Bledlow-cum-Saunderton Neighbourhood Plan
Responses received to consultation on publication version of the
Neighbourhood Plan (“Regulation 16”)
Response
Respondent
number
001
Eric Smith

Page
2

002

Natural England

3

003

National Grid

8

004

Jonathan Chadwick

11

005

Historic England

17

006

Thames Water

22

007

Buckinghamshire County Council Archaeology Service

25

008

Paul Yarram

30

009

Victoria Watts

32

010

James Mackreath

33

011

St Congar Land

36

012

Chilterns Conservation Board

64

013

Wycombe District Council

78

014

Buckinghamshire County Council Strategic Planning Team

80

001
S mon Ba l w

From:
Sent:
To:
Subject:

Eric Smith
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Neighbourhood Planning
Saunderton
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Sirs,
Whilst I do not profess to understand the details within the Neighbourhood plan. My major
concern it what is going to be done about the Three Railway bridges, which are all what I consider
to be hazards.
Slough Lane Bridge
Haw Lane Bridge
A4010 Bridge between Bradenham and West Wycombe
All of these I consider to be hazardous, the first two particularly in and following rain. The
increased traffic will affect all of these bridges, making them even more hazardous.

Eric Smith

Click here to report this email as spam.
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MacPherson, Kirsty (NE)
23 September 2016 14:23
Neighbourhood Planning
Natural England's response to Bledlow-cum-Saunderton Neighbourhood Plan
195757_Natural England Responce_Bledlow-cum-Saunderton_NP_Consultations_
23.9.2016.pdf

Follow Up Flag:
Flag Status:
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Dear Jocelyn Cay,
Please find attached Natural England’s comments on the Bledlow‐cum‐Saunderton Neighbourhood Plan.
Kind Regards
Kirsty Macpherson

Lead Advisor
Sustainable Development and Regulation
Thames Valley Team
Natural England
Red Kite House
Howbery Park
Wallingford
OX108BD
www.gov.uk/government/organisations/natural-england
Natural England offers two chargeable services – The Discretionary Advice Service (DAS) provides pre-application,
pre-determination and post-consent advice on proposals to developers and consultants as well as pre-licensing
species advice and pre-assent and consent advice. The Pre-submission Screening Service (PSS) provides advice
for protected species mitigation licence applications.
These services help applicants take appropriate account of environmental considerations at an early stage of
project development, reduce uncertainty, reduce the risk of delay and added cost at a later stage, whilst securing
good results for the natural environment.

This email and any attachments is intended for the named recipient only. If
you have received it in error you have no authority to use, disclose, store or copy any of its contents and you
should destroy it and inform the sender. Whilst this email and associated attachments will have been checked for
known viruses whilst within the Natural England systems, we can accept no responsibility once it has left our
systems. Communications on Natural England systems may be monitored and/or recorded to secure the effective
operation of the system and for other lawful purposes.

Click here to report this email as spam.
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Date:
Our ref:

23 September 2016
195757

Bledlow-cum-Saunderton Parish Council
Trees Cottage
Church Lane
Bledlow Ridge
Buckinghamshire, HP14 4AX
BY EMAIL ONLY

Customer Services
Hornbeam House
Crewe Business Park
Electra Way
Crewe
Cheshire
CW1 6GJ
T

Dear Jocelyn Cay
Planning Consultation: Bledlow-cum-Saunderton Neighbourhood Plan
Thank you for your consultation on the above dated 12/09/2016
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural
environment is conserved, enhanced, and managed for the benefit of present and future generations,
thereby contributing to sustainable development.
Natural England is a statutory consultee in neighbourhood planning and must be consulted on draft
neighbourhood development plans by the Parish/Town Councils or Neighbourhood Forums where they
consider our interests would be affected by the proposals made.
In our review of the Bledlow-cum-Saunderton Neighbourhood Plan we noted that Wycombe District
Council recommended the removal Policy 10 from the NP (Consultation Statement, 506-Policy 10).
Natural England supports the continued inclusion of Policy 10 as the Wycombe district local plan is
currently under review. While the current iteration of the Wycombe Local Plan 2013 has strong
environmental protection, the recent consultation document we have seen (August 2016) does not
have the same level of protection.
We note that there is no section for the environment under Section 6 . Implementation. Natural England
would welcome an inclusion, in-line with community consultation results, to give some indication as to
the implementation of Policy 10 and the delivery of green infrastructure and biodiversity enhancements.
The right of way sub-section (under Section 6. Implementation) recommends a sub-committee is
established to investigate strategic options for maintaining and enhancing rights of way in the Parish.
Could this sub-committee be extended to investigate strategic options for environmental enhancement
and green infrastructure within the parish? You may find the Green Infrastructure section in Annex 1
useful.
For clarification of any points in this letter, please contact Kirsty Macpherson on
kirsty.macpherson@naturalengland.org.uk. If you would like to arrange a meeting to discuss your
neighbourhood plan or other environmental planning for your parish I would be happy to attend.
We really value your feedback to help us improve the service we offer. We have attached a feedback
form to this letter and welcome any comments you might have about our service.
Yours sincerely
Kirsty Macpherson
Lead Adviser Buckinghamshire
Sustainable Development and Regulation
Thames Valley Team

Annex 1 - Neighbourhood planning and the natural
environment: information, issues and opportunities
Natural Environment Information Sources
The Magic1 website will provide you with much of the nationally held natural environment data for your plan
area. The most relevant layers for you to consider are: Agricultural Land Classification, Ancient Woodland,
Areas of Outstanding Natural Beauty, Local Nature Reserves, National Parks (England), National Trails,
Priority Habitat Inventory, public rights of way (on the Ordnance Survey base map) and Sites of Special
Scientific Interest (including their impact risk zones). Local environmental record centres may hold a range of
additional information on the natural environment. A list of local record centres is available here2 .
Priority habitats are those habitats of particular importance for nature conservation, and the list of them can be
found here3 . Most of these will be mapped either as Sites of Special Scientific Interest, on the Magic website or
as Local Wildlife Sites. Your local planning authority should be able to supply you with the locations of Local
Wildlife Sites.
National Character Areas (NCAs) divide England into 159 distinct natural areas. Each character area is defined
by a unique combination of landscape, biodiversity, geodiversity and cultural and economic activity. NCA
profiles contain descriptions of the area and statements of environmental opportunity, which may be useful to
inform proposals in your plan. NCA information can be found here4 .
There may also be a local landscape character assessment covering your area. This is a tool to help understand
the character and local distinctiveness of the landscape and identify the features that give it a sense of place. It
can help to inform, plan and manage change in the area. Your local planning authority should be able to help
you access these if you can’t find them online.
If your neighbourhood planning area is within or adjacent to a National Park or Area of Outstanding Natural
Beauty (AONB), the relevant National Park/AONB Management Plan for the area will set out useful information
about the protected landscape. You can access the plans on from the relevant National Park Authority or Area
of Outstanding Natural Beauty website.
General mapped information on soil types and Agricultural Land Classification is available (under ’landscape’)
on the Magic5 website and also from the LandIS website6 , which contains more information about obtaining soil
data.

Natural Environment Issues to Consider
The National Planning Policy Framework7 sets out national planning policy on protecting and enhancing the
natural environment. Planning Practice Guidance8 sets out supporting guidance.
Your local planning authority should be able to provide you with further advice on the potential impacts of your
plan or order on the natural environment and the need for any environmental assessments.
Landscape

1

http://magic.defra.gov.uk/
http://www.nbn-nfbr.org.uk/nfbr.php
3
http://webarchive nationalarchives.gov.uk/20140711133551/http:/www naturalengland.org.uk/ourwork/conservation/biodiv
ersity/protectandmanage/habsandspeciesimportance.aspx
4
https://www.gov.uk/government/publications/national-character-area-profiles-data-for-local-decision-making
5
http://magic.defra.gov.uk/
6
http://www.landis.org.uk/index.cfm
7
https://www.gov.uk/government/publications/national-planning-policy-framework--2
8
http://planningguidance.planningportal.gov.uk/blog/guidance/natural-environment/
2

Your plans or orders may present opportunities to protect and enhance locally valued landscapes. You may
want to consider identifying distinctive local landscape features or characteristics such as ponds, woodland or
dry stone walls and think about how any new development proposals can respect and enhance local landscape
character and distinctiveness.
If you are proposing development within or close to a protected landscape (National Park or Area of
Outstanding Natural Beauty) or other sensitive location, we recommend that you carry out a landscape
assessment of the proposal. Landscape assessments can help you to choose the most appropriate sites for
development and help to avoid or minimise impacts of development on the landscape through careful siting,
design and landscaping.
Wildlife habitats
Some proposals can have adverse impacts on designated wildlife sites or other priority habitats (listed here9 ),
such as Sites of Special Scientific Interest or Ancient woodland10 . If there are likely to be any adverse impacts
you’ll need to think about how such impacts can be avoided, mitigated or, as a last resort, compensated for.
Priority and protected species
You’ll also want to consider whether any proposals might affect priority species (listed here11 ) or protected
species. To help you do this, Natural England has produced advice here12 to help understand the impact of
particular developments on protected species.
Best and Most Versatile Agricultural Land
Soil is a finite resource that fulfils many important functions and services for society. It is a growing medium for
food, timber and other crops, a store for carbon and water, a reservoir of biodiversity and a buffer against
pollution. If you are proposing development, you should seek to use areas of poorer quality agricultural land in
preference to that of a higher quality in line with National Planning Policy Framework para 112. For more
information, see our publication Agricultural Land Classification: protecting the best and most versatile
agricultural land13 .

Green Infrastructure, Improving Your Natural Environment.
Your plan or order can offer exciting opportunities to enhance your local environment through inclusion of
green infrastructure (GI). If you are setting out policies on new development or proposing sites for
development, you may wish to consider identifying what environmental features you want to be retained or
enhanced or new features you would like to see created as part of any new development. Examples might
include:









Providing a new footpath through the new development to link into existing rights of way.
Restoring a neglected hedgerow.
Creating a new pond as an attractive feature on the site.
Planting trees characteristic to the local area to make a positive contribution to the local landscape.
Using native plants in landscaping schemes for better nectar and seed sources for bees and birds.
Incorporating swift boxes or bat boxes into the design of new buildings.
Think about how lighting can be best managed to encourage wildlife.
Adding a green roof to new buildings.

You may also want to consider enhancing your local area in other ways, for example by:

9

http://webarchive nationalarchives.gov.uk/20140711133551/http:/www naturalengland.org.uk/ourwork/conservation/biodiv
ersity/protectandmanage/habsandspeciesimportance.aspx
10
https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences
11
http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiv
ersity/protectandmanage/habsandspeciesimportance.aspx
12
https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals
13
http://publications naturalengland.org.uk/publication/35012
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Setting out in your plan how you would like to implement elements of a wider Green Infrastructure
Strategy (if one exists for the Wycombe District) in your community.
Assessing needs for accessible greenspace and setting out proposals to address any deficiencies or
enhance provision.
Identifying green areas of particular importance for special protection through Local Green Space
designation (see Planning Practice Guidance on this 14 ).
Managing existing (and new) public spaces to be more wildlife friendly (e.g. by sowing wild flower strips
in less used parts of parks, changing hedge cutting timings and frequency).
Planting additional street trees.
Identifying any improvements to the existing public right of way network, e.g. cutting back hedges,
improving the surface, clearing litter or installing kissing gates) or extending the network to create
missing links.
Restoring neglected environmental features (e.g. coppicing a prominent hedge that is in poor condition,
or clearing away an eyesore).

http://planningguidance.planningportal.gov.uk/blog/guidance/open-space-sports-and-recreation-facilities-public-rights-ofway-and-local-green-space/local-green-space-designation/
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Projectmail - National Grid
28 September 2016 09:30
Neighbourhood Planning
Response on behalf of National Grid
Bedlow NP REP 22.09.16.pdf
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Flag Status:
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Flagged

Dear Sir/Madam,
Please find the attached response on behalf of National Grid.
Kind regards
Amec Foster Wheeler on behalf of National Grid
Planning & Design| E&I UK
Amec Foster Wheeler
Gables House, Kenilworth Road, Leamington Spa, CV32 6JX
Tel

This message is the property of Amec Foster Wheeler plc and/or its subsidiaries and/or affiliates and is intended only for the named
recipient(s). Its contents (including any attachments) may be confidential, legally privileged or otherwise protected from disclosure by law.
Unauthorised use, copying, distribution or disclosure of any of it may be unlawful and is strictly prohibited. We assume no responsibility to
persons other than the intended named recipient(s) and do not accept liability for any errors or omissions which are a result of email
transmission. If you have received this message in error, please notify us immediately by reply email to the sender and confirm that the
original message and any attachments and copies have been destroyed and deleted from your system. This disclaimer applies to any and
all messages originating from us and set out above. If you do not wish to receive future unsolicited commercial electronic messages from
us, please forward this email to: unsubscribe@amecfw.com and include “Unsubscribe” in the subject line. If applicable, you will
continue to receive invoices, project communications and similar factual, non-commercial electronic communications.
Please click http://amecfw.com/email-disclaimer for notices and company information in relation to emails originating in the UK, Italy or
France.

Click here to report this email as spam.
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Neighbourhood Plans
Wycombe District Council
Queen Victoria Road
High Wycombe
HP11 1BB

Robert Deanwood
Consultant Town Planner
Tel:
Sent by email to:
planning-policy@wycombe.gov.uk

22 September 2016
Dear Sir / Madam
Bedlow-cum-Saunderton Neighbourhood Plan Consultation
SUBMISSION ON BEHALF OF NATIONAL GRID
National Grid has appointed Amec Foster Wheeler to review and respond to development plan consultations
on its behalf. We are instructed by our client to submit the following representation with regards to the above
Neighbourhood Plan consultation.
About National Grid
National Grid owns and operates the high voltage electricity transmission system in England and Wales and
operate the Scottish high voltage transmission system. National Grid also owns and operates the gas
transmission system. In the UK, gas leaves the transmission system and enters the distribution networks at
high pressure. It is then transported through a number of reducing pressure tiers until it is finally delivered to
our customers. National Grid own four of the UK’s gas distribution networks and transport gas to 11 million
homes, schools and businesses through 81,000 miles of gas pipelines within North West, East of England,
West Midlands and North London.
To help ensure the continued safe operation of existing sites and equipment and to facilitate future
infrastructure investment, National Grid wishes to be involved in the preparation, alteration and review of
plans and strategies which may affect our assets.
Specific Comments
An assessment has been carried out with respect to National Grid’s electricity and gas transmission
apparatus which includes high voltage electricity assets and high pressure gas pipelines, and also National
Grid Gas Distribution’s Intermediate and High Pressure apparatus.
National Grid has identified that it has no record of such apparatus within the Neighbourhood Plan area.
Gas Distribution – Low / Medium Pressure
Whilst there is no implications for National Grid Gas Distribution’s Intermediate / High Pressure apparatus,
there may however be Low Pressure (LP) / Medium Pressure (MP) Gas Distribution pipes present within
proposed development sites. If further information is required in relation to the Gas Distribution network
please contact plantprotection@nationalgrid.com
Key resources / contacts
National Grid has provided information in relation to electricity and transmission assets via the following
internet link:
http://www2.nationalgrid.com/uk/services/land-and-development/planning-authority/shape-files/
Gables House
Kenilworth Road
Leamington Spa
Warwickshire CV32 6JX
United Kingdom
Tel +44 (0) 1926 439 000
amecfw.com

Amec Foster Wheeler Environment
& Infrastructure UK Limited
Registered office:
Booths Park, Chelford Road, Knutsford,
Cheshire WA16 8QZ
Registered in England.
No. 2190074

The electricity distribution operator in Wycombe District Council is Scottish and Southern Energy Power
Distribution. Information regarding the transmission and distribution network can be found at:
www.energynetworks.org.uk
Please remember to consult National Grid on any Neighbourhood Plan Documents or site-specific proposals
that could affect our infrastructure. We would be grateful if you could add our details shown below to your
consultation database:
Robert Deanwood
Consultant Town Planner

Spencer Jefferies
Development Liaison Officer, National Grid

Amec Foster Wheeler E&I UK
Gables House
Kenilworth Road
Leamington Spa
Warwickshire
CV32 6JX

National Grid House
Warwick Technology Park
Gallows Hill
Warwick
CV34 6DA

I hope the above information is useful. If you require any further information please do not hesitate to contact
me.
Yours faithfully
[via email]
Robert Deanwood
Consultant Town Planner

cc. Spencer Jefferies, National Grid
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From:
Sent:
To:
Subject:
Attachments:

JONATHAN CHADWICK
29 September 2016 17:59
Neighbourhood Planning
Fwd: Proposed Bledlow-cum-saunderton settlement boundary
pitch green house & settlement boundary.docx; ATT00001.htm

Follow Up Flag:
Flag Status:

Follow up
Flagged

Sent from my iPad
Begin forwarded message:
From: JONATHAN CHADWICK
Date: 29 September 2016 at 12:06:51 BST
To: "neigbourhood.planning@wycombe.gov.uk" <neigbourhood.planning@wycombe.gov.uk>
Subject: Proposed Bledlow-cum-saunderton settlement boundary

Dear Sir

I have recently seen the proposed settlement boundary for Bledlow‐cum‐Saunderton.

I am the owner of Pitch Green House, Sandpit Lane, Princes Risborough, HP279QQ.

The proposed settlement boundary bisects my property through the middle of a domestic lawn. I
would like the settlement boundary to respect my property boundary and include the entire plot. I
have had no response from the Parish council on this issue.

I have attached a word document outlining the issue. Please note the issue I am raising and
include a recommendation.

Regards,

Jonathan Chadwick
1

Tel

Click here to report this email as spam.
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From Jonathan Chadwick, Pitch Green House, Sandpit Lane, Princes Risborough, HP279QQ
Email
Telephone
Date – 9/1/2016
Subject :- Proposed Settlement Boundary with respect to Pitch Green house highlighted on the plan
below.
Issue :- The proposed settlement boundary bisects the curtilage of the property, cutting across a
domestic lawn, which backs onto Chinnor road B4009. The basis on which the decision was taken is
not obvious since the principles applied in defining the settlement boundary don’t seem to be
openly available. Other guidelines I have been able to see generally propose to respect the curtilage
unless the land is an orchard or paddock. Ours is neither. The drawing of the boundary appears to be
applied inconsistently, for example the house opposite has land included up to the B4009 as is the
open space on the junction of the B4009 & Perry Lane. The boundary as it is drawn appears to
arbitrarily restrict an obvious area of potential infill given the overall layout of the area.
Proposal :- Re-define the settlement boundary to respect the curtilage of the property.
Other relevant information :- Pitch Green house is not listed. The second chart refers to it as
important/listed, however in the attached text no reference is made to Pitch Green House.

Pitch Green Prominent in the street scene at the junction of the Lower Icknield Way and Perry Lane
is the Grade II listed Brewhouse Farm House and barns c.1767 in brick with off- set eaves and old tile
roof, half-hipped to the right. Attached to left end is an irregular T-plan range of barns, all timberframed with weatherboard cladding, combined with the later brick and back painted corrugated-iron
additions these present and interesting palette of materials to the viewer. Opposite in Perry Lane is
the late 16th – early 17th century, Grade II listed, Mill House a timber framed with brick infill, mostly
herringbone. The rear wing is of brick with first floor band course. At the junction of Chinnor Road
and Sandpit Lane The Corner House, a three bay brick and flint fronted, slate gabled, former public
house facing immediately at the roadside is an important focus in the streetscape. On entering
Sandpit Lane the 19th century brick and flint Hawthorn Cottage is important focus that help
reinforces the historical character of the settlement. Further along Pitch Green Lane The Rookery,
Rookery Cottage and Meadow Bank make an attractive group. The Rookery and Rookery Cottage are
a former 18th century brick-built, tiled gabled farmhouse with a gabled cross-wing on the right hand
end. Meadow Bank is an 18th/early 19th century brick and flint gabled cottage with later brick
additions at either side. A the edge of the Settlement Area is Coram House a Grade II listed house
with 2 17th century bays with 19th century extensions on either end. The original part is timber
framed with whitewashed brick and render infill. There are flint and brick extensions at each end,
the right rendered to the front and completely whitewashed. Tiled roof, hipped to the left. In Chapel
Lane the Former Wesleyan Methodist Chapel (c.1869) of three bays built in red brick with white
brick dressings and slate roofs behind coped parapets, to the designs of R Pierce of High Wycombe,
has tall arched windows with white brick arches. Various plaques on the schoolroom (added 1913)
are inscribed with names of benefactors. Associated with the chapel is a short terrace in matching
red brick with white dressings set at right-angles to the road. Beyond this Flint Cottage and
Westway, a pair of brick and flint cottages with matching brick and knapped flint lozenge detailing,
both have slate gabled roofs. Both have porches with decorated barge boards. Opposite from the
chapel are two listed buildings; Pitch Green Cottage an early 18th century timber framed cottage
with colour-washed brick and plaster infill and a halfhipped thatch roof and Pitch Green Farmhouse
a part timber-framed, part brick, part brick and flint, 17th century farmhouse, altered and extended
in the 18th century, with a gabled, tiled roof. The whole house, with the exception of the brick and
flint ground floor work, is colour-washed.
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Small, Martin
17 October 2016 18:55
Neighbourhood Planning
Bledlow-cum-Saunderton Neighbourhood Development Plan
2016-10-14 - Bledlow-cum-Saunderton NP SEA - MS - comments on publication.docx

Follow Up Flag:
Flag Status:

Follow up
Flagged

Dear Sir or Madam,
Thank you for your e-mail of 9th September 2016 advising Historic England of the consultation on the
Bledlow-cum-Saunderton Neighbourhood Plan – publication stage. Please find attached our comments
(please note, these are being sent by e-mail only).
Thank you.
Yours faithfully,
Martin Small
Martin Small BA(Hons) BPl DipCM MRTPI
Principal Adviser, Historic Environment Planning | South East
Planning Group
Direct Line:

Mobile

Historic England
Eastgate Court
195-205, High Street
Guildford, GU1 3EH

Click here to report this email as spam.

1

Planning Policy Team
Wycombe District Council
Queen Victoria Road
High Wycombe, HP11 1BB.

Our ref:
Your ref:

HD/P5136/

Telephone
Fax

01483 252040

14th October 2016
Dear Sir or Madam,
Bledlow-cum-Saunderton Neighbourhood Plan Publication Stage Consultation
Thank you for your e-mail of 9th September 2016 advising Historic England of the
consultation on the Bledlow-cum-Saunderton Neighbourhood Plan – publication stage. We
have no record of having been consulted at the Regulation 14 stage, but we are pleased to
make the following comments.
We welcome the detailed description of the historical development and historic
environment of the parish in paragraphs 2.4 -2.9 of the Plan and the reference to the
Chilterns Historic Landscape Characterisation Project in paragraph 2.10. However, we
would also like to see a reference to the Buckinghamshire Historic Environment Record for
non-scheduled archaeological remains in the parish and the Buckinghamshire Historic
Landscape Assessment. We note the reference to a locally listed building within the Pitch
Green Settlement Area in paragraph 2.9, but is that the only locally listed building in the
parish ?
This would be in accordance with the guidance in the National Planning Guidance that
neighbourhood plans should include enough information “about local heritage to guide
decisions and put broader strategic heritage policies from the local plan into action at a
neighbourhood scale” and “about local non-designated heritage assets including sites of
archaeological interest to guide decisions”, although we accept that this is not essential for
the Plan to meet the basic conditions.
We wonder if the lengthy list of policies relevant to the Plan area in paragraph 3.8, insofar as
it is necessary to set these out, might be better in an Appendix ? Is the intention to
demonstrate which matters are already covered by extant policies and therefore not
necessary to address by specific policies in the Neighbourhood Plan ? We are not clear why
the other saved Heritage policies from the Consolidated Local Plan are not included in the
list in paragraph 3.8: HE1, HE2, HE5, HE8 and HE19. We note that these policies are to be
replaced by the new Local Plan, but so are the four Policies identified in paragraph 3.8.

Historic England, Eastgate Court, 195-205 High Street, Guildford GU1 3EH
Telephone 01483 25 2020 HistoricEngland.org.uk
Please note that Historic England operates an access to information policy.
Correspondence or information which you send us may therefore become publicly available.
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If the new Wycombe Local Plan is not anticipated to be adopted before 2018, and the
existing heritage policies date from 2004/2007, i.e. prior to the publication of the NPPF, we
suggest that it would be appropriate for the Neighbourhood Plan to contain a specific
NPPF-compliant historic environment policy, particularly as we do not consider that Policy
DM20 of the new Local Plan complies with the requirement in the NPPF for local plans to
set out strategic policies to deliver the conservation and enhancement of the historic
environment. We do, however, accept that this is not essential for the Plan to meet the
basic conditions.
We welcome the references to the Bledlow Conservation Area in paragraphs 3.10 and 3.11,
although we do not understand why these paragraphs are in this section of the Plan and not
in the earlier section on the historic environment (paragraphs 2.4.-2.9).
We are a little disappointed and surprised that the conservation and enhancement of the
heritage assets in the parish was not identified as important in the community feedback
(England Heritage’s research has clearly demonstrated that local people value their heritage
(Heritage Counts 2008)) and is not reflected in the vision. However, we welcome and support
Objective D, although we would also welcome an objective specifically for the conservation
and enhancement of the historic environment of the plan area.
Is the condition of heritage assets in the parish an issue ? Although none of the heritage
assets in the parish are currently on the Historic England Heritage at Risk Register the
Register does not include grade II buildings. Has there been any or is there any ongoing loss
of character, particularly within the Conservation Area, through inappropriate
development, inappropriate alterations to properties under permitted development rights,
loss of vegetation, insensitive streetworks etc ?
We note that Policy 1 and Policy 2 support development proposals within the Settlement
Boundaries of the settlements in the Plan area, provided they would not result in the loss of
an important local open space, and various other criteria are met. However, there is no
caveat or criterion regarding there not being any adverse impact on the significance of any
heritage assets. In the absence of up-to-date historic environment policies in the adopted
Local Plan, a lack of a specific historic environment policy in the emerging local plan and no
specific historic environment policy in the Neighbourhood Plan, we consider that Policy 1
and/or Policy 2 should include such a caveat/criterion.
We welcome the recognition of the need to conserve the significance of the Bronze Age
Bowl Barrow scheduled monument and other Neolithic remains in the vicinity in Policy 3.
However, a 10m buffer is an arbitrary distance, and we would recommend that the buffer be
based on a proper assessment of the significance of the monument, the contribution of its
setting to its significance and appreciation of its significance, the relationship between this
Barrow and those to the north and the potential for any archaeological remains to extend
beyond the scheduled area.

Historic England, Eastgate Court, 195-205 High Street, Guildford GU1 3EH
Telephone 01483 25 2020 HistoricEngland.org.uk
Please note that Historic England operates an access to information policy.
Correspondence or information which you send us may therefore become publicly available.
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We suggest, therefore, that Policy 3 requires the setting of the Barrow to be conserved and
enhanced by being kept open, with the extent of the setting being informed by the
archaeological assessment. In addition to requiring an archaeological statement, the policy
should therefore also require the development proposals to be informed by the statement.
We welcome and support Policies 4, 5 and 6, which are in accordance with paragraph 58 of
the National Planning Policy Framework, which states that Local and Neighbourhood Plans
should “… develop robust and comprehensive policies that set out the quality of development
that will be expected for the area.” However, the paragraph also requires “Such policies
should be based on stated objectives for the future of the area and an understanding and
evaluation of its defining characteristics”.
We note the updated design appraisal of the village as a whole, beyond the conservation
area boundary, and the references to the Bledlow and Pitch Green Settlement Area Design
Statement in Policy 4, to the Bledlow Ridge Settlement Area Design Statement in Policy 5 and
to the Bledlow-cum-Saunderton Parish Local Design Checklist. We welcome all of these, not
only to comply with paragraph 58 of the NPPF but also because we consider that
Neighbourhood Development Plans should be underpinned by a thorough understanding of
the character and special qualities of the area covered by the Plan.
However, there does not appear to be a Settlement Area Design Statement for Saunderton,
which would suggest that perhaps there is not a thorough understanding of the character
and special qualities of the parish as a whole, which would be useful for achieving Objective
D, underpin Policy 6 and help inform locations and detailed design of new development,
identify possible townscape improvements and establish a baseline against which to
measure change.
Indeed, the absence of any such complete understanding and evaluation might raise the
possibility that, having regard to national planning policy for design policies as set out in the
NPPF, it would not be appropriate to make the Plan without developing such a complete
understanding and evaluation.
It appears to us that Policy 7 could usefully be applicable over the whole Plan area in order
to protect both the landscape and townscape character of the parish. We wonder if the first
bullet point is consistent with paragraph 89 of the NPPF, which suggests that
disproportionate additions to existing dwellings or materially larger replacement dwellings
are inappropriate in the Green Belt, with no exceptions for sustainable design features.
In the absence of up-to-date historic environment policies in the adopted Local Plan, a lack
of a specific historic environment policy in the emerging local plan and no specific historic
environment policy in the Neighbourhood Plan, we would welcome an additional criterion
in Policy 8 requiring any proposals for the re-use of existing buildings in the countryside to
retain any features of architectural or historic merit and in both Policies 8 and 14 to conserve
and enhance any historic significance of the building.

Historic England, Eastgate Court, 195-205 High Street, Guildford GU1 3EH
Telephone 01483 25 2020 HistoricEngland.org.uk
Please note that Historic England operates an access to information policy.
Correspondence or information which you send us may therefore become publicly available.

-4-

We hope these comments are helpful, but please contact me if you have any queries.
Thank you again for consulting Historic England.
Yours faithfully,

Martin Small
Principal Adviser, Historic Environment Planning
(Bucks, Oxon, Berks, Hampshire, IoW, South Downs National Park and Chichester)
E-mail:

Historic England, Eastgate Court, 195-205 High Street, Guildford GU1 3EH
Telephone 01483 25 2020 HistoricEngland.org.uk
Please note that Historic England operates an access to information policy.
Correspondence or information which you send us may therefore become publicly available.
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Dear Sir / Madam,
Please find attached representations made on behalf of Thames Water Utilities Ltd.
Kind Regards
Carmelle
Carmelle Bell BA (Hons), MSc, MRTPI
Senior Planner
Planning
Savills, Ground Floor,Hawker House , 5-6 Napier Court , Napier Road , Reading RG1 8BW
Tel
Mobile
Email
Website



Before printing, think about the environment

NOTICE: This email is intended for the named recipient only. It may contain privileged and confidential
information. If you are not the intended recipient, notify the sender immediately and destroy this email. You must
not copy, distribute or take action in reliance upon it. Whilst all efforts are made to safeguard emails, the Savills
Group cannot guarantee that attachments are virus free or compatible with your systems and does not accept
liability in respect of viruses or computer problems experienced. The Savills Group reserves the right to monitor
all email communications through its internal and external networks.
Savills plc. Registered in England No 2122174. Registered office: 33 Margaret Street, London, W1G 0JD.
Savills plc is a holding company, subsidiaries of which are authorised and regulated by the Financial Conduct
Authority (FCA)
Savills (UK) Limited. A subsidiary of Savills plc. Registered in England No 2605138. Registered office: 33
Margaret Street, London, W1G 0JD.
Savills Commercial Limited. A subsidiary of Savills plc. Registered in England No 2605125. Registered office: 33
Margaret Street, London, W1G 0JD.
Please note any advice contained or attached in this email is informal and given purely as guidance unless
otherwise explicitly stated. Our views on price are not intended as a formal valuation and should not be relied
1

upon as such. They are given in the course of our estate agency role. No liability is given to any third party and the
figures suggested are in accordance with Professional Standards PS1 and PS2 of the RICS Valuation –
Professional Standards, effective from 6th January 2014. Any advice attached is not a formal ("Red Book")
valuation, and neither Savills nor the author can accept any responsibility to any third party who may seek to rely
upon it, as a whole or any part as such. If formal advice is required this will be explicitly stated along with our
understanding of limitations and purpose.
Click here to report this email as spam.
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20 October 2016
16.10.20 L CB Wycombe - Bledlow-cum-Saunderton - Submission Draft

Sent by email to: neighbourhood.planning@wycombe.gov.uk

DL:

Carmelle Bell
E: ctbell@savills.com

Ground Floor, Hawker House
5-6 Napier Court
Napier Road
Reading RG1 8BW
T:
savills.com

Dear Sir / Madam
WYCOMBE DISTRICT COUNCIL – BLEDLOW-CUM-SAUNDERTON NEIGHBOURHOOD
SUBMISSION VERSION – COMMENTS ON BEHALF OF THAMES WATER UTILITIES LTD.

PLAN

Thames Water Utilities Ltd (Thames Water) Property Services function is now being delivered by Savills (UK)
Limited as Thames Water’s appointed supplier. Savills are therefore pleased to respond to the above
consultation on behalf of Thames Water.
Thank you for consulting Thames Water on the above document. Thames Water is the statutory water and
sewerage undertaker for the Bledlow-cum-Saunderton Neighborhood Plan (BcS NP) area and is hence a
“specific consultation body” in accordance with the Town & Country Planning (Local Development)
Regulations 2012.
Comments
In July 2016 we made comments on behalf of Thames Water to the BcS NP, requesting a specific policy on
Utilities Infrastructure or at the very least reference to Policy CS20(8) of the Wycombe Core Strategy (2008).
It is noted in the Statement of Community Involvement that the Neighborhood Forum have decided to make
reference to Policy CS20(8), within paragraph 3.8, as a policy that is specifically related to the BcS NP area.
Having reviewed the current draft out for consultation the Policy reference sits under a sub heading of
“Transport”. Thames would like to request that either a separate section is made titled “Infrastructure” where
by all non transport infrastructure policies can be listed including Policy CS20, or the listing of Policy CS20 is
also included under the heading “General Development Policies”. This is so that it is clearly distinguished as
a policy which is more than a Transport only specific policy, but covers wider infrastructure requirements.
We trust the above is satisfactory, but please do not hesitate to contact Thames Water if you have any queries.
Yours sincerely

Carmelle Bell, BA(Hons), MSc, MRTPI
Senior Planner

Offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East.
Savills (UK) Limited. Chartered Surveyors. Regulated by RICS. A subsidiary of Savills plc. Registered in England No. 2605138.
Registered office: 33 Margaret Street, London, W1G 0JD

Error! AutoText entry not
defined.Error! AutoText entry
not defined.

007

All GCSx traffic may be subject to recording and / or monitoring in accordance with relevant legislation.
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Transport  Economy  Environment
Martin Dickman
Director Environment Services

Buckinghamshire County Council

County Hall, Walton Street
Aylesbury, Buckinghamshire HP20 1UA

Telephone
www.buckscc.gov.uk
Planning Policy Team
Planning and Sustainability
Wycombe District Council
Queen Victoria Road
High Wycombe
HP11 1BB

Date: 21 October 2016
Ref:
Our Ref:

Dear Sir/Madam
Bledlow-cum-Saunderton Neighbourhood Plan 2016 - 2033
The Buckinghamshire County Archaeological Service would like to make the following comments
on this proposed plan. We maintain the local Historic Environment Record and provide expert
advice on archaeology and related matters. The historic environment is recognised as a nonrenewable, outstanding and distinctive resource that contributes to Buckinghamshire’s economy,
tourism, education, and culture and community identity. This approach forms a core planning
principal of the National Planning Policy Framework. Neighbourhood Plans will eventually require
examination by the Local Planning Authority (LPA) to ensure their conformity with this National
framework. Understanding the heritage value of a Neighbourhood Planning Area is an important
part of developing the Plan.
The historic environment is the physical legacy of thousands of years of human activity in the
county, in the form of buildings, monuments, sites and landscapes. It gives every place its character
and identity. A neighbourhood plan may help to guide how heritage can be conserved whilst
adapting to modern needs. It is often a place’s heritage that makes it special. That distinctiveness
not only gives local people a sense of belonging or identity and a feeling of pride, but it can help to
attract investment to an area. Heritage can also be a powerful tool for delivering regeneration and
providing space for business, community facilities and other activities. By its very nature local
heritage in the neighbourhood plan can help protect those areas which are valued locally and
ensure that they remain in productive use where appropriate. It may help to ensure that potential
new development is properly integrated with what is already there and does not result in the loss of
local distinctiveness. It can also identify opportunities for improvement and the challenges that will
need to be faced.

Addressing how best to integrate new development into an existing place can encourage people to
be innovative. Taking into account what is special about a place often demonstrates that off the
shelf design and construction might not be appropriate. It encourages sensitive development of
historic buildings and places that can invigorate an area, stimulating investment, entrepreneurship,
tourism an employment.
It is for the local community to decide on the scope and content of a neighbourhood plan and we
welcome the recognition of heritage assets within Section 2 ; however, considering that
approximately 97% of heritage assets are not designated and Policy HE19 is not included in
Section 3 we would recommend a policy or objective covering this area.
Policy HE19
(1) Planning permission will not be granted for any proposed development which would harm
unscheduled archaeological remains or their setting which are considered to be of county, regional
or national importance and worthy of preservation.
(2) On some sites it may be possible to accommodate the proposed development and keep
important remains in situ. Planning permission may be granted where the applicant can
demonstrate, to the satisfaction of the council, that the important remains will be physically
preserved in situ without harm to them. Details to ensure this should be submitted to the council as
part of the planning application.
(3) In cases where the preservation of archaeological remains in situ is not merited, planning
permission may be granted subject to provision being made for archaeological excavation and
recording to the satisfaction of the council.
The content of the neighbourhood plan could include the following on the historic environment:


The identification of any scheduled monuments, listed buildings, registered parks and
gardens, heritage assets included within the County Historic Environment Record (HER).



An analysis of the historic character of the area highlighting its contribution to the
development and appearance of the place.



The environmental issues the plan seeks to address



Opportunities to repair, conserve or bring heritage assets back inti use, especially those at
risk



Policies to protect, conserve and/or mitigate impacts on the historic environment



Policies to manage the setting of heritage assets or important views



Policies to promote locally distinctive development in terms of scale and materials
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Dear Sir/Madam,
I am aware that you have most likely received many letters regarding the housing proposition for the area of land at the base
of Haw Lane, however my letter is for a slightly different reason. I know that there is a lot of reservations for the size of the
housing project and while I am inclined to agree, I realise that one letter is highly unlikely to sway a decision either way and
so instead would like to present an idea to you.
One of the arguments against the plan is due to the old Molins building and what is to be done to it. My idea is that it could
be turned into a social area that is specifically aimed at teenagers, but of course open to everyone else too, from the
surrounding area such as Bledlow Ridge, Saunderton and the housing project itself. So as to appease people of the point
previously mentioned, this could be done in a way that does not interfere with the original building, instead it be used as a
feature.
As a teenager myself, as well as a life-long resident of Bledlow Ridge, I know that this would be a massive asset to the
teenage population around here, as it would give us a place to socialise without having to beg lifts from parents or assorted
siblings as well as a meeting place. This is not meant as a criticism to the place that I live, rather as a means to give the
current population an extra way to love it and spend more time in the place that they chose to live.
I have no idea if anyone will read this, or if it will be placed on a pile with similar headings and subjects, however, if this does
reach a person that finds the proposition agreeable, I have many more ideas for it and would love to share them with
someone. I hope this is given serious consideration, despite my age and that it gives you food for thought. If not, then I am
sorry for wasting any of your time.
Your Sincerely,
Victoria Watts

Click here to report this email as spam.
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Bledlow Cum Saunderton Neighbourhood Plan Submission version - Representations
Representations Submission draft BcSNP 25.10.2106.pdf

Please find attached Representations to the Submission Version of the Bledlow Cum Saunderton Neighbourhood Plan 2016 – 2033 by ERLP1 SARL c/o St Congar Land
prepared by PPML Consulting Ltd
Please can you confirm receipt that the submission has been duly made.
Regards

Pravin M Patel BA MRTPI MRICS
Director
PPML Consulting Ltd
Kinetic Centre
Theobald Street
Elstree
Hertfordshire
WD6 4P

Click here to report this email as spam.
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Representations to Submission Draft – BcSNP
25 October 2016

REPRESENTATIONS TO THE SUBMISSION VERSION BLEDLOW CUM SAUNDERTON
NEIGHBOURHOOD PLAN 2016 to 2033 – MADE BY ERLP 1 SARL c/o ST CONGAR LAND
LAND

1.0

1.1

Introduction

These representations are made by PPML Consulting Ltd on behalf of ERLP 1 Sarl
(The “owner”) c/o St Congar Land. The owner is the freeholder of the site known as
‘Molins’ which lies off Haw Lane Saunderton, (the "Site"). The owner is the applicant
of a planning application (15/05250/OUTEA) which seeks permission for either 212 or
192 dwellings which includes 40% affordable housing and appellant of planning appeal
Ref APP/K0425/W/15/3135297 in respect of the non-determination of the planning
application.

1.2

Wycombe District Council (“WDC”) has invited representations to be made to the submission version of the Bledlow cum Saunderton Neighbourhood Plan (“BcSNP”)
2016-2033 and this statement made on behalf of ERLP 1 Sarl constitutes their
consultation response to the Submission version of the BcSNP.

1.3

These representations are made specifically against Submission draft policy 3 –
Molins. The owner contends that draft Policy 3 as a whole is based on an ineffective
and inflexible strategy which constrains and restricts the supply of housing coupled with
land use requirements which is considered to be outside the remit of neighbourhood
planning. Draft Policy 3 is framed in such a way that it is rigid, inflexible and wholly
capable of being unviable and not deliverable all of which conflicts with national
planning policy. Neighbourhood Plans must take a positive approach to facilitate new
development; these should not be used as a constraint to restrict growth going forward
in the plans strategy.

2.0

The Site

2.1

The site lies in designated Green Belt and the Chilterns Area of Outstanding Natural
Beauty (‘AONB’). The whole of the area delineated by a purple boundary as
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defined in the Inset Map 1 1 constitutes previously developed land as defined by the
National Planning Policy Framework (‘Framework’). There remain two buildings within
it that are vacant and dilapidated. Neither of these buildings is registered as a
designated heritage asset or locally listed.
2.3

The site has a long history of development. The history dates back to as far 1949 where
there is reference to a furniture factory on the site followed by a plethora of planning
permissions being granted over a number of decades the most recent being the full
consent for a data centre which has been implemented. It is quite apparent that the
site has for over 60 years contained major development and has gone through many
physical building compositions.

2.4

The site is a damaged and derelict site and an eyesore in the landscape notably the
AONB, the green belt and the character and visual appearance generally.

The

situation has to be dealt with to improve this brownfield site and to make effective and
beneficial use of it.
2.5

The site has been an anomaly in the Chilterns countryside for many years, first as a
munitions factory built to meet a national need, then as a substantial private factory
complex. The legacy of those uses are now felt in high levels of harm to a nationallyimportant countryside, to the openness of the Green Belt, and to the character of the
area more generally. No one doubts that something must happen to improve the
situation.
Extant Planning Permission

2.6

Wycombe District Council on 27 November 2008 granted planning permission for the
erection of 4 data centre buildings comprising total floor area of 95,437 sqm (GIA). The
planning permission has been implemented as confirmed by the Council in the
committee report of 16th December 2015 (15/05250/OUT). There should be recognition
in the Submission BcSNP to that fact that there is an extant implemented planning
permission for a substantial quantum of development on the site.

1

Submission Draft BcSNP Inset Map 1 page 58
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2.7

The data centre scheme if built out would be a substantial and significant development
in the green belt and AONB. Expert evidence 2 from one of the leading data centre
consultants demonstrates that there is a realistic possibility that the data centre could
be built and occupied at some time in the future.

2.8

The data centre itself would however bring undesirable consequences for the site and
the area, in terms of its colossal bulk and impact on character and openness. It is also
accepted by the Council that the data centre development would represent a significant
‘alien’ feature in the green belt and AONB. It would certainly not be a feature that is
characteristic of the AONB. A residential development as promoted by the owner
would not only result is a substantial reduction in the quantum of development but as
a result reduce the impact on the openness.

3.0

The Basic Conditions

3.1

Paragraph: 065, Reference ID: 41-065-20140306 of the National Planning Practice
Guidance (PPG) sets out the basic conditions that a draft neighbourhood plan must
meet if it is to proceed to referendum. The PPG states that:
"Only a draft neighbourhood Plan or Order that meets each set of basic conditions
can be put to referendum and be made. The basic conditions are set out in paragraph
8(2) of Schedule 4B of the Town and Country Planning Act 1990 as applied to
neighbourhood plans by section 38A of the Planning and Compulsory Purchase Act
2004."

3.2

Only conditions a, and d–g apply to a Neighbourhood Development Plan (conditions
b and c relate to Neighbourhood Development Orders only).

2

A Jay – CBRE Proof of Evidence Appeal Reference Ref APP/K0425/W/15/3135297
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"Condition A. having regard to national policies and advice contained in
guidance issued by the Secretary of State it is appropriate to make the order (or
neighbourhood plan)."
3.3

This condition relates to national policy i.e. the National Planning Policy Framework
(the "NPPF") and the related guidance set out within the National Planning Practice
Guidance, (the "PPG"). The NPPF contains numerous references to the role of
Neighbourhood Planning (e.g. Paragraph 16, 58 and 184). By ensuring that the plan
has had regard to the NPPF and the PPG, it will be appropriate for the plan to be
made; the relationship between the Local Plan and the Neighbourhood Plan is
addressed as part of Condition ( e ).

3.4

The Submission version should nonetheless:
•

Have regard to national policies and advice contained in guidance issued by the
Secretary of State;

•

Contribute to the achievement of sustainable development;

•

Be in general conformity with the strategic policies of the development plan for
the area.

3.5

These representations on the Submission version of BcSNP have had regard to the
Basic Conditions. In its current form and most particularly in relation Policy 3, it is the
view of the owner that the BCsNP does not meet the basic conditions set out by
Paragraph 8(2) of Schedule 4B of the Town and Country Planning Act 1990.

4.0

National Planning Policy and Guidance

4.1

The NPPF sets out the Government’s planning policies for England and Wales and
how these are expected to be applied in respect of plan-making and decision-taking.
In doing so it sets out the requirements for the preparation of neighbourhood plans and
the role they must play in meeting the development needs of the local area.

4.2

The requirements set out in the Framework have now been supplemented by the
Neighbourhood Plan section of the PPG and allied sections on Viability, Housing Land
Availability Assessment and Strategic Environmental Assessment. The provisions of
Page 4 of 26
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the NPPF and the PPG are mandatory material considerations for the purposes of
basic condition 8(2) (a).
4.3

It is clear from the NPPF and PPG that Neighbourhood Plans must conform with national
policies

(basic condition (a): “appropriateness”) and up-to-date strategic policy

requirements (basic condition (e)) set out in an adopted Local Plan. Neighbourhood
Plans must take a positive approach to facilitate new development; these should not
be used as a constraint to restrict growth going forward in the plans strategy. The
requirements set out in paragraphs 16 and 184 of the Framework are relevant.

Relationship to Local Plan
4.4

To meet the requirements of the Framework and the Neighbourhood Plan Basic
Conditions, Neighbourhood Plans should be prepared to conform to up-to-date
strategic policy requirements set out in Local Plans. The relevant development
plans in the context of the BcSNP are the Core Strategy 2008 (‘CS’) and the
saved policies of Local Plan adopted 2004. The CS plan provides the overarching
policy framework for the District for the period to 2026. The Council's CS policies on
the supply of housing are out of date by reference to the definition contained within
Annex 1 of the NPPF i.e. the development plan document pre-dates the publication
of the NPPF in March 2012 and the period of 12 months since that date has elapsed.

4.5

Policy CS 12 of the Core Strategy is a policy for the purposes of housing supply. It sets
out a total requirement to deliver 8050 dwellings over

the plan period 2006-2026,

equating to an annual delivery rate of 402.5 dwellings per annum. Wycombe District
Council has accepted that the housing requirement of 402.5 per annum is now out of
date as it is based on the revoked South East Regional Spatial Strategy requirement
and carries no weight.
4.6

Wycombe District Council also accepts within its Housing Land Supply Position
Statement (November 2015) that it cannot demonstrate a 5 year housing land supply
estimating a shortfall of 1.2 years against the District's objectively assessed housing
need. The housing supply policies in the CS are therefore out of date and should carry
no weight. This was also the accepted position by the Council at the recent planning
appeal.
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4.7

The Council is currently preparing its new Local Plan document which will replace the
Core Strategy and saved policies of the local plan. It is noted that the Council is in the
early stages of preparing the Local Plan. With regards to the supply of housing and the
housing target the Council has adopted a need for 15,100 new dwellings in the period
2013-2033 equating to 750 dwellings per annum.

4.8

The PPG (reference ID: 41-083-20160211) reiterates paragraph 49 of the NPPF,
whereby “relevant policies for the supply of housing should not be considered up-todate if the local

planning authority cannot demonstrate a five-year supply of

deliverable housing sites.” The PPG states paragraph 49 applies to h o u s i n g
policies in the statutory development plan documents which h a v e been adopted
or approved in relation to a local planning authority area. It also applies to policies
in neighbourhood plans.
4.9

In summary with regards to the supply of housing, the Council's local plan polices are
out of date and it cannot demonstrate a 5 year housing land supply.

4.10

The recent judgment of Holgate J (Woodcock v Secretary of State for Communities and
Local Government [2015] EWHC 1173 (Admin) demonstrates the implications of
progressing a Neighbourhood Plan where the local plan is out of date and/or
there is an absence of a 5 year housing land supply. In summary, this High Court
judgment sets out the following key points:
•

That paragraph 14 and 49 of the Framework with regard to five year land supply and
the weight to be given to extant housing land supply policies applies equally to both
emerging and “made” Neighbourhood Plans as other development plan documents
otherwise adopted/or emerging by the local planning authority.

•

There is nothing in policy or statute that elevates Neighbourhood Planning to a level
above the wider development plan that enables special consideration.

•

Neighbourhood Plans must respect national policy and the core planning principles
outlined within the Framework.

•

Prematurity must be assessed against the requirements of PPG as a whole.
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•

A housing policy in a neighbourhood plan would not satisfy the basic condition to
have regard to the NPPF, and in particular the need for flexibility and to plan positively
for growth, if it sets a numerical cap on new housing. That point has particular force
in the absence of a demonstrable 5 year housing land supply.

4.11

Holgate made clear that paragraph 49 of the Framework with regard to five-year housing
land supply and the weight to be given to extant housing land supply policies applies
equally to both emerging and “made” Neighbourhood Plans as other Development
Plan Documents otherwise adopted and/or emerging by the local planning authority.
It is clear from this judgment that there is nothing in policy or statute that elevates
Neighbourhood Planning to a level above the wider Development Plan that enables
special protection.

4.12

The above guidance is reinforced by the c a l l e d i n appeal decision by the
Secretary of State (reference: APP/H2835/A/14/2221102) at Land Rear of 1–27
Thorpe Road, off Station Road, Earls Barton, Northamptonshire. The decision
highlights the importance of the Woodcock judgement and states that, as there is
not a five-year supply of deliverable sites within the Borough, the relevant policies for
the supply of housing in the emerging Earls Barton Neighbourhood Plan, including
the proposed village development boundary, should not be considered up-to-date. In
view of the above, P olicy 3 of the BcSNP will automatically be considered out-ofdate until WDC are able to demonstrate a robust five-year housing land supply.

4 . 1 3 In joined appeals Hopkins v SSCLG and Cheshire East DC v SSCLG [2016] EWCA
Civ [168] the Court of Appeal considered the scope of paragraph 49 NPPF, which is
engaged where a Council cannot demonstrate a five-year supply of deliverable
housing sites in accordance with paragraph 47 NPPF.
4.14

In a 44-page judgement, the Court of Appeal (Lindblom LJ giving judgment) has held
at [32] that paragraph 49 NPPF means "relevant policies affecting the supply of
housing". As such, it extends to "policies by which a material degree of restraint [is]
imposed on both the location and amount of new housing development" at [53].
Paragraph 49 does therefore extend to policies such as the Green Belt, AONB and
national parks. However, footnote 9 NPPF, ensures that such policies "will continue to
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be relevant" even where the development plan in which they sit, has become absent,
silent or out-of-date.
4.15

It is without doubt that Submission draft Policy 3 of the BcSNP is a policy ‘for the supply
of housing’.

5.0

Policy 3: Molins South Saunderton

5.1

The owner considers that the BcSNP Submission draft Policy 3(1) in its current form is
as a constraint to the delivery of sustainable housing growth opportunities. In light of
this, Policy 3 contained in the Submission version of the BcSNP will need to be modified
in order to allow for a significant degree of flexibility to ensure that it allows for the
delivery of future, sustainable growth opportunities to enable Wycombe District Council
to achieve a deliverable, responsive and continuously rolling 5-year housing land
supply.

5.2

The owner contends that draft Policy 3 as a whole is based on an ineffective and
inflexible strategy which constrains and restricts the supply of housing coupled with land
use requirements which is considered to be outside the remit of neighbourhood planning.
Draft Policy 3 is framed in such a way that it is rigid, inflexible and wholly capable of
being unviable and not deliverable all of which conflicts with national planning policy.

5.3

The lack of clarity contained in the policy also results in a failure to provide a clear
indication of how a decision maker should react to a development proposal to ensure
that policies can be applied consistently and with confidence when determining planning
applications. Planning policies should therefore be concise, precise and supported by
appropriate evidence base. As submitted, Policy 3 does not accord with

the

requirements of national planning policy and will not assist the Council in maintaining a
flexible and continuously rolling 5-year housing land supply position. Policy 3 therefore
contravenes basic conditions (a), (d) and (e).
5.4

The following submissions are made with regards to the more specific contents of the
draft Policy.

5.5

Policy 3 (1) - As held within the Woodcock decision (and as referred to above), a
housing policy in a neighbourhood plan will not satisfy the basic condition to have regard
to the NPPF, and in particular the need for flexibility and to plan positively for growth, if
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it sets a numerical cap on new housing or seeks to constrain the supply of housing. That
point has particular force in the absence of a demonstrable 5 year housing land supply
which is the case here. Whilst Submission draft Policy 3(1) does not expressly impose
a numerical cap on dwellings, its imposition of a restriction on the developable area
within which the plan considers housing to be acceptable, would have an identical effect.
It is recommended that this aspect of Policy 3 is deleted.
5.6

Policy 3 (2) the first part of this policy seeks to restrict development to a floorspace limit
of 15000 sqm. The way the Policy is drafted is that all the land uses set out in total
should not exceed this figure which means the amount of housing (market and
affordable is going to be significantly less than 15000 sqm and thus this Policy approach
is a constraint to the supply of housing. There is no evidence or justification in the
Submission plan or evidence base to limit development to this arbitrary level particularly
when an extant planning consent exists for 95,437 sqm. The recent appeal scheme of
between 212 and 192 dwellings is a more appropriate benchmark to set the level of
development. The quantum of development acceptable on the Molins site should not be
pre-determined or pre judged for the reasons identified in Woodcock and set out in
relation to Policy 3(1). In developing neighbourhood plans the NPPF at Paragraph 58 –
3rd bullet point, states that plans should "optimise the potential of the site to
accommodate development". The draft policy conflicts with this criterion as it seeks to
restrict and contain rather than optimise. This part of the policy should therefore be
deleted.

5.7

Policy 3 (2) (i) – this part of the Policy sets out four mandatory land use components
that any development ‘shall include’. Neighbourhood Plans need to be aspirational but
also need to be realistic and deliverable. It is in no one’s interest if a plan is prepared
and is not deliverable.

5.8

Retirement Village - The policy is constructed in such a way as to make the village/extra
care a mandatory requirement which will effectively preclude the delivery of sustainable
growth opportunities for market and affordable housing and therefore does not
accord with the positive approach required by the Framework to deliver
sustainable development to boost significantly the supply of housing. No account is
taken of viability for a retirement scheme and there is no evidential base to support the
needs case for such a use in Saunderton.
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5.9

Paragraph 5.44 BcSNP refers to the Buckinghamshire Housing and Development Needs
Assessment 2016 (‘HEDNA’) and that the demand for ‘extra care’ facilities is confirmed
in the evidence base. Critically, paragraph 8.28 of the HEDNA states that it is important
that the need for specialist older person housing is considered in partnership with other
agencies in particular those responsible for older person support needs. This includes
assessing the development viability of a scheme and the availability of revenue funding
for care and support services for which the BcSNP and its evidence base is silent and
lacks any credible evidence that the need on the Molins site and in this particular location
has been subject to the level of assessment as prescribed in the evidence based.

Open market and affordable housing
People and Housing

5.10

The Submission draft BcSNP reports on the age demographic of the local population
and compares it with the District. It notes a higher percentage of people in the 45 to 74
year old bracket and a lower percentage between the ages of 20 and 44 3.

5.11

A more detailed analysis of the data on the age structure of the Parish population
provided by the 2011 Census 4 gives additional information and demonstrates an
imbalance in the demographic profile of the current population.

5.12

Analysis of the data shows that whilst the proportion of the population aged between
0 and 15 is comparable with that of the District as a whole (19.6% vs 20.4%) the
proportion of the population aged 16 to 44 is materially lower (28.5% vs 38.5%) and
the proportion of the population aged 45 to 64 (32.3% vs 25.4%) and aged over 65
(19.7% vs 15.8%) is materially higher. This data is set out in Figure 4-1 below.

5.13

The Submission draft BcSNP picks up on this demographic imbalance and relates it to
comments and concerns expressed by residents that the current housing stock does

3

Paragraph 2.2 page 10

4

See Neighbourhood Plan Housing Background Paper Figure 3 and ONS
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not address existing and emerging housing needs 5; citing in particular the needs of
people in their fifties and sixties looking to downsize once children have left home and
of younger families in search of smaller and more affordable dwellings.
Housing affordability
5.14

The Framework is clear that ‘to boost significantly the supply of housing, local planning
authorities should: use their evidence base to ensure that their local plan meets the
full objectively assessed needs for market and affordable housing in the housing
market area…’ 6. It also states that to deliver a wide choice of high quality homes and
widen opportunities for home ownership; where local planning authorities have
identified that affordable housing is needed, plan makers should set policies for
meeting this need with sufficient flexibility to take account of changing market
conditions 7.

5.15

With regards to ‘plan making,’ the Framework notes at paragraph 159 that local
planning authorities should have a clear understanding of housing needs in their area
and should identify the scale and mix of housing and range of tenures that the local
population is likely to need over the plan period; which includes addressing the need
for all types of housing, including affordable housing, and the needs of different groups
in the community.

5.16

The recently published HEDNA identifies a significant need for affordable housing in
Wycombe District of 3,400 affordable homes or 21.5% of the objectively assessed
housing need.

5.17

The Submission draft BcSNP recognises that affordability is an issue and comments
on matters associated with housing affordability. It is right to do so; data from the 2011
Census on tenure of households (QS405EW) shows that of the 948 households in the
Parish, just 55 were reported as living in affordable housing as at the date of the

5

Paragraph 4.6 page 19

6

Paragraph 47 Framework

7

paragraph 50 Framework
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Census. This number of households represents 5.8% of the total, a figure materially
lower (less than half) than the 13.7% of households across the District as a whole that
live in affordable housing.
5.18

The data also shows that the position has worsened over the inter-censal period. The
number of households living in affordable housing has fallen in the ten years since the
2001 Census when there were 83 households reported in this category. This
represents a net loss of 28 affordable housing units in the 10 year period.

5.19

Whilst the affordable housing to be provided by the 42 house scheme at West’s Yard
in South Saunderton will help to address this loss in part (40% affordable housing
equates to 17 units), it is clear that the ability of the community to host people and
families in need of affordable housing is going to be constrained without new
development.

5.20

The Submission draft BcSNP seeks to address these concerns and to promote the
ability of the Parish to host a “wide demographic” with policies to promote two and
three bedroom houses 8.

5.21

It is difficult to understand how the emerging BcSNP will enable any material delivery
of new affordable housing (beyond individual units or a small exception scheme) based
on Policy 3 as currently presented.

5.22

It is also important to note that the position at Bledlow-cum-Saunderton reflects the
position in the neighbouring Parishes of Lacey Green, Bradenham and Hughenden.
Collectively the four Parishes host 5,281 households of which just 210 live in affordable
housing. This represented just 4% of the total housing stock in the four Parishes as at
2011. This number is also smaller than it was at the time of the 2001 Census when
there were 236 households living in affordable housing (and the total number of
households was also fewer). In 2001 the number of households in affordable housing
across the four Parishes was 4.6% of the total.

8

Paragraph 5.31 page 29 Neighbourhood Plan
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5.23

Based on this analysis it is clear that the rural area between High Wycombe and
Princes Risborough is poorly served in terms of access to affordable housing, and is
likely to remain so unless changes are made to the Green Belt boundary around some
settlements to enable development and/or opportunities to make use of previously
developed land are optimised such as the Molins site.

5.24

The owner has promoted through the application and appeal process a scheme for
212/192 new homes. The housing will generate the following social and economic
benefits. These are considered in more detail below:
•

Provision of 142 units of market housing;

•

Provision of 50 units of affordable housing;

•

This housing will host in the region of 480 people 9 of which in the region of 270 10
can be expected to be economically active;

•

The 192 households will generate additional household expenditure in the region
of £4.57 million each year of which in the region of £3.88 million (85%) is likely
to be retained in Wycombe and of which in the region of £457,000 to £712,000
(between £45 and £71 per household per week] will likely be spent with
businesses and service providers in the Parish and local area 11;

•

The construction project associated with such a scheme will be worth in the
region of £18.6 million and will support in the region of 423 FTE jobs in
construction and related sectors over the period of the project 12.

9

Wycombe average household size of 2.52 persons per household x 192 housing units

10

NB: see calculations in paragraph 5.48 below

11

NB: see calculations in paragraph 5.48 – 5.52 below

12

See computations in paragraph 5.44 below
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Social Benefits
5.25

The following paragraphs provide a more detailed analysis of the social benefits that
the scheme will deliver. They focus both on the housing provided and the people that
will occupy the new housing.
Housing

5.26

The addition of 142 units of market housing will contribute to meeting the evidenced
OAN of 15,011 units in the period 2013 to 2033.

5.27

The indicative housing mix suggests that 26% of these market homes will be three
bedroomed. All new three bedroom homes provided will contribute towards the target
of 6,410 three bedroomed homes as set out in the HEDNA 13.

5.28

These three bedroom homes may also help to provide properties suitable for
downsizing and so in turn help to address the objectives expressed in the Submission
draft BcSNP.

5.29

The addition of 50 units of affordable housing, provided early in the plan period, will
contribute to meeting the need of the 1,800 households identified as being in existing
need of affordable housing at the start of the plan period 14 .

5.30

The addition of these units will provide a material increase in the number of affordable
dwellings available in the local area, adding to the existing stock in the Parish.

5.31

It is important to note that the social benefits that arise from the provision of new
housing extend beyond the immediate fact that new housing meets housing need.
People and Community

5.32

New housing brings new people. In this case, the addition of these dwellings will create
homes for in the region of 480 new residents 15. New people bring with them skills,

13

HEDNA figure 124,page 158

14

HEDNA paragraph 15, page 8

15

Wycombe average household size of 2.52 persons per household x 212 housing units
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energy and enthusiasm; new people generate a range of social and economic benefits
because of the way they live their lives and the activity that they engage in.
5.33

These new residents will be of all ages and are likely to comprise people already living
and economically active in the local area, people retired in the local area, people that
may have had to leave the local area but can now make an independent household,
(such as the 1,222 young people aged between 16 and 24 in the four Parishes of
Bradenham, Lacey Green, Hughenden and Bledlow-cum-Saunderton in 2011), and
new economically active inward migrants.

5.34

The provision of new affordable homes on the site will extend the opportunity to live in
the rural area between High Wycombe and Princes Risborough to a wide range of
people and households. It is likely to provide opportunities for young people that have
grown up in the area to form independent households and may also enable others that
have moved away to return, enabling some to bring up their children near to wider
family and others to relocate nearer to their children and grandchildren.

5.35

Given the range of housing stock that will be available (taking into account both market
and affordable housing), it is reasonable to assume that the most conservative [least
beneficial] outcome would be that the demographic and socio-economic profile of the
residents of a housing scheme would be comparable to the profile across Wycombe
District as a whole.

5.36

The outcome in terms of a “post development” demographic mix of the Parish applied
on this basis is shown in Figure 5-1 below. This shows that if the housing proposed
hosts a population with the same demographic mix as the District [as at 2011] the
development will have a net positive effect on the demographic balance of Bledlowcum-Saunderton Parish.
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Figure 1 : Post Development Demographic Mix

Age Group

2011 Parish

2011 Percentage
of whole

Population

Parish %

Projected

Combined Percentage

Development

Combined

Population 16
0-4

125

5.1%

31

156

5.3%

5-15

359

14.5%

67

426

14.4%

16-24

197

8.0%

53

250

8.5%

25-44

505

20.5%

132

637

21.6%

45-65

797

32.3%

122

919

31.2%

65+

486

19.7%

76

562

19.0%

Total

2,469

100

480

2,949

100

5.37

Whilst it is not possible to be certain, evidence suggests that the positive demographic
impacts arising from a housing scheme will be better than this as the make-up of the
population from such a proposal will be more skewed to a younger age profile. This is
because the majority of households that move house are in the younger age cohorts
below the age of 55.

5.38

Evidence from the English Housing Survey 17 shows that, of approximately 2.2 million
house moves in the twelve months leading up to the survey, 1.5 million [65%] are made

16

17

Applying the split of age groups as per the 2011 Census for Wycombe District
Reported by NLP in their report “Getting the Right Mix: Dwelling Size and Type in New Residential
Development” Figures 4.1 and 4.2
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by households aged between 25 and 54 with the majority of these moves [1.25 million]
being made by younger people [aged between 25 and 44]. In contrast, just 150,000
[6.8%] moves were made by households aged over 65.
5.39

Looking at movers as a percentage of households in each age cohort, the English
Housing Survey 18 shows that just 2.5% of households aged 65 to 74 and 2% of
households aged 75 and over moved in the twelve months previous to the survey. This
compares with 25.7% of households in the 25 to 44 age groups - typically those starting
families and seeking to upsize.

5.40

Demographic and socio-economic balance is an important element of community
vitality. This is because a community is richer when it incorporates people of all ages
and backgrounds. A balanced demographic and socio-economic profile ensures that
there are people with a range of interests and provides the social capacity to support
and maintain an active community life which has opportunities for people of different
ages and interests to engage with their peers and also for the community to interact
as a whole.

5.41

There will be other social benefits that arise from a housing development in relation to
provision of and support for community infrastructure, including services and facilities.
Economic Benefits

5.42

A housing development will generate a boost to the local economy in terms of the
construction project during the build out period, in respect of the boost that the housing
will support in the local labour pool and in terms of the additional household
expenditure available to local businesses and suppliers.

5.43

The construction value of the project is estimated to last three to four years and
generate investment (in materials and labour), in the region of £18.6 million 19.

18

Reported by NLP in their report “Getting the Right Mix: Dwelling Size and Type in New Residential
Development”

19

192 units at an average construction cost of £97,000 per unit to include all site infrastructure
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5.44

The construction project will generate economic benefits during its period in terms of:
•

Employment directly and indirectly associated with the construction project;
28% of contract value is allocated to labour cost, this value divided by the
average construction wage for the South East of c. £35,000 equates to a direct
labour resource equivalent to 149 FTE jobs over the life of the construction
project [or an average of 40 FTE per year for 3.75 years];

•

Spending on materials and the supply chain also generates employment
impacts. UK Construction states that every £1 spent on a construction project
generates total economic impact in the UK economy of £2.84. Applying this
multiplier to the value of the construction project generates an additional 274
FTE over the contract period [or 73 FTE a year for 3.75 years].

5.45

Whilst there is no certainty that the construction contract will go to a local firm, it is
probable that whoever runs the contract will employ some element of trades and labour
locally. Analysis of data on business units in the MSOA for the site (Wycombe 007),
employment by sector for Wycombe District as whole shows that 11% of business units
and 7% of employment is within the construction sector.

5.46

It is reasonable to conclude that some proportion of the economic value of the
construction contract will be retained within Wycombe and the wider FEMA.

5.47

The provision of new homes in the rural area between High Wycombe and Princes
Risborough, with good connectivity to the railway network, will add to the choice of
housing available to economically active people with an interest in living in the District.
This is likely to include some new residents for the District that will play a part in
delivering targeted jobs growth.

5.48

It is possible to work out how many of the 480 new residents are likely to be
economically active by applying the existing figures on population of working age and
economic activity reported in the 2011 Census for Wycombe District. Application of the
data shows that it is likely that at least 77% of the new residents will be aged between
16 and 74 (370), and that of these, in the region of 73% will be economically active.
This equates to a figure in the region of 270 economically active residents.
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5.49

Whilst it is likely that some of these economically active residents will already live in
the District the probability is that the houses they vacate to move to the Molins site are
likely to be filled by other economically active people. The fact that the demographic
profile of the District [reported in the HEDNA] shows net growth from natural change
and inward migration, means that those residents of the new housing that are
economically active will generate a net increase overall in the local economically active
population.

5.50

The addition of up to 192 households in the Parish of Bledlow-cum-Saunderton will
generate a net uplift in locally available household expenditure. The 2015 ONS Family
Spending Survey (Table A1) shows that the average household has a weekly
expenditure of £531 per week.

5.51

Given the socio-economic profile of Wycombe District and of Bledlow-cum-Saunderton
Parish it is possible that the households hosted in the market units will have higher
than average household expenditure. This is balanced however by the provision of
affordable housing that the site will host. Taking this into account, it is logical to
consider the average figure for household expenditure.

5.52

Part of this weekly expenditure includes housing costs, so it is necessary to deduct
these from any calculation. That leaves a net average weekly expenditure of £458 per
household. Applied to 192 households this generates an additional expenditure of
£4.57 million 20 per annum from the site.

5.53

It is, of course, the case that this will be spent in a number of places, some of which
may be beyond the District (Thame is mentioned in the Submission draft BcSNP as
one shopping destination) and many of which will be beyond the Parish.

5.54

Given the range of shops and leisure facilities available in High Wycombe and Princes
Risborough, it is reasonable to conclude that the significant majority of this household
expenditure would be retained within Wycombe District.

20

192 @ £458 x 52
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5.55

The Parish includes a variety of places where new households can spend money;
these include the three pubs, the Country Store in Bledlow Ridge, the function suite at
The Clare Foundation and events, activities and clubs hosted across the Parish (for
example the Cricket and Tennis Clubs). There are a range of small businesses and
service providers within the Parish (some based at home, some operating from Ministry
Wharf and Crownfield Industrial Estate).

5.56

Whilst it is not possible to conclude with certainty what proportion of additional
household expenditure would be retained within the Parish (this depends on individual
choices and spending habits) it is reasonable to conclude that local services and
businesses in the Parish could capture in the region of 10% to 15% of the total increase
in household expenditure. This would equate to an “investment boost” to local
businesses and services in the region of £457,000 to £712,000 each year.

5.57

This increase in local expenditure is important in its own right but it will be additionally
valuable in the Parish as it will help to offset the reduction in household expenditure
that occurs as household’s age. The 2012 ONS Family Spending Survey included an
analysis on the influence of age on the value of household expenditure. This found that
households where the “head” is aged over 75 have weekly expenditure in the region
of half that of households where the “head” is aged between 35 and 44.

5.58

This reduction in weekly expenditure is entirely logical when you consider the twin
impact of reliance on a pension rather than earnings (for many), and the reduction in
household size that occurs as people move from hosting children to living on their own
without dependent children. Generally, as a population ages the “occupancy level”
(people per house) of housing stock reduces.

5.59

As explained earlier, the existing demographic balance in Bledlow-cum-Saunderton is
skewed to the older end of the population. The demographic balance of new residents
from a housing scheme is likely to be younger than the existing demographic profile of
the Parish and so will increase the population of the Parish aged younger than 45, in
actual terms, and as a proportion of the population as a whole that the younger age
group represents.
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Supply of Housing
5.60

With regards to the supply of housing and the housing target Wycombe District Council
has accepted a need for 15,100 in the period 2013-2033 (751 dwellings per annum) in
its district. However only two thirds of this requirement is intended be met within the
District. One third is intended to be delivered in the Vale of Aylesbury District through
the Duty to Cooperate. Wycombe District Council Draft Local Plan Policy CP4 confirms
this approach.

5.61

The HEDNA has established that to meet the Vale’s own needs the Vale of Aylesbury
Local Plan should deliver 21,300 new homes in the period 2013-2033. Adding the
estimated unmet need from other districts, including Wycombe, amounts to an
additional 12,000 new homes giving a total of 33,300 dwellings (1665 dwellings pa).
This housing need target has been included in the draft Aylesbury Vale Local Plan
which was published for consultation on 7th July 2016. Aylesbury Vale District Council
anticipates that a pre–submission draft will be prepared and consulted upon in early
2017 and submitted for Examination in March 2017 and adoption in summer 2017.

5.62

Paragraph 1.13 of the AVDC Local Plan Consultation Draft states that ‘The councils to
the south of Aylesbury Vale district have identified an estimated collective unmet need
of 12,000 homes. If sufficient suitable and deliverable sites can be found to meet this
need, the housing requirement for the district will total about 33,300 homes. The
council will be robustly challenging the level of unmet need, but this draft local plan has
to based on this requirement as a worst case scenario’ (my emphasis). It is clear that
the unmet need is yet to fully assessed by AVDC and therefore the weight that WDC
may seek to place on the its unmet need being accommodated by AVDC needs to be
discounted. This is further confirmed in the August 2016 updated Housing Position
(AVDC).

5.63

Given that the AVDC plan is at an early stage of assessing the level of unmet need
and that its consultation draft expressly confirms that the ability to accommodate some
or even all the need, is currently unknown, very little, if any, weight should be given to
WDC’s assertion that its current shortfall will be met by AVDC. In any event, WDC
should meet its own needs where it can.

This therefore places a duty on this
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Neighbourhood Plan to ensure that suitable sites such as Molins makes a significant
contribution towards the housing supply.
Employment
5.64

The Submission BcSNP puts forward no evidence to support or justify a need for
employment base uses at the Molins site. Wycombe District Council on the other hand
have commissioned two employment review studies which form part of the evidence base
for its emerging Local Plan. The two studies referred to are (1) PBA Economic Study 2014
and (2) Wycombe Commercial Assessment prepared by Boyer February 2016. Both
these evidence based documents are published and available on the Districts web site.

5.65

The PBA report assessed the Molins sites and concluded that is no longer suitable for
employment uses and should be released preferable for residential use.

5.66

This Boyer Report is concerned primarily with assessing the long term economic potential
of employment locations as part of Wycombe District Council’s emerging Local Plan
proposals. The potential locations in the report include land within Saunderton focusing
on the former Molins Factory and land between it and the built up areas of the village.
Specifically, the Council sought commercial property advice on the appropriate provision
of employment allocations and the scope for additional business development across
several potential employment locations in terms of scale and type of employment floor
space.

5.67

The Boyer assessment concludes at paragraph 10.10 that based on the commercial
drivers (as referred to in the report) they see limited opportunity for a meaningful
employment land allocation in Saunderton and that (10.13) smaller scale industrial and
office premises serving local demand are better accommodated in Princes Risborough
and Stokenchurch which are better recognised employment locations and already have
a reasonable scale of existing employment floorspace. Both locations also have adjoining
sites to existing business parks which are considered more suitable for increasing existing
provision. There is no contrary evidence to support or justify employment uses on the
Molins site.
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5.68

Policy 3 (2) (i) fails to have regard to national policy requirement for flexibility. We
therefore recommend that reference to retirement village and employment land uses is
deleted.

5.69

With regards to community use, an option to provide a facility such as a use could be
incorporated into the Policy provided it is not a mandatory requirement.

5.70

Policy 3 (2) (i) should support the site for residential development (open market and
affordable) for circa 200 new dwellings as a consequence of the evidence base of need
and the fact that the District Council is unable to demonstrate a 5 years supply of
housing. Furthermore, there is significant doubt that unmet need can and will be
satisfied by AVDC which will place greater reliance on previously developed sites such
as Molins to meet the need.

5.71

Policy 3(2) (ii) – This part of the policy makes the requirements of development a
mandatory requirement. The principles of what is sought is supported by the
Framework with regards heritage and sustainability both in terms of drainage
infrastructure and promoting sustainable patterns of movement. The owner has no
objection to the requirements under parts (iii) (a) and (b) of the Policy.

5.72

The requirement in the Policy under (ii) (c) to provide ‘written evidence it has used best
efforts’ to provide a connection across third party land is not a legitimate land use
requirement. The Molins site has an acceptable and safe pedestrian route via Haw Lane
and Wycombe Road to the station once a footway connection is provided under Haw
Lane bridge which can be secured as part of a residential scheme. In fact a footway has
been permitted as part of the data centre approval and the recent application and appeal
for residential development incorporates the same approved footway scheme. This
provision will allow a safe pedestrian and cycle route from the Molin site to the station
via public footpaths.

5.73

Part (ii) (d) of the Policy requires provision for access to superfast broadband. It is the
responsibility of the broadband service provider to provide the connections to the site.
It is not in the control of the landowner to provide this and as such should be deleted
from the policy.
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5.74

Policy 3 (2) (iv) – lists a series bullet points of assessments required to support an
outline planning application. The requirements to support an outline planning
application area broadly acceptable with the exception of part (iv) (d) which requires
a greenbelt statement to demonstrate ‘very special circumstances’ to justify
development. Having a site specific policy in a development plan which a
neighbourhood plan would be once ‘made’ would override the need to demonstrate
very special circumstances as a [policy presumption in favour of development would
exist in a development plan. The requirement under (iv) (d) has the potential to
prevent planning permission being granted that is consistent with the Policy and that
cannot be regarded a sound and reasonable approach therefore part (iv) (d) should
be deleted.
Additional Comments
Vision, Objectives & Land Use Policies

5.75

Paragraph 5.7 of the BcSNP states that the purpose of the NP policies "is to either
encourage planning applications to be made for things the local community wants to
see happen or to discourage applications for developments that they do not want to
happen". The Community's desire for type and scale of development cannot restrict
development that would otherwise be acceptable with regard to relevant local and
national planning policy (NPPF Paragraph 16): The application of the presumption will
have implications for how communities engage in neighbourhood planning. Critically,
it will mean that neighbourhoods should:
● develop plans that support the strategic development needs set out in Local Plans,
including policies for housing and economic development (my emphasis added). Both
the out of date local plan and the evidence base for the emerging local plan,
(objectively assessed housing need), recognise WDC's strategic need for additional
housing land.

6.0

Conclusion

6.1

ERLP 1 Sarl recognises the role of Neighbourhood Plans as a tool for local people
to shape the development of their local community. However, it is clear from national
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guidance that the B c S NP must be consistent with national planning policy and the upto-date strategic requirements of the wider local authority area.
6.2

The Plan in its current form contains a series of flaws not only in its application of local
and national policy with regards site specific Policy 3 - Molins but also the approach is
inconsistent with the ethos of the Framework which seeks to boost significantly the
supply of housing and the presumption in favour of sustainable development.

6.3

Policy 3 would not satisfy the basic condition to have regard to the NPPF, and in
particular the need for flexibility and to plan positively for growth, if it sets a numerical
cap on new housing. That point has particular force in the absence of a demonstrable
5 year housing land supply.

6.4

The site is not available for business and community uses in the way the BcSNP hopes
it to be; the business uses have no basis in market reality; in all, the policy is a wishlist rather than an evidence-based proposal.

6.5

There is little prospect of a future for the site which looks like draft Policy 3. The
optimum way to re-use the site would be for homes which would actually deliver
beneficial change and meet pressing local needs, without condemning the site and
area to yet more decades where enormous buildings loom uncomfortably in the valley.

6.6

This is really a very serious situation, affecting market and affordable housing needs
in this District for the plan period. It underlines why the site should be allocated for
housing given to the contribution that the site would make to meeting needs for housing
and given that Wycombe District Council is it not be able to meet its own needs; there
is no ‘alternative site’ which should be developed instead of the Molins site and thereby
ensure needs are met. Given that the AVDC plan is at an early stage of assessing the
level of unmet need and that its consultation draft expressly confirms that the ability to
accommodate some or even all the need, is currently unknown, very little, if any, weight
should be given to WDC’s assertion that its current shortfall will be met by AVDC. In
any event, WDC should meet its own needs where it can. This therefore places a duty
on this Neighbourhood Plan to ensure that suitable sites such as Molins makes a
significant contribution towards the housing supply. The site is needed for housing.

6.7

The Submission BcSNP Policy 3 is clearly a policy for the supply of housing and
therefore out of date, as a draft and indeed if it were ‘made’ in that form against the
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lack of 5 year housing land supply. Bearing in mind that the draft BcSNP consultation
response document records that some respondents recognised that the former Molins
site is the natural development area in the Parish, they went on by saying that it is a
long time industrial site which sits in the perfect position where well planned and
sympathetic housing would probably enhance its position in the AONB. Given that, the
opportunity for the BcSNP to secure such an opportunity for beneficial change should
be grasped.
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The Chilterns
Conservation Board
The Lodge
90 Station Road
Chinnor
Oxfordshire
OX39 4HA
Contact: Lucy Murfett
Tel:
E Mail:
www.chilternsaonb.org

Chairman:
Vice Chairman:
Chief Officer:

Cllr Ian Reay
Helen Tuffs
Sue Holden

25th October 2016
Planning Policy Team,
Wycombe District Council,
Council Offices,
Queen Victoria Road,
High Wycombe,
Bucks
HP11 1BB WDC
Submitted by email only to: neighbourhood.planning@wycombe.gov.uk
Dear Policy Team,
Consultation response – Bledlow-cum-Saunderton submission neighbourhood plan,
September 2016
Thank you for inviting responses on the submission neighbourhood plan. The Chilterns
Conservation Board is a body that represents the interests of all those people that live in
and enjoy the Chilterns AONB. It is made up of representatives nominated by the
organisations listed in Appendix 1. The Chilterns Conservation Board wishes to make the
comments as detailed in the attached Appendix 2 by way of response.
Should you require any further information do not hesitate to contact me.
Yours sincerely,
Lucy Murfett
Lucy Murfett MRTPI
Planning Officer
For and on behalf of the Chilterns Conservation Board

Appendix 1: About Us

The Chilterns Area of Outstanding Natural Beauty
The Chilterns AONB was designated in 1965 for the natural beauty of its landscape and its natural
and cultural heritage. In particular, it was designated to protect its special qualities which include
the steep chalk escarpment with areas of flower-rich downland, woodlands, commons, tranquil
valleys, the network of ancient routes, villages with their brick and flint houses, chalk streams and
a rich historic environment of hillforts and chalk figures.
Chilterns Conservation Board
The Chilterns Conservation Board is a statutory independent corporate body set up by
Parliamentary Order in 2004 under the provisions of Section 86 of the Countryside and Rights of
Way (CRoW) Act 2000.
The Board has two statutory purposes under section 87 of the CRoW Act:
a)
To conserve and enhance the natural beauty of the AONB; and
b)
To increase the understanding and enjoyment by the public of the special qualities of
the AONB.
In fulfilling these roles, if it appears that there is a conflict between those purposes, Conservation
Boards are to attach greater weight to (a). The Board also has a duty to seek to foster the
economic and social well-being of local communities within the AONB.
Like all public bodies, including ministers of the Crown, local authorities and parish councils, the
Chilterns Conservation Board is subject to Section 85 of the CRoW Act which states under
“General duty of public bodies etc”
“(1) 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.”
List of Organisations providing Nominees to the Chilterns AONB Conservation Board
The Chilterns Conservation Board has 27 board members, all drawn from local communities:
 Buckinghamshire, Hertfordshire and Oxfordshire County Councils
 Central Bedfordshire and Luton Borough Councils (unitary authorities)
 Aylesbury Vale, Chiltern, North Hertfordshire, South Buckinghamshire, South Oxfordshire,
Three Rivers and Wycombe District Councils
 Dacorum Borough Council
 The Central Bedfordshire, Buckinghamshire, Hertfordshire and Oxfordshire Parish Councils (6
elected in total), and
 DEFRA (8 in total).

Appendix 2: Our Response

Chilterns Conservation Board response – Bledlow-cum-Saunderton Neighbourhood
Plan, September 2016
1.

The Chilterns Conservation Board is grateful for the opportunity to submit
comments on the submission plan.

2.

We provided a detailed response on the pre-submission draft neighbourhood plan,
and are pleased that nearly all of our comments have been successfully addressed
and incorporated into the submission version. Our remaining response on the
submission plan is set out in the forms overleaf.

3.

The Board is grateful for the opportunity to make these written comments and
wishes the neighbourhood plan group and the Examiner well in the next stages of
work. If we can be of further assistance please contact us.

Comments form: Bledlow-cum-Saunderton Neighbourhood Plan publication stage
Part A: Contact Details
In this section, we would like some information about you. We will need your contact details in
order to take your comments into account. Personal details will not be published by us, other than
your name and organisation.
1. Your details
Name

Lucy Murfett

Job title (where relevant)

Planning Officer

Organisation (where relevant)

Chilterns Conservation Board

Address

Chilterns AONB Office,
The Lodge,
90 Station Road,
Chinnor,
Oxon

Postcode

OX39 4HA

Email
Phone number
2. Agent details (if you are responding on someone’s behalf)
Name
Job title (where relevant)
Organisation (where relevant)
Address
Postcode
Email
Phone number

3. Which of the following do you consider yourself (please tick only one):
Adjoining Local Authority
Other Local Authority
Local resident
Parish or town councillor
Developer / housebuilder
Community group
Environmental organisation
Y

Other (please specify) Statutory body for the Chilterns Area of Outstanding Beauty
4. Keeping in touch – please tick if you wish to be kept updated on any of the following:

Y

Please inform me of Wycombe District Council’s decision to ‘make’ the
Neighbourhood Plan (Regulation 19).

Y
(already
receive)

Please notify me of future Local Plan consultations.

Y
(already
receive)

Please add me to the mailing list for the Weekly Planning Bulletin, for planning
news and information of wider interest.

End of part A

Part B: Comments on the Neighbourhood Plan
Please note all comments will be made publically available. Please continue on a separate sheet
if necessary.
Which part of the Bledlow-cum-Saunderton Neighbourhood Plan does your comment
relate to?
Para 5.36
What part of the Basic Conditions does your comment relate to? (please tick all that apply)
Y

having regard to national policies
the achievement of sustainable development
general conformity with the strategic policies contained in the development plan area
compatibility with EU obligations

Please make your comments here. Please be as clear as possible and ensure any relevant
supporting information is included, and continue on additional sheets if necessary. There
will not normally be a subsequent opportunity to make further comments.
Insufficient weight to the AONB in paragraph 5.36: ‘When considering proposals relating to existing
dwellings within or close to the edge of the Chilterns AONB, there should be due regard for the
potential impacts on its landscape and scenic beauty’.
This final paragraph in this section on the AONB looks like an afterthought and the wording ‘due
regard’ does not convey the ‘great weight’ to the AONB that NPPF para 115 requires.
Also this paragraph could also usefully refer to the Chilterns Building Design Guide and contain a
weblink in a footnote to it here http://www.chilternsaonb.org/conservation-board/planningdevelopment/buildings-design-guidance.html

Which part of the Bledlow-cum-Saunderton Neighbourhood Plan does your comment
relate to?
Policy 3 Molins, South Saunderton
What part of the Basic Conditions does your comment relate to? (please tick all that apply)
having regard to national policies
Y

the achievement of sustainable development
general conformity with the strategic policies contained in the development plan area
compatibility with EU obligations

Please make your comments here. Please be as clear as possible and ensure any relevant
supporting information is included, and continue on additional sheets if necessary. There
will not normally be a subsequent opportunity to make further comments.
The Chilterns Conservation Board supports this policy.
A minor suggestion- in finalising the neighbourhood plan, this section of Policy 3:
(i) The development shall comprise:
 A retirement village with sheltered, care and downsizer homes;
 Residential development (including open-market and affordable housing);
 Small low-rise business premises suited to start-up, incubator and micro-enterprise uses;
and
 One or more community facilities to serve the scheme and the existing residential area of
South Saunderton.
could usefully set out what quantities of different mixed uses are required. Otherwise there is a
risk of mainly residential with a token amount of other development types. The Parish Council
clearly has some ideas of the rough quantities as these are indicated on Plan F.

Which part of the Bledlow-cum-Saunderton Neighbourhood Plan does your comment
relate to?
Policy 7 Sustainable Design in the Greenbelt
What part of the Basic Conditions does your comment relate to? (please tick all that apply)
Y

having regard to national policies
the achievement of sustainable development

Y

general conformity with the strategic policies contained in the development plan area
compatibility with EU obligations

Please make your comments here. Please be as clear as possible and ensure any relevant
supporting information is included, and continue on additional sheets if necessary. There
will not normally be a subsequent opportunity to make further comments.
Policy 7 sits oddly (suggesting a different author and a particular project in mind?) and attempts
to create new rules for green belt extensions and replacement dwellings, ignoring that all the
Green Belt land in the parish is also in the AONB.
This approach is not compatible with the tight controls on Green Belt extensions in the NPPF para
89 which allows “the extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building”. Policy 7 also fails to
address or consider appropriateness in the AONB. Links between main and ancillary buildings
especially if glazed are likely to be a problem in terms of vernacular design in the AONB and cause
light spill, contradicting the part of policy 6 which deals with “Protection of the intrinsically dark
skies of the parish and AONB by minimising light pollution through adherence to the appropriate
industry guidelines.” It is questionable whether the provisions of the policy will achieve the stated
aim of discouraging applications for over extending houses in the Green Belt; indeed allowing links
incorporating outbuildings into dwellings could be a stepping stone for future applications for
oversized replacements dwellings.
Suggest delete all text and bullet points and just keep the first sentence “Proposals for extensions
or alterations to, or the replacement of, a building within the Green Belt should not be
disproportionate over and above the size of the original building and, in the AONB, should comply
with the advice in the Chilterns Buildings Design Guide.”

Which part of the Bledlow-cum-Saunderton Neighbourhood Plan does your comment
relate to?
Policy 8 Rural Diversification
What part of the Basic Conditions does your comment relate to? (please tick all that apply)
Y

having regard to national policies

Y

the achievement of sustainable development

Y

general conformity with the strategic policies contained in the development plan area
compatibility with EU obligations

Please make your comments here. Please be as clear as possible and ensure any relevant
supporting information is included, and continue on additional sheets if necessary. There
will not normally be a subsequent opportunity to make further comments.
This policy titled “rural diversification” is not about rural diversification at all but the conversion of
farm buildings (sentence one of policy) and then about new dwellings in the countryside
(sentence 2). Suggest separating the two to have a separate policy on new dwellings in the
countryside, if there is justification for a different approach to the NPPF and Wycombe
development plan policy, otherwise just delete the coverage on new dwellings.
Sentence 2 on new dwellings is unclear, does not conform to national or local policy and is
generally unwise. The policy reads that a new dwelling can be justified in the countryside when it
is:
“in harmony with the landscape (in terms of its design and siting)”
This is much less than the strong test of whether a proposed dwelling is of ‘exceptional quality
and innovative nature” as required as justification in special circumstances by para 55 of the
NPPF. Given that the parish is mostly in the AONB and Green Belt, or in the setting of the AONB,
the policy test should not be looser than NPPF provisions for avoiding new isolated homes in the
countryside.
Para 5.62 goes on to suggest rural building conversions for residential use for homeworkers,
which does not tie in with Policy 8 which does not mention barn conversions for homeworkers.
Suggest either delete the following section of the policy, or change the commas to semi colons
and add ‘and’ between each criteria for the avoidance of doubt:
“Proposals for housing development in the countryside will only be granted in exceptional
circumstances where such dwelling is
(i) required to serve the essential uses of agriculture, forestry or some other special and
justified need;, and
(ii) in harmony with the landscape (in terms of its design and siting);, and
(iii) sited within or immediately adjacent to an existing group of dwellings or on a previously
developed site suitably located to serve the purpose, unless it can be shown that there are
overriding reasons why it must be built elsewhere.”

Which part of the Bledlow-cum-Saunderton Neighbourhood Plan does your comment
relate to?
Policy 10 Environment
What part of the Basic Conditions does your comment relate to? (please tick all that apply)
Y

having regard to national policies

Y

the achievement of sustainable development

Y

general conformity with the strategic policies contained in the development plan area
compatibility with EU obligations

Please make your comments here. Please be as clear as possible and ensure any relevant
supporting information is included, and continue on additional sheets if necessary. There
will not normally be a subsequent opportunity to make further comments.
This policy seems brief in its coverage of the AONB:
“Development proposals must conserve and enhance designated environmental and
landscape assets, especially the Chilterns Area of Outstanding Natural Beauty and the
Lodge Hill and Butler’s Hangings SSSIs.”
Given the extent of AONB in the parish (around 70%) and the very high level of support from
residents for its protection (92%) it might be useful to include a more detailed policy on the
AONB. This could take some or all of the wording from a recently developed model policy for the
Chilterns AONB produced jointly by Chilterns Conservation Board and local authority planning
policy officers from across the Chilterns:
“Policy x The Chilterns Area of Outstanding Natural Beauty
Permission for major developments in the Chilterns Area of Outstanding Natural Beauty will be
refused unless exceptional circumstances prevail as defined by national planning policy.
Planning permission for any proposal within the AONB, or affecting the setting of the AONB, will
only be granted when it:
a. conserves and enhances the Chilterns AONB’s special qualities, distinctive character,
tranquillity and remoteness in accordance with national planning policy and the overall
purpose of the AONB designation;
b. is appropriate to the economic, social and environmental wellbeing of the area or is
desirable for its understanding and enjoyment;
c. meets the aims of the statutory Chilterns AONB Management Plan, making practical and
financial contributions towards management plan delivery as appropriate;
d. complies with the Chilterns Building Design Guide and technical notes by being of high
quality design which respects the natural beauty of the Chilterns, its traditional built character
and reinforces the sense of place and local character; and
e. avoids adverse impacts from individual proposals (including their cumulative effects),
unless these can be satisfactorily mitigated."

Which part of the Bledlow-cum-Saunderton Neighbourhood Plan does your comment
relate to?
Policy 14 Renewable and Low Carbon Energy
What part of the Basic Conditions does your comment relate to? (please tick all that apply)
Y

having regard to national policies
the achievement of sustainable development

Y

general conformity with the strategic policies contained in the development plan area
compatibility with EU obligations

Please make your comments here. Please be as clear as possible and ensure any relevant
supporting information is included, and continue on additional sheets if necessary. There
will not normally be a subsequent opportunity to make further comments.
Policy 14 on renewables – the first criterion on Chilterns AONB is welcomed but below it is a list of
technologies and developments which are likely to conflict with this. Mounting PV on roofs can
cause glint and glare issues from AONB views, and in our experience anaerobic digesters can be
large structures which bring colour, shape and reflectiveness issues. The first example needs a
caveat about where there are no issues of glint and glare to the AONB landscape, and the third
example (farm scale anaerobic digesters) has caveats about traffic and smells but should also
refer to landscape.
Suggested amendments:
 “The use of roof areas of commercial, farm and residential buildings as suitable locations for
PV solar panel installations, where there are no issues of glint and glare to the AONB
landscape.
 The installation of domestic external air source heat pumps, which comply with this policy.
 The provision of farm scale anaerobic digestion facilities for the processing of locally
produced digestible materials, provided that there is no impact (including smell) on nearby
residents, landscapes, or settlements and that any traffic implications can be addressed
through a transport assessment”
Suggest adding reference in the supporting text to the Chilterns Conservation Board Position
Statement on Renewable Energy, with a weblink to http://www.chilternsaonb.org/conservationboard/planning-development/position-statements.html in a footnote.

Which part of the Bledlow-cum-Saunderton Neighbourhood Plan does your comment
relate to?
Various These are our presentational and editorial suggestions for the final plan.
What part of the Basic Conditions does your comment relate to? (please tick all that apply)
n/a

having regard to national policies

n/a

the achievement of sustainable development

n/a

general conformity with the strategic policies contained in the development plan area

n/a

compatibility with EU obligations

Please make your comments here. Please be as clear as possible and ensure any relevant
supporting information is included, and continue on additional sheets if necessary. There
will not normally be a subsequent opportunity to make further comments.

1. Add map showing Chilterns AONB and Green Belt boundaries in the parish
2. Page 16 – the description of Wycombe Local Plan policy for the AONB is slightly incorrect;
suggest change as follows:
Policy L1 – The Chilterns Area of Outstanding Natural Beauty: acknowledging its
conservation status and scenic beauty, and where development acceptable for it to be of
the highest quality design, and only allowing where major development where it is in the
public interest and there is no alternative site available.
3. Colours on settlement boundaries maps are too similar to colours used for the roads, for
example see the Pitch Green map which is hard to read. A change in colour or annotation
would make it clearer.
4. The settlement profiles (eg paras 5.22, 5.25 and 5.27) talk about the proposed settlement
boundaries, they should now state this is the boundary, you are no longer at consultation
stage, this is a submission plan. This will need tidying up for the made plan.
5. Para 5.23 - Explain that Pitch Green is not in AONB as well as not being in Green Belt.
6. Para 5.26 - Explain that South Saunderton is in AONB.
7. Para 5.35 – For completeness should this refer also to replacement dwellings as well as
vacant plots and subdivision?
8. Para 5.41 and 5.48 - Suggest deleting text that refers to the objections to the current
Molins scheme at appeal; the policy and text should simply set out what neighbourhood
plans requires of a future scheme.
9. Policy 5 Design Management in Bledlow Ridge the policy implies that the AONB is outside
the village, but in fact the AONB washes over it.

“Development should not adversely impact views of the village from the surrounding hills
and valleys of the AONB.”
Suggest instead:
“Development should not adversely impact on the AONB including views of the village from
the surrounding hills and valleys.”
10. Policy 6 covers the whole parish including South Saunderton which is in the AONB but is
not covered by a settlement specific Neighbourhood Plan design management policy.
Refer here to Chilterns Buildings Design Guide main document as well as its technical
notes.
11. Para 5.53 the Chilterns Buildings Design Guide contains ‘advice’ not ‘policies’.
End of part B
Thank you for completing the comment form.

Contact Details
If you have any questions, comments or queries please contact us on the details below:
Neighbourhood Planning - Telephone: 01494 421538
Email: neighbourhood.planning@wycombe.gov.uk
Address: Planning Policy Team, Wycombe District Council, Council Offices, Queen Victoria Road,
High Wycombe, Bucks HP11 1BB
Website: www.wycombe.gov.uk/council-services/planning-and-buildings/planning-policy
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Enquiries to: Aude Pantel
Email:
Direct line:
Our ref:

Policy/ NeighbourhoodPlans/Saunderton

Date:

26 October 2016

To the Bledlow cum Saunderton Neighbourhood Development Plan Examiner
Wycombe District Council response to Bledlow-cum-Saunderton Neighbourhood
Development Plan - Reg 16 consultation
Dear Mr Yuille,
Wycombe District Council broadly supports the Bledlow-cum-Saunderton Neighbourhood
Development Plan and welcomes the efforts made by the Parish in producing a locally-led,
sustainable and sound plan. The Parish and District Councils have worked closely over the
preparation of the plan to ensure the plan reflects the community aspirations, leads to
practicable policies and complies with legal requirements.
It is with that in mind that we have one main comment to make on the plan. As worded, it is
our view that there is still a risk that the plan could fail to comply with the basic conditions in
relation to the Molins policy (Policy 3), as option 2 would not be in conformity with the NPPF
Green Belt policy. As set out in our response to the draft neighbourhood plan (Reg 14
stage), we have received clear counsel advice that the starting point of considering
redevelopment of the site is the current built form, not previous buildings which have since
been demolished. This is relevant to the application of paragraph 89 of the NPPF. This has
been Wycombe District Council’s position at the recent planning appeal on the site, which
has now been recovered by the Secretary of State for determination.
Yours sincerely
A. Pantel
Aude Pantel
Planning Policy Officer
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Transport  Economy  Environment

Buckinghamshire County Council

Martin Tugwell
Director Growth & Strategy

County Hall, Walton Street
Aylesbury, Buckinghamshire HP20 1UA
Contact: Emily Brown

Planning Policy Team,
Planning and Sustainability
Wycombe District Council
Queen Victoria Road
High Wycombe
Bucks
HP11 1BB

Telephone
www.buckscc.gov.uk
Date: 25th October 2016

Submitted by email:
Neighbourhood.planning@wycombe.gov.uk
Dear Sir/Madam
Bledlow-cum-Saunderton Neighbourhood Plan Submission consultation.
Thank you for inviting Buckinghamshire County Council (BCC) to comment on the
submission version of Bledlow-cum-Saunderton Neighbourhood Plan.
BCC has previously commented on the pre-submission version of the Bledlow-cumSaunderton Neighbourhood Plan. While we are pleased to see some of our
suggested amendments have been made, some have not. We would recommend the
following changes:
1) Policy 3: Molins, South Saunderton
Section 2, subparagraph (ii)
Inclusion of the development to ensure safe and convenient pedestrian access
to the existing bus stops on Wycombe Road to the north of the Haw
Lane/Wycombe Road junction.
2) Policy 3: Molins, South Saunderton
Section 2, subparagraph (iv)
This has partly been amended but still omits the inclusion of “operation”
capacity.
“A transport strategy to demonstrate how the scheme will manage its traffic
effects on the road network, with specific reference to the capacity of Haw
Lane/Wycombe Road junction (or ways to mitigate such an impact), and how it
will encourage and enable walking and cycling to [South] Saunderton station
and Bledlow Ridge.”
3) Policy 6: Design Management in the Parish

The bullet point pertaining to landscaping, boundary treatments and lighting of
new or existing developments states the following:
“Areas of residential parking and driveways should, where practical, avoid the
extensive use of modern surface treatments which represent a single visual and
impermeable mass such as tarmac or concrete.”
It would be advisable to amend this to read the following (in order to avoid loose
surface materials from being tracked onto the public highway):
““Areas of residential parking and driveways should avoid the extensive use of
modern and/or unbound surface treatments which represent a single visual and
impermeable mass such as tarmac or concrete.”
4) Paragraph 6.8: Highway Safety and Traffic Calming
This paragraph states that the proposals contained within the draft Princes
Risborough Town Plan (PRTP) are ‘considered highly likely’ to have a
consequent overspill impact upon the adjacent Bledlow-cum-Saunderton
highway network. However, whilst there will probably a degree of impact upon
the network, the wording of this paragraph could be considered a subjective
assertion.
5) Paragraph 6.9: Highway Safety and Traffic Calming
The following is an excerpt from paragraph 6.9:
“Traffic volumes and speeds along the A4010 were raised as a significant
concern in the parish survey.”
This statement is based upon perception rather than a measurable quantity and
is also subjective in nature. If this is a concern to the Parish, BCC would
suggest that this road is included in the speed survey project the Parish wishes
to undertake so they can gather evidence to support this statement.
6) Paragraph 6.10 & 6.11: Highway Safety and Traffic Calming
Whilst it is noted that the Neighbourhood Plan proposes to gather empirical
data pertaining to speeds on various roads within the Bledlow-cum-Saunderton
area, it is unlikely that any future development within the parish will contribute to
providing funds to conduct the surveys or any desired speed reduction
measures other than those required to either review or mitigate the impact of
the development itself.
Furthermore, the Area 5 Speed Limit Review amended (primarily lowering)
many speed limits in this area. To introduce lower speed limits or reduce
existing ones further without substantial supporting evidence would not be
supported by the Highway Authority.
Lastly, changes to Policy 12 in the submission version of the Neighbourhood Plan
are not supported by BCC. BCC requires that schools who wish to extend have an
approved school travel plan in place.

