17 February 2020
Delivered by email

Judith Orr
Wycombe District Council
Queen Victoria Road
High Wycombe
HP11 1BB

Ref: RAIS3002

Dear Mrs Orr
GREAT AND LITTLE KIMBLE-CUM-MARSH NEIGHBOURHOOD PLAN
This representation has been prepared on behalf of our client, Rainier Developments Limited (hereafter
referred to as ‘Rainier’) in respect of the Great and Little Kimble-cum-Marsh Neighbourhood Plan (the
‘NP’) consultation.
The Neighbourhood Plan area covers land within Little Kimble, including land at Doe Hill Farm (upper and
lower). A Location Plan of the two sites is included at Appendix 1.
Our client has an active interest in this land, with the upper land identified in the NP for residential
development. This land is also currently subject to a current live outline planning application (Application
Reference: 19/08073/OUT) which is pending determination by Wycombe District Council.
On behalf of our clients, we submitted representations in June 2019 to the previous consultation on the
NP, in which we provided the background to our clients’ interest, and therefore do not repeat those
comments in this submission. We have also met with the Parish Council Steering Group a number of
times in order to assist in the preparation of the Neighbourhood Plan.
In that context, these current representations comment specifically in respect of Policy KIM3 Housing
Site Allocations and the evidence base informing these allocations.
KIM3 Housing Site Allocations
The previous consultation set out that the Parish Council’s selection of sites was informed by the
requirement to deliver ‘a maximum’ of 160 homes, as set out in the wording of Policy RUR5 Great and
Little Kimble-cum-Marsh Parish within the submission version of the Wycombe Local Plan.
However, this policy was subsequently amended following the relevant Examination hearings, which
concluded that applying a cap was neither positive nor effective.
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As such the policy in the now adopted Local Plan is as follows:
“The Council requires 160 homes to be developed in the Parish of Great and Little Kimble-cum-Marsh over
the plan period.
1. The Council requires 160 homes to be developed in the Parish of Great and Little Kimble-cumMarsh over the Plan period.
2. A Neighbourhood Plan will determine the distribution of development across the Parish, and
allocate specific sites for housing and other uses as appropriate. The Neighbourhood Plan should
have regard to the following principles:
(a)

Development should be phased to be delivered over the lifetime of the Local Plan;

(b)

The required housing be provided:

(c)

(i)

On a range of small sites within or adjacent to the existing villages of Great Kimble
(including Smokey Row), Little Kimble and

(ii)

Through including a small allowance for windfall sites in the hamlets of Marsh and
Kimblewick

Development sites should be selected based on an appraisal of local sustainability issues,
including an assessment of:
(i)

The capacity of the landscape to accommodate development without having a
major impact on the setting of the Chilterns Area of Outstanding Natural Beauty;

(ii)

The location of the proposed development sites in relation to public transport
services, and/ or their capacity to support improvements”.

We support the fact that the Parish Council have taken our previous comments on board regarding the
revised policy wording of Policy RUR5. We note that additional flexibility has been incorporated into the
capacity of the KIM3 policy allocations, removing development caps on specific sites and incorporating
the word ‘approximately’. This less prescriptive approach will ensure that the capacity of each site is
informed by site specific evidence and an array of technical reports, rather than an arbitrary quantum
defined in the Development Plan. As such, it is a positive amendment which we consider will assist in
delivering 160 homes in the Parish across the plan period.
That said, the Parish Council set out their housing supply for the plan period in the supporting text of
Policy KIM3 at paragraph 5.17 which notes:
“The sites allocated are expected to deliver approximately 110 new homes (excluding reserved site 15)
with 36 homes already been built or committed in the plan period, a total excluding any future windfall of
146 units. It is expected that the shortfall of 14 units to reach 160 will be achieved through windfall in the
hamlets of Marsh or Kimblewick. If required, site 15 may be released once the details of the Grove Lane
re-alignment and associated infrastructure plans are finalised...”
Whilst we note that a reserve site has been identified, we consider that there is still not sufficient
flexibility given the release of site 15 is dependent on external factors and it appears unlikely to deliver in
the plan period. There are also limited, if any, windfall sites that could meet that shortfall. Therefore, we
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consider that further sites should therefore be allocated in order to allow for a sufficient buffer, in case
there are any delays with any of the allocations.
Moreover, we do have concerns that the sites allocated may not be capable of delivering the full 160
homes given the Council’s recent Local Plan policy on Affordable Housing. Policy DM24 sets out:
“The Council will require all developments for 10 or more dwellings to provide on-site affordable housing
of at least:
•

48% of the total number of units on sites that are greenfield land

•

35% of the total number of units on all other sites”.

The implications of this policy are such that we consider smaller proposed allocations in the
Neighbourhood Plan, namely Land at Grove Lane (West), land at the Laurels, Marsh Road and land south
of Grove Lane – allocated for 11, 13 and 20 dwellings respectively – are unlikely to deliver the full
allocation in order to avoid the need to provide affordable housing and may be proposed for schemes of
lower than the affordable housing policy threshold.
Policy KIM3 Land at Doe Hill Farm (Lower)
We support the allocation of land at Doe Hill Farm (lower) which is under Rainier’s control. We would
reiterate that Rainier is committed to bringing forward the site early in the plan period. In this regard, an
application (19/08073/OUT) was submitted in December 2019 for:
“Outline application (including details of access) for 40 residential units (including 48% affordable
housing), as well as an A1 shop”.
We have provided our comments to the proposed policy requirements below.
Policy KIM3 Land at Doe Hill Farm (Lower)

Rainier Developments Limited
Assessment

The site has a developable area of about
1.6ha outside the identified Flood Zone and is
expected to deliver approximately 40 homes.

A small area of fluvial and
surface water flood risk has been
identified within the western
region of the site. However, it is
considered that the development
proposals, in combination with
the consideration of appropriate
mitigation measures will not give
rise to any major adverse effects
to the proposed site or the
surrounding area.
The outline application and its
supporting documents identify
that 40 homes can be delivered
sensitively on the site.
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The building types, layout and landscape in
the development scheme should include
glimpse views from Aylesbury Road through
the site to the countryside.

This is demonstrated in the plans
supporting the outline
application.

The layout and landscape of the development
should deliver a defensible northern
boundary to the site to prevent any further
encroachment of development into the
countryside.

The northern boundary of the
site borders arable farmland.
New hedgerow and scattered
native trees have been proposed
along the northern boundary in
order to contain the
development from the open
countryside beyond.

The development should retain the existing
mature trees and hedgerow along the
boundary with Aylesbury Road and minimises
any further encroachment of development
into the countryside.

Existing vegetation of merit is
proposed to be retained and
enhanced within the proposals.

The building types, layout and landscape in
the development should be compatible with
the adjoining properties on Aylesbury Road
and minimises any loss arising from new toad
access.

The new development (as
proposed) is a low density
development and as such, is in
keeping with the character of the
local area in terms of scale.

The development should include satisfactory
proposals for the successful mitigation of any
material risk of adverse flooding or
biodiversity effects on bother the site and all
adjoining land.

The development proposals have
been progressed taking into
account the existing flood zones,
with no proposed residential
dwellings located within areas of
flood risk. No flood risk issues
were identified that would
prevent development coming
forward.

The development should only have one
vehicular access from Aylesbury Road.

The proposed access
arrangements are by way of a
priority ‘give-way’ junction taken
from the Risborough Road. The
supporting documents confirm
that this access is suitable in
highways terms.

If the development includes a proposal for a
small A1 shop unit, this should include:

The outline application makes
provision for an A1 shop unit.

(i) appropriate car parking spaces and delivery
arrangements
(ii) arrangements for the occupation of the
unit by an appropriate and suitable operator
and
(iii) a suitable financial contribution to its set
up and operating cost to ensure operation for
a minimum initial period of at least five years,
with these requirements forming part of the
planning permission conditions and
implemented prior to the occupation of any
new dwellings.

We consider that further thought
needs to be given to the delivery
of the shop and in particular the
responsibility for its long term
operation, be this by the Parish
Council or by a private operator.
In this respect, we do not
consider that it is reasonable to
require all of this to be
implemented prior to the
occupation of any new homes on
the site, and would expect that,
as a minimum any private
operator would require all or the
majority of the new homes to
occupied before they started
trading.
We would welcome the
opportunity to discuss the
specific wording of this element
of the policy in greater detail to
assist the delivery of this
community facility.

An appropriate financial contribution to fund
infrastructure improvements in the Parish is
included within a S106 Agreement

The proposals will be
accompanied by an appropriate
package of financial
contributions to mitigate
impacts on local services.

Site Assessments
The Neighbourhood Plan consultation is supported by the Site Assessment Report (November 2019)
which summarises the process to inform the selection of housing site allocations in the Neighbourhood
Plan.
The Executive Summary sets out that a ‘call for sites’ was undertaken by the Committee of the Parish
Council. This led to 29 sites in the Parish being appraised; ten of these sites qualified for the Stage 2
assessment process (one since receiving planning permission). It is noted in the report that the remaining
nine sites have the potential capacity to deliver a total of 218 homes which far exceeds the residual total
of 124 homes in Policy RUR6 (as 36 homes are already built/ commenced). Within this context, the
Council sets out:
“To reduce their total number to below the RUR6 cap, the assessment comprised a Sustainability
Assessment; an assessment of the suitability of a site to deliver a non-housing use that will
benefit the local community and a community survey of site preferences”.
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We support the fact that the Council have collected evidence from a range of different sources,
particularly the Sustainability Appraisal as Policy RUR6 requires development sites to be selected based
on an appraisal of local sustainability issues. However, we are concerned that this report still refers to
the 160 homes identified in Policy RUR6 of the Local Plan as being a cap. We consider that the Parish
Council should ensure that sites are not discounted purely on the basis that they have exceeded ‘the 160
cap’; although, in this regard, we note that the allocations do in fact fall short of 160 dwellings. In any
event, we consider that in order to maintain a positive approach, the Parish Council must allocate all
suitable, available and deliverable sites.
In this regard, we would draw your attention to land at Doe Hill Farm (upper) – also controlled by our
client. This site qualified for the Stage 2 assessment process and as such was subject to the SA appraisal
and the Community Survey.
Sustainability Appraisal
The Parish Council instructed AECOM to undertake their Sustainability Appraisal, the findings of this are
shown below:

Site 17b

Biodiversity

Climate
Change

Landscape
Land, soil
and Historic and water
Environment resources

Community

Health and Transport
Wellbeing

Neutral/
uncertain
effects

Neutral/
uncertain
effects

Likely/
adverse
effect
(without
mitigation
measures)

Neutral/
uncertain
effects

Neutral/
uncertain
effects

Likely/
adverse
effect
(without
mitigation
measures)

Likely
positive
effect

As shown above, the SA identifies likely adverse impacts in respect of Landscape and Historic
Environment, as well as Land, Soil and Water Resources. We have set out our comments against the SA’s
conclusions below:
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SA Topic

SA Assessment

Our Assessment

Landscape and Historic
Environment

Development at this location is likely
to affect the setting of the AONB”.
Furthermore, it sets out that “the
area could be able to accommodate
areas of new development in some
parts, providing it has regard to the
setting and form of existing
development and the character and
sensitivity of adjacent landscape
areas.

We have undertaken extensive
technical to inform the
masterplan for this site so that
the site can respond
sensitively to the setting. This
is demonstrated in the Vision
Document included at
Appendix 2 which sets out a
number of landscape
recommendations and
concludes that there is an
opportunity for a sensitive

development of 22 new homes
on the site.

Land, soil and water
resources

The site is entirely covered by Grade
2 agricultural land and as such,
development would lead to the loss
of this valuable resource.

We have undertaken an
Agricultural Land
Classification report which
classifies the site as falling
predominantly within subgrade 3b. This report is at
Appendix 3. This report
concludes that the site is
partly classified as Best and
Most Versatile (BMV)
agricultural land.
Notwithstanding this however,
Paragraph 53 of the NPPF
requires poorer quality
agricultural land to be used in
preference only when
significant areas of
agricultural land need to be
developed. As such, in the
context of this site which
amounts to some 2.5ha, this is
not considered ‘significant’
development of agricultural
land and we note that other
proposed allocations have at
least the same classification as
this omission site. We
therefore consider that the SA
should be revised in order to
reflect the findings of this
report.

Taking all of the above into account, we consider that site 17b to be one of the highest performing sites
assessed within the SA, alongside sites 10 and 15 (as shown in Appendix 4) which are identified to have
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only one potential adverse impact, and both of which are proposed to be allocated in the
Neighbourhood Plan.
Community Survey
The NPPF sets out that community engagement is essential to the planning system. As such, we support
the use of the community survey as it meets the basic conditions set out in paragraph 2a of Schedule 4B
of the Town and Country Planning Act 1990 by having regard to national policies. However, we do
consider that it is essential that this is used in conjunction with other site assessment methods in order
to ensure that development achieved is truly sustainable.
The results of the community survey are set out below:
Site No/ Name and Survey Top 3/ Bottom 3 Net Scores

Community Ranking

17A. Doe Hill Farm (Lower) + 167 – 44 = +123

1

17B. Doe Hill Farm (Upper) +140 – 42 = +98

2

15. Village Foundations Grove Lane +124-40 = +84

3

1. Grove Lane (west) +60 – 29 = +31

4

14. Kimblewick Road, Grove Lane + 107 – 106 = +1

5

7. Birdbrook, Marsh Road +81 – 88 = -7

6

10. The Laurels, Marsh Road +62 – 84 = -22

7

4. Grove Barn +35 – 67 = -32

8

20. Rear of Chequers/ Hawthorn, Bridge Street +14 – 223 =
-210
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We note that land at Doe Hill Farm (Upper) is ranked second, after the allocated Doe Hill Farm (Lower).
As such, when considering this alongside the findings of the SA, the site meets much of the Parish
Council’s own suitability criteria.
Conclusion
In summary, these representations relate to the current consultation of the Great and Little Kimble-cumMarsh Neighbourhood Plan in respect of our client’s interests in land at Doe Hill Farm (Lower and
Upper).
We welcome the amendments made to the Plan since the last consultation. Notwithstanding this, we do
consider that a number of further amendments should be made to ensure the Neighbourhood Plan
supports the delivery of 160 homes in the Parish throughout the plan period.
In particular, we consider that the Council should allocate further sites in order to ensure sufficient
flexibility is accounted for in their housing supply. This will assist in meeting the housing requirement as
invariably there will be delays with certain allocation sites. Within this context, we submit that land at
Doe Hill Farm (Upper) as a suitable, available and deliverable site, as evidenced by the Parish Council’s
own evidence base.
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Our client is keen to continue to engage further with the Parish Council and assist in the delivery of a
sound Neighbourhood Plan. Moreover, we wish to be kept informed on the progress of the
Neighbourhood Plan and informed of any further consultations.
Should you wish to discuss these representations further then please do not hesitate to contact me or
Clara Millar
Yours sincerely,

Tim Burden

Director
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Appendix 1: Location Plan
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Appendix 2: Vision Document
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Vision Document

Land at Doe Hill Farm, Little Kimble
Rainier Developments Limited | December 2018

RAINIER
DE VELOPMENTS LIMITED

2

above: Existing field access which will form the
new entrance to plot 17a, showing the current
hedgerow boundary which should be maintained
and enhanced.
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1.

Introduction

This Vision Document sets out a preliminary site analysis and a
conceptual proposal for sensitive residential development on
Land at Doe Hill Farm, Little Kimble.

1.1

Summary

Contents

1.1.1

This document has been produced to inform discussions

Introduction

3

Site Context

4

Background Technical Information

6

with local stakeholders regarding the opportunity for
development at Land at Doe Hill Farm, Little Kimble. It sets
the background context for the proposals and shows why
the site is suitable for residential development.

1.1.2

The site sits on the north eastern edge of Little Kimble,

Site Features

14

Development Concept

16

Conclusion

18

Key Benefits

19

to the north of Risborough Road. The site has two plots
which are currently part of a larger agricultural field. The
plots are known as 17a Doe Hill Farm Lower and 17b Doe Hill
Farm Upper.

1.1.3

The proposals have been created with input from a

number of consultants who have undertaken preliminary
technical work for the site. This document sets out headlines
of all the environmental and technical findings relating
to the site and demonstrates the suitability of the site for
development.

1.1.4

The document reviews the local context and character

of Little Kimble and seeks to demonstrate how the
development of this site can help deliver growth in a
sustainable manner.
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Site Context

2.
2.1

The site within Little Kimble

2.1.1

Little Kimble is located on the Chiltern Railway Line and

Little Kimble Station lies approximately 650m to the south

Doe Hill Farm plots
Parish boundary
Railway and station

of the site. There are services to London, Aylesbury, High
Wycombe and Princes Risborough from Little Kimble.

2.1.2

The 300 and X30 bus routes run along Risborough

Road, which forms the site’s southern boundary. These
provide regular services between Aylesbury and High
Wycombe.

Bus route and stops
Primary School
Private Primary School
Village Hall
Church

2.1.3

The closest state primary school to the site is Great

Kimble Church of England School, which is approximately
1.6 km to the south of the site.

2.1.4

Little Kimble has a village hall, a church and allotments

within the village. The closest public house is located in
Smoky Row.

Public House
Allotments
Listed Building
Area of Outstanding Natural Beauty
Flood Risk Zones 2 & 3

2.1.5

The site lies to the north outside the Chiltern Hills

AONB, the boundary of which is formed by Risborough
Road.

Scheduled Ancient Monument
Registered Park and Garden
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3.
3.1

Background Technical Information
Transport

back into the existing driveway to the north and maintain
access to Doe Hill Farm. A visibility splay of 2.4m x 25m

Proposed Vehicular Access to Site 17A
3.1.1

It is proposed that vehicular access to the site would be

provided by way of a priority ‘give-way’ junction taken from

would be provided and maintained for this junction,
appropriate for a 20mph speed limit in line with Manual for
Streets (MfS) standards.

Risborough Road.
Internal Road Layout
3.1.2

This junction would be located approximately 210m

3.1.9

The internal road network of both parcels will be

northeast of the existing junction between Risborough Road

designed in line with the guidance provided in MfS; this will

and Old Chapel Close (measured centreline to centreline)

therefore promote access on foot and by bicycle through the

and as such would broadly be positioned in the location of

creation of safe routes throughout the sites.

the existing gated field access.
3.1.10
3.1.3

The site access carriageway would likely take the form

The internal road layout of each parcel will be designed

to cater for the anticipated volume and type of trips on each

of a 5.5m carriageway, with 2.0m footways to either side,

link, as well as the number of dwellings accessed. Thus, it is

joining to Risborough Road with radii of 6.0m.

likely that the internal road network for both parcels would
be restricted to 20mph.

3.1.4

A visibility splay of 2.4m x 120m would be provided and
To aid the creation of a sustainable development,

maintained in both directions from the proposed priority

3.1.11

‘give-way’ junction, appropriate for the 40mph speed

proposals will be designed with the aim of delivering a

limit in line with the Design Manual for Roads and Bridges

high-quality layout and environment which will maximise

(DMRB) standards.

transport sustainability and integration.

Proposed Vehicular Access to Site 17B

Site Accessibility

3.1.5

It is proposed that vehicular access into this parcel

3.1.12

Site 17A and Site 17B are well-located to access the

would be provided by way of the realignment of the existing

existing facilities and services in Little Kimble and Great

driveway into Site 17B. This would see the formalisation of

Kimble, whilst a wider range of offerings lie within cycling

the junction between the existing driveway and Risborough

distance. Both sites are located within walking distance

Road (which currently operates as a vehicle crossover).

of bus stops, which enjoy provision with quarter-hourly
connections to Aylesbury, Princes Risborough and High

3.1.6

The site access carriageway would likely take the form

Wycombe. Frequent train services are also available at Little

of a 5.5m carriageway, with a 2.0m footway to the west,

Kimble Railway Station which can be reached on foot, by

joining to Risborough Road with radii of 6.0m.

bicycle and by bus from the sites.

3.1.7

A visibility splay of 2.4m x 120m would be provided and

Development Trip Generation
Based on the preliminary assessment of the anticipated

maintained in both directions from the proposed priority

3.1.13

‘give-way’ junction, appropriate for the 40mph speed limit

trip generation of the sites, it is reasonable to conclude that

in line with DMRB standards.

the development proposals will result in a low level of traffic
generation, which is unlikely to have a material impact on

3.1.8

Importantly, this design would also incorporate a

priority ‘give-way’ junction and a 4.8m carriageway to tie

the local highway network.
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3.2

Flood Risk, Drainage and Utilities

3.2.4

If an infiltration solution is not deemed a suitable

option, an alternative option is to discharge flows to the
3.2.1

A small area of fluvial and surface water flood risk

nearby local watercourse. It is proposed that flows from the

has been identified within the western region of plot 17A,

development will be attenuated onsite and discharged at a

which is shown on the site features plan. The development

restricted pre-development rate.

proposals can be progressed taking into account the existing
All necessary utilities are available at the site. It is

flood zones, with no proposed residential dwellings located

3.2.5

within areas of flood risk. No flood risk issues have been

proposed that the development will form connections to

identified for the proposed site that would prevent the

the existing apparatus within close proximity to the site to

development from coming forward.

provide services. The existing overhead power cables and
foul sewer located within the sites will both be diverted.

3.2.2

Several sustainable drainage features could be utilised
Due to the small scale of the development, it is

to drain surface water from the proposed development, with

3.2.6

infiltration methods the preferred option.

anticipated that the existing infrastructure will be capable of
supplying the proposed development, subject to agreement

3.2.3

It is proposed that the drainage strategy will include an

with the appropriate utilities companies.

individual drainage basin for each site, which will be located
Based on the current information available, it is

to suit existing site levels and the proposed development

3.2.7

masterplan. The proposed drainage basins are shown on the

considered that the development proposals, in combination

Drainage and Services Constraints Plan below.

with the consideration of appropriate mitigation measures,
would not give rise to any major adverse effects to the
proposed site or the surrounding area.

above: Drainage and Services Constraints on
Site (Jubb)
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3.3

Landscape

Visual Context
3.3.4

Landscape Character Context
3.3.1

Field work has highlighted that although the site

is currently agricultural in nature, it is influenced by its

Views out of the site are relatively enclosed due to

boundary features around the site or features in the local
landscape. The most distant views relate to the intervisibility
from the upper slopes of the Chilterns Escarpment.

surroundings and the neighbouring settlement edge.
From the surrounding landscape, views of the site

Existing residential development divides the site in two

3.3.5

and is also present to the east, west and south. These

are limited to the elevated escarpment to the south at

characteristics associate the site as part of the Little Kimble

Coombe Hill Monument and Beacon Hill (Viewpoints 6 and

settlement edge, which itself has a linear settlement pattern

7 on plan overleaf), the Aylesbury Ring footpath to the

aligning the local road and rail network.

west (Viewpoint 5 on attached plan) and footpath ELL/9/1
to the north east (Viewpoint 4 on plan). The combined

3.3.2

The varied local topography and established landscape

layering effect of intervening topography, vegetation

framework present local to the site provide visual

and surrounding development increasingly screens and

screening to the south, informing a sense of enclosure to

filters visibility of the site from local vantage points. The

the landscape boundaries that is at odds with the wider

most unobscured view of the site from the public domain

published landscape character area and open arable

is obtained from Beacon Hill to the south. Such views

landscape to the north. However, the upper reaches of

experience the site with a settled context of surrounding

the Chilterns AONB escarpment can be seen to the south,

residential built form, garden vegetation, transport corridors

forming a rolling backdrop to the settlement.

and settlement edge arable fields.

3.3.3

The character of the site is clearly influenced by the

3.3.6

Visual receptors are limited and localised. Whilst

open and sloping arable landscape to the north, as well

the site is apparent within long distance views from the

as the arrangement of mature tree cover and hedgerow

wider hills surrounding Little Kimble, with the exception of

tree boundaries and adjoining residential context of mid

available views from the public rights of way network on the

to late 20th Century largely two storey dwellings and rear

boundary to the west and beyond to the north east, the site

gardens that bound the site to the south and west. Whilst

is largely screened at close proximity by the arrangement

the site itself is undeveloped, this is demonstrably a settled

of adjoining built form and vegetation cover. Within longer

landscape at the Little Kimble settlement fringe.

distance views the site is not prominent and is experienced
within broad panoramas as a narrowed parcel of arable land
at the settlement edge. Residential development bounding
and dissecting the site incorporates the site into the Little
Kimble settlement fringe as opposed to the wider rural fields
beyond the settlement northwards.
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A new
vegetated
buffer
couldRoad.
be provided along the northern
back
that
exists along
Aylesbury
Road.
site boundaries to provide a soft edge to development and a
A
newvegetated
vegetated
buffer
could
be provided
the northern
A
new
buffer
could
be provided
along
the northern
site boundaries to
softer
transition
between
development
andalong
the
countryside
site
boundaries
totoprovide
a soft
edgebuilt
to development
and
beyond,
this edge
would
also
filter
views
form.
Other
opena development
provide
a soft
development
andofa softer
transition
between
softer
transition
between
development
and the
countryside
boundaries
could
also
be
planted
with
characteristic
hedgerow.
and
the countryside
thisviews
would of
also
filter
views
of built
form. Other open
beyond,
this wouldbeyond,
also filter
built
form.
Other
open
boundaries
could
also
be
planted
with
characteristic
hedgerow.
Development
could
beplanted
setback
from
existing
residential
curtilage
boundaries
could
also
be
with
characteristic
hedgerow.
to maintain separation and privacy. This will limit overlooking
Development
could
setback
existing
residential
curtilage
between dwellings.
Development
could
be be
setback
fromfrom
existing
residential
curtilage
to maintain
to maintain separation and privacy. This will limit overlooking
separation
and privacy. This will limit overlooking between dwellings.
between dwellings.
Arboricultural Key
CR
CR

Arboricultural
MatureKey
trees to be retained and excluded from proposed
Arboricultural
Key
private gardens - development offsets to accommodate

Mature trees
treesto
to be
be retained
retained and
and excluded
excludedfrom
from proposed
proposed private gardens Mature
shading and RPA offsets following detailed surey work
private gardens
- development
offsetsshading
to accommodate
development
offsets
to accommodate
and RPA offsets following detailed
shading
and
RPA
offsets
following trees
detailed
work
survey
work.
Hedgerow
tree
belts,
semi-mature
andsurey
younger

Ecology Site Notes
(1) The existing watercourse on the western boundary of the site with
associated mature tree line should be retained and incorporated as part
of the Green Infrastructure. A 12-14m buffer should be implemented and
any lighting should be sensitively designed to ensure that none of the
multiple trees with bat roosting potential are subject to increased lux
levels and to retain a dark corridor for commuting and foraging bats. The
stream corridor also has the potential to support water vole and reptiles.
There is an opportunity for enhancements within the stream corridor
through changes in existing management techniques (e.g. scrub control)
and the incorporation of bat and bird boxes and hibernacula which could
benefit common amphibians, reptiles and invertebrates.
(2) Multiple trees with bat roosting potential are present within the
hedgerow boundaries around site. These should be retained and
incorporated within the Green Infrastructure is possible and lighting
around them should be sensitively designed to ensure potential impacts
are minimised. If impacts are unavoidable, further surveys are likely to
be required. Some of the boundary hedgerows also have the potential to
support dormice.
(3) The Chiltern Beechwoods Special Area of Conservation (SAC) and
Ellesborough and Kimble Warren Site of Special Scientific Interest (SSSI)
are located approximately 880m south of the site.
(4) Given the limited ecological importance of the arable fields dominating
the site, there is an opportunity to enhance the biodiversity of the site
within the proposed green space through the inclusion of tree planting,
orchard planting, provision of sustainable urban drainage (SUDs) features
and species rich grassland which will result in a net gain for biodiversity.

self-seeded stock providing habitat connectivity and

Hedgerowtree
tree belts,
belts, semi-mature
semi-mature trees
trees and
and younger
younger self-seeded stock providing
Hedgerow
enclosure
self-seeded
stock providing
habitat connectivity and
habitat
connectivity
and enclosure.
enclosure
Existing hedgerow network / arrangement of field boundary

Existing
hedgerow
networkand
/ arrangement
field boundary
hedgerows to be
hedgerows
to be retained
re-stocked toofinform
the
Existing hedgerow network / arrangement of field boundary
retained
and re-stocked
to inform
the and
arrangement
of development parcels and
arrangement
of development
parcels
for establishing
hedgerows to be retained and re-stocked to inform the
green
linkages, green
habitatlinkages,
corridorshabitat
and pedestrian
for
establishing
corridorsroutes
and pedestrian routes across the
arrangement of development parcels and for establishing
across
theProtection
site. RootArea
Protection
(RPA)
of 1m from
site.
Root
(RPA) Area
of
1mpedestrian
from stems.
green
linkages,
habitat corridors
and
routes
stems.
across the site. Root Protection Area (RPA) of 1m from
stems.

110m

above: Landscape, Ecology and Arboricultural
Development Opportunities and Constraints (Tyler
Grange)
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Viewpoint 1:
Taken from
footpath
GLK/29B/1, north
west of the site.

Viewpoint 2:
Taken from
the junction of
Risborough Road
and the access
road to Doe Hill
farm, south east
of the site.
Viewpoint 3:
Taken from
the pavement
alongside
Risborough Road,
south of the site.

Viewpoint 4:
Taken from
footpath ELL/9/1,
north east of the
site.

Viewpoint 5:
Taken from the
Aylesbury Ring
footpath, south
west of the site.

Viewpoint 6:
Taken from
Coombe Hill
Monument, south
east of the site.

Viewpoint 7:
Taken from
Footpath ELL/27/2
on Beacon Hill,
south of the site.
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Landscape Recommendations
3.3.7

along the northern boundary would contain the

In response to the desktop and fieldwork undertaken,

• Views from the Chilterns AONB are obtained from the

the following conclusions and recommendations have been

Coombe Hill Monument and the footpath on Beacon

identified below.

Hill. The site is seen as a small element of the landscape

• Existing vegetation of merit is recommended

in these panoramic views, but care should be shown

to be retained and enhanced whilst impacts

in the layout to ensure assimilation with the local

upon users of the adjoining public footpath

landscape. This can be achieved through the use of

network will require careful consideration.

considered development offsets and sensitive boundary

• There are opportunities to plant new trees,

treatments, utilising native tree and hedgerow planting

maintain existing areas of grassland and to

within and surrounding the proposed development

gap-up and safeguard existing hedgerows.

to create a naturalistic edge to the settlement.

• Existing vegetation of merit is recommended to be

• Local views are most prevalent from Risborough Road

retained and enhanced within the proposals.

and from the footpath to the west of the site. The

• Impacts upon users of the adjoining public footpath

site is seen in the context of the existing residential

network will require careful consideration.

development along the road and additional built form

• There are opportunities for site boundary

would be seen as part of this. To soften the appearance

enhancements, such as the retention and

of any proposals a new landscape scheme should break

strengthening of boundary planting across the

up the appearance of built form and filter views.

southern, eastern and western edges of site.

• There are opportunities for diversifying the

3.3.8

From a landscape and visual perspective residential

overall biodiversity within the site through the

development could be accommodated within the site if

implementation of a site wide landscape strategy.

consideration is given to the above.

• The northern boundary of the site borders arable
farmland. New hedgerow and scattered native trees

120m

Doe Hill
Farm

6

angement of young clear stem oak tree planting
rm access. Category C stock with RPA of 2.5m

115m

120m

Doe Hill
Farm

Linear arrangement of young clear stem oak tree planting
aligning farm access. Category C stock with RPA of 2.5m

Site boundary

The
Special Area
TheChiltern
ChilternBeechwoods
Beechwoods
SAC
of
Conservation (SAC)

Notable views (Refer to
TG plan 11986/P05)

Local
(LWS)
LocalWildlife
WildlifeSites
Sites
(LWS)

Transport infrastructure

Chiltern Hills Area of Outstanding The Chiltern Beechwoods
Site boundary
SAC
Natural
Beauty (AONB)

Indicative developable area based
on required and proposed
6
Notable
views(see
(Refer
to adjacent)Local Wildlife Sites (LWS)
development setbacks for landscape,
ecology
and
arboriculture.
Notable
photos
TG
planViews
11986/P05)
This is not a definitive area and is subject
to detailed review and
input from other disciplines.
Landscape Key:

Transport infrastructure

Indicative
developable
5m contours, variations in topography
exist
across the area
sites based
and on required and proposed
development
setbacks
for landscape,
the intervening space between them.
Flat areas
are present
within ecology and arboriculture.
This
is
not
a
definitive
area
and
both sites. The most sloping terrain is present within the easternis subject to detailed review and
input
from
other
disciplines.
half of the western parcel.

Opportunity to retain and enhance vegetation that fronts on to
Landscape
the road. Development could
be set Key:
back from the road to
maintain the characteristic set back
that existsvariations
along Aylesbury
5m contours,
in topography exist across the sites and
Road.
the intervening space between them. Flat areas are present within
both
sites.
The
most
sloping
A new vegetated buffer could be provided along the northernterrain is present within the eastern
of to
thedevelopment
western parcel.
site boundaries to provide a softhalf
edge
and a
softer transition between development and the countryside
Opportunity
to retain
and
enhance vegetation that fronts on to
beyond, this would also filter views
of built form.
Other
open
thewith
road.
Development
could be set back from the road to
boundaries could also be planted
characteristic
hedgerow.
maintain the characteristic set back that exists along Aylesbury
left:
Landscape,
Ecology
and Arboricultural
Development could be setback Road.
from existing
residential
curtilage
to maintain separation and privacy.
This
will limit overlooking
A
new
vegetated
buffer couldand
be provided
along
the northern
Development
Opportunities
Constraints
Inset
between dwellings.
site boundaries to provide a soft edge to development and a
softer
transition
between
development
and
the
countryside
Plan (Tyler Grange)
beyond, this would also filter views of built form. Other open
boundaries could also be planted with characteristic hedgerow.
Arboricultural Key
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development from the open countryside beyond.

CR

Development
could be setback from existing residential curtilage
Mature trees to be retained and excluded
from proposed
to maintain
separation and privacy. This will limit overlooking
private gardens - development offsets
to accommodate
between dwellings.
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3.4

Ecology and Arboriculture

by poplar Populus sp. and ash Fraxinus excelsior and there
are patches of tall ruderal and rank grass adjacent to the

3.4.1

The site is derived from a large arable field with

banks including hogweed Heracleum sphondylium, nettle

very limited field margins, which has been intensively

Urtica dioica, false oat grass Arrhenatherum elatius and

farmed and is considered to be of negligible ecological

cock’s foot Dactylis glomerata.

importance. Therefore no ecological mitigation for its loss
The stream corridor provides connectively to the

will be required. The development proposals represent an

3.4.4

opportunity to enhance the biodiversity of the site within

wider area, although this is hindered slightly by culverts

the proposed green space through the inclusion of tree

under both the railway line and the A4010. In addition, the

planting, orchard planting, provision of sustainable urban

large mature trees lining its banks are irreplaceable in the

drainage (SUDs) features and species rich grassland which

short term, therefore it is considered to be of up to local

would result in a net gain for biodiversity.

ecological importance and should be retained and protected
within the context of the masterplan. There is also an

3.4.2

Bounding the arable fields on the southern boundary

opportunity for enhancements within the stream corridor

there are intact species-poor hedgerows with scattered

through changes in existing management techniques (e.g.

trees. Species range from native, common and widespread

scrub control) and the incorporation of bat and bird boxes

species such as oak Quercus robur, elder Sambucus nigra,

and hibernacula which would benefit common amphibians,

hawthorn Crataegus monogyna, blackthorn Prunus spinosa

reptiles and invertebrates.

and hazel Corylus avellana to some non-native garden and
conifer species. The hedgerows themselves are isolated

Conclusions and Recommendations

within the site and do not provide connectivity to the wider

3.4.5

area. This combined with the species recorded means they

be accommodated within the site. The western boundary

are considered to be of site ecological importance only. The

watercourse will need to be retained and protected with

hedgerows and trees should be retained where possible;

a minimum 12 - 14m buffer, for development to comply

however, there is ample opportunity for replacement tree

with planning policy CS17 and requirements in relation to

and hedgerow planting, incorporating native species of local

arboriculture constraints.

It is considered that a residential development could

provenance within the proposed green infrastructure should
any be lost.

3.4.6

It is considered that most protected species surveys can

be scoped out with sensitive design; however, consultation
3.4.3

The western boundary of the site comprises a stream

with the Council Ecologist will be required to confirm this

corridor with mature trees along its length. The stream flows and it may be that some surveys (e.g. bat activity and
north and is approximately 3 - 4m wide with moderate,

static surveys) may be required. Given the low suitability

variable flow on gravel substrate with shallow earth banks.

of the site, it is likely that any mitigation required could be

The mature trees along the stream corridor are dominated

accommodated within the green infrastructure for the site.
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3.5

Archaeology and Heritage

within the site, such as to minimise any effect on views from
designated heritage assets located on the higher ground

3.5.1

The site does not include any ‘designated heritage

along the Chiltern scarp.

assets’, as defined in Annex 2 of the National Planning
The site has produced a small number of stray artefacts

Policy Framework (NPPF), which would thus represent

3.5.5

an ‘in principle’ constraint to development because of a

from the late prehistoric to post-medieval periods, with

presumption in favour of their physical retention.

no obvious pattern suggesting underlying archaeological
deposits of significance.

3.5.2

There are very few designated heritage assets in the
The site is distant from identified archaeological ‘sites’

immediate vicinity. Those that are present are primarily

3.5.6

Listed Buildings (Grade II), as well at the Grade II* Listed

of prehistoric, Roman and early medieval date, and outside

Church of St Peter and St Paul and Beacon Hill Scheduled

of known areas of medieval and later settlement. The wider

Monument.

field likely formed part of the surrounding farmed hinterland
from the medieval period onwards - perhaps also in such a

Whilst those designated heritage assets in the wider

use in the Roman period - but remains associated with this

landscape will require full consideration in due course, there

activity (e.g. plough scars and field boundaries) are unlikely

is currently no reason to believe that any of them form a

to warrant retention and therefore also unlikely to influence

substantial constraint (if any) to site deliverability or site

the form of any future masterplan.

3.5.3

capacity.
3.5.7
3.5.4

The main design consideration will be to provide

adequate planting to break-up and soften the development

In summary, there are no identified ‘in principle’

archaeological or heritage constraints to the development
of the site.

above: Looking east within plot 17b, towards
the existing access, showing the current hedgerow
boundary which should be maintained.
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4.

Site Features

15

4.5.1

The adjacent plan provides a summary

of the features of the site, drawn from the
preceding technical work and plans. This sets
a brief for the development of the following
concept masterplan.
Site boundary
Existing residential land & buildings
Existing agricultural land & buildings
Existing trees and planting
Existing hedgerows
Existing fences
Existing pedestrian routes
Existing bus stop
Existing railway
Existing overhead cables
Existing foul sewer
Environment Agency Flood Risk Zone 2
Chiltern Hills AONB
1m contours

to Doe
Hill Farm
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5.

Site boundary

Proposed street

Proposed vehicle access

Proposed shared surface

Proposed pedestrian access

Proposed pavement / private drive

Development Concept

Retained
access
to Doe
Hill Farm

Farm access retained

Proposed attenuation area

Existing public footpath

Proposed public open space

Proposed footpath

Proposed gardens and indicative
dwellings

Proposed
vehicle
Proposed street

Site boundary

Potential village shop location

access
Proposed vehicle access

Boundary
hedgerow
and trees
maintained

Proposed shared surface

Existing trees

Proposed pavement / private drive

Existing hedgerow

Proposed attenuation area

Proposed trees

Existing
public footpath
planting

Proposed public open space

Potential community orchard

Proposed footpath

Proposed gardens and indicative
dwellings

Proposed hedgerow

Proposed
vehicle
Proposed street
access

Potential village shop location

Existing bus stop

Proposed shared surface

Existing trees

Proposed pavement / private drive

Existing hedgerow

Proposed attenuation area

Proposed trees

Proposed public open space

Potential community orchard

Proposed gardens and indicative
dwellings

Proposed hedgerow

Potential village shop location

Existing bus stop

Proposed pedestrian access

Farm access retained

Proposed tree

Boundary
hedgerow
and trees
maintained

x

ments

Existing trees

Existing hedgerow

Proposed trees

Potential community orchard

Proposed hedgerow

client:

Rainier
Developments
Existing bus stop
project:

Little Kimble

Concept Masterplan
- All modes access points from Aylesbury Road to each
Doe Hill Farm Lower (17a)
part of the site.
Site area = 2.75ha
- New pedestrian access linking to the existing public
Net developable area = 1.63ha
footpath which runs down the western side of the
western part of the site.
Total number of dwellings = 39
- Public Open Space located to the west of the western
Potential village shop
part of the site and the north of both parts of the site to Potential community orchard
create a new green village edge.
- Community orchard proposed adjacent to the entrance POS provided = 0.88ha
for the western part of the site.
POS policy requirement = 0.41ha
- Green frontage maintaining existing hedges with
strengthened planting.
jobwithin
number:
number:
- Drainage attenuation located
public open spacedrawing
Doe Hill Farm Upper (17b)
RAN101
to the west of the western part
of the site and to the 3201C
Site area = 1.41ha
Limited
east of the eastern part of the site.
Net developable area = 1.0ha
- New tree planting along boundaries
with adjacent
scale
drawn
dwellings to screen the development
and
maintain
1:2000 @ A3
AJTotal number of dwellings = 22
amenity.

Concept Masterplan
access points
- All modes
status:
date:
POS provided = 0.23ha
drawing
title:from Aylesbury Road to each
Doe Hill Farm Lower (17a)
part of the site.
POS policy
November 2018 Indicative
Preliminary
Housing
Mixrequirement = 0.23ha
Site area = 2.75ha
Concept
Masterplan
- New pedestrian access linking to the existing public
2 bed affordable = 10
Net developable area = 1.63ha
footpath which runs down the western side of the
3 bed affordable = 7
western part
of the site.
urbandesignbox.co.uk
3 bed market = 4
Total number of dwellings = 39
- Public Open
Spaceoflocated
to the west
thedrawing
westernis forPotential
Copyright
Urban Design
Box.ofThis
illustrative
purposes
only
and
should
not
be
used
for any
construction
or
4 bed
market
= 11
village shop
part of the
site and purposes.
the north ofNoboth
partsorofresponsibility
the site to isPotential
estimation
liability
accepted arising from reliance upon the information contained within this
5 bed market = 7
community orchard
NOTedge.
SCALE DRAWINGS.
create a drawing.
new greenDO
village
- Community orchard proposed adjacent to the entrance POS provided = 0.88ha
for the western part of the site.
POS policy requirement = 0.41ha
- Green frontage maintaining existing hedges with
strengthened planting.
jobwithin
number:
number:
- Drainage attenuation located
public open spacedrawing
Doe Hill Farm Upper (17b)
RAN101
of the site and to the 3201C
to the west of the western part
Site area = 1.41ha
Limited
east of the eastern part of the site.
Net developable area = 1.0ha
- New tree planting along boundaries
scale with adjacent
drawn
and
maintain
dwellings to screen the development
1:2000 @ A3
AJTotal number of dwellings = 22
amenity.

status:
date:
POS provided = 0.23ha
Doe Hill Farm Lower (17a)
POS policy
November 2018 Indicative
Preliminary
Housing
Mixrequirement = 0.23ha
Site area = 2.75ha
2 bed affordable = 10
Net developable area = 1.63ha
3 bed affordable = 7
x.co.uk
3 bed market = 4
Total number of dwellings = 39
x. This drawing is forPotential
illustrative
purposes
only
and
should
not
be
used
for any
construction
or
4 bed
market
= 11
village shop
ty or responsibility is accepted arising from reliance upon the information contained within this
5 bed market = 7
Potential community orchard

plan

AWINGS.

Concept Masterplan
- All modes access points from Aylesbury Road to each
part of the site.
- New pedestrian access linking to the existing public
footpath which runs down the western side of the
western part of the site.
- Public Open Space located to the west of the western
part of the site and the north of both parts of the site to
create a new green village edge.
- Community orchard proposed adjacent to the entrance
for the western part of the site.
- Green frontage maintaining existing hedges with
strengthened planting.
- Drainage attenuation located within public open space
to the west of the western part of the site and to the
east of the eastern part of the site.
- New tree planting along boundaries with adjacent
dwellings to screen the development and maintain
amenity.
Indicative Housing Mix
2 bed affordable = 10
3 bed affordable = 7
3 bed market = 4
4 bed market = 11
5 bed market = 7
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5.5.1

The masterplan has been developed in

response to the technical information outlined
in the previous sections. The development area
has been informed by the avoidance of the flood
risk area, allowing for the drainage attenuation
area requirements, and the desire to create a
new green edge to the village.

5.5.2

The access to the development areas are

created using the existing farm and field access
points, which are able to accommodate the
required visibility splays.

5.5.3

The buildings are positioned to be

offset from the existing boundary trees and
hedgerows which are to be retained, and to
respect the amenity of the existing adjacent
dwellings. New tree planting is proposed
along boundaries with existing properties to
screen the new development, and within the
streets and gardens of the scheme to soften the
development in views from the wider landscape.

5.5.4

The masterplan shows a mix of 2, 3, 4 and

5 bedroom market and affordable homes, with
an approximate breakdown of the numbers of
each size shown on the drawing. The proposals
provide a low density development, with an

d

average density of 23 dwellings per hectare.

Doe Hill Farm Lower (17a)
Site area = 2.75ha
Net developable area = 1.63ha

Doe Hill Farm Upper (17b)
Site area = 1.41ha
Net developable area = 1.0ha

Total number of dwellings = 39
Potential village shop
Potential community orchard

Total number of dwellings = 22

POS provided = 0.88ha
POS policy requirement = 0.41ha
Indicative Housing Mix
2 bed affordable = 10
3 bed affordable = 7
3 bed market = 4
4 bed market = 11
5 bed market = 7

5.5.5

The site can also accommodate the areas

of public open space which are greater than
required to meet Wycombe District Council’s
open space policy.

POS provided = 0.23ha
POS policy requirement = 0.23ha
Indicative Housing Mix
2 bed affordable = 4
3 bed affordable = 4
3 bed market = 6
4 bed market = 3
5 bed market = 5

5.5.6

The masterplan shows the potential for a

new village shop and community orchard within
the scheme. Both features have been located
close to the existing community so as to provide
a benefit to existing and new residents.
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6.

Conclusion

There is an opportunity for sensitive residential development of
39 new homes on Doe Hill Farm Lower (17a), and 22 new homes
on Doe Hill Farm Upper (17b).
6.5.1

The site could provide a variety of sizes of new homes,

6.5.3

The development concept shows low density

including affordable homes. The proposals would include

development, with an area of Public Open Space which

new public open space which would be accessible to both

is greater than Wycombe District Council’s policy

new and existing residents.

requirements.

6.5.2

The scheme will create a new green edge for the

village, which could include new footpath links, a new
community orchard and potentially a village shop.
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above: The site within Little Kimble.
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7.

Key Benefits

The site will provide a number of key benefits to
Little Kimble and Wycombe District as a whole:

Mix of family homes, including affordable
properties, thus increasing opportunities
for home ownership in the local area

Provision of a new community
orchard, for the benefit of existing and
new residents

New footpaths created to link the
development to the existing footpath
network

The team are committed to the provision of
high standard of design and construction
enabling an enhanced residential amenity

Access to open space for leisure and
recreation, including children’s play
space and natural green space

Increased use of existing bus routes as
a result of new residents travelling in
the area

FOOD
STORE

Employment opportunities including
full time and supply chain jobs during
the construction period

Good links to the facilities in Little
Kimble and Wycombe District, and
potential for a new village shop

The protection and enhancement
of existing landscape features and
biodiversity habitats

£

Section 106 agreement and CIL
opportunities to benefit Little Kimble
and Wycombe District

£ £
£

£

Increased spending in the locality as
a result of new residents coming to
the area

£

Appendix 3: Agricultural Land Classification
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1

INTRODUCTION
Purpose

1.1

This report sets out the findings of an agricultural land classification of approximately 4.2
hectares of agricultural land at Little Kimble, and sets that in the context of land quality
locally and the relevant planning policy.
The Site

1.2

The site comprises two separate parcels forming the southern-most edges of an arable
field. The site is bordered by residential development and the road on several sides, as
shown below.

1.3

The site is shown on the Google Earth image below.
Insert 1: Google Earth Image Showing Site

This Report
1.4

This report is structured as follows:
(i)

section 2 examines the planning policy of relevance to the non-agricultural
development of agricultural land;

(ii) section 3 describes the agricultural land classification (ALC) system and the quality of
land identified on this site following a detailed ALC:
(iii) section 4 sets out the known and predicted land quality of the land in the wider area
and assesses the implications of the proposed non-agricultural development of this
site against the policy;
(v) ending with a summary and conclusions in section 5.

2

KCC2743 ALC June 19

2

PLANNING POLICY OF RELEVANCE
The NPPF

2.1

The National Planning Policy Framework (NPPF) was most recently revised in February
2019, and accordingly forms the starting point.

2.2

Paragraph 170 notes that planning policies and decisions should contribute to and enhance
the natural and local environment by, inter alia, recognising “the wider benefits from
natural capital and ecosystem services – including the economic and other benefits
of the best and most versatile agricultural land”.

2.3

The best and most versatile (BMV) agricultural land is defined in Annex 2 of the NPPF as
that in grades 1, 2 and 3a of the Agricultural Land Classification.

2.4

Footnote 53 of the NPPF identifies that “where significant development of agricultural
land is demonstrated to be necessary, areas of poorer quality should be preferred to
those of a higher quality”.

2.5

There is no definition of what constitutes “significant” development. However the “Guide to
assessing development proposals on agricultural land” (Natural England, January 2018)
advises local planning authorities to “take account of smaller losses (under 20 hectares)
if they’re significant when making your decision”, suggesting that 20 ha is a suitable
threshold for defining “significant” in many cases, but that a smaller quantum might be
significant if there is little BMV in an area.

Local Plan
2.6

There is no saved policy governing agricultural land in the Wycombe Local Plan (2004).

2.7

Policy CS17 in the Core Strategy (2008) refers to the prevention of inappropriate subdivision of
agricultural land, but does not refer to the loss of agricultural land.

2.8

The adopted Sites Allocation and Delivery Plan (2013) does not contain a policy relating to the
use of agricultural land.

3
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3

AGRICULTURAL LAND CLASSIFICATION
The Agricultural Land Classification System

3.1

The Agricultural Land Classification (ALC) system provides a framework for classifying land
according to the extent to which its physical or chemical characteristics impose long-term
limitations on agricultural use. The ALC system divides agricultural land into five grades.
Grade 1 of the ALC is described as being of excellent quality and Grade 5, at the other end
of the scale, is described as being of very poor quality. The current guidelines and criteria
for ALC were published by the Ministry of Agriculture, Fisheries and Food (MAFF) in 1988
(‘Agricultural Land Classification of England and Wales: Revised Guidelines and Criteria
for Grading the Quality of Agricultural Land’1).

3.2

Information on the ALC system is set out in Natural England’s Technical Information Note
049, reproduced in Appendix KCC1. It notes that published maps are not reliable for site
specific analysis and that there is therefore a requirement for field survey.

3.3

The site was therefore surveyed in June 2019 and has been graded according to the current
guidelines and criteria (MAFF 1988). Six points were examined with spade and auger over
the site and a single profile was excavated and described to look in more detail at the soils
covering this piece of land. The auger locations of the soil survey are shown on Plan
KCC2743/01.
Site Characteristics

3.4

Climate affects the grading of land through the assessment of an overall climatic limitation
and also through the interaction with soils. The Met Office (1989) provides the key climatic
variables for this site. The figures quoted in the table below are for a point roughly in the
centre of the survey area and are representative of a position on the edge of the Chiltern
Hills.
Table 1: Climate and altitude data
Grid reference
Altitude
Average annual rainfall
Accumulated
temperature
>0oC (Jan-June)
Moisture deficit, wheat
Moisture deficit, potatoes
Field capacity period

SP 824007208
98m AOD
666mm
1984 day degrees
107mm
98mm
148 days

1

Agricultural Land Classification of England and Wales: Revised Guidelines and Criteria for Grading the Quality of
Agricultural Land’, October, 1988. The Ministry of Agriculture, Fisheries and Food (MAFF) was incorporated within the
Department for Environment, Food and Rural Affairs (Defra) in June 2001
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3.5

The climate is characterised by moderately low rainfall amounts and equable temperatures.
Annual average rainfall is of the order of 666mm and temperature, represented by the
number of degree days above 0oC between January and June, is nearly 2000, which is
typical of a site is south central England. There is a moderate plant water demand and the
field capacity period, that period when soils are potentially waterlogged, is around 150 days.
This generally restricts cultivations to the autumn period and spring sown crops are only
likely to be grown on light textured, freely drained soils. There is no direct climatic
limitation to land quality over this ground.

3.6

The site falls in height from a maximum elevation of around 120m AOD in the north east
corner over gentle slopes to around 95m against a small stream which marks the western
limits of the survey area. Slopes are at most around 4o on the steepest areas of the ground
and gradient is, therefore, not limiting to land quality.

3.7

Despite the clayey nature of the soils some areas, particularly on the convex slopes lack
sufficient water to fully sustain plant growth and droughtiness may be slightly limiting.

3.8

The soils all have slightly mottled subsoils, which indicate some seasonal wetness and soil
wetness is the principal limitation to land quality over all this ground.

3.9

The heavy nature of the soils covering this land coupled with some seasonal wetness limits
access to this ground from late autumn until late spring and workability is considered
limiting over the entire site.

3.10

In respect of geology and soils, the rocks underlying this site are of Cretaceous age and
belong to the Gault and Upper Greensand formations www.bgsviewer.org.uk. On this site
only clayey materials, which are calcareous, are recognised as basal materials. There is a
spread of chalky, clayey drift covering the lower slopes against the stream and profiles,
here, have deeper calcareous clay soils over the underlying clay. The current survey
recognises olive coloured mudstone over much of the ground often with small greyish
siltstone remnants within the upper part of the profiles. The lower slopes on the western
edge of the ground are covered with relatively deep, chalky drift.

3.11

The semi-detailed soil map of the Aylesbury district (SSEW 1964) shows soils of Chalow
complex over the western part of the site. The soils are described as seasonally wet and
heavy textured, developed in head and overlying Gault Clay. Soils over the eastern side of
the site have little drift and are formed directly in clayey materials. The soil survey map
indicated Harwell complex over this higher ground.

5

KCC2743 ALC June 19

3.12

The detailed survey of this land shows mainly seasonally wet calcareous clayey soils with
a small area of similar but non-calcareous soils on the eastern edge.

3.13

The land slopes gently from east to west on the edge of the Chilterns with spring fed
drainage moving north, mainly by surface flow, towards the river Thame west of Aylesbury.
Neither relief nor drainage are limitations to land quality.

Agricultural Land Classification
3.14

Sub-Grades 3a and 3b quality land is recognised over this site with soil wetness the
principal limit to land quality.

3.15

Sub-Grade 3a quality land covers the bulk of this site and covers approximately 3.5
hectares. The soils are seasonally wet, heavy textured and calcareous throughout and are
developed in Gault clay or chalky clayey head overlying the clay. Topsoils are very dark
greyish brown calcareous clay with mainly small and medium angular blocky structures.
Much of the ground is under continuous arable cropping and topsoils are compacted with
deep fissuring developing on the ground surface, particularly in the wheelings. There is a
sharp break to clayey, olive brown calcareous subsoil which has some ochreous mottling.
Structures in the lower subsoil are coarse angular blocky and dense.

This material

represents a slowly permeable layer and restricts through drainage and all the soils fall into
the Wetness Class III category.
3.16

The natural wetness of these soils restricts machinery access to the land from late autumn
until mid spring and only autumn sown cereals are generally considered where the ground
is managed for arable crops. Despite the high clay content of the soils many profiles lack
sufficient moisture to fully sustain plant growth in normal years and they are considered to
be slightly droughty.
.

3.17

Sub-Grade 3b quality land covers only a small area on the eastern side of the site, and
covers only 0.7 hectares of the total area surveyed. Soils are similar to those described
above but are non-calcareous. Topsoils are of very dark greyish brown clay with angular
and subangular blocky structures. Wheelings are compacted and deeply cracked. There
is a sharp break to a brown, slightly mottled clay subsoil with medium and small angular
blocky structures. Lower subsoils are of olive brown, coarsely structured, slowly permeable
clay and the whole profile is non-calcareous.

3.18

The heavy nature of the topsoils, like those in the sub-Grade 3a category, limits access to
this ground, but the lack of carbonate tends to put the soils at greater risk from damage in

6
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the autumn winter period and this small area would be liable to severe compaction if worked
when wet.

3.19

The soils over the entire survey area have been artificially drained to remove excess winter
water.

3.20

The site and pit data is set out in Appendix KCC2. The ALC of the site is shown on Plan
KCC2743/02.
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4

LAND QUALITY OF THE WIDER AREA AND POLICY IMPLICATIONS
Land Quality in the Area

4.1

The “provisional” MAFF ALC shows the land around Little Kimble is a mixture of Grade 2,
undifferentiated Grade 3 and Grade 4 quality
Insert 2: Provisional MAFF ALC

The Site

4.3

Natural England has now produced “predictive” best and most versatile maps, dividing
agricultural land into categories of low (<20% area bmv), moderate (20 – 60% area bmv)
and high (>60% area bmv) categories.

4.3

The site is shown in the High Likelihood of BMV. All the land peripheral to the settlement
falls into either the High or Moderate category.
Insert 3: Predictive BMV Map

The Site

4.4

As can be seen on the predictive BMV maps, the land to the north and west of the A4010,
which forms the boundary of the Chilterns Area of Outstanding Natural Beauty, is mostly
within the high likelihood of BMV.

8
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4.5

There is no available data for ALC surveys around Little Kimble. Much of the periphery of
Princes Risborough has been surveyed and found to comprise a mix of Grades 2, 3a and
3b, but there are no surveys near Little Kimble.

Policy Implications
4.10

Policy in the NPPF requires that, where significant development of agricultural land is
demonstrated to be necessary, poorer quality land should be used in preference to that of
a higher quality.

4.11

This site extends to just 4.2 ha. Of this, BMV land amounts to 3.5 ha. It is thus only 17.5%
of the size threshold for consultation with Natural England. The January 2018 guidance
indicates that “smaller losses” are those under 20 ha. Smaller losses can be significant,
depending upon the local context. In this case the local context is that most of the land
locally falls into the moderate or high category of being of BMV quality.

4.12

The site, at 3.5 ha of BMV land is not “significant” development of agricultural land. At
Appendix KCC3 is an analysis of recent Planning Inspectorate and Secretary of State
decisions relating to agricultural land that shows that smaller sites are not significant
development.

4.13

As such the policy requirement to consider higher quality land in preference, as set out in
the NPPF paragraph 171 at footnote 53, is not triggered.

4.14

Even if it were, in the local context, there is unlikely to be poorer quality that could be
developed in preference, based on the available data and information.

9
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5

SUMMARY AND CONCLUSIONS

5.1

This is a small site of 4.2 ha of agricultural land.

5.2

It has been surveyed and 3.5 ha falls into Subgrade 3a under the Agricultural Land
Classification, and 0.7 ha falls into Subgrade 3b.

5.3

As such it is partly classified as Best and Most Versatile (BMV) agricultural land.

5.4

BMV land is common in the area, with most of the land locally shown as falling into the high
likelihood of BMV.

5.5

In any event, policy in the NPPF only requires poorer quality land to be used in preference
when significant areas of agricultural land need to be developed. At 3.5 ha of BMV this is
not “significant” development of agricultural land.

5.6

Accordingly there should be no agricultural land quality constraints to the non-agricultural
development of this site.

10
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APPENDIX KCC1
Natural England TIN 049
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Appendix KCC2
Site Data and Profile Description
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Site Data

No

Depth
cm

Matrix
colour

Mottles

Texture
Stones
%
1*
0-27
2.5Y 3/2
C <1
27-53
2.5Y 4/2
SM
C <1
53-120 2.5Y 5/3
SM
C
Topsoil texture: sand 24%, silt 38%, clay 38%
2
0-27
2.5Y 3/2
C 3
27-55
2.5Y 4/2
SM
C 3
55-120 2.5Y 5/3
SM
C
3
0-27
2.5Y 3/2
CaC <1
27-46
2.5Y 4/2
SM
CaC
46-80
2.5Y 5/3
SM
CaC
80-120 2.5Y 5/4
SM
CaC
4
0-26
2.5Y 3/2
CaC 2
26-44
2.5Y 4/2
SM
CaC 2
44-60
2.5Y 4/3
SM
CaC
60-120 2.5Y 5/3
SM
CaC
5*
0-27
2.5Y 3/2
CaC 4
27-432.5Y 3/2
SM
CaC 4
43-80
2.5Y 4/2
SM
CaC 2
80-120 2.5Y 5/2
PM
CaC
Topsoil texture - sand 16%, silt 49%, clay 35%
6
0-26
2.5Y 3/2
CaC 2
26-46
2.5Y 4/2
SM
CaC 2
46-65
2.5Y 4/3
SM
CaC
65-120 2.5Y 5/3
SM
CaC

Wetness
class

Limit

III

WT
WOR

3b

III

WT
WOR

3b

III

WT
WOR

3a

III

WT
WOR

3a

III

WT
WOR

3a

III

WT
WOR

3a

Profile Description

0-27cm

Very dark greyish brown (2.5Y 3/2) slightly stony calcareous clay with 2 per cent
siltstones and some small chalk fragments; moderate medium and fine angular
blocky structure, compacted; porous with large surface cracks and many fine
fissures; common cereal roots, especially in top 5cms; slightly moist; sharp
boundary

27-44cm

Dark greyish brown (2.5Y 4/2) slightly stony calcareous clay, stones as above;
weak medium angular blocky structure; medium to low packing density; many
fissures; slightly moist; smooth boundary

44-66cm

Light olive brown (2.5Y 5/3) calcareous clay; slightly mottled with common ochreous
mottles; weak medium and coarse angular blocky structure with some medium
prismatic peds; high packing density, moist

66+cm

Augered in similar moist clay
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Appendix KCC3
Review of Inspector and Secretary of
State Decisions
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Local Planning
Authority

Appeal Ref

North Devon

APP/X1118/W/16
/3154193
APP/R0660/A/14/
2216767
APP/G2435/W/16
/3153781
APP/M2325/W/17
/3166394
APP/C1570/W/16
/3156864
APP/W0530/W/1
6/3144909

Decision
Date
06/01/2017

Grades

Ha

2

2

14/01/2015

2 and 3a

2

07/07/2017

3a

3

18/08/2017

2

3

11/07/2017

2 and 3a

3

07/06/2016

2

3

APP/P0119/W/17
/3191477
APP/R0660/W/15
/3132073
APP/P1615/A/14/
2228822
APP/V2130/W/15
/3141276

06/09/2018

3a

5

18/08/2016

2 and 3a

5

08/05/2017

2 and 3a

5

20/05/2016

2 and 3

5

Vale of White
Horse
Cheshire East

APP/V3120/W/15
/3129361
APP/R0660/W/17
/3173355

19/02/2016

5

07/07/2017

1, 2 and
3a
3a

Fareham

APP/A1720/W/16
/3156344

14/08/2017

1 and 2

6

South Oxon

APP/Q3115/W/17
/3186858
APP/J3530/W/15/
3011466
APP/Z2505/W/17
/3170198

29/05/2018

Mostly 2

7

25/04/2016

3a

7

25/10/17

1

10

APP/M2325/W/16
/3144925

23/01/2017

3a

11

Cheshire East
NW
Leicestershire
Flyde
Uttlesford
South
Cambridgeshire
South
Gloucestershire
Cheshire East
Forest of Dean
Vale of White
Horse

Suffolk Coastal
Boston

Flyde

20

5

Inspector
Not significant re para 112
given ALC of area
Does not weigh heavily against

Paragraph
reference
41 - 43

Secretary of State

Decision
Allowed

32 - 33

Allowed

Less than 20ha is low amount
of land
Significant Grade 2 locally.
Limited weight against
Significant development and
greater weight
No evidence of availability of
lesser quality. Moderate
weight against
Loss of land insignificant

41

Dismissed

59

Allowed

18 - 24

Dismissed

27 - 29

Dismissed

52 – 57

Allowed

Not significant development,
BMV locally, localised harm
Relatively small area, limited
weight
Not significant in context of
20ha consultation threshold
and para 112
Not significant in terms of para
112, but still slight harm
Would not be significant in
terms of the Framework,
matter for the planning balance
Not significant where
sequential approach engaged.
Limited harm
Would not be significant.
Limited harm
A factor to be weighed in the
balance
Limited by difficulties of
delivering housing in area of
high quality land
Large amount of grade 2 and 3
in area, minor weight against

53 - 55

Allowed

72 - 73

Allowed

22 - 26

Allowed

5-8

Allowed

34 - 35

Dismissed

28 - 30

Allowed

58 – 63

Allowed

59

Allowed

51

Allowed

15

Allowed

KCC2743 ALC June 19

Local Planning
Authority

Appeal Ref

Decision
Date

Grades

Ha

Inspector

Paragraph
reference

Secretary of State

Decision

Forest of Dean

APP/P1615/W/15
/3005408

11/04/2018

2 and 3a

11

Weight depends upon level of
need. In this case limited
weight

14.15, 14.56

Agrees limited
weight

Allowed

Teignbridge

APP/P1133/A/12/
2188938

10/09/2013

1 and 2

11

Loss would be small in terms
of overall proportions.

12.58 – 12.60

Harm lessened as
small in terms of
proportions

Allowed

Forest of Dean

APP/P1615/W/15
/3005408

21/12/2016

2 and 3a

11

Use of BMV been necessary
elsewhere. Extent of weight
dependent on level of housing
need. Recommended appeal
allowed.

14.15

Housing on this site
not demonstrated,
accordingly
moderate weight
against

Dismissed
contrary to
Inspector
recommendation

Uttlesford

APP/C1570/A/14/
2221494

02/06/2015

2 and 3a

12

Loss modest in context of land
quality in area. Limited weight
against

49 - 51

East
Hertfordshire

APP/J1915/A/14/
2220854

03/03/2016

2

14

Loss of 14ha Grade 2 noted,
no weight attributed

76

Moderate weight
against

Allowed

Forest Heath

APP/H3510/V/14/
2222871

28/07/2015

Not
stated

20

Adverse factor that weighs
against

468

Adverse effect that
carries moderate
weight against

Refused by SoS
contrary to
Inspector

Warwick

APP/T3725/A/14/
2229398

14/01/2016

2

22

No evidence housing need can
be met avoiding BMV

425

Moderate weight
against

Allowed

East
Staffordshire

APP/B3410/W/15
/3134848

18/11/2016

2 and 3a

23

Significant development and
BMV reasonably scare locally,
some weight to harm

11.1 – 11.10

Moderate weight
against

Dismissed

Eastleigh

APP/W1715/A/14
/2228566

09/11/2016

2 and 3a

23

Not substantial weight against

115

Moderate weight
against

Dismissed

Suffolk Coastal

APP/J3530/W/15/
3138710

31/08/2017

1 and 2

31

No specific consideration given

Moderate weight
against (para 28)

Allowed

Leeds City

APP/N4720/W/17
/3169594

02/07/2018

2 and 3a

33

Earmarked for development so
does not weigh heavily in the
planning balance

13.161

Agreed – does not
weigh heavily

Dismissed

Uttlesford

APP/C1570/A/14/
2213025

25/08/2016

2 and 3a

40

Much of the area around is
BMV and it would be difficult
not to use if using greenfield
land

15.47

SoS affords the loss
limited weight
against given much
of land in area is
BMV

Dismissed in line
with
recommendation
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Dismissed

1

Local
Planning
Authority

Appeal Ref

Decision
Date

Grades

Ha

Inspector

Paragraph
reference

Secretary of State

Decision

Tewkesbury

APP/G1630/V/14/
2229497

04/12/2015

2 and 3a

42

Inevitable where large scale
urban extensions required.
Moderate degree of harm

15.41

Moderate weight
against

Allowed

Guildford

APP/Y3615/W/16
/3159894

13/06/2018

2 and 3a

44

Weighs against the proposals

20.152

Attributed
considerable weight

Dismissed

Aylesbury Vale

APP/J0405/A/14/
2219574

09/08/2016

2 and 3a

55

Grade 2 relatively sparse
locally. Moderate weight
against

7.74 – 7.80

Moderate weight
against

Dismissed
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Plan KCC2743/01
Auger Points Plan
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2
1

3
4
5

6

KEY

PLAN
TITLE
SITE
CLIENT
NUMBER
DATE

Auger sample location
Pit

KCC2743/01
Auger Points Plan

Little Kimble
Rainier Developments Ltd
KCC2743/01 06/19tk
June 2019
SCALE

NTS

KERNON COUNTRYSIDE CONSULTANTS LTD
GREENACRES BARN, PURTON STOKE, SWINDON,
WILTSHIRE SN5 4LL
Tel 01793 771 333 Email: info@kernon.co.uk
This plan is reproduced from the Ordnance Survey
under copyright license 100015226
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Plan KCC2743/02
Agricultural Land Classification
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KEY

Ha

%

Grade 1
Grade 2
Grade 3a
Grade 3b
Grade 4
Grade 5

3.5
0.7

83
17

PLAN
TITLE

KCC2743/01
Agricultural Land Classification Plan

SITE
CLIENT
NUMBER
DATE

Little Kimble
Rainier Developments Ltd
KCC2743/01 06/19tk
June 2019
SCALE
NTS

KERNON COUNTRYSIDE CONSULTANTS LTD
GREENACRES BARN, PURTON STOKE, SWINDON,
WILTSHIRE, SN5 4LL
Tel 01793 771 333 Email: info@kernon.co.uk

Non-agricultural
Urban

This plan is reproduced from the Ordnance Survey
under copyright license 100015226

Not surveyed
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Appendix 4: Sustainability Appraisal Findings (AECOM)

13

Kimble Neighbourhood Plan

Non-Technical Summary

Table NTS1 Summary of SA site appraisal
Biodiversity
Site

Climate change Landscape and
Historic
Environment

Land, soil and
water
resources

Community

Health and
wellbeing

Transport

Site 1
Site 4
Site 7
Site 10
Site 14
Site 15
Site 17A
Site 17B
Site 20
Key
Likely adverse effect (without
mitigation measures)

Likely positive effect

Prepared for: Great and Little Kimble-cum- Marsh Parish Council

Neutral/uncertain effects

AECOM
v

