Board (December 2021)

Thank you for consulting the Chilterns Conservation Board (CCB). This site is located within the
setting of the AONB. The Chilterns AONB is located to the south/south -east of the application site.



The NPPF 2021 recognises for the first time in national planning policy that the setting of an AONB
is material and states that, 'The scale and extent of development within all these designated areas
should be limited, while development within their setting should be sensitively located and
designed to avoid or minimise adverse impacts on the designated areas'.

The duty of regard in the CROW Act section 85 states that, 'In exercising or performing any
functions in relation to, or so as to affect, land in an area of outstanding natural beauty, a relevant
authority shall have regard to the purpose of conserving and enhancing the natural beauty of the
area of outstanding natural beauty'.

We are especially interested in the ecological connectivity of this site, into the AONB. Looking at
the allocation of this land in Wycombe Local Plan Policy HWS, a strong case exists for the
promotion of ecological connectivity and the supporting text at 5.1.72 'The site benefits from
important natural features including an orchard and woodland area. Green infrastructure links can
be enhanced by linking the orchard to the woodland area off Badger Way along the shallow valley
through the site', and at 5.1.73 'The existing field boundaries within the allocation have the
potential to provide a structure to development of the site. The field boundaries should only be
removed where an effective layout cannot otherwise be achieved'.

We noted in the submitted plans and in the supporting planning statement the removal of the
central hedgerow (a notable feature and one denoted in the Local Plan indicative plan), the
reduced provision of strategic open space and the payment towards off site biodiversity net gain
(5.110 of the supporting statement).

Looking towards the wider ecological connectivity of the site, including the adjoining AONB on one
side and the Local Plan supported new orchard provision to the other, then we support a strong
corridor of ecological connectivity.

CCB previously commented on application 18/07194/0UT. We promoted 'due process' to allow
the Local Plan to run its course ahead of any determination. In our Local Plan representations
(repeated below) we promoted ecological connectivity, based around the retention and
enhancement of historic orchards and wider ecological links.

The current proposal would benefit from maintenance of the centrally located hedgerow and its
incorporation, as a valued feature, into a corridor for ecological migration between the northern
and southern sections of this site. The proposed layout is very urban in its form and needs to
respond, more distinctively, to its existing landscape context and sensitivity.

CCB is especially interested in how this application responds to HWS8 at policy (3)

3. Green Infrastructure/Environment

a) Provide access to and retain the existing orchard within the north east of the site;

b) Provide protection and future management for the orchard;

¢) Retain the woodland in the south west corner of the site at Badger Way;

d) Provide a Green Infrastructure link through the valley of the site, connecting the orchard to the

woodland at Badger Way;



e) Retain the field boundaries within the site;

f) Manage local sources of flood risk.

We set out below our previous Local Plan representations, to assist.

CCB Local Plan Submissions (HW8) Land off Amersham Road including Tralee Farm, Hazlemere

This site is in the setting of the AONB and contains historically important habitat of significance to
the AONB. The area of Traditional Orchard - a Priority Habitat on the site should be preserved and
protected, not developed. There are also three areas of Traditional Orchard in the adjacent

Chiltern District Council proposed allocation. Source of both: http://magic.gov.uk/MagicMap.aspx

Traditional Orchard is a key focus for the Chalk, Cherries and Chairs Landscape Partnership
Scheme, a current Heritage Lottery Funded project run from the Chilterns Conservation Board.

This cherry orchard habitat should be restored and extended to contribute to the Chalk Cherries
and Chairs project, there is good potential for net gain to 12 be delivered here. See
http://www.chilternsaonb.org/about-chilterns/landscapepartnership-scheme.html.

Research should be carried out on the history and culture of traditional orchards on this site using
historical mapping and local history (see for example https://www.holmergreen.info/history).

Already orchard land has been lost near the site (evident in place names Orchard Way, Orchard
Park). No more should be lost. The focus should be on joining up and restoring the orchards. The
north eastern rectangular residential parcel should be reduced in size to allow a swathe of habitat
restoration and connection with the parcel of traditional orchard next door on the site allocated in
the emerging Chiltern Local Plan. This will provide a comprehensive approach to development and
biodiversity net gains (NPPF para 109).

Traditional Orchards are addressed in the AONB Management Plan: (para 14) Decline of cherry
orchards. The once large number of cherry orchards continues to decline to the point they are
now a fast vanishing feature of the landscape. There is a growing interest in conserving and
restoring some of the best examples to ensure this element of the traditional Chilterns rural scene
is not lost and forgotten.

Policy L1 The overall identity and character of the Chilterns should be recognised and managed
positively. The main characteristics of the Chilterns landscape have been created by human
intervention. In most cases they need to be managed actively in order to retain those qualities or
restore natural characteristics which are in decline e.g. chalk downland, hedgerows, ancient
woodlands, chalk streams, traditional cherry and apple orchards.

Recommended changes HWS8: On the illustrative layout, re-shape the north-eastern rectangular
residential parcel to allow a swathe of habitat restoration and connection with the parcel of
traditional orchard next door on the site allocated in the emerging Chiltern Local Plan. Amend the
policy text to read: 3. a) Provide access to, and retain and expand the existing traditional orchard
within the north east of the site, connecting it to neighbouring area of priority habitat;

CCB is grateful for the opportunity to submit these comments.

The Chilterns AONB is nationally protected as one of the finest areas of countryside in the UK.


http://magic.gov.uk/MagicMap.aspx
http://www.chilternsaonb.org/about-chilterns/landscapepartnership-scheme.html
https://www.holmergreen.info/history

Public bodies and statutory undertakers have a statutory duty of regard to the purpose of
conserving and enhancing the natural beauty of the AONB (Section 85 of CroW Act).

Ecology Officer
COMMENTS

The applicant has worked with officers to produce a design which can address the requirements
for the site.

From an ecological perspective, many changes have been made which have improved the
ecological situation, larger buffers have been created around priority habitats and the open space
has been designed with more ecological thinking at its heart.

The protected species and habitat constraints have been addressed as far as they can be through
the designs, and it is now left to details which will be secured through to conditions to address the
finer points of ecological mitigation and enhancement.

Biodiversity Net Gain is an important consideration for this site as there is a requirement in the
emerging Neighbourhood Plan to achieve a 10% net gain. The applicant has committed to this but
there have been ongoing discussions to ensure that it is being assessed accurately.

RECOMMENDATIONS

| have confidence that it will be possible to resolve the biodiversity net gain requirements
through a s106 agreement.

It is considered that the mitigation hierarchy has been followed as well as is possible for the site
and in combination with the commitment to provide a 10% biodiversity net gain, the proposals
can meet the requirements of DM34.

The requirements of DM14 have been met and the requirements of DM13 can be met through
conditions.

Therefore, from an ecological perspective there are no reasons for refusal subject to a suitable
s106 agreement and conditions.

CONDITIONS
- Ecological Design Strategy

- Construction Environmental Management Plans (Biodiversity)

- Landscape and ecological management plan (LEMP)

- Lighting design strategy for light-sensitive biodiversity

- Biodiversity Net Gain Audit Report

- Time limit on development before further surveys are required.
- Tree planting specification

- Tree planting audit report



Education

The Wycombe Local Plan to 2033 adopted in August 2019 allocates up to 6350 homes within the
High Wycombe Area over the period 2013-2033 which is projected to increase the pressure on
school places. In line with Policy HW8 of the Wycombe Local Plan, the site is required to meet the
needs arising from the development...and a commensurate financial contribution (via a S106
planning obligation) will be required for the provision of additional school places.

The following financial contribution is therefore required towards the Local Authorities expansion
plans in the High Wycombe area in accordance with the Council’s adopted $S106 guidance (prices
as at August 2023):

Tralee Farm Flats Houses
{21/08364/FLL) 1Bed  2Bed| ZBed 3Bed 4+Bed|  Total
[Mumiber of dwelings | 47 a7 11 [ 55 255
Pupil generabon rales per 100 dwellngs —————=] Pupils estimated from development = Total
Flats Houses Flats Houses Build Cost Educaton
School Phase 1 Bed 2 Bed 2 Bed 3Bed 4+ Bed| Average 1Bed 2Bed| 2Bed JBed 4+Bed Tital per pupd| | Contribution
Primary (4-10) Places 21 14.1 176 36.1 50.3 281 1.0 5.2 1.9 380 282 75.3 22 308 | £1,678,860

Environmental Health Officer —- Summary of comments received during course of application
No Environmental Health objections this application subject to condition to secure:
e EV charging points in accordance with the Air Quality SPD; and;

e A scheme of mitigation against noise from Amersham Road as per the recommendations
of the submitted Environmental Noise Assessment.

Environmental Protection Officer —- Summary of comments received during course of application.

Contamination

The contaminated land reports submitted with the application have identified that elevated levels
of contamination and asbestos fibres are present within the southeastern portion of the site which
will require remediation. No elevated concentrations of contaminants or asbestos fibres were
identified in any of the soil samples taken within the western portion of the site and therefore no
remedial works are required in this area. An acceptable remedial method statement has been
submitted outlining the work required to be completed at the site and it is recommended that is
matter is secured by condition.

Air quality
An air quality assessment submitted with the application has also been reviewed.

The construction phase assessment focuses on the potential for dust to be created because of
earthworks, construction and trackout activities and concludes that with mitigation measures in
place there will be no significant impacts during the construction phase. | agree with this finding
and recommend that the mitigation measures outlined the assessment are formalised within a
Construction Environmental Management Plan (CEMP).



The operational phase assessment concludes that the predicted NO2, PM10 and PM2.5
concentrations, at all existing and proposed human receptors, would not exceed the relevant Air
Quality Objectives. As a result of the development during operational phases, ‘negligible’ air
quality impact is predicted with respect to annual mean NO2, PM10 and PM2.5 at all assessed
sensitive receptors. Therefore, the overall air quality impact of the development may be
considered ‘not significant’ and no specific mitigation is required in relation to the air quality for
the operational phase.

Highway Authority
Site location

The site lies within an allocated site for residential development as set out by Policy HW8 (Land off
Amersham Road including Tralee Farm, Hazlemere) of the Wycombe District Local Plan. This part
of the allocated site would be accessed from Amersham Road which forms part of the A404 and
runs between Maidenhead and Rickmansworth, connecting the M4, M40 and M25 motorways
along its length. The A404 in Buckinghamshire is designated as a Strategic Inter-Urban Route, the
primary goal of which is to support the efficient movement of motor traffic, including freight
distribution.

Local Plan Policy HW8 also includes housing allocation accessed from Wycombe Road which is
being considered under planning application 23/05440/0UT.

Local Highway Network

In terms of the impact on the local highway network, the applicant has included the results of
PICADY and ARCADY assessments (local junction modelling programmes) of the following
junctions: Site access/Amersham Road; Hazlemere Crossroads; Amersham Road/Totteridge Lane
Junction; Amersham Road/A413 Junction.

In addition, the applicant has carried out an updated modelling assessment of the Hazlemere
Crossroads to further investigate the impacts of the development traffic. The updates include:

Modelling the junction as a queue limited linked roundabout junction, allowing ARCADY to limit
the internal junction queuing to reflect the number of vehicles that are able to queue in two lanes
within the internal roundabout links.

Inclusion of the zebra crossing on the western arm of the A404 within the linked model.

Application of a direct profile, assessing the junction in 15-minute time segments based on the
survey data.

The updated modelling uses survey data from June 2022 collected by the Council. The forecast
year for the assessment is 2027 and includes background traffic growth and the development
traffic from planning application 23/05440/0UT on the northern part of HW8 as committed
development. A second scenario has also been assessed which includes traffic associated with
planning application 21/07002/FUL on Terriers farm which is allocated for development by Local
Plan Policy HW7.



The results of the modelling assessment are presented in terms of Ratio of Flow to Capacity (RFC),
seconds delay per passenger car unit (s/pcu) and Queue length (number of vehicles). RFCis a
measure of the volume of traffic making a turning movement at the junction compared to the
capacity of that movement determined by the geometric measurements of the road layout.

The modelling assessment shows that the Hazlemere Crossroads junction is congested during peak
periods for the 2027 baseline scenario.

The proposed development for 259(no) dwellings is anticipated to generate 104 two-way vehicle
movements in the AM (07:30 — 08:30) and PM (16:30 — 17:30) peak periods. Of these vehicle
movements, 59 would travel through the Hazlemere Crossroads junction in the AM peak hour and
58 would travel through the junction in the PM peak hour.

The traffic generated by the development equates to a 2.4% increase in traffic in the AM peak and
2.3% increase in traffic in the PM peak travelling through the junction when compared to the 2022
survey data. The biggest increase in the number of vehicles on a single arm of the junction occurs
on the Northeastern Arm of the A404 where an additional 41 vehicle movements occur in the AM
peak period. The development traffic results in an increase in RFC of 0.04 and an increase of
gueuing of 8.3 vehicles on the A404 East arm in the weekday morning peak hour and 0.03 RFC and
1.8 vehicles on the A404 East arm in the weekday evening peak hour.

In the PM peak hour, the majority of the vehicle movements associated with the development
would approach the roundabout via the A404 southwestern arm. The RFC on the southwestern
arm does not exceed 1 in any of the scenarios and therefore is anticipated to operate within
theoretical capacity in the future scenario with the development traffic.

For clarity, below is a table showing the change in RFC and queue lengths on each arm in the 2027
future year for both the AM and PM peak hours for the full cumulative scenario. Once the junction
RFC values exceed 1.0 (maximum theoretical capacity) the output for delay in seconds becomes
increasingly unreliable. Therefore, the assessment has been based on the RFC and queue lengths.

AM Peak Hour PM Peak Hour
Arm Change in RFC Change in Queue | Change in RFC Change in Queue
A404 (E) 0.04 83 0.01 1.5
A404 (W) 0.01 0.3 0.03 1.2
Holmer Green 0.03 7.7 0.06 14.7
Road
Penn Road 0.06 126 0.04 37

At the Highway Authority’s request, an additional modelling scenario has been included to test a
10% reduction in trip generation of the site with consideration of an approach which favours
sustainable transport modes. The modelling results for this scenario are similar although the RFC
and queues are reduced on some arms of the junction showing the benefits of providing a greater
provision of sustainable transport measures to influence travel choices and reduce the car
dependence of the development with a target of a 10% mode shift away from vehicle trips.

Junction modelling has demonstrated that the additional development traffic will have an impact
on the operation of the local road network. However, it could not be considered to meet the



criteria of a severe impact in the context of the requirements of the National Planning Policy
Framework (NPPF).

Sustainable Transport

In order to address the impact, the Highway Authority have opted to pursue an approach for this
development which seeks to further maximise the use of sustainable transport and give priority to
pedestrian and cycle movements rather than traditional traffic engineering solutions. This
approach is supported by the NPPF as well as the Wycombe Local Plan which aims to ensure that
development can make the fullest possible use of sustainable transport opportunities for
movement around (and beyond) the District (as set out in the WDC Local Plan 2019). This
approach has enabled the Highway Authority to secure a greater level of sustainable transport
infrastructure as part of the mitigation package.

Sustainable measures have been proposed to support active travel in the local area with an
emphasis on providing improvements along the A404 between the site and the amenities at Park
Parade. The parade of shops would become a mobility hub through improved pedestrian and cycle
infrastructure and upgrades to bus stops. This is in accordance with the latest national policy
guidance.

The mitigation measures will provide a whole route improvement scheme for pedestrians and
cyclists including a 3m shared footway/cycleway along the A404 between Gravelly Way and
Eastern Dene, a pedestrian refuge crossing on the A404 between the site access and Gravelly Way,
a crossing point at the junction with Inkerman Drive compliant with the most up to date national
standards (LTN 1/20), cycle markings and signage along Eastern Dene, upgrades to the signalised
crossing on Holmer Green Road to accommodate cyclists and improvement works to the
pedestrian and cycle accesses to Parking Parade.

The developer shall also be required to provide cycle storage measures and facilities at Park
Parade including Sheffield stands and cycle storage lockers, street mounted cycle pumps and basic
cycle tools.

Upgrades to the bus stops on Holmer Green Road would also be sought including to provision of
Real Time Passenger Information (RTPI) to encourage ridership levels.

The Stage 1 Road Safety Audits (RSAs) that the applicant has had independently carried out to
assess the proposed site access and sustainable travel measures have not indicated any significant
road safety issues that have not been addressed or could not be addressed during the detailed
design stage. Therefore, | am satisfied that the mitigation package can be fully implemented.

The application would also provide two pedestrian/cycle connections to the northern parcel of the
wider allocated HW8 site which continue onto Wycombe Road via footpaths proposed as part of
planning application 23/05440/0UT. These connections provide active travel routes to Holmer
Green where bus stops and daily amenities such as primary and secondary schools are located. It
is the Highway Authority’s position that a connection through the northern parcel of HW8
between this site and Wycombe Road should be provided prior to the initial occupation of this
development to be secured using an appropriate mechanism. This will ensure that the use of
sustainable modes of travel can be maximised by residents if development on the northern parcel



of HW8 has not taken place when the first residents occupy this site. Within the Planning
Inspectorates Decision notice for a previous application on the northern parcel of HW8
(18/07194/0UT), the importance of co-ordinated or comprehensive development to ensure that
Holmer Green facilities are accessible on foot from the southern part of the allocation was noted.
This is also a requirement of the Local Plan Policy HW8 which requires the development to provide
walk/cycle access through Tralee Farm onto Wycombe Road.

In addition, to ensure that the development is comprehensive and to allow future residents and
existing local residents to access to the amenities being provided as part of this development such
as the play area and MUGA, an appropriate legal mechanism should be used to secure pedestrian
and cycle access through this site between its northern boundary and Amersham Road. This would
provide a continuous route between Amersham Road and Wycombe Road and should be secured
using the appropriate mechanism with relevant triggers in place.

A Framework Residential Travel Plan (FRTP) has been submitted as part of the application. The
main objectives of the FRTP are to make residents aware of sustainable travel options and to
encourage less reliance on the car. A detailed Travel Plan shall be required based on the provisions
set out within the FRTP. The development would also provide a car club vehicle located close to
the main site access off Amersham Road which has the potential to reduce car ownership and
promote a shift away from private car use to walking, cycling and public transport instead. A plan
showing the infrastructure to be delivered is shown in Appendix A of the Transport Note. A copy of
the plan showing the proposed infrastructure at the Park Parade is included below.
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It is considered that the provision of sustainable travel improvements is compliant with the NPPF
objectives, and LTN1/20, supporting the national position of encouraging and improving uptake of
sustainable modes. It will reduce reliance on the private motor vehicle, and increase modes such
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as walking, cycling and bus travel to complete local journeys and helping to mitigate the impacts of
this development on the local highway network.



Vehicular Access

The sites access would form the minor arm of a ghost island right-turn lane priority junction with
Amersham Road (A404). The access junction would feature 10m radii. The turning lane would
measure 3.5m in width and have an overall length of 65m.

The access would be located within the 40mph section of Amersham Road, the respective terminal
point of the 50mph/40mph limits being approximately 90m to the east of the access point. In
accordance with guidance contained within Manual for Streets, visibility splays of 2.4m x 82m are
required in both directions commensurate with a speed limit of 40mph. Visibility splays of at least
2.4m x 120m are achievable in both directions from the proposed access.

This junction arrangement differs from the previously refused access for development at an
adjacent site 20/07610/FUL, which local residents have drawn attention to, due to the provision of
a full 65m right turn lane being provided and being within the lower 40mph speed limit. This
provides a safe position for vehicles accessing the site to wait whilst gap seeking and lower speeds
assist those who are exiting the site to judge gaps.

Tracking information was provided within the Transport Assessment uploaded to the planning
website on the 16th February 2023 demonstrating refuse vehicles with dimensions of 10.22m x
2.53m could turn left and right into and out of the site via the proposed junction. Given that the
proposed access is shown in the same location, the tracking information previously provided
remains appropriate.

An emergency vehicle access will be provided onto Amersham Road which will utilise an existing
access point. The access will be controlled by a collapsible bollard or similar arrangement. There is
also the potential for emergency vehicle access into the wider allocated site via one of the
pedestrian and cycle connections. The detailed travel plan shall include details of the way in which
this shall be managed in the longer term.

The Stage 1 Road Safety Audits (RSAs) that the applicant has had independently carried out to
assess the proposed site access and pedestrian / cycleway on Amersham Road have not indicated
any significant road safety issues that have not been addressed or would not be able to be
addressed during the detailed design stage.

The Highway Authority has reviewed the road safety record in the local area to the site access and
notes that there have been the following reportable accidents in the past 5 years.

1 fatality to the west of Gravelly Way on the A404
2 serious at the junction of Eastern Dene and the A404

1 slight to the east of the Eastern Dene/A404 junction and 1 Slight at the junction of the A404 with
Earl Howe Road.

The information recorded does not show that there is an accident cluster or that the accident
history represents an inherent concern with the highway in this area.

It should be noted that the aforementioned pedestrian refuge on the A404 near Gravelly Way shall
improve pedestrian safety, by allowing the A404 to be crossed in two stages, making it easier for
pedestrians to judge vehicle speeds and gaps in which to cross.



The Highway Authority is satisfied that the location and design of the proposed site access accord
with local and national policies and guidance and is therefore acceptable and would not result in
an unacceptable impact to highway safety.

Layout and Parking

Within the site, the main spine road would measure 5.5m which is sufficient in accommodating a
car and a larger vehicle to pass simultaneously. The main spine road would be flanked by footways
on both sides of the carriageway.

The wider scheme includes a mix of shared surfaces. Any minor residential roads designed as
shared surface areas would serve fewer than 25(no) units. Some of the shared surface
carriageways would measure 4.8m in width. The Highway Authority does not seek to adopt shared
surface carriageways measuring less than 5.5m in width. | note that the applicant has previously
confirmed that the estate roads would remain private.

The Highway Authority is satisfied that the proposed carriageway widths and provision of
pedestrian footways throughout the development are appropriate. However, it was previously
confirmed that the section of carriageway on the main spine road which connects between the
eastern and western sections of the site shown on the image below is anticipated to be the same
material finish and level/flush, with the vehicle/pedestrian zones demarcated by bollards. Further
information will be required at a discharge of condition stage on what measures would be used to
clearly delineate between the vehicle and pedestrian zones on this section of the estate’s roads to
ensure that those with visual impairments are able to safely navigate this section of the estate.
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Tracking information has been provided which demonstrates that refuse vehicles and fire
appliances can manoeuvre within the site and that suitable turning areas have been incorporated
on cul-de-sacs.

In terms of parking, the site is located within Residential Zone B, as defined by the Council’s
Buckinghamshire Countywide Parking Guidance (BCPG) policy document. The development would
provide a total of 495 parking spaces of which 261 will be unallocated. An additional 80 garages
would be provided above this provision. In accordance with the BCPG, if more than 50% of site-
wide car parking spaces are allocated, then an additional 20% unallocated spaces must be added,



based on the optimal spaces. Given that 52.7% of spaces would be unallocated, an additional 20%
of spaces is not required for this development. Unallocated parking tends to be more efficient in
terms of land use than allocated spaces and allows for more flexibility.

The off-street allocated and unallocated bay spaces have the requisite dimensions of 2.8m x 5m
whilst the garage dimensions adhere to BCPG guidance of 3m x 6m, thus permitting a practical
space to store a vehicle and allow adequate driver/passenger access/exit. It is noted that where
plots feature a tandem configuration of three spaces in a row, the garage space is provided in
addition to the requisite number of spaces and the garage is intended for storage purposes.

Having reviewed the habitable accommodation for each proposed housing type, the proposed
level of parking would offer a small provision of parking above the optimum level set out in the
BCPG.

Conclusion
The Highway Authority are satisfied that the development would:

e Provide pedestrian and cycle links to daily amenities and bus stops via new and improved
infrastructure between the site and the Park Parade Centre and through connections to
the development being considered under planning application 23/05440/0UT.

e Improve cycle infrastructure at the Park Parade Centre including the provision of cycle
lockers and bike pump/tools.

e Provide a financial contribution toward upgrading bus stops on Homer Green Road.
e Include the provision of a car club vehicle within the site.

e Resultin aless than severe impact on the local highway network in the context of the
NPPF.

e Provide a safe and suitable access arrangement onto Amersham Road which accords with
relevant design guidance, including the provision of a ghost island turn lane.

e Have an internal estate road layout designed to allow for the largest anticipated vehicles to
manoeuvre within the site without the need to reverse over long distances.

e Provide a level of parking in accordance with the optimum standard set out in the BCPG
when taking into account the level of habitable accommodation featured.

Mindful of the above, the Highway Authority raise no objection to this application subject to the
following S106 agreement obligations, conditions, and informatives:

Obligations:
e Travel plan and monitoring [£5000]

e Provision of Real Time Passenger Information at bus stops on Holmer Green Road adjacent
to Park Parade Centre (Stop ID: bucdjtja & bucdjtgw) [£28,000]

e Provision of a car club vehicle within the site

Conditions:



Details of estate roads and footways

Details of the disposal of surface water from the highway
Provision of new access and associated vision splays

Provision of new emergency vehicle access to Amersham Road

Provision of active travel improvements including 3m shared footway/cycleway along the
A404 between Gravelly Way and Eastern Dene, a pedestrian refuge crossing on the A404
between the site access and Gravelly Way, a crossing point at the junction with Inkerman
Drive compliant with the most up to date national standards (LTN 1/20), cycle markings
and signage along Eastern Dene, upgrades to the signalised crossing on Holmer Green Road
to accommodate cyclists and improvement works to the pedestrian and cycle accesses to
Parking Parade.

Cycle storage measures and facilities at Park Parade

Closure of existing access points

Provision and retention of parking, garaging and manoeuvring scheme
Construction Traffic Management Plan

Travel Plan

Informatives

Highway drainage

Access and offsite works require s278 Agreement
Offence for vehicles to carry mud on highway
Offence to obstruct a highway

Measures to ensure water not carried onto highway

Housing Service Officer

The proposed quantum, tenure mix, size mix and accessibility levels proposed are the following:

Total number of homes 259

Total number of Affordable Homes 124
First Homes 31

Affordable housing for rent 75

Shared Ownership 18

Affordable Housing for Rent

Number Size




1 bedroom flat 29 39%

2 bedroom flat 25 33%

3 bedroom | 21 28%
house

Total 75

Shared Ownership

Number Size

2 bedroom | 4 22%

house

3 bedroom | 14  78%

house

Total 18
Quantum

Policy DM24 states that all developments of 10 or more dwellings or more than 1,000 sqm of
residential floor space, will be required to provide at least 48% affordable homes on sites that are
greenfield.

Should the application achieve the 259 dwellings referred to in the application then we would
expect at least 124 affordable dwellings. Therefore, the proposed overall number of affordable
homes is satisfactory.

Tenure

In accordance with Policy DM24, Table 25, the Planning Obligations Supplementary Planning
Document, and the First Homes Position Statement the tenure split of the affordable housing
should be 25% First Homes with the remaining 75% split 80% affordable housing for rent and 20%
intermediate housing.

This would equate to 31 First Homes, 75 affordable for rent and 18 for intermediate. Therefore,
the proposed tenure mix of the affordable homes is satisfactory.

Shared ownership is the preferred intermediate tenure. Further details of First Homes
(constituting 25% of the affordable dwellings overall), including the discount and local connection
criteria, can be found in the Bucks Council Interim First Homes Position Statement.

Size

Policy DM24, Table 25, the Planning Obligations Supplementary Planning Document and the Bucks
HEDNA illustrated a tenure split and housing mix for the rented and intermediate dwellings before
the introduction of First Homes.

Unit Types Affordable Housing for | Intermediate
Rent



https://www.buckinghamshire.gov.uk/planning-and-building-control/planning-policy/local-development-plans-and-guidance/local-planning-guidance/first-homes-interim-position-statement/

1 bedroom 13% 12%
2 bedroom 36% 46%
3 bedroom 36% 36%
4 bedroom 15% 6%
TOTAL 100% 100%

Therefore we would expect the 80% rented and 20% intermediate element of the affordable
dwellings, assuming they broadly reflected the open market mix, to provide a mix similar to that in
the table below:

Unit Types Rent Intermediate
1 bedroom 10 2

2 bedroom 27 8

3 bedroom 27 7

4 bedroom 11 1

TOTAL 75 18

We would therefore prefer there to be fewer one bedroom and more three bedroom homes
among the affordable homes for rent.

Accessibility

Policy DM41 requires that all dwellings achieve the standards in Building Regulations Approved
document M4(2) and that developments required to provide on-site affordable housing in
accordance with Policy DM24 are required to provide 30% of any affordable homes (and 20% of
any market) in accordance with the dwelling standards in Building Regulations Approved
Document M4(3) wheelchair accessible standard.

In terms of the affordable wheelchair user dwellings, should 124 affordable dwellings be achieved,
this equates to 37 units. The preference is for most of these to be delivered at affordable rents so
the Local Authority can nominate households to them. The greatest need is currently for 1 and 2
bedroom ground floor wheelchair user dwellings but there is also a need for larger units for
families which, on a site of this size, should be provided.

The plans for the development have stated that the affordable homes conforming to M4(3)
wheelchair accessible standard will consist of the following:

Affordable housing for rent:

e 28x1bedroom homes
e 9x2bedroom homes

Shared Ownership and First Homes

e 32 x 3 bedroom homes.

We consider this level of provision of accessible housing to be satisfactory.



Occupancy

The council’s nomination rights, and the occupancy of the affordable housing, will be controlled
through the s106 agreement. Unless otherwise agreed, no more than 50% of the private units on a
residential phase are to be occupied until all relevant affordable units on that phase have been
completed and transferred to a Registered Provider. The Council is not currently a stock holding
local authority and so works with registered providers to support the delivery of the affordable
homes.

Landscape Officer

Previous comments made in May 2023 are included for reference — new comments and updates
from previous comments shown in bold italics.

Overall, the findings of the Landscape and Visual Assessment are accepted, but some comments
below on specific aspects:

1. ISSUE Visual/ Landscape Impact.
The additional information provided is welcome.

i) The two wireframes show that plot 18 loses the sense of buildings with intervening landscape
that is a characteristic of the Amersham Road frontage

ii) In the assessment of the dry valley, there is some confusion regarding its extents, the flow route
is contained within the dry valley, but the dry valley encompasses a larger area.

1. RESPONSE Visual/ Landscape Impact.

i) include a tree (s) along the side of plot 18 to help visually separate it from the adjacent existing
dwelling

July amendments include this suggestion and is accepted.

ii) It would be useful to include the extents of the dry valley on a plan and show how the landscape
proposals overlap and integrate it into the wider OS.

The LVIA has not been updated
2. ISSUE Landscape details (see also 5)
Landscape details now provided, but these raise some further issues

i) The landscape design around the apartments does not appear to take account of the levels, just
using turf and straight hedges No change to approach?

ii) Defensive space between apartments and OS footpath is only 2m wide — This aspect has not
changed — patio areas are not shown on landscape drawings?

iii) Trees not labelled with species on PP2.1 corrected

iv) Amenity grass not suited to shaded conditions of rear tree planting areas -changed to a
wildflower mix



v) Shrub beds between parking areas need taller planting to ensure sufficient impact, some also
just have grass — Grass has not been replaced, this will not adequately mitigate the substantial
perpendicular parking areas

vi) Hedge height for apartment amenity areas too low (500mm) to ensure privacy. — no change —
need to be 1m height

vii) Have indicated on plans (attached to email) where some additional trees could be added,
these are primarily to mitigate parking areas. Not all trees added — (2.6, 2.5, 2.3)

ix) Within 8m of SUDS area, swales / Ecological areas the management plan states that any non-
native species should be removed, yet the planting plan includes some non-native species in these
areas? Changed?

x)Still the residential areas use predominantly ornamental species Changed?

xi) The management plan needs to make clearer that chemical herbicides etc should not be used
in SUDS/ Swales/ ecological areas/ native hedges etc. Wherever herbicides are mentioned this
should be referenced. It should also say that chemical means should only be used on other areas
as a last resort where other means of weed control have failed.

A note has been added regarding avoiding the use of chemical herbicides in SuDS areas.

xii) The sections show that the bulk of the level changes in rear gardens are to be accommodated
within the fenced tree area. Although this is the right strategy for levels and creating usable
amenity area from residents, it will make access and maintenance to these woodland strips
problematic and also accentuate the impact of two lines of fences (as these will be at two different
levels (approx. 3m). Fenced tree area now omitted.

2. RESPONSE Landscape details.

i) Review the landscape design to include more ground cover around the apartments and consider
dropping the ffl of the higher apartment block so that the levels are accommodated better. Also
consider forming the private amenity area as a flatter higher platform above the footpath. This will
also help with the relationship between the amenity and footpath/OS identified in ii) below No
change to approach?

ii) Move path away from apartments to increase defensive space — This aspect has not changed
due to OS Space constraints — patio areas are not shown on landscape drawings?

iii) Label all trees corrected

iv) Reconsider ground cover in areas between rear gardens so more suited to shaded conditions. -
changed to a wildflower mix

v) Include taller shrubs in beds between parking areas and replace grassed beds with shrub beds
Grass has not been replaced, this will not adequately mitigate the substantial perpendicular
parking areas

vi) Increase hedge height for apartment amenity areas to 1m to ensure privacy. No change

vii) Include additional trees as indicated on plans to mitigate parking areas. Not all trees added —
(2.6,2.5,2.3)



ix) Review OS planting to include just native species within 8m of SUDS area, swales / Ecological
areas. Changed?

x) Review species and select more UK native and locally native species — see nbnatlas.org for more
details of native species Changed?

xi) Amend the management plan so clearer that chemical herbicides etc should not be used in
SUDS/ Swales/ ecological areas/ native hedges etc. Wherever herbicides are mentioned this
should be referenced. It should also say that chemical means should only be used on other areas
as a last resort where other means of weed control have failed.

A note has been added regarding avoiding the use of chemical herbicides in SuDS areas.

xii) Review approach, width and access to these areas. Is there a better way to secure these trees
longevity within gardens (covenants agreements etc) rather than as a separate fenced area?
Fenced tree area now omitted.

3. ISSUE Insufficient tree planting and landscape along streets and parking areas.
See 2vii) above
4. ISSUE Public Open Space details.

Levels plan and sections have now been provided, but this has raised a number of questions about
the layout, partly about design, but also may be due to not allowing enough space to
accommodate all the facilities and successfully deal with level changes:

i)The SUDS basin has a significant slope of some 4-5m in height at 1:3, question the safety and the
appearance and how it integrates with the dry valley. The basin would look like a large hole in the
ground.

Further curved retaining walls have been added to help the levels work better which has
improved the design.

ii) gabion walls around the MUGA would seem to be up to 1.7m height (from landscape drawing
but 2.5m from RSK sections) , which combined with the fence for the MUGA itself will create a
significant feature. The information provided is not sufficient to fully judge whether this is the best
approach or whether more space is needed to accommodate the level changes.

Some of the gabion walls have been replaced with planted banks. The gabion walls will still be
quite high on the northern side of the MUGA. More planting is needed to mitigate their visual
impact (at the base and in the wall itself)

iii) the proposal shows some grass steps as seating around the MUGA at 500mm height each, but
the lowest step is a lot higher at 12200mm? Is this correct? — how is this to be treated? This has
been clarified/ amended.

iv) the level of tree planting shown will limit surveillance of the OS and footpaths from the
apartments. As these are key connections to the northern site/Wycombe Road they need to be
perceived as safe and attractive. Tree planting has been reduced which will aid surveillance.

v) slopes are predominantly seeded with grass/ wildflower mix, the steeper slopes would be better
with shrubs/ ground cover. This has been amended



vi) The footpath/ boardwalk link over the SUDS/ valley feature drops significantly and then rises in
height which reduces it attractiveness to residents as a link to Wycombe Road. The levels have
been altered to remove the change in levels.

vii) lighting details within the OS/ footpaths? Lighting details still not shown — this could be subject
to a condition, lighting should reflect the levels of lighting seen in existing streets and footpaths.
This will help avoid undue impact.

ix) balustrade locations and details not provided - This can be subject to a condition.

x) the path between the two apartments 1.5 to 2.25m lower than the ffl of the apartments which
is problematic and will create a poor-quality environment. (can also be seen on RSK section U) This
aspect has not changed. If they cant change the levels, at least the landscape treatment needs to
change as indicated in comments made in 2.

xi) drawing shows a LEAP rather than a NEAP required in the development brief. No change in
label but proposals meet NEAP + MUGA requirements

xii) the visual representation of the play area does not appear to show the level changes across
this part of the site? Plan updated but not the visual.

4. RESPONSE Public Open Space details.

i) Review approach and area needed to accommodate SUDS and other OS facilities, consider
steps/ series of depressions rather than one large one, intervening tree planting and shrub
planting (see above comments)

ii) Provide top and bottom wall heights, and heights and locations of fencing/ balustrades and
review approach (see i) to minimise heights of the gabions. Use green walls/ gabions/ climbers/
planting to reduce impact of walls. Wall heights provided and see above comments

iii) review gabion seating (see above comments)

iv) reduce tree planting along key footpath routes to ensure surveillance/ overlooking from
apartments (see above comments)

v) review slope planting to include more ground cover / shrubs on steeper banks (see above
comments)

vi) Increase height/ lengthen boardwalk to help reduce level changes along the footpath route
(see above comments)

vii) provide lighting details (see above comments)
ix) provide balustrade locations and details (see above comments)

x) Review the landscape design to include more ground cover around the apartments and consider
dropping the ffl of the higher apartment block so that the levels are accommodated better (see
above comments)

xi) Amend to accord with development brief and policy play requirements (see above comments)

xii) Amend visual of the play area to show the level changes (see above comments)



Lead Local Flood Authority (LLFA) — Consolidation of comments
Summary
No objections subject to conditions and planning obligations

Surface water flood risk

The Flood Map for Surface Water (FMfSW) provided by the Environment Agency shows that most
of the site lies in an area of very low risk of surface water flooding. There is however a surface
water flow route that flows from north-east to south-west through the north-western area of the
proposed development site. This flow route is present during all surface water flood scenarios
meaning there is between 3.3% and 0.1% likelihood of flooding occurring in a given year. During
these events there is an anticipated flood depth of between 150mm and 300mm.The FRA 4.4
states that the area in which the overland flow path is located will not contain any built
development or any aspects of the proposed surface water drainage system. | am satisfied that a
sequential approach to locating development has been demonstrated.

Groundwater flood risk

Based on the ground investigations, the anticipated depth to the groundwater table is in the order
of 70 metres below ground level (mbgl) as assumed from published British Geology Survey
borehole logs. The groundwater monitoring visits did identify groundwater at shallow depths
between 0.69m and 4.95mbgl. However, the ground investigations reports assess this to be
perched water due to the presence of granular pockets in the Clay-with-flints Formation, which is
the superficial deposit which overlies the Chalk.

Surface water drainage

The surface water drainage scheme has been divided into two separate sub-catchments and
subsequent drainage networks. Attenuation storage for each network is provided with a
combination of permeable paving, below ground attenuation tanks and storage basins. It is
proposed that surface water runoff from the impermeable areas will be disposed of to the ground
via infiltration.

Method of surface water disposal

Additional ground investigations comprising of infiltration rate testing in two locations within the
areas of the proposed basins has been carried out. Infiltration rate testing was completed in two
boreholes, with three repeat tests at each location, this achieved rates between 2.28x10-4m/s and
9.65x10-4m/s. Therefore infiltration as a means of surface water disposal is suitable for managing
runoff from the developable area.

Consideration has been given to the underlying ground conditions and it is recommended within
the FRA that all soakaway features will be located at a minimum 10m distance from buildings,
structures and highways. The buffer distance is increased to 20m in the south of the site.

The Surface Water Drainage Strategy has been updated to include 10m and 20m buffer zone and
shows that these are provided solely within the site.



Attenuation requirements

The permeable paving and below ground attenuation tanks are designed to accommodate the 1 in
30 year storm event. For events greater than 1 in 30 year storm event and up to the 1 in 100 year
plus 40% climate change allowance, surface water runoff will be accommodating in the detention
basins. | satisfied that there is sufficient space on site to manage runoff up to the 1 in 100 year
plus climate change allowance.

Design of detention basins

Four cross sections have been taken for Pond 1 and Pond 2 as shown on the drainage layout.
Based on the water level information presented, it is anticipated that water depths up to the 1%
Annual Exceedance Probability (with an allowance for climate change) event will not exceed one
metre. However, due to the local topography the ponds appear to have a much deeper overall
structure, estimated to be over 4m in places, and in response to concerns relating to maintenance
and appearance, the design of Pond 2 has been revised to include a series of benches using
retaining walls to better integrate the feature into the landscape.

Maintenance

Additional information has been provided within the updated Flood Risk Assessment in relation to
access for maintenance of the two proposed basins. It is proposed that access will be taken from
the proposed cycleway for Pond 1 and the proposed footway for Pond 2.

NHS Integrated Care Board

NHS Buckinghamshire, Oxfordshire and Berkshire West Integrated Care Board (BOB ICB) object to
this application on the grounds of insufficient primary medical care capacity locally.

We anticipate an increase in population of approximately 648 new patients as a result of this
housing growth who will require care from GP Practices in Hazlemere and/or

surrounding areas.

This large development will put increasing pressure on the practices’ infrastructure i.e. the need
for more consulting rooms and administration plus larger / additional waiting areas and car
parking.

The effects of larger developments can be significant, particularly on a practice that is used to
catering for small village communities and we would anticipate that there would be a requirement
for modification to existing infrastructure using CIL contributions. In the majority of cases, primary
care services are already operating under extreme pressure and physical constraints, such as the
lack of space hamper the delivery of additional services. The GP Practices in Hazlemere and/or
surrounding areas are at full capacity.

Access to GP appointments is a national issue and we are working to promote different ways of
offering consultations to cope with the increase in demand. Nationally primary care providers will
need to look at new models of care, using the skillsets of different types of clinical professions to
offset the demand from increased patient numbers.



Further development in the area will create more pressure on GP services and put existing
patients at risk if the current practices are unable to cope with any additional workload. If this
development is to go ahead BOB ICB would seek appropriate S106 contributions in order to help
support the local health service infrastructure.

BOB ICB estimates that this development would require an increase in floorspace of 43 m2 (Gross
Internal Area) to serve the projected population increase. At current building costs of £5,692 per
m2 this would require developer contributions of value £244,482.

BOB ICB would allocate resources gained to increase capacity at GP Services in Hazlemere and
surrounding areas and have identified project opportunities for expansion of existing practice
premises.

Thames Valley Police Crime Prevention Design Advisor

There are aspects of the design and layout that are problematic in terms of crime and anti-social
behaviour. Therefore, further documentation and amendments are requested.

Physical Security Communal Blocks

Unable to find any details on physical security of communal blocks; an access and security strategy
should be provided which includes details of access controls and visitor entry systems,
management of mail deliveries to avoid unrestricted access to communal hallways, and physical
security standards for communal door sets and bin and cycle stores.

Bin Stores

Bin store doors should be a single wide door which can more easily be secured and have access
controls and meet a minimum security standard.

Unallocated Parking

There is still a high number of unallocated parking across the development which has potential to
lead to neighbourhood disputes.

Back to back planting zones

Significant security and anti-social behaviour concerns regarding tree planting zones in the centre
of the housing plots.

Blank elevations

There are still a number of plots and house types which are not being utilised for their surveillance
potential; windows could be positioned on side elevations to allow residents visibility of parking
etc.

Rear access routes

All rear access routes must be secured from the front facade of the building removing the recess
which would allow for public realm behind the private secure line.

Lighting and boundary treatments




Plans detailing lighting and boundary treatments are required.

All lighting should meet the general standards of BS5489:2020 and be fitted with appropriate
diffusers to limit light pollution. Unadopted roads should not receive a poor lighting scheme as a
result of complications relating to power supplies nor should a single resident be responsible for
lighting.

Thames Water

Waste Comments

The proposed development is located within 15 metres of underground waste water assets and as
such an informative should be attached to any approval granted.

Thames Water recognises this catchment is subject to high infiltration flows during certain
groundwater conditions.

The scale of the proposed development doesn’t materially affect the sewer network and as such
we have no objection, however care needs to be taken when designing new networks to ensure
they don’t surcharge and cause flooding. In the longer term Thames Water, along with other
partners, are working on a strategy to reduce groundwater entering the sewer networks.

The developer should liaise with the LLFA to agree an appropriate sustainable surface water
strategy following the sequential approach before considering connection to the public sewer
network. The scale of the proposed development does not materially affect the sewer network
and as such we have no objection, however care needs to be taken when designing new networks
to ensure they don’t surcharge and cause flooding. In the longer term Thames Water, along with
other partners, are working on a strategy to reduce groundwater entering the sewer network.

The application indicates that SURFACE WATER will NOT be discharged to the public network and
as such Thames Water has no objection, however approval should be sought from the Lead Local
Flood Authority. Should the applicant subsequently seek a connection to discharge surface water
into the public network in the future then we would consider this to be a material change to the
proposal, which would require an amendment to the application at which point we would need to
review our position.

Thames Water would advise that with regard to FOUL WATER sewerage network infrastructure
capacity, we would not have any objection to the above planning application, based on the
information provided.

Water Comments

With regard to water supply, this comes within the area covered by the Affinity Water Company.

Other Representations

Sarah Green MP (Member of Parliament for Chesham and Amersham) has submitted a letter of
objections which includes the following points:



Constituents have raised a number of objections directly with MP including:
o the lack of a comprehensive plan for the development
o lack of separation between Holmer Green and Hazlemere
o lack of Primary School capacity
o Lack of GP capacity
o Inadequate road infrastructure and capacity

o Inadequate parking already, particularly at school times with exisitng dangr to
children and residents

o Waste water system already at capacity
o Ecological issues
o Existing local flood issues exacerbated by the development.

The MP shares these concerns, particularly the lack of a comprehensive plan for the site,
and absence of sufficient infrastructure

Amenity Societies/Residents Associations

Chiltern Society (December 2021)

The Chiltern Society object to this development proposal.

The application does not comply with WDLP Policy HWS. In particular

There is only minimal reference to other parts of the site in the documentation and as such
the requirement to produce a comprehensive development of the site is not met. Itis
noted that this development together with applications for the other half of the site and
Orchard house would lead to construction of 401 units, 15% more than set out in the policy
leading to greater impacts on local services.

The proposal does not maintain a sense of separation between Hazlemere and Holmer
Green. There is a token green space adjacent to the properties on Badger Way and
retention of a small piece of woodland adjacent to Inkerman house. The development as a
whole appears to seek to maximise the number of units at the expense of biodiversity, in
clear breach of NPPF guidelines and policies set out elsewhere in the Local Plan.

A small area of woodland is retained in the southwest corner of the site; however this is
not as extensive as the area shown in policy HW8 which clearly shows an existing tree belt
encompassing Inkerman House. Either that tree belt has already been felled or the plan
attached to HW8 is misleadingly inaccurate.

The development fails to provide a clear Green Infrastructure link through the valley of the
site linking the wood adjacent to the Amersham Road with the orchard in Holmer Green.
At points the retained green space is less than 10m wide.



e The field boundaries within the site have been removed entirely. This is a significant loss of
biodiversity. The Design and planning document refers to retention of these hedges only if
an effective layout cannot be achieved, wording included in para 5.1.73 of the Local Plan.
However, Policy HW8 makes no reference to this, stating that development of the site is
required to retain the field boundaries within the site. The society can find no evidence to
show the developer has made any attempt to design the scheme enable retention to
enable retention of these significant areas of biodiversity as required by the policy.

e The development appears to adequately address the issue of surface water, however the
Society believe that the area designated for water retention does not give sufficient weight
to creating additional biodiversity on the site. We also note that the flood risk assessment
states that Thames Water have confirmed the existing foul sewer network will not cope
this development. The Society notes that there have been recorded a number of sewerage
overflows that affect the AONB because of the inadequate drainage in Eastern Dene.

The development will be visible from the AONB. It is noted that many of the street scene
diagrams show rows of houses with mature trees in the background, this level of tree planting is
not set out in the application. Of particular concern is that there does not appear to be a
comprehensive lighting strategy for the development. The EIA refers to a lighting plan being
essential to mitigate the effect on wildlife. Street lighting on the main Amersham Road ends
before the site of the development and therefore any lighting on the site will adversely affect the
AONB. It is note that the view from the AONB to the site has been taken from the lowest point on
the public footpath through Two Sisters Plantation. This wood has numerous informal paths
though it which are well used and views of the site from the boundary of the wood near Gravelly
Way and from the golf course will be significantly affected by the development. Paragraph 176 of
the NPPF which has recently been revised puts a greater emphasis on the impact of developments
on the AONB and this should be a material consideration in the determining this application.

The developer proposes a significant loss of biodiversity on the site of 35.5% and proposes a
financial contribution to offset this. The Chiltern Society strongly object to this proposal which
directly contravenes policies CP10 and DM14.

The requirement to link the site to the existing settlement is proposed to be achieved by a 2m
wide path on the north side of Amersham Road over a distance of approximately 250m. This will
result in substantial damage to the boundary of the existing wood and another loss of biodiversity.
It is clear that at least two mature trees will have to be removed for this pathway to be built as
well as undergrowth which provides a wildlife corridor. Neither the Arboricultural assessment or
EIA appear to have included this loss in the calculations.

The developer has not demonstrated how this application will comply with the Environment Act
2021. In particular how biodiversity net gain of at least 10% can be achieved. There is not
evidence in the documents that demonstrate a Biodiversity gain plan nor how the LA is proposing
to approved this plan as required by the Act. The Chiltern Society strongly believe that offsetting
biodiversity by financial contribution for a site so close to the AONB is contrary to the local and
national policy. The developer’s proposals will mean a significant loss of biodiversity in both the
short and medium term on this site as it will take many years for the new estate to start adding to



the site’s biodiversity. If the LPA is minded to accept a financial contribution then it is essential
that a specific use for the funds, including location of the site and management responsibilities is
clearly set out prior to permission being granted.

The placement of 3 storey apartment blocks at visible high points in the site means that these are
also the most visible intrusion into views form the AONB. There are no other development within
Hazlemere or Holmer Green that have this type of building. Where 3 storey do occur they have
either replaced an existing older dwelling and the top storey is contained within the roof line to
minimise height an the plot surrounded by mature trees or they are located in the valley bottoms
so their scale is not intrusive when seen against surrounding buildings. Some building types
incorporate weather boarding or hanging tiles on their front facing elevations, a design feature
discouraged in the Chilterns Building Design Guidance.

In conclusion, the Society is disappointed that the developer appears to have ignored Policy HW8
and the guidance from the Chilterns Conservation Board to maximise the number of units on the
site. The development fails to respect its proximity to the AONB and its setting within the
settlements of Hazlemere and Holmer Green and should be refused.

Chilterns Society (September 2023)
The Chiltern Society object to the development in its current form.

1. The application fails to comply with Policy HW8 in that the whole site is not being considered
holistically.

2. The layout proposed is rectilinear and totally inappropriate for a development in a village
location adjacent to the Chilterns AONB. The design appears to be based on maximizing the
number of properties rather than providing a pleasant place to live that integrates into the existing
village.

3. The revised Biodiversity calculation still shows a net loss of over 25% of the existing habitat. This
is completely unacceptable and conflicts with both the Local Plan and Hazlemere Neighbourhood
Plan. The proposals for protection of newly planted trees are ineffective and need to be
strengthened to ensure no new trees can be removed from the development.

4. The extensive use of weatherboarding is contrary to the Chilterns AONB building design guide
and is therefore unacceptable in this location.

5. The proposals for reducing carbon emissions from the development are a bare minimum and
certainly do not anticipate the requirement for substantial work required to properties in order to
meet National carbon neutral targets.

Holmer Green Village Society
The Holmer Green Village Society object to the planned development of 259 houses at Orchard

Hill for the following reasons:



- This development would probably have been completed by now if the planners and developers
had communicated, consulted, and engaged with local organisations and residents.

- The policy for the release of the land from greenbelt called for a comprehensive development of
the whole site. This is a piece meal, fragmented development representing c60% of the total plot.
Comprehensive development is defined as providing a full suite of services and facilities for a
development of 350 houses. This development does not deliver that as it provides very few

facilities (apart from a play area) and as it only serves c60% of the total HWS8 land area.

- The cycle path linking the main entrance to the shops at Cosy Corner (Hazlemere Parade) seems
to be an additional feature to improve the development's green credentials, however the HWS8
policy statement specifically states that walking and cycling should be provided, for the
development of the whole HWS site, via Tralee Farm onto the Wycombe Road.

- Whilst the provision of medical facilities are the responsibility of the ICB, the developer has failed
to work with the ICB on how they expect to increase capacity in the area whether at the
nominated primary care network at Roberts Ride or elsewhere. This is extremely important since
this is also the nominated PCN for the Tralee farm development. This PCN already has 13,300
registered patients which accounts for the vast majority of existing Hazlemere and Holmer Green
residents. They have also clearly stated that "We are at capacity in terms of clinical space and
GP/Clinical time to offer appointments. Therefore, in our current state we would not be able to
cater for patients in a new 350 house development in Holmer Green."

- The local authority have also permitted the construction of a further 16 houses (which may add a
further 50 people to the area) at Highbury Works which is within a stone's throw of this
development.

- HW8 is one of 3 proposed developments in Hazlemere / Holmer Green that could add an
absolute minimum of 2,500 people in the PCN catchment area with the vast majority seeking to
gain access to their healthcare support at the PCN at Roberts Ride. Two of these developments
have a S106 agreement as part of the plans. The S106 payments for this development are
£287,000 and the Tralee Farm Development in the same HW8 site is £107,000.

- The planning authority should be aware that no amount of money can overcome the practical
and physical limitations of the PCN at Roberts Ride since it is a converted residential property with
only 6 car parking spaces. All other parking is on the residential street which already causes
inconvenience and congestion for residents as well as access issues for patients.

- The developers and the local authority are failing in their responsibility to have consideration for
the current and future residents by developing and allowing developments with no regard for the
requirements of residents (and in the case of the developers, their customers). They are also
failing to consider the cumulative impact and implications of the various proposed developments
on local infrastructure and residents.

- The policy requirement for a comprehensive development of the whole site has not been fulfilled
to a level that would seem justified. Building two separate developments in two adjacent parcels
of land and then linking them with a secondary means of transport does not in our opinion come
close to meeting the requirements of a comprehensive development.



- The various developments in our immediate catchment area also require a comprehensive
overview to ensure they are not developed in the piecemeal fashion evident in the history of the
HWS8 site. The importance of the cumulative impact of the known proposed developments in the
area cannot be overstated and their impact must be considered both individually and
cumulatively.

Other Representations

A total of some 329 neighbours / third parties have submitted representations regarding the
application, of these 296 were objectors, 3 were neutral and 30 were in support of the application.

Objections

The main issues raised in the 296 objectors’ representations are set out below:

Principle of development

Holmer Green neighbourhood plan has not been completed.

Contrary to the development plan, the Hazelmere Plan and national policy.
Application should not be decided until the Tralee Farm application has been decided.
Cannot consider each scheme separately - massive impact on Hazelmere / Holmer Green.
Hazelmere and Holmer Green are already overdeveloped.

Losing the breathing space within and around the villages.

Village cannot cope with the influx of new people.

Development is urban sprawl.

Hazelmere will become an extension to High Wycombe.

Destruction of villages into large urban towns.

Loss of village status / identity.

Loss of traditional villages.

No consideration to quality of life of the existing community.

No benefit to Hazelmere residents; detrimental to the community.

Increase population of the village.

False premise that the land is semi-urban; it is a rural place.

Asking for more properties than were originally proposed under allocation.

Site was Green Belt land; taken away unlawfully and without residents' knowledge.

Object to the removal of site from the Green Belt; Green Belt has been unnecessary sacrificed.



Incorrect and misleading information regarding the Green Belt.

Green space needs protecting (integral to the area, exercise, mental health).

Environment needs to be protected; there is a need for green space.

Excessive economic development which doesn’t take into account the loss of Green space.
Other brownfield sites that should be considered.

Investment should instead be in the North of the UK.

Traffic / highway network

Increased traffic in the area; traffic congestion.
Development will add traffic to the A404, which is already a dangerous, busy and fast road.
Speed limits regularly exceeding on the A404.

Not sufficient planning has been put in place to safeguard pedestrians on the A404 (People will
not feel safe walking along a treacherous road).

A404 not safe to cycle along.

A404 is a poorly lit road.

The development will cause an increase in serious accidents on the A404 (like 2020 and 2021).
A404 one of top crash sites in Bucks.

The development will decrease the effective flow of traffic along the A404 by increasing the
number of junctions.

The junction of A404 / Earl Howe Road will become far busier and potentially dangerous.
The increase of traffic on New Pond Road and Tuckers Drive will make the roads impassable.
Traffic will cut through down Earl Howe Road, Inkerman Drive, Pheasant Drive.

Increased traffic will cause long delays on journeys - especially when commuting.

Increased congestion at Hazelmere crossroads at peak time A404; often already gridlocked and
will exacerbate problems.

Hazelmere and Holmer Green struggle with traffic flow.

No improvement to allow free flow of traffic.

Concerns over emergency vehicle access.

Damage to roads; increase in potholes.

Neither village has speed calming measures in place (speed bumps, cameras).
Congestion at school time, cars parking on the road and drives blocked.
Insufficient parking at shops.

Not on a public transport routes (result to an increase in cars); inadequate public transport
provisions and difficulty reaching transport hubs.



Proposed cycle access will not reduce the number of cars as the topography is too hilly to use a
cycle to commute.

No traffic light or pedestrian crossing.

Proposed footpaths present issues for small children, impaired mobility users, push chairs etc.
Footpath not suitable for disabled access on Inkerman Hill.

Path along A404 will be too narrow to safely use.

Access

The entrance to the site would be at a vulnerable place on the A404.

The entrance is near a very sharp bend / blind bend on the road as noted in the WDLP.
Junction on the brow of the hill.

Access in close proximity to Gravelly Way.

Dangerous access point; exiting the site will be a serious hazard.

Poor visibility at junction; view obstructed.

There is no Swept Path Analysis for vehicles exiting the site onto the A404.

The access is not suitable; should be a roundabout and traffic lights or one way in and one way out
onto a major road.

Parking

In adequate parking will result in overspill onto A404, Wycombe Road and Copners Drive
Insufficient parking in the new development.

Not all plots have allocated parking.

No visitor parking.

In adequate charging for electric cars.

Design / housing mix

Not a comprehensive planned development between the two sites.

Fails to maintain sense of separation between Hazelmere and Holmer Green.
The application fails to provide walk/cycle access as required.

Would not create a sense of community.

Fails to achieve high standard design and layout.

Not in keeping with surrounded area; design not appropriate for the location.
Against the character of Hazelmere.

Lack of creativity in design proposal; dull layout.

Properties squeezed together in barracks precision ugliness.



Development will be visible from the AONB, need to protect the Chiltern Hills.
Weatherboarding out of place; appears be based on a building in Penn.
Intrusive to the open countryside/ green fields.

The new site will be overdeveloped.

Overdevelopment will take away from the village feel of Hazelmere and Holmer Green.
Excessive number of homes.

Too many houses crammed into too small a space with non-existent gardens.
Inadequate sized plots.

Roads too narrow.

The development is too large.

Three storey block of flats will be an eyesore.

No street lighting.

No playgrounds / communal area.

No recreational grounds or community facilities for residents.

More open space needed for the development.

Loss of area to walk dogs.

No age friendly properties.

The need is for low cost, retirement homes, and bungalows, not family homes.
New houses do not match local community needs.

Lack of inclusivity for all sectors of society; limited houses for limited mobility.
Plans show tiny drives, minute front gardens and small back gardens.
Information in the design statement is inaccurate or misleading.

Demolition of Inkerman House but it is in pristine condition; landmark building being demolished.
Affordable housing all clumped together on borders of site.

Residential amenity

Close to adjoining properties.

Houses will be visible from Badger Way.
Overlooking onto existing dwellings; loss of privacy.
Loss of light/overshadow.

Low fence - crime, trespassing, public access.

Lack of amenity space.

Gardens poorly designed.



Negative impact on mental health; loss of positive effects of green space on mental health
Pollution

Increase in pollution levels.

Increased pollution from stationary cars with their engines idling in traffic.

Local noise and pollution levels will increase causing distress to everyone in the village.

Children’s lungs and lives depend on the protection of our green spaces and reduction of
pollution.

Dust from buildings will have a detrimental health impact.

Effects of pollution on elderly people.

Poor air quality.

Noise nuisance.

Significant light nuisance/pollution from a large development.
Negative impact on drinking water.

Infrastructure

Expansion is unrealistic and unsustainable on the local community.
Poor / inadequate infrastructure to support the development.
Strain on local services.

No investment into local services.

Doctors and schools in the area are already oversubscribed.

There is no extra doctors or infrastructure to help the amount of properties.
Increased waiting time at doctors.

Protect the NHS.

Veterinary care is hard to come by.

Overstretched police force.

Lack of school places.

Children will be pushed to attend schools further away, and the cost of that traffic is expensive
and unreliable.

Additional demands on public transport.

Electricity supply; frequent outage in parts of Holmer Green.
There would need to be an increase in jobs for new residents.
Insufficient broadband facilities.

Inadequate water and sewage supplies; tress on fresh water supply.



Wildlife/Biodiversity

Damage to the countryside and local wildlife; detrimental effect to ecology.

Animals should have freedom of movement, which will be denied by this development.

Site is home to protected species.

Concerns regarding Badgers.

Presence of bats, badgers, newts, pheasants, hares, foxes, squirrels and muntjac on the fields.
Fencing will not allow the coming/going of wildlife.

The development fails to provide a clear green infrastructure link through the Valley of the site
linking the wood adjacent to the Amersham Road with the Orchard in Holmer Green.

Field boundaries/hedges within the development would be removed entirely resulting loss of
biodiversity.

Mature trees and hedgerows should be preserved.
Removal of protected trees.

Potential damage to tree roots.

Loss of field within the site.

Effects on local ecology.

Physical/mental health benefits of green space.

The developer has not demonstrated how the application will comply with the Environment Act
2021.

Trees in gardens will be removed.
Proposals will tarmac over a considerable area of grass verge.

Climate Change

Hazelmere Parish Council have declared a climate emergency.
Increase in carbon emissions / greenhouse gases.
Effects on climate change.

Lack of efforts to reduce the effect of climate change (solar panels, ground source heat pump,
triple glazing).

Does not include sufficient environmental elements (solar panels, electric charging point, heat
pumps).

Does not promote sustainable living.
Unsustainable.
No comprehensive tree planting to overcome carbon footprint.

No consideration to passive housing.



Will result in over 500 cars which will impact on carbon footprint.

Other

Less surface area for flood water.

Natural features provide soakaways for rainwater, loss of these will result in flooding.
Flood risk; Increase danger of flooding.

Lack of shops.

Negative effects on listed buildings and conservation area.

Not recovered from the effects of covid on the village.

Worried about social housing.

Local crime levels will increase (no local police station in the village).

Increase drug use.

Increase in vandalism.

Adverse effect on house prices.

The residents in the new development will not be local citizens, but commuters.

Affordable housing is unlikely to be of a cost low enough to make the housing affordable for the
majority.

Locals will be prices out of the development and commuters will be favoured.

Vulnerable to trespassing and crime.

High proportion of vulnerable people in the area.

Disregarded previous planning decisions; proposal goes against previous planning applications.

Developers have optimised their own incentives and outcomes and not the interests of
village/wider society.

Developer offering to buy land on Badger Way.

Developers are putting their profits over safety of residents.
Inadequate communication and engagement around the proposal.
Lack of consultation.

Short period permitted for public comments.

Not enough information provided.

Safety outside of schools.

The roads and green spaces will not be taken on my Council; property owners will take on burden.

Support



A summary of the main matters raised in the 30 supporters’ representations are set out below:
The planned development looks well laid out, very attractive and a good design.

Innovative development.

Modern efficient houses.

Need of new and modern housing in the area.

Welcome electric vehicle charging.

Energy efficient new builds.

Increase natural surveillance of the area.

Proposed dwellings would overlook an area of public open space, as a result would deter anti-
social behaviour.

Pleasant area to bring up children and close to good schools.
Meet the demand for more houses in the area.

Will bring trade/ Support to local businesses / Offers opportunities for new services (shops,
doctors, schools, transport); Positive to shop owners.

Wider choice of properties for sale.

New residents will pay council tax which will contribute to the council financially.
Opportunity to buy larger houses.

Opportunity to Live closer to work.

More housing supply will give people the opportunity to live in the area where they grew up.
Attract the younger generation.

Attract first time buyers.

Community focussed and friendly developer.

Gives the land some purpose.

Bring overall house prices down; Greater choice of new well-built housing will alleviate pressure
on house prices, enabling people on a more average age to purchase.

There is an increase in people working from home.
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APPENDIX C: Appeal Decision Notice for 18/07194/0UT

| @ The Planning Inspectorate

Appeal Decision
Inquiry opened on 28 July 2022
Site visits made on 28 July & 27 September

by Mrs J Wilson BA (Hons) BTP MRTPI DMS

an Inspector appointed by the Secretary of State

Decision date: 2™ December 2022

Appeal Ref: APP/K0425/W/22/3296128

Land to the rear of 20 Wycombe Road, Holmer Green, High Wycombe,

HP15 6RY, 489803, 196518

« The appeal is made under section 78 of the Town and Country Planning Act 1990
against a failure to give notice within the prescribed perod of a decision on an
application for outline planning permission

» The appeal is made by Inland Ltd against Buckinghamshire Council - West Area
(Wycombe).
The application Ref 18/07194/0UT, is dated 31 August 2018.
The development proposed is Outline application (including details of access and layout)
for the erection of 101 dwellings with all other matters reserved.

Decision
1. The appeal is dismissed and planning permission is refused.
Applications for costs

2. An application for costs was made by Inland Homes Ltd against
Buckinghamshire Council. This is the subject of a separate decision.

Preliminary Matters

3. The Inquiry was scheduled to open on 26 July as a face to face event however
due to the COVID status of a key participant was switched to be conducted
virtually. Prior to the start date, Rule & parties strongly objected to a virtual
event. Following consideration of those objections the opening was delayed in
order that the Inquiry could be conducted face to face opening on 28 July
2022. On the first day openings and evidence from two of the four Rule &
parties was given however later that day it became apparent that members of
the public who, due to the content of correspondence they had received from
the Council had a legitimate expectation to join and participate in the event
virtually. Site notices had also made it plain that the event would be available
virtually. As that option was not available to them the Council explored whether
it could stream the remainder of the event online but was unable to do so for
capacity reasons.

4. In the interests of fairness, and given the notifications that had been sent, the
Inquiry was adjourned. It was subsequently resumed as a hybrid event on 26
September with participation both face to face and remotely via Teams. In total
the Inquiry sat for a total of seven days on 28 and 29 July and between 26 to
30 September 2022.

https://vwww.gov.uk/planning-inspectorate




Appeal Decision APP/K0425/W/22/3296128

5. The Appeal Site straddles the boundary of two former District Councils, Chiltern
and Wycombe. The majority of the appeal site is located within Hazlemere
Parish which lies within the former Wycombe District Council area. The access
road, and the existing dwelling at 20 Wycombe Road are located within Holmer
Green, within the former Chiltern District Council area. Consequently, the
Appeal Site also encompasses land within two Parish Council areas, Hazlemere
within the former Wycombe District Council area, and Little Missenden, within
the former Chiltern District Council area. Holmer Green, the closest settlement
to the proposed development, is within Little Missenden Parish Council.

&. Planning applications were originally made to Wycombe District Council and
Chiltern Council in 2018 as the appeal site area includes land in both districts.
The Buckinghamshire authorities of Aylesbury Vale, Chiltern, South
Buckinghamshire, and Wycombe, along with Buckinghamshire County Council,
became a Unitary Authority known as Buckinghamshire Council (The Council) in
April 2020 and the application made to Chiltern® was subsequently withdrawn
on 5th August 2020.

7. The original planning application was made in outline for 103 dwellings with
access, layout and scale to be determined. The proposal was amended in June
2020, May 2021, August 2021 and January 2022. The amendments in May
2021 resulted in scale being removed from consideration. In January 2022 the
scheme was further amended to “Outline application (including details of access
& layout) for the erection of 101 dwellings with all other matters reserved”
resulting in the loss of 2 units from the layout. As such the revised description
is reflected in my banner heading above. The amendments were referred to in
the officer report following consultation by the Council and I am satisfied that
there would not be any prejudice to participants in considering the
development on the basis of the revised description.

8. The application is in outline with all matters save for access and layout
reserved for subsequent approval. Drawings, 18083-5101B (Location Plan);
18083-C201B & 18083-P202M (Site Layouts); and 141278/A/07 (Site Access
Alignment) are for consideration with all other plans taken for illustrative
purposes only.

9. As the appeal is against non-determination there is no decision notice. Initially
the appeal scheme was deferred by the Councils Strategic Sites Committee? to
be considered further once a development brief had been produced. Following
the lodging of the appeal the Council considered the scheme again resolving,
against their officer recommendation, to refuse permission and offering
putative reasons for refusal. Two reasons were identified®. The first reason
related to lack of comprehensive development, lack of an appropriate sense of
separation between Hazlemere and Holmer Green, and failure to meet key
design principles required to achieve high quality sustainable development
contrary to the Development Plan and the National Planning Policy Framework
(The Framework)*.

10. The second putative reason for refusal focused on the absence of an obligation
under Section 106 of the Planning Act (s106) to secure contributions or direct

L pL/18/3121/0A

* on 24 February 2022

* Strategic Sites Committee 12 May 2022
* page 4 and 5 of CD77
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provision on a range of matters including affordable housing, the definition of
local criterion related to affordable housing, the level of contributions for
highways, education, public open space including equipped play, sustainable
urban drainage provision, connectivity between the appeal site and the
remainder of the HW8 allocation (to the south), biodiversity including offsetting
contributions and detailed ecological management plan, the provision of a
management company and the provision of custom and self-build housing
within the site.

11. The legal agreement covers the matters referred to above and a signed version
of the agreement was received after the Inquiry closed within the timeframe
specified. I am satisfied that the provisions of the obligations would be
necessary to make the development acceptable in planning terms, that they
directly relate to the development, and fairly and reasonably relate in scale and
kind to the development, thereby meeting the relevant tests in the Framework®
and Community Infrastructure Levy Regulations®. I have taken the planning
obligation into account in reaching my decision.

12. Four groups were afforded Rule & status at the Inquiry’. Little Missenden Parish
Council (LMPC), Holmer Green Village Society (HGVS), Hazlemere Parish
Council (HPC) and Holmer Green and Hazlemere Neighbourhood Development
Focus Group (HG&HDFG) gave evidence opposing the appeal. These
representations included matters which were not contested by the Council or
the highway authority relating to the capacity and safety of the access and the
impact of the development on existing trees, matters to which I will return.

13. 1 held a Case Management Conference (CMC) online on 16 June 2022 which
was attended by the main parties and representatives of the four Rule &
parties. At the CMC the following matters were covered: the main issues were
identified, how the evidence would be dealt with at the Inguiry; the submission
of statements of common ground; the listing of core documents; the timetable
for submission of documents along with other procedural matters. A second
CMC was held on 11 August where the focus was the technical arrangements
for the delivery of a hybrid Inquiry.

14. The status of the Hazlemere Neighbourhood Plan (HNP) changed during the
Inquiry as it was published for Regulation 16 consultation®. Evidence was given
that the HNP seeks to deliver sustainable development by protecting and
improving green infrastructure, delivering zero carbon buildings, and promoting
sustainable transport, in respect of the appeal site it seeks to articulate a
greater level of detail in relation to the site and on specific subject matters.
Local Councillors in their representations advised that the emerging plan should
be given particular attention in respect of climate change. Whilst the objectives
of the plan are acknowledged, as an emerging plan at an early stage of
preparation the HNP does not yet form part of the development plan and in
accordance with paragraph 48 of the Framework it, can be afforded only limited
weight in decision making.

15. A Statement of Common Ground (SOCG) was agreed between the appellants
and the Council before the Inquiry opened in July. An addendum to that SOCG

% paragraph 57

& Regulation 122

? Accorded Rule 6 (8] party status under the Inquiry Procedure Rules.
& 28 September 2022

https: /v, gov.uk/planning-inspectorate 3



Appeal Decision APP/K0425/W/22/3296128

16,

17.

was also agreed in August 2022 updating the Inquiry on the Hazlemere
Neighbourhood Plan and the progress of the HW8 Development Brief.

The appeal site was previously designated as Green Belt. However, upon
adoption of the 2019 Wycombe District Local Plan (Local Plan) the appeal site
and adjacent land was identified for development as a housing site. The site is
no longer subject to any Green Belt® designation and as such Green Belt issues
are not for consideration in this appeal.

I undertook an accompanied site visit during the initial part of the Inquiry in
July and again on 27 September, viewing the site and surrounding area to an
itinerary agreed between the main and all Rule & parties. I observed, as was
requested by Rule & parties the extent of traffic passing the site at schoaol
closing times. I also visited the general area prior to the Inquiry opening to
look at the surroundings from the points indicated by the Council.

Main Issues

18.

Having regard to these matters and taking into account the procedural matters
outlined above the main issues are:-

a) The effect of the development on the character and appearance of the area
in the context of the requirements of Policy HW8 of the Local Plan part 1 a)
(achieving a sense of separation between Hazlemere and Holmer Green).

b) Whether the appeal scheme achieves comprehensive development within
Wycombe district as set out in part 1c) of Policy HW8.

c) The status of the development brief covering the land subject to Policy HWS.

Reasons

Policy background

19.

20.

The appeal site forms the northern part of a housing site allocated by Policy
HW&a of the Wycombe District Local Plan 2019 (Local Plan). Consequently, the
site is accepted as a sustainable location suitable for the quantum of housing
development proposed, subject to meeting the requirements of the policy
criteria. It was acknowledged by the Council and the appellants that the
development of this appeal site would unlock the wider delivery of the HW8
allocation. Notwithstanding this, compliance with two aspects of Policy HW8 are
at issue. Firstly, the requirement to maintain a sense of separation between the
settlements of Hazlemere and Holmer Green??, and secondly the requirement
to provide a comprehensive development of the site within the Wycombe
district’*. I shall deal with these two matters separately.

Policy HW8 requires that development maintains a sense of separation between
Hazlemere and Holmer Green. The parish boundaries of which run along the
northern boundary of the appeal site (save for the proposed access). The
layout set out in Fig 14 of the Local Plan'? which accompanies policy HWS,
whilst marked indicative, makes clear where existing trees and woodland are
located. These physical features form the northern boundary of the appeal site

% Wycombe District Council Local Plan, Inspectors Report 10 July 2019 para 137
‘% (Criterion a) of Policy HWS

H (Criterion c) of Policy HWS

2 page 108 of the Wycombe District Council Local Plan
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and separate existing residential development in Holmer Green from the open
part of the appeal scheme®®.

21. The western and central portions of the appeal site would be developed for
housing with the southern corner section left largely undeveloped, other than
for the provision of a dry balancing pond to accommodate periods of high
rainfall in order to relieve surface water issues. The Council does not object to
the principle of residential development on this site. Objections were expressed
by some representors which I deal with below.

Character and appearance

22. The layout of the development would be fixed by the submitted plans and
whilst landscaping is a reserved matter the impact of the road layout and the
positioning of buildings enables the effect on the character and appearance to
be clearly understood in the context of the requirement to maintain a sense of
separation between the settlements of Hazlemere and Holmer Green. The
Inquiry heard that the two parishes had long since merged given that
development is contiguous at Watchet Lane and Sawpit Hill which was evident
from an aerial photograph®®. However, that element of coalescence predates
the requirements of the Local Plan which requires the sense of separation to be
maintained between the two settlements.

23. There were differing interpretations of the 'sense of separation” at the Inquiry
with the appellants arguing that the Council in its officer report had concluded
that the development 'achieves a degree of physical separation between the
two parcels of development by providing a distinct and meaningful area of open
space to the south of the site which also provides green infrastructure and
required on-site strategic open space®®. However, this reference relates to the
separation of parts of the new development at the southern edge of the appeal
site and not on the boundary between the two parishes. Moreover, it does not
address the requirement of criterion 1 a) of HW8 nor does it recognise the
issue of the maintenance of existing vegetation highlighted in the plans
accompanying Policy HW8.

24. Local residents highlighted the need for meaningful separation between
Hazlemere and Holmer Green and drew attention to the deliberate removal of
tree cover within the remnant orchard. Rule & parties generally accepted that
development would proceed on the site in some form however emphasised that
the principles of the Local Plan Policy should be implemented. The appellants
explained that the trees which had been removed were in poor condition.
Furthermore, the retention of the remnant orchard trees is not specifically
referred to in the wording of Policy HW8. The explanatory text in the Local Plan
supports the premise that green infrastructure can provide the sense of
separation between the two communities!®, Importantly though, it also refers
to the site benefiting from important natural features including an orchard and
woodland both of which are on the northern boundary of the site. The retention
of the remnant orchard would not be addressed by the submitted layout which
would undermine the objective of maintaining a sense of separation as it would
result in built development on the northern boundary. It is also relevant that a

3 5ave for the access road

4 At appendix D to Miss Luis POE

'3 In their committee report to the Strategic Sites Committee on 24 February 2022
‘¢ paragraph 5.1.72 Wycombe District Local Plan
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25.

26.

27.

Tree Preservation Order'” relating to six remaining trees within the remnant
orchard is now in place even though this was imposed in response to the tree
felling which had taken place.

The appellants suggested that the sense of separation was a nebulous
criterion®® and that the Council’s evidence tended towards a preference rather
than a strong view. Landscape evidence focused on the relationship of the site
to the existing settlement though in cross examination the appellants
landscape witness conceded that the appeal site did have a role in providing a
sense of separation between the two settlements.

The central open space to the south of the appeal site would undeniably
provide a sense of separation between new development on the two parts of
Hwa!* However, it would not achieve the clear requirement for separation
between the two parishes in the context of the appeal site. In my judgement
and in the straightforward application of the meaning of part 1 a) of Policy
HWB&, there is a clear requirement for separation on the northern boundary,
this is the only part of the appeal site where the two parish boundaries are
contiguous®®. The term "maintain’ in respect of the existing sense of separation,
in my view, requires a tangible, recognisable element of separation to be
achieved. This requirement is represented in the indicative layout in Fig 14 of
the Plan where existing trees and woodland on the northern boundary are
shown as retained with housing development indicated further south. This is
further supported in Fig 14 accompanying Policy HW8 and although not part of
the policy, in the context of the existing trees and woodland it shows the
development within the context of existing natural features on the appeal site,
factors not recognised by the appeal layout.

The existing woodland and the remnant orchard are not, and would not, be
visible in the wider landscape however they remain highly visible from
residential properties to the north and west of the site and these features make
a significant contribution to the separation of Hazlemere from Holmer Green.
The appeal layout does not provide for the retention of existing vegetation on
the northern boundary. This would not allow for the retention of the trees, now
protected by a preservation order, nor would it make provision for the remnant
orchard to be retained, as envisaged by plan which supports Policy HW8 in the
development plan. Nor would it allow the remnant orchard to be restored
following the loss of a significant area of tree cover. The proposed layout would
also be in conflict with objectives contained in Policies CP9, CP10 and DM34 of
the Local Plan which together seek to conserve the natural environment and
implement measures for enhancement and to improve and use existing green
infrastructure. There would be some conflict with Policy DM35, which requires
development to improve the character of the area and to show a holistic
understanding of the natural context as well as taking a comprehensive
approach to site layout and design. Similarly, there would be some conflict with
the Adopted Delivery and Site Allocations Plan (for town centres and managing
development) (2013) (Site Allocations Plan) Policy DM11 which requires
improvement to the green infrastructure network; and to Policy DM14 which
requires existing resources to be conserved and enhanced.

7 sarved on 27 June 2022

‘& pppellants Closing submission para 29 (Mr Grant)

% appellants Closing submission paras 35.1 to 36.3

** As shown in the aerial photograph in Appendix D to Mis Luis POE
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28. Landscaping is a reserved matter the detail of which is not before me. Even so
the new orchard area to the western part of the site adjacent to No 1 Kestrel
Drive, which is immediately on the western boundary of the development site,
would not provide adequate mitigation for the loss of the remnant orchard
either in terms of its size nor location. Neither would it achieve any meaningful
sense of separation between the two settlements.

29. Taking all these factors into account and for the reasons outlined the proposed
layout would cause significant harm to the character and appearance of the
area in conflict with part 1 a) of Policy HW8 of the Local Plan as it would fail to
maintain any sense of separation between Hazlemere and Holmer Green.

Comprehensive development

30. The appeal site forms around one third of the HW8 Local Plan allocation.
Paragraph 1 c) of that policy requires that schemes “provide a comprehensive
development of the site with Wycombe District’. The land of the HWS8 allocation
is held by a small number of owners, the appeal site and the bulk of the
remainder being in the ownership of a separate developer Bellway. Their land is
currently subject to a planning application for which amendments are currently
being sought.

31. The importance of co-ordinated or comprehensive development stems from the
need to ensure that Holmer Green facilities are accessible on foot from the
southern part of the allocation through this appeal site. The appeal site also
needs to provide for adequate pedestrian and vehicular connections for
emergency vehicles. This underpins the need to ensure that such connections
are fully considered and the relationship between the two is of relevance.

32. It was agreed between the main parties that connections to the remainder of
HW8 are essential to ensure sustainable development. The appeal layout
indicates three pedestrian linkages, one of which would also provide access for
emergency vehicles between the appeal site and the remainder of the HWa
allocation. Nevertheless, as those positions do not match in with the same
points on the submitted scheme for land to the south®! albeit that scheme is, as
yet, undetermined, this lack of synergy undermines the comprehensive
development of the overall allocation required by Policy HWS.

33. Written communication from Bellway?? confirmed that the appeal layout would
not prejudice their own proposals and a revised layout for the Bellway scheme
was submitted in evidence at the Inquiry®. That layout showed connections to
two of the three points indicated in the appeal scheme. However, the Bellway
layout has not been accepted as an amendment and it is not certain if it will be.
To this extent comprehensive development of the overall HW8 allocation is not
secured as the two layouts do not fully align. In respect of the appeal scheme
one footpath would result in a dead end were the latest Bellway plan to
proceed.

34. I note that the appellants position that the provision of three connections is
generous and far from hindering comprehensive development, would provide
safe convenient and legible connections®*. However, as connections are

# s shown at appendix 8 to Mr Bell POE

# pppendix & to Oliver Bell POE - letter dated 23 June 2022
2 INQDocls

* pppellants Closing submission para 24
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required through the appeal site for future occupiers of the development on the
southern part of the site to access facilities in Holmer Green, it is necessary to
ensure that effective connections are secured between these two sites.
Moreover, as the layout of the scheme would be fixed there would be very
limited scope to make changes to flex the scheme to fit in with an as yet
unknown scheme on the remainder of HW8.

35. The Planning Practice Guidance® and the Development Management Procedure
Order?®, indicate that the consideration of any access includes accessibility to
land within the site regarding circulation routes both within and beyond the site
boundaries. In this context and considering that the appeal site is part of a
wider allocation there is a legitimate expectation that the Council should seek
to ensure that the development will function effectively as part of the whole
HW8 allocation. I do not accept the appellants view that, as there is no physical
existing network for the appeal proposal to connect into, it would be perverse
to consider connections to the remainder of the HW3 allocation.

36. It is acknowledged that the HW38 policy does not require a single planning
application and that in cross examination the Council’s witness conceded that
her evidence did not explicitly show how the appeal layout would compromise
comprehensive development. Notwithstanding this the layout of development
to the south is by no means certain and whilst the opinion of Bellway is that
their land would not be prejudiced, this was not evidenced or demonstrated by
way of any agreed plan or undertaking. Moreover, the Council confirmed that it
was not able to clarify whether the revised Bellway layout presented to the
Inquiry would be accepted as a revision to the current planning application
given that the extent of change may lead to the requirement for a fresh
application and effective connections remain uncertain.

37. The Inquiry also heard evidence that the lack of a comprehensive approach
meant opportunities have not been taken to co-ordinate the provision of open
space. This lack of a co-ordinated approach to the provision of open space and
recreation facilities means some provisions would be duplicated rather than co-
located on one scheme. In turn this would reduce the flexibility in the use of
open space on the appeal site which is already subject to competing
requirements for use as sustainable urban drainage. These factors would not
secure comprehensive development.

38. While co-ordination need not be hugely complicated it would involve a greater
degree of certainty as to the connection routes and the use of the central open
space. The amended layouts referred to and the statements that the appeal
scheme would not prejudice delivery are insufficient to secure the level of
confidence needed that comprehensive delivery across HW8 can be achieved.

39. Put simply, on the evidence before me the arrangements would not secure a
co-ordinated approach which is envisaged by the comprehensive development
of the site as required by part 1 c) of Policy HW8 which relates to a much larger
land area than this appeal site. It cannot be assumed that the selected points
intended to provide connections will be utilised by the adjoining site and no
certainty that those connections would be effective. There is no substantive
evidence that effective connections can be secured to the remainder of HW8.

** Reference ID: 14-006-20140306 referred to in Opening and Closings by the Council INQDoc 2 and 26
“& The Town and Country Planning (Development Management Procadure) (England) Order 2015 51 2015 No 595
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As such I regard there to be a clear and necessary purpose for the
comprehensive development of the HWS site.

40. Even though the submitted 106 agreement seeks to make provision for
connectivity and if necessary, the provision of step in rights, for the reasons
outlined above I conclude that there is no certainty that the comprehensive
development of the overall allocation required by part 1 ¢) of Policy HW8& would
be secured by this appeal scheme. As such Policy HW8 part 1 c) of the Local
Plan would be undermined resulting in conflict with the development plan which
requires there to be comprehensive development of the HW8 land within the
Wycombe District which in practical terms means the whole of the allocation.

41. In reaching my conclusion on comprehensive development I have had regard to
the conclusions reached in a recent appeal decision relating to another part of
the allocation fronting Amersham Road®” where the Inspector concluded that
the delivery of the HW8 allocation would not be prejudiced by the proposal for
eight houses. Nonetheless the considerations in that appeal are not the same
as in this scheme in the context of the wider proposals for the bulk of HW8. In
any event that decision was dismissed for other reasons and it does not alter
my findings in relation to the main issue.

Development Brief

42, The appellants statement of case correctly stated that Policy HW8 does not
‘require’ the production of a Development Brief for the HW8 allocation.
Supporting text in the Local Plan® indicates that "A comprehensive approach to
the development of the land in Wycombe District is essential for good planning
on this site. Preparation of a development brief for the site will be essential to
coordinate the detailed planning of the site and this should be used to inform
any planning application submitted for the future development of the site”.
Even so, the parties agreed that there was no policy requirement for a
development brief.

43, The recent completion of the brief has somewhat superseded the initial position
of the Council who argued that the brief was needed to set the context for
development and would be essential in co-ordinating the detailed planning of
the site. The appeal proposal was formulated long before that detail so whilst it
will be of help to the formulation of future development it is the detailed
wording of Policy HW8 to which I must refer in determining the appeal
proposal.

44, It is self-evident that the appeal scheme was not, and could not have been,
informed by the development brief given the timeframes involved. It is a
matter of fact that the Council deferred its initial decision on the appeal
proposal for a brief to be prepared and the Council progressed that
development brief in parallel to the appeal and published its final version
immediately prior to the resumption of the Inquiry in September 2022.

45, That brief is now adopted and the main parties confirmed in their addendum to
the SOCG that the development brief is a material consideration?®®, this fact is
not in dispute.

T APP/KD425/W/21/3272284
“% paragraph 5.1.67 page 109 Wycombe Local Plan
* Inquiry Document 11
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46, Nonetheless in the context of this appeal the relevance of the brief is limited as
chronologically it could not have set the framework for the formulation of the
proposal I have before me. Though it will no doubt have relevance for future
submissions. Whilst T must have regard to the content of the brief as the
adopted approach of the Council which gives a greater level of detail in
interpreting Policy HW8 for the formulation of proposals it cannot overlay
additional requirements to Policy HW8 and I have considered the appeal
against the content of that Policy and relevant related policies which refer to
the treatment of existing natural features. In this regard whilst the status of
the Development Brief is now adopted, its content has not been determinative
to my findings in relation to this appeal.

Other Matters

47. There is significant feeling in the local community that the vehicular access to
the appeal site from Holmer Green should not be the de facto solution for
access to the housing allocation. My attention was drawn to a planning decision
in January 1988° where development at Tralee farm was refused on the basis
of increased traffic hazard and highway danger in the locality generally and on
the basis of loss of amenity to the occupiers of houses on Deanway. That
appeal scheme sought to extend an existing cul de sac of six houses which is a
substantially different proposal than that before me and as such it does not set
a precedent which I must follow.

48. Evidence was given by Rule & parties (LMPC, HGVS, HPC and HG&HDFG) that
the access onto Wycombe Road was unacceptable, that its proximity to the
Wycombe Road/Sawpit Hill junction caused traffic to back up past the site
particularly at the beginning and end of a school day. Although the Wycombe
Road access would be the only point of access/egress for the appeal site that
point of access is shown on the indicative plan supporting the HW8 allocation.
Whilst recognising the concerns expressed by the Rule & parties about traffic
being concentrated on a single access to Wycombe Road, I am satisfied that
the appellants highway assessment in terms of its methodology, assessment,
and forecasting indicates that the formation of the access subject to the
imposition of planning conditions and the completed section 106 agreement,
would not compromise highway safety. Moreover, the Highway Authority raised
no objection to the appeal scheme and I have no substantive evidence before
me which would lead me to a different conclusion.

49, Rule & parties focused on the issue of informal surveillance along the first part
of the proposed access between Wycombe Road and the main part of the site.
This was based on the fact that the first part of the access road would not be
overlooked by properties with habitable rooms. Furthermore, that surveillance
from the first floor windows of properties on the adjacent cul-de-sac at
Deanway would be unlikely to provide any meaningful natural surveillance of
the proposed access road. The access into the main development would have a
footway on only one side and would not be directly overlooked by existing or
proposed dwellings. Even so it serves as the only vehicular access to the
development and would have a level of traffic movements and activity
associated with 101 dwellings which would limit deficiencies in informal
surveillance from occupied properties. The access was identified in the
Development Plan as serving the site and the issue of surveillance along what

* ppplication No 87/3297/CH made to Chiltern District Council - refused 21 1 88
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50.

51.

52,

53.

54,

would be the principal access has not been subject to any objection from the
Police who identified concerns associated with the rear pedestrian
accesses/passageways within the main part of the development. This issue is
not therefore a matter which would justify resisting the use of the access from
the Wycombe Road either in principle or in respect of the proposed layout.

Evidence was given on urban design matters however related to the general
layout of the site, its points of connectivity and the focal points of the scheme
with regard to site layout. As appearance is a reserved matter the visual
appearance of the buildings is not before me even though illustrative plans
gave some information as to potential street scenes. This matter has not been
determinative to the outcome of the appeal.

Representations have been made regarding a negative effect on existing
residential properties in terms of living conditions, especially those bordering
the western boundary of the site which is identified in the Development Plan as
a sensitive existing residential boundary. Reference was also made to an
easement along that same boundary which, it was argued, would prevent the
planting proposals shown on the layout plan from being implemented due to
the need to protect the route of the power lines. The appellants indicated that
the power lines would be undergrounded along the internal access roads and
that this would not limit the proposed planting along that boundary.

Whilst the outlook for residents of residential properties along Kestrel Drive and
Inkerman Drive and would certainly change, the Council did not raise objection
to the proposed facing distances between existing and proposed properties.
The provision of boundary treatments and planting would be matters to be
resolved through a reserved matters submission along with the detailed
placement of window openings which could be dealt with through conditions in
the event that permission was to be granted. Even though the western
boundary of the site is acknowledged in the Local Plan to be a sensitive
boundary, I see no reason, on the basis of the evidence before me to take a
different view to the Council on this matter.

Local concerns regarding difficulties with water pressure and the lack of
capacity for foul water drainage systems to accommodate additional housing
have been raised. These are matters which any developer would need to
resolve though new mains connections and the appellants and the Council have
addressed this matter through the drafting of planning conditions.

Representations have been made about facilities in the locality with particular
reference to the increased pressure that additional residential development
would place on medical services, as there is no local doctors surgery and there
is known to be limited capacity in local schools. The Section 106 agreement
includes contributions towards education the level of which has been agreed
with the Council. In so far as contributions toward medical services are
concerned the Council outlined in their committee report that the
Buckinghamshire Clinical Commissioning Group (BCCG) had not sufficiently
evidenced local need such as would have justified a contribution via the Section
106 legal agreement. Even so the development would be liable for
contributions under the Community Infrastructure Levy and the BCCG would be
entitled to bid for CIL funding for the provision of primary healthcare
infrastructure.

https: /v, gov.uk/planning-inspectorate 11
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55. Representations were made in respect of a woodland/orchard area beyond the
north east of the appeal site which was omitted from the HWS8 allocation in the
Local Plan. The landowners for that site argue that the omission of that land
from the HW8 allocation is inappropriate as to exclude it would mean that the
wider HW8 development would not be brought forward in a properly planned
and comprehensive manner, moreover it would result in a land locked parcel of
land. The land referred to is beyond the appeal site, neither is it within the
defined boundary of policy HW8 as indicated in the adopted plan. As such it is
not within the remit of this appeal. Decisions about its future being a matter for
the Council in the first instance.

Benefits

56. A range of benefits have been outlined and assessed by the appellants and the
Council. It was agreed that the provision of affordable and self-build housing
would be at a level which would be policy compliant and whilst it would deliver
housing to meet a specific local need it would not exceed the level required by
the development plan. Consequently, whilst in principle it is reasonable to give
substantial weight to such provision it would not “justify a breach of policy
requirements where a policy compliant scheme would also deliver the same
benefits*. This limits the weight that can be afforded to these benefits which,
as policy compliant provisions, I afford them neutral weight.

57. Biodiversity net gain would be a benefit and this is not disputed. However
measurable net gains in biodiversity are also a requirement of the development
plan through Policy DM34 and therefore the benefit carries moderate weight in
favour of the proposal.

58. The provision of market housing would be a benefit as would the economic
activity associated with the construction of the houses which would bring
income into the local area. There is no dispute that the Council can
demonstrate in excess of a five year supply of housing and in this context the
benefits of market housing and the economic benefits during construction and
into the local economy on an allocated site would not generate any more that
moderate weight in favour of the proposal.

Conclusion

59. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
the appeal must be determined in accordance with the development plan
unless material considerations indicate otherwise. Development which would
conflict with and undermine the strategy of an adopted development plan and
the Framework when taken as a whole would, in planning terms, be harmful.

&0. Whilst T have found intrinsic conflicts with Policy HW8 and related conflicts with
other polices in the plan relating to existing natural features, from the evidence
before me I have not found conflict with Local Plan Policy CP7, which requires
infrastructure to support growth; with Policy DM33 relating to managing carbon
emissions (transport and energy generation); with Policy DM39 in respect of
managing flood risk; or with Policy DM16 of the Site Allocations Plan which sets
the open space requirements for new developments.

61. Whilst there would be benefits arising from the development which weigh in
favour of the scheme these would not, either individually or collectively,

* Council Closing submissions Mr G Williams
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warrant a decision other than in accordance with the development plan when
taken as a whole. Consequently, the appeal is dismissed and planning
permission is refused.

Mrs 7 Wilson

INSPECTOR
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APPENDIX D: Appeal Decision Notice for 20/07610/FUL

Appeal Decision
Site visit made on 26 October 2021
Hearing held on 29 March 2022
Site visit on 30 March 2022

by J P Longmuir BA(Hons) DipUD MRTPI
an Inspector appointed by the Secretary of State
Decision date: 15 August 2022

Appeal Ref: APP/K0425/W/21/3272284
Orchard House, Amersham Road, Hazlemere HP15 7JH

= The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

= The appeal is made by Mr Wesley McCarthy on behalf of Nicholas King Homes against
the decision of Wycombe District Council.

= The application Ref 20/07610/FUL, dated 30 September 2020, was refused by notice
dated 2 December 2020.

« The development proposed is construction of 8no. four-bedroom, detached houses with
associated parking, landscaping and access amendments to retain Orchard House.

Decision
1. The appeal is dismissed.
Preliminary Matters

2. The appeal was submitted as a written representation. However, following the
site visit it was decided to change the procedure to a hearing due to the
number and complexities of the issues. Both parties were given the opportunity
to submit further evidence to provide an updated position for the hearing. The
Council did submit further evidence.

3. A unilateral undertaking was submitted on the 6 April 2022 and copied to the
Council. This provides financial contributions for off-site ecological
enhancement to mitigate the appeal site impact and expansion of primary
education facilities.

4. Immediately prior to the hearing the appellant submitted a landscape strategy
plan LC-2782-01 for the appeal site. This did not change the layout of the
development but provided an indication of the potential scope of new planting.
The Council were able to consider the plan and did not raise any objection to
the submission. No party would be prejudiced were I to take the additional
information into account and I have determined the appeal accordingly.

5. During the hearing the Council stated that they no longer had objections to the
living conditions of the intended occupants of plots one and eight. These are
the subject of refusal reasons 7 and 8. In the case of plot one, a detailed
drawing was submitted which shows a 25-metre separation distance between
the house and the residential annex. The potential shadowing to plot eight

: : —
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would be resolved by the removal of a row of mature conifers in the
aforementioned landscape strategy plan, which the Council agreed could be
secured by condition. I similarly concur that the future occupants would have
satisfactory living conditions.

6. In terms of reason for refusal 10 relating to surface water disposal, prior to the
hearing, the Council considered the details that had been submitted earlier at
the end of the planning application stage when they had not been able to
accept the submission. The Council accepted that in principle adequate surface
water run-off could be adequately managed on the appeal site and it no longer
objected on this aspect of the proposed development subject to a condition. I
similarly concur that in principle surface water run-off could be managed.

Background

7. The site is part of a larger allocation in Policy HWE of the 2019 Wycombe Local
Plan for 350 dwellings on 12.87ha of land. The policy requires a development
brief to provide comprehensive development across the allocated site. Work on
this development brief has only recently commenced and is likely to take
several months to complete. Meanwhile the landowners of the adjacent sites,
Inland Ltd and Bellway Homes, have submitted planning applications for
development. The Inland Ltd site is the subject of an outline application for 101
dwellings. This takes in the northern part of the allocation, involving the
demolition of an existing dwelling to gain access from Holmer Green. It was
considered by the Council’s committee in March and deferred pending the
development brief. The Bellway Homes application is in full for 290 dwellings
and is more recently submitted; this extends beyond the boundaries of the
Local Plan allocated area with access from the Wycombe Road to the west of
the appeal site.

The main issues

8. I start by considering the appeal scheme on its own merits, then having regard
to the reasons for refusal, I consider whether the appeal scheme would be
likely to prejudice the implementation of this wider allocation. The main issues
are therefore:

« the effect of the proposal on the character and appearance of the area,
including the Chilterns AONB;

« the effect of the proposal on highway safety;

«  whether the site would be in an accessible location for the intended
occupants of the new dwellings in relation to non vehicular access to
everyday services and facilities;

« whether the proposal should provide affordable housing;
» the effect of the proposal on the delivery of services and infrastructure;
« the effect of the proposal on biodiversity and;

« whether the proposal would prejudice implementation of the wider HWE
allocated site.
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Reasons
The effect of the proposal on the character and appearance of the area

9. The HWS allocated land is described in the accompanying text to policy HWS,
as located on the edge of High Wycormbe urban area and currently consists of a
mix of farmland and woodland.

10. The appeal site is part of the southern area of the allocated site and includes
the A404 frontage. It consists of the grounds to the front and side of Orchard
House, although the dwelling itself is excluded from the appeal site. To the side
of the site is a loosely surfaced track which leads behind the appeal site to a
disused car repair yard, also part of the HWE allocated area.

11. The site is prominent from the A404 Wycombe Road in both directions. There
are a few houses in the area, towards the west, High Wycombe, but these are
softened and partially obscured by trees and hedges; the site appears within
the countryside. There is a low hedge on the Wycombe Road frontage over
which the site is visible: it is largely open, and the existing house, annex and
outbuildings are all set back, so that there is a sense of openness. It is
therefore unassuming and does not attract attention. The focus of attention is
away from the appeal site, towards the trees and hedges beside the A404 and
the nearby woodland. On the opposite side of the road is a golf course which is
largely abscured by frontage vegetation.

12. The Chilterns Area of Outstanding Natural Beauty (AONB) is on the opposite
side of Wycombe Road and includes Penn Woods, which is on slightly elevated
ground and in sight of the appeal site. The AONB is characterised by its
undulating chalk slopes, open views and blocks of woodland.

13. The proposal is for development across the width of the site with minimal gaps
in between. The elevations are similar for seven of the plots creating a
repetitive appearance. When seen from most viewpoints the houses would
appear in an almost continuous line across the site which together with the
hard surfaces for the access and car parking would collectively create an
intensive development. Such a line of development and the repetitive designs
would be more likely to be associated with a suburban area, whereas
informality (including variation in house designs), and a lesser extent of
development, would be more btypical in this rural context.

14. Car parking is proposed along the majority of the frontage and whilst the
existing hedge could be reinforced as part of a landscaping scheme together
with some tree planting, such landscaping would take significant time to
mature, meanwhile the metallic texture and colours of the cars would be
obtrusive. In addition, the hedge would need to be high to wholly obscure the
roofs of cars.

15. The site is experienced in conjunction with the AONB and contributes to its
setting by providing an open and rural appearance. This would be changed to
one of a predominance of enclosed development. It would attract attention so
that the nearby trees, hedges and woodland would not appear prominently.

16. Amongst other matters, Policy DM34 of the Local Plan seeks to deliver green
infrastructure and enhance biodiversity. On sites outside of town centres it
requires development to achieve a future canopy cover of 25% of the site area.
In terms of the allocated site, policy HW8 includes requirements in respect of
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green infrastructure, this is particularly relevant for the appeal site since it
forms the frontage for the HWE allocation. Whilst full planting details have not
been provided, it is nonetheless evident that limited space would be available
for planting new trees, with enough space for them to flourish thereafter. The
extent of landscaping would be insufficient for the appeal proposal.
Consequently, the proposed houses and cars would appear overly strident.

17. I therefore conclude that the proposal would be harmful to the character and
appearance of the area including the setting of the Chilterns AONB.

18. Policy HWE requires a sense of separation between Hazlemere and Holmer
Green, which would not be achieved by the line of new houses. Similarly, policy
DM34 requires a 25% [green] canopy, which would not be provided and Policy
DM11 of the Adopted Delivery and Site Allocations Plan {DSAP) requires all
development to contribute to improvements to the Green Infrastructure
network. The propasal would be contrary to the above policies.

19. Policy DM35 of the Local Plan requires all development to improve the
character of the area and the way it functions. Policy CP9 requires a distinctive
high quality sense of place by conserving and enhancing the natural
environment. Policy CP10 requires conserving, protecting and enhancing the
AONB by its protection from harmful development. The proposal would be
contrary to the above policies.

20. Paragraph 126 of the National Planning Policy Framework (the Framewaork)
sees the creation of high quality, beautiful and sustainable buildings and places
as fundamental to what planning should achieve. Paragraph 130 states
developments should be visually attractive as a result of good architecture,
layout and appropriate and effective landscaping. Paragraph 176 requires
development to be sensitively located and designed to avoid or minimise the
impact on the setting of AONBs. The proposal would be contrary to the above
palicies.

The effect on highway safety

21. The appeal site lies just off the A404 which links Amersham to High Wycambe.
This is a busy road, which is confirmed by a 2019 survey® for the County
Council. The road is a single carriageway, and the centre line is demarcated
with hatchings to segregate the opposing traffic.

22, The A404 by the appeal site is limited to 50mph and drops to 40mph
approximately 200m to the west nearer Hazlemere. The proposed access would
be within the 50mph limit.

23. The proposed development would be a priority junction on Amersham Road.
This would entail traffic leaving the site having to wait for a gap in the traffic.
Inevitably frustration would be likely to lead to the potential of a vehicle using
inadequate gaps into the traffic flow. Similarly, cars seeking to enter the site
from the east (Amersham) direction would be likely to frequently have to wait
in the centre of the carriageway for a gap in the incoming traffic. Such a
position in the centre of busy traffic would be vulnerable to collision and equally
judgment would be critical whether a gap would be adequate.

! Traffic Data: Appendix E to Written Statement on Highway Matters
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24,

25.

I therefore find that the access would lead to potential collisions through
frustration and inevitable risks being taken to use inadequate gaps in the traffic
as well as the risk from stationary vehicles waiting to turn. The County Council
estimate that each dwelling would generate 4-6 vehicles per day, which was
not disputed by the appellant. This traffic generation on an everyday basis
would be significant, leading to the likelihood of accidents.

Policy DM33 requires safe access to a site. Similarly, paragraph 110 requires
safe and suitable access. Paragraph 111 of the Framework states development
should enly be prevented or refused on highway grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on
the road network would be severe. The proposal would lead to an unacceptable
impact on highway safety and the proposal would be in conflict with the above.

The accessibility of the site

26.

27.

28.

29.

30.

31.

32.

The site is in the countryside approximately 2 kilometres away from

Hazlemere, which has everyday facilities. It is linked by the A404 Wycombe
Road which for a significant part has no pedestrian footway. There is a grass
vwerge beside the road, but as I found out on my initial site visit, that is not
conducive to walking in terms of its surface and the intimidating busyness of
the traffic. It also has significant slopes which would deter some cyclists. There
are slightly nearer facilities off Eastern Dene (road), which is an outlying part of
Hazlemere, off Wycombe Road, but these facilities also involve walking along
the grass verge by the A404. Bus services would also require walking to get to
the bus stop.

The appellant’s transport assessment refers to the site’s accessibility as limited.
I similarly consider that the occupants of the proposed development would
have limited non-vehicular access and would be largely car dependent.

There are facilities at Holmer Green which includes education, a pub, various
food and everyday shops, however these are only accessible via the A404 away
from the High Wycombe direction and the offshoot Earl Howe Road, which are a
circuitous long route around the appeal site.

I therefore find that the appeal site would not be reasonably accessible to
everyday facilities without the use of private vehicles. Consequently, at the
present time the occupants of the development would be car dependent, which
would generate carbon emissions; the appeal site in isolation is therefore not in
a suitable location for residential development. Whilst a suggested condition
requires the provision of electric charging points, which would assist in carbon
emissions, that would not necessarily account for all journeys.

I therefore find that the proposal would be harmful in terms of climate change
and social isolation as the occupants would be disjointed from a community.

If the Bellway Homes land, was to be developed it is possible that a connection
to Holmer Green could be established. However, the Bellway Homes and Inland
Ltd schemes do not have permission and even if they did there is no certainty
that they would be implemented or that such a link would be acceptable to the
developer/owner of the site.

The proposal would contravene the Local Plan strategy: Policy HWE seeks to
promote walking and cycling to facilities, policy CP1 which requires sustainable
development, as well as palicy DM33 which seeks carbon efficient siting of
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33.

development. CP12 titled climate change also requires siting of development
close to facilities. Similarly, the proposal would conflict with policy DM2 of the
DSAP which requires walking and cycling routes to serve new development.

Paragraph 73 of the Framework states that large scale extensions to villages
should be well located, designed and supported by the necessary infrastructure
and facilities (including a genuine choice of transport modes). Paragraph 104
seeks to promote walking, cycling and public transport. Similarly, paragraph
105 seeks to promote growth in locations to avoid emissions. The proposal
would be contrary to the Framework.

Affordable housing

34.

35.

36.

37.

Local Plan policy DM24 seeks the provision of affordable housing. Based on the
size of the appeal site and the number of dwellings proposed, the appeal
proposal would not be expected to provide affordable housing based on the
specified thresholds. Notwithstanding this, paragraph 3 of the policy states that
'‘where a development falls below the size thresholds but is demonstrably part
of a potentially larger developable area above those thresholds the Council will
require affordable housing on a pro rata basis'.

Whilst the appeal site and the remainder of the HW8 are both developable, the
critical consideration is whether the appeal site is demonstrably part of a larger
area. The red line of the appeal site is not contiguous with the remainder of the
HWSE site, as the appellant made clear at the hearing there is a neead to provide
some garden area to the existing house and therefore the boundaries could not
align. The red line on the location plan indicates the extent of the appeal site
and excludes the existing dwelling and an area of garden due to that being
retained by the dwelling.

Additionally, the sites are in a different ownership, and I am advised that this
has always been the case. The sites have also had different uses. Although the
site forms part of a wider allocation, I nonetheless conclude that it is not part
of a larger developable site but is an existing residential property in separate
ownership. Accordingly, it is not reasonable to expect affordable housing to be
provided.

I therefore conclude that the proposal would not be contrary to Local Plan
policy DM24. Similarly, there would be no conflict with paragraph 64 of the
Framewoark which states affordable housing should not be sought for non-major
development.

Provision of infrastructure /facilities

38.

39.

40.

The submitted unilateral undertaking provides the required primary education
contribution based on the number of pupils that would arise from eight houses.
This would satisfy the requirements in paragraph 4 of policies HW8 and DM19
for adequate education facilities to be provided for the occupants of new
dwellings.

The houses would also fall within the Council’'s adopted CIL charging scheme,
which could provide a range of potential facilities to the Council’s choosing.

The necessity for the proposal to contribute towards infrastructure for the wider
allocated HWSE is discussed latterly.
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41. I therefore conclude that the proposal, in terms of this appeal site, would meet
its own particular infrastructure needs. In this particular respect the proposal
would not be contrary to policies HW8 and DM19 of the Local Plan.

Biodiversity

42. The appeal site consists of closely mown grass, with only a few broad-leaved
trees/shrubs, a row of conifers and boundary hedges. The site has limited
vegetation and appears largely to have been used as a garden, which together
with the adjacent main road would discourage some species. I have not been
made aware of any record of protected species or habitat on the appeal site.

43. The proposal would provide some new landscaping. Moreover, the submitted
unilateral undertaking provides a financial contribution towards ecological
enhancement elsewhere, in schemes overseen by the Council.

44. Whilst the row of houses and siting of parking in the appeal proposal would
discourage a wildlife corridor, this would not be significantly different to the
existing situation. At the hearing both the main parties agreed that taken
together the proposal would represent an enhancement. I similarly concur.

45. I therefore conclude that the proposal would not harm biodiversity on the
appeal site and provision on the wider HWE allocation.

46. Local Plan policy HW8 requires the retention of field boundaries and promotion
of green infrastructure. Policy CP10 promotes biodiversity enhancement
through green infrastructure. Policy DM11 of the DSAP requires provision of
green links across developments, whilst Policy DM 14 of the DSAP states that all
development proposals should be designed to maximise biodiversity. Paragraph
179 of the Framework requires the promotion of biodiversity and wildlife
corridors. The proposal in terms of biodiversity would not be contrary to the
above policies.

The effect of the proposal on the potential to implement the wider HWEg8
site

The effect of the proposal on the wider HWE site: Potential access

47. Policy HWE criterion ¢ requires a comprehensive development of the allocated
site. This is a broadly rectangular shape stretching from Holmer Green village
in the north and extending to the south up to the A404, the main road leading
to High Wycombe. Policy HW8 envisages access from the High Wycombe Road
to the appeal site and an arrow is shown indicatively as a potential access
across the appeal site.

48. The subrnitted layout shows that the 8 houses, the subject of the appeal
propaosal, would use the existing drive to Orchard House, through the centre of
the appeal site. This drive would be inadequate for a larger development.

49, There is an existing adjacent track to the side of the appeal site which leads
behind into the wider HWE allocation. There is an annotation on the submitted
layout which denotes space left potentially for access to the wider site, using in
part the existing loosely surfaced track to the side of the appeal site and in part
land occupied by a row of conifers, identified in a blue (ownership) line on the
site location plan. The row of conifers is shown for removal in the landscape
strategy plan, which would increase the available space.
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50.

51.

52.

The submitted evidence produced does not prove that this track and the
annotated land shown on the submitted layout, would be insufficient for an
access serving a substantial development. Indeed, much would depend upon
the particular design of the access which is unknown at this stage. However
even if the space was limited, it is not inconceivable that a form of traffic
management may be possible.

This access would join Wycombe Road. It would need visibility in both
directions, which would be likely to be achievable with the straightness of the
road. The design of the junction is not known. However, there are wide verges
either side of the carriageway which would help towards the space needed for
its provision, and the space required will vary depending upaon the nature of the
junction.

The submitted Bellway Homes scheme shows an access away from the appeal
site nearer towards Hazlemere. This involves the demolition of an existing
dwelling, and the creation of a splayed vehicle access with a lane for turning in
the A404 main road. This scheme does not have permission, but the highways
officer has indicated its potential acceptability. Whilst its provision is not
guaranteed, this nonetheless indicates a potential alternative access.

The effect of the proposal on the wider HW8 site: Other matters

53.

54.

Policy HWE promotes the ecological connectivity of corridors throughout the
allocated development. An existing orchard to the north towards Holmer Green,
is noted as an important habitat on the allocated site. However, the appeal site
is currently segregated from the orchard/greenfield element of the HWS8
allocation by a hard surfaced car repair yard which forms a discouraging barrier
to most wildlife. Additionally, the busy Wycombe Road would limit the
connectivity beyond the HW8 allocation. There would be wildlife movermnent
along the site boundaries as shown on the landscaping strategy plan. 1
therefore conclude in respect of biodiversity, the development of the appeal
site would not prejudice measures on the wider allocation.

In addition, the Council at the hearing did question the need for open space
provision/recreation facilities on the HWS allocation as a whole. However, the
CIL payments could be used to supplement the provision provided as part of
the development of the rest of the HWB8 site. There was no other indication
from the Council that other needs could not be met by the potential CIL
payments. Additionally, the site and proposal do not have any particular
characteristics which would constrain provision on the wider site.

The effect of the proposal on the wider HWES site: Conclusion

55.

Based on the evidence produced at the hearing and my own observations on
site, I therefore conclude that the delivery of the HWSE allocation would not be
prejudiced by this appeal proposal for eight houses. In this respect I conclude
that the proposal would not conflict with policy HW8 as well as policy CP4 which
provides for housing delivery across the plan area.
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Planning Balance

56.

57.

58.

59.

It was agreed at the hearing that the Council is meeting its five-year housing
land supply requirements with between &.4 and 6.5 years supply based on the
nead established in the 2019 Local Plan. Section 38(6) of the Planning and
Compulsory Purchase Act 2004 states determination must be made in
accordance with the plan unless material considerations indicate otherwise.

I have found that the propasal would be harmful to the character and
appearance of the area and spoil the contribution of the site to the rural setting
of the AONB. In addition, the movements associated with the proposed 8
houses would harm the safety of the A404,

The appeal site is located in an area of poor access for non-motorised travel.
This has the potential to change if the cycling/walking connection to the
existing facilities at Holmer Green is provided by the allocated site being
developed in a coordinated way. The appeal site plan shows land in a blue line
connecting the appeal site to the Bellway Homes land, so theoretically a
connection may be possible. However, the Bellway Homes and Inland Ltd
schemes do not have permission and implementation is at present uncertain.
In addition, as stated at the hearing, these schemes do not link up in terms of
their proposed footpaths and cycleways. Such connectivity may yet be
achievable as there is intervening open space but that is not confirmed in
either of their detailed schemes. It therefore cannot be assumed that such a
link will be achieved, so the occupants of the appeal proposal would be car
dependent for everyday living, leading to the generation of carbon emissions.

The proposal would provide 8 new dwellings which would have economic
benefits through their construction but that would be very short term. The
benefits would not be substantial and do not outweigh the harm that I have
found.

Conclusion

60.

The proposal would be harmful and contrary to the Development Plan as a
whole. I therefore conclude that the appeal should be dismissed.

John Longmuir

INSPECTOR

Plans presented during the hearing:

Landscaping strategy plan LC-2782-01

Tranquillity mapping [AONE]

Transport assessment for Bellway Homes for residential development
Planning application plans for the proposed access by Bellway Homes
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APPENDIX E: Extract of Policy HW8 from the WDLP (2019)

POLICY HW8 - LAND OFF AMERSHAM ROAD INCLUDING TRALEE

FARM, HAZLEMERE

The site as shown on the Policies Map is allocated for residential use.
Development of the site is required to:

1. Place-making

a) Maintain a sense of separation between Hazlemere and Holmer
Green, through the layout of the site;

b) In the event that land to the north east in Chiltern District (off Earl
Howe Road) is allocated for development in the Chiltern and South
Bucks Local Plan, to be planned comprehensively with that site as a
whole; and in any event to not prejudice future integration;

c) Provide a comprehensive development of the site within Wycombe
District;

d) Redevelop the existing coach yard and riding stables;

e) Consider the opportunity to redevelop existing residential
properties fronting Amersham Road.

2. Transport:
a) Provide access from the A404 and the Wycombe Road;

b) Provide walk / cycle access through Tralee Farm onto Wycombe
Road;

¢) Improve access to existing bus routes;

d) Provide or contribute to off-site highway improvements as required
by the Highway Authority.

3. Green Infrastructure/Environment
a) Provide access to and retain the existing orchard within the north
east of the site;
b) Provide protection and future management for the orchard;

c) Retain the woodland in the south west corner of the site at Badger
Way;

d) Provide a Green Infrastructure link through the valley of the site,
connecting the orchard to the woodland at Badger Way;

e) Retain the field boundaries within the site;

f) Manage local sources of flood risk.

4. Development of this site will be required to meet the needs arising
from the development for additional primary school places.




APPENDIX F: Extract of “Figure 14 Land Off Amersham Road
including Tralee Farm” from the WDLP (2019)

Figure 14 Land off Amersham Road including Tralee Farm
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APPENDIX G: Extract of “Figure 9: Development Framework”

from the Land off Amersham Road including Tralee Farm
Development Brief (Sept 2022)
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APPENDIX H: Extract of Policy HAZNP2 from the Hazlemere
Neighbourhood Plan — Referendum Version (August 2023)

POLICY HAZNP2: Protecting and Improving Green Infrastructure

A. The Neighbourhood Plan identifies, on the Policies Map and on Plan D (page 26), a
Hazlemere Green Infrastructure Network, comprising sites of biodiversity value,
woodlands, significant trees and hedgerows, water courses and bodies, green spaces,
and amenity land. Development proposals that lie within or adjoining the Green
Infrastructure Network must demonstrate how they will maintain or improve the
functionality of the Network.

B. Proposals will be required to deliver a 10% biodiversity net gain. Any proposal that
can demonstrate that off-site compensation to mitigate biodiversity loss is necessary
must follow a sequential approach to its delivery. The gain should be delivered within
or adjoining the Network, where the land is suited in principle for delivering the
necessary gain. If this is not practical, then the gain should be delivered on land within
an adjoining Parish that is suited in principle for delivering the necessary gain. Only if it
can be shown that this is not practical, may the gain be delivered on other land.

C. The Neighbourhood Plan designates as Local Green Spaces the following sites that
are part of the defined Network, as shown on the Policies Map:

1.Queensway Pond area

2.Highfield Way space

3.Maple Close space

4.Lowfield Way space

5.Beechfield Way space

Proposals for development on a Local Green Space will only be allowed if it is
satisfactorily demonstrated that they are consistent with policies for managing
development in Green Belts.

D. Throughout the Neighbourhood Area, proposals that will lead to the felling of one
or more trees including any that are subject to a Tree Preservation Order will be
refused unless it can be demonstrated it is unavoidable and satisfactory mitigation
measures are put in place. The landscape schemes of all proposals must achieve an
increase of canopy cover from the existing level of the site. In addition, on sites of 0.5
ha or more, future canopy cover of at least 25% of the site area within an agreed
timetable should be achieved.




APPENDIX I: Extract of Policy HAZNP3 from the Hazlemere
Neighbourhood Plan — Referendum Version (August 2023)

POLICY HAZNP3: Delivering Zero Carbon Buildings

A. All development should be “zero carbon ready by design’ to minimise the amount of

energy needed to heat and cool buildings through landform, layout, building orientation,
massing, and landscaping. Proposals should also consider the efficient use of resources
at the earliest design stage and should prioritise wherever possible the refurbishment
and reuse of existing buildings as part of the scheme to capture their embodied carbon.

B. New and refurbished buildings (except householder applications) that are certified to a
Passivhaus or equivalent standard with a space heating demand of less than
15KWh/m2/year are supported. Where a scheme can show its potential to meet this
standard, including by the use of terraced and/or apartment building forms, even if the
plot sizes and plot coverage and layout are different to those of the immediate character
area, it will be supported, provided it can be demonstrated that it will not have a
significant harmful effect on a designated heritage asset.

C. Where the PassivHaus or equivalent standard is not proposed for a new or refurbished
building the applicant must demonstrate that the building has been tested to ensure there
will be no energy performance gap using a Post Occupation Evaluation Report. The Report
must be provided to the Local Planning Authority within the period specified in the
planning condition. Where the Report identifies an energy performance gap and makes
recommendations for reasonable corrective action, the applicant must demonstrate that
those actions have been implemented before the condition will be discharged.

D. All planning applications for development (except householder applications) are
required to be accompanied by a Whole Life-Cycle Carbon Emission Assessment, using a
recognised methodology, to demonstrate actions taken to reduce embodied carbon
resulting from the construction and carbon emissions resulting from the use of the
building over its entire life.




APPENDIX J: Extract of Policy HAZNP4 from the Hazlemere
Neighbourhood Plan — Referendum Version (August 2023)

POLICY HAZNP4: Promoting Sustainable Transport

. All development proposals should sustain and enhance the functionality of local
footpaths and cycleways and public transport infrastructure by way of their layout and
means of access, and by linking up existing routes. Proposals that will harm the
existing means of active travel connectivity will not be supported.

. All major development schemes will be required to demonstrate how they will not
increase the reliance on car ownership and how they will enable future occupants to
walk/cycle through the Parish to local services and the Green Infrastructure Network
without requiring a car trip.

. All major development schemes will be required to make reasonable provision for car
club spaces. Requirements for provision of private car parking will be adjusted to
reflect the provision of car club spaces so they are not an additional provision to the
total.

. All development schemes will be required to provide access to EV (Electric
Vehicle) charging for all parking spaces.

. All developments must ensure that transport routes and public spaces within the
development are accessible in their design and layout, so that the whole
development meets the needs of people with a wide range of disabilities,
including age-related impacts and hidden disabilities.




APPENDIX K: Extract of Policy HAZNP5 from the Hazlemere
Neighbourhood Plan — Referendum Version (August 2023)

POLICY HAZNPS: Planning for Sustainable Development at Amersham Road/Tralee
Farm

The site as shown on the Policies Map is allocated for residential use.
Development of the site is required:

A. For its place-making proposals -
1) to be planned comprehensively with that site as a whole, integrate into
surrounding neighbourhoods; and in any event to not prejudice future
integration;

B. In respect of its transport proposals -
1) To provide vehicular access from the A404 and Wycombe Rouad;
2) to provide a strategic walk / cycle access to existing bus routes and
community infrastructure through Tralee Farm onto Wycombe Road;
3) to facilitate a future pedestrian and possible cycle connection through to
Badger Way and the adjacent play area through the provision of a suitable
layout and rights for pedestrian and cycle access to the boundary without
ransom;
4) to provide a pavement from Inkerman Drive to the site access along the
A404;
5) to effect changes to the A404 along the site frontage to facilitate easier
pedestrian and cycle access to the adjacent AONB; and
6) To make provision, where justified, for on-site and off-site
improvements in relation to bus services;

C. In respect of its green infrastructure and environmental proposals -
1) To provide a Green Infrastructure corridor within the site along the whole of
the rear of Wycombe Road;
2) To provide Green Infrastructure connectivity through the valley of the site,
connecting the orchard that lies adjacent to the site to the north to the
woodland near the play area at Badger Way adjacent to the site to the south;
3) to retain the hedges within the site;
4) to enhance the Green Infrastructure link along the north eastern
boundary of the site, connecting the orchard adjacent the site to the north to

the wider countryside to the south
5) to contribute to off-site green infrastructure network improvements adjacent
to the site

D. In respect of local educational infrastructure to meet the needs arising from the
development for additional primary school places.




APPENDIX L: Extract of “Plan E Indicative Plan for sustainable
development at HAZNP5” from the Hazlemere Neighbourhood
Plan — Referendum Version (August 2023)
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Plan E Indicative plan for sustainable development at HAZNP5
Please note that Plan E is indicative




APPENDIX M: Proposals Map from the Hazlemere
Neighbourhood Plan — Referendum Version (August 2023)

POLICIES MAP

Hazlemere Neighbourhood Plan
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