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Appendix 1 – Part 1 Suitability Assessment
Suitability Assessment
1.1

Constraints are factors which affect the suitability of a site in terms of
limiting or restricting the ability of a site to be developed. In some
instances constraints will prevent development, whilst in it others might
limit or influence the type, form or capacity of a site. The assessment of
constraints has considered factors within the following themes:










1.2

Landscape & Natural Beauty
Access to local amenities and community integration
Flooding
Biodiversity and Ecology
Heritage and Archaeology
Land Use (Agricultural land, Minerals and Waste, Open Space, Public
Rights of Way, and Utilities)
Pollution – Noise, Air and Odour
Topography
Transport & Infrastructure

The section below sets out these factors in detail, which will be
considered through a combination of desktop studies and site visits.
Appendix 4 identifies the proforma for how the criteria will be used.

Landscape & Natural Beauty
1.3

The impact on the AONB is one of the most significant constraints to
consider for developing sites within the AONB. The analysis of each site
will take into account the character, sensitivity and value of the existing
landscape and the potential impacts of development, such as; physical
impacts on topography and landscape features; visibility and appearance
in public and private views; visibility and appearance in views of heritage
assets; relationship with existing urban built form; impacts on the
perceived separation of settlements; result in loss of tranquillity through
the introduction of lighting, noise, or traffic movement and whether
development would result in an abrupt change of landscape character. A
site visit will be used to determine as initial assessment for Part 1 of the
assessment. If the site passes Part 1 then a more detailed landscape
assessment will be carried out as Part 2 of the assessment.

Access to local amenities and community integration
1.4

Access to local amenities and integrating new development into the
existing community is an important one in ensure future development is
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sustainable. Development should encourage walking rather than the use
of a car to local amenities. Walking routes should provide safe and
attractive routes for pedestrians, such as footpaths which are overlooked.
The location of new development should be well connected to the existing
community to ensure it can be integrated into the existing environment.
Flooding - fluvial or surface water
1.5

Inappropriate development in areas at risk of flooding should be avoided
by directing development away from areas at highest risk. Where
development is necessary mitigation measures should be used to ensure
flood risk is not increased elsewhere1. The Council will consult with the
Environment Agency in relation to areas identified as being at risk of
flooding. The assessment will consider fluvial flooding and surface water
flooding. As well as considering the present flood risk, the potential for
development to add to flood risk due to its impermeable surfaces will also
be taken into account.

Biodiversity and Ecology
1.6

The impacts of built development on biodiversity are complex and may
potentially have effects on individual species, habitats, landscape
permeability and species dispersal. Similarly impacts may be direct and
physical or indirect through effects such as pollution, disturbance or
incidental through secondary works such as supporting infrastructure.

1.7

The analysis will consider whether protected species and habitats are
found in or nearby a site. The following designations will be considered:









Ancient Woodland
Local and National Nature Reserve
Local Geological Site
Site of Special Scientific Interest (SSSI)
Special Area of Conservation (SAC)
Biodiversity Action Plan (BAP) Priority Habitats
Biodiversity Opportunity Areas
Biological Notification Sites

Heritage and Archaeology
1.8

1

Heritage assets are an irreplaceable resource and should be conserved in
a manner appropriate to their significance. Significant harmed can be
caused through loss or alterations to heritage assets, including the setting

In accordance with paragraph 100 of the NPPF
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of heritage asset. Plans should have a positive strategy for the
conservation and enjoyment of the historic environment.
1.9

Heritage and archaeological features of a site will be assessed by
identifying if the following features are present within or nearby to the site:









Schedule Ancient Monuments;
Historic Parks and Gardens;
Listed Buildings (grade I,II* and II);
Setting of Nationally Listed Building;
Locally Listed Building;
Conservation Areas;
Geological Notification Area; and
Archaeological Notification Areas.

Land Use
1.10 As a starting point, relevant planning histories will be reviewed to identify

whether any development has been permitted in the past. A site visit will
be used to determine the sites current use.

Agricultural Land
1.11 The best and most versatile agricultural land is defined as that land lying

with Grades 1, 2 and 3a. NPPF (paragraph 112) recommends that the
value of best and most versatile agricultural land should be taken into
account and priority should be to use poorer quality land in preference to
high quality land.

Minerals and Waste
1.12 Buckinghamshire County Council is the authority responsible for allocating

land for the provision of minerals and the disposal of waste. Where a site
is identified within an existing allocation for minerals and waste or
safeguarded for future use for minerals and waste extraction, the site will
not normally be found suitable.

Open Space
1.13 Access to high quality open spaces and opportunities for sport and

recreation can make an important contribution to the health and well-being
of communities. Existing green space designations (policy DM12 of the
Delivery Site Allocations, 2013), sports and recreational buildings and
land, including playing fields will not normally be built on unless it can be
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demonstrated to be surplus to requirement, be replaced elsewhere or
needs for the development clearly outweigh the loss2.

1.14 Local Green Space Designations are areas of special protection which

rule out new development other than in very special circumstances 3
although currently there are no Local Green Space designations within
Wycombe District.

Public Rights of Way
1.15 The NPPF encourages the protection and enhancement of Public Rights

of Way (PRoW) (paragraph 75). Development not precluded in area
traversed by PRoW but would need to be accommodated within the site
design.

Utilities
1.16 The availability of utilities, including water and sewerage, gas and electric

infrastructure will need to be taken into account. The following matters will
be considered, some of which may preclude development depending on
the extent to which the utility covers a site and its potential impact:
 High pressure gas and oil pipelines
 Water and sewerage pipelines
 National grid transmission lines
 Immovable electronic communication links, such as high speed
fibre optic cables

1.17 Infrastructure providers will be consulted to identify whether there are any

potential capacity issues or immovable infrastructure which could prevent
development.

Land Contamination
1.18 The previous use of a site will be considered to identify whether there is

likely to be any land contamination. Should this be raised as an issue,
further assessment will be required to identify whether land contamination
is an issue before a site is considered suitable.

Pollution – Noise, Air, Odour

2
3

In accordance with paragraph 74 of the NPPF
In accordance with paragraph 77 of the NPPF
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1.19 Pollution is anything that affects the quality of land, air, water or soils,

which might lead to an adverse impact on human health, the natural
environment or general amenity. Pollution can arise from a range of
emissions, including smoke, fumes, gases, dust, steam, odour, noise and
light.
1.20 The effects (including cumulative effects) of pollution on health, the

natural environment or general amenity, and the potential sensitivity of the
area or proposed development to adverse effects from pollution, should
be taken into account (NPPF, paragraph 120). The impact of pollution will
vary depending on the nature of the pollution. Where this is considered to
be an issue this may prevent future development.

Topography
1.21 Sites will be assessed to consider their topography. Sites which have

steep sloping slope may not be considered suitable for development,
particularly for employment which typically requires areas of flat land for
larger units, or for example, walkways of a very steep gradients will not be
accessible to people with disabilities.

Transport and Infrastructure
1.22 Sustainable transport has an important role to play in facilitating

sustainable development but also in contributing to wider sustainability
and health objectives. The transport system needs to be balanced in
favour of sustainable transport modes, giving people a real choice about
how they travel, however recognising different communities will have
different opportunities to maximise sustainable transport, varying from
urban to rural areas.

1.23 All the sites in the assessment are likely to add to the traffic levels on

roads and therefore it is essential that these impacts are identified to
ensure appropriate mitigation measures can be put in place. The following
will be considered for each site:
•
•
•
•
•
•

Existing land use
Are there opportunities for sustainable transport modes
Is there safe and suitable access to and from the site
Can any improvements be made to the wider transport network
Are there opportunities for pedestrian and cycle movements
What are the cumulative impacts if the site was developed

1.24 Sites which meet the previous stages of assessment will be fed into

transport modelling as part of a wider county and district wide transport
modelling exercise. Comments will be sought from the Highway Authority
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(Bucks County Council) on the potential impact of the sites including on
whether a proposed development is likely to lead to a requirement for
additional transport infrastructure.
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Suitability Proforma
1.25 The below sets out a proforma for how each constraint is considered and

the level of constraint for each issue:

Constraint
Location
Tier of
settlement
within
Settlement
Hierarchy

Flooding
Flood Zone
3a and 3b

Flood zones
1 and 2

Detail

Commentary

Sites at tier 4 and
above are
considered as the
more sustainable
settlements to
consider future
development
allocations

Aligns with paragraph 151 of the NPPF, which emphasises
that Local Plans must be prepared with the objective of
contribution to the achievement of sustainable development.
NPPF paragraph 84 identifies development should be
channelled towards urban areas for towns and villages
within the Green Belt or towards locations beyond the outer
Green Belt boundary. Note that the relative sustainability of
each settlement will vary and this will need to be taken into
account in the overall conclusions on sites.

All land within
Flood Zone
3b to be
discounted.

To be assessed
on a site by site
basis.

Biodiversity and Ecology
Ancient
All land
Woodland
designated as
Ancient Woodland
to be discounted.
Local and
All land within
National
National or Local
Nature
Nature Reserves
Reserve
to be discounted.
Local
All land within the
Geological
LGS to be
Site
discounted
Site of
All land within
Special
SSSI to be
Scientific
discounted.
Interest
(SSSI)
Special Area
of
Conservation

All land within
SAC to be
discounted.

Significant constraint. NPPF (paragraph 100) emphasises
that the sequential test should be applied to avoid
inappropriate development in areas of flood risk. A high
probability of flooding within Flood Zone 3b and 3a,
therefore not suitable for residential or employment
development.
Minor constraint. Land has low to medium probability of
flooding and therefore in accordance with sequential
approach more suitable for development than land
classified as flood zone 3a or 3b.
Aligns with (paragraph 118), which accords a high level of
protection to Ancient Woodland unless exceptional
circumstances can be demonstrated.
Aligns with NPPF (118), which states nationally and locally
important nature sites are unlikely to be desirable due to
ecological interests.
Aligns with NPPF (paragraph 118), which states that
Locally important nature sites are unlikely to be desirable
due to geological interests.
Aligns with NPPF (paragraph 118), which states that
development within SSSIs would not normally be permitted
unless exceptional circumstances could be demonstrated.
SSSIs protected under the Wildlife and Countryside Act
1981. Given their role in nature conservation, high unlikely
to be suitable for development.
Area accorded high level of protection under the European
Union’s Habitat Directive. Development within a SAC
considered inappropriate for development.
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(SAC)
BAP Priority
Habitats
Biodiversity
Opportunity
Areas
Biological
notification
sites
Landscape
Area of
Outstanding
Natural
Beauty
(AONB)
Local
Landscape
Area or Area
of Attractive
Landscape
Topography

All land with
Priority Habitat to
be discounted.
To be assessed
on a site by site
basis.
To be assessed
on a site by site
basis.

Legally-protected species, UK BAP Priority
species and species defined by S41 of the Natural
Environment and Rural Communities Act (2006).
Biodiversity Opportunity Areas (BOAs) are the most
important areas for biodiversity in the county for biodiversity.
They identify where the greatest opportunities for habitat
creation and restoration lie.
These are local designations which need to be tested further
to identify whether there are any biodiversity implications for
the area.

All land within an
AONB if ‘major
development’ to
be discounted.

Aligns with NPPF (paragraph 116 and 115), which states
that great weight should be given to conserving landscape
and scenic beauty in AONB. Development within these
areas should be exceptional.

To be assessed
on a site by site
basis.

Moderate constraint as new residential development would
need to consider the sensitivity of the landscape to change.
Valued landscapes should be protected and enhanced
(NPPF paragraph 109).

To be assessed
on a site by site
basis.

Topography may be a constraint depending on the
steepness of the slope, for example, walkways at
these gradients will not be accessible to people with
disabilities or may not be suitable for larger
employment units.

Heritage and Archaeology
Scheduled
All Scheduled
ancient
Monuments
Monument
discounted.
Historic
Parks and
Garden
Grade I and
Grade II*
Listed
Building
Grade II
Listed
Building
Setting of
Nationally

Aligns with NPPF (paragraph 132), which
states substantial harm or loss to Scheduled
Monuments should be wholly exceptional. Therefore
considered inappropriate for development.
All land within
Aligns with NPPF (paragraph 132), which
designation to be
states great weight should be given to the asset’s
conservation. Therefore considered inappropriate for
discounted.
development.
Land within Grade Significant constraint. Statutory protection is provided by
I and Grade II*
the Planning (Listed Buildings and Conservation
Listed
Area) Act 1990. Harm or loss of a Grade II* or Grade I
Building to be
building should be wholly exceptional (NPPF paragraph
discounted
132).
Land within Grade Moderate constraint. Statutory protection is provided by the
II Listed
Planning (Listed Buildings and Conservation Area)
Building to be
Act 1990. Harm or loss of a Grade II building should be
discounted
exceptional (NPPF paragraph 132).
To be assessed
Moderate constraint as new residential development would
on a site by site
need to consider the sensitivity of the Listed Building setting
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Listed
basis.
Building
Locally Listed To be assessed
Building
on a site by site
basis.
Conservation To be assessed
Area
on a site by site
basis.
Geological
notification
sites

To be assessed
on a site by site
basis.

Archaeologic
al
Notification
Sites

To be assessed
on a site by site
basis.

Land Use
Agricultural
Land

Grades 1 and 2

Grade 3
Grade 4 and 5

Minerals and
Waste

Open Space

Minerals
Safeguarded
Area
Area of Search
Local Green
Space
Designation
Green Space
Designation
Green
Infrastructure
corridor
Natural and seminatural
green
space
Amenity green
space

to change.
Minor constraint as new residential development would need
to consider the sensitivity of the locally listed building to
change.
Moderate constraint. Statutory protection is provided by the
Planning (Listed Buildings and Conservation Area) Act 1990.
Development not precluded within Conservation Area but
unlikely to offer significant development potential.
Moderate constraint. Locally important areas of potential
archaeological heritage. Development is not precluded but
likely to require the implementation of the archaeological
assessment and mitigation measures set out within the
NPPF (paragraphs 128 and 129).
Moderate constraint. Locally important areas of potential
archaeological heritage. Development is not precluded but
likely to require the implementation of the archaeological
assessment and mitigation measures set out within the
NPPF (paragraphs 128 and 129).
Significant constraint, as NPPF (paragraph 112)
recommends that the value of best and most versatile
agricultural land should be taken into account and priority
should be to use poorer quality land in preference to high
quality land.
Moderate constraint in line with NPPF (paragraph 112), as
summarised above.
No constraint. This is the poorest quality agricultural land
and therefore most suitable for development in line with
NPPF (paragraph 112) as summarised above.
Significant constraint. Site unlikely to be available for
development until minerals have been worked. NPPF
encourages the prior extraction of minerals, where nonminerals development must take place (paragraph 143).
Significant constraint. Paragraph 78 of the NPPF identifies
a Local Green Space designation should be consistent with
policies for Green Belt.
Moderate to significant constraint unless it can be
demonstrated the site is surplus to requirement or the
provision could be replaced elsewhere (NPPF paragraph
74). To be assessed on a site by site basis.
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Public Rights
of Way

Utilities

River Thames
corridor and
water course
buffer
Footpath,
bridleway or
cycle path.
High pressure
gas and oil
Pipeline
Water and
sewerage
pipelines
National grid
transmission
lines

Pollution
Noise, Air
and Odour

Immovable
electronic
communication
Land
safeguarded
for High
Speed 2
To be assessed
on a site by site
basis.

Significant constraint. Rivers makes a unique
contribution to the environment and is one of the key
landscape features in the district. The opportunities for
public access to this resource should be maintained.
Minor constraint. NPPF encourages the protection and
enhancement of public rights of way (paragraph 75).
Development not precluded in area traversed by PRoW but
would need to be accommodated in site design.
Moderate constraint. The allowable proximity of new
development to high pressure gas pipelines, oil water or
sewerage pipelines varies according to the size, depth,
material and condition of the pipe. There are no definitive
distances for such pipelines as each is assessed on an
individual basis. Land within the consultation zone for a
pipeline may be unsuitable for development.
Significant constraint. National grid transmission lines,
immovable communications links or land safeguarded for
HS2 are likely to result in the land being unsuitable for
development.

Moderate constraint. The NPPF paragraph 120 identifies
the effects (including cumulative effects) of pollution on
health, the natural environment or general amenity, and the
potential sensitivity of the area or proposed development to
adverse effects from pollution, should be taken into
account.
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Appendix 2 – Part 2 Landscape Assessment Methodology
Assessment process
2.1

The assessment methodology is a staged process of eight steps.
Landscape attributes and visual attributes are considered separately in
accordance with the guidance in Topic Paper 6. Using the landscape
sensitivity and landscape capacity, landscape guidelines for development
have been produced to guide decisions regarding the density and location
of the various development elements.
Step 1: Definition of landscape character areas within the study area
Step 2: Determination of visual sensitivity (from report sheets)
Step 3: Determination of landscape sensitivity (from report sheets)
Step 4: Determination of landscape character sensitivity
Step 5: Determination of wider sensitivity
Step 6: Determination of overall landscape sensitivity
Step 7: Determination of landscape value
Step 8: Determination of landscape capacity
Step 9: Recommendations for landscape development guidelines

2.2

The Landscape Character Sensitivity is determined by the intrinsic
landscape and visual sensitivity (steps 2 & 3) on five-point scale from low
to high as set out under the matrices 1 & 2 below. The landscape and
visual sensitivity of each area is then merged to identify the landscape
character sensitivity (step 4) as set out under matrix 3. The study then
goes on to classify the sensitivity of the site in its wider context, i.e. the
contribution of the character area to the wider landscape and settlement
edge pattern (step 5).

2.3

In step 6 the landscape character sensitivity is combined with the wider
sensitivity as set out in matrix 4 to identify the overall landscape sensitivity
(step 6). The landscape value (step 7) of each site is assessed separately
on a five-point scale as set out under table 3. Finally the overall landscape
character sensitivity is merged with the landscape value on a five-point
scale to give an assessment of landscape capacity (step 8) in matrix 5.

Summary of assessment process for steps 2-8.
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Visual Sensitivity
Landscape Character
Sensitivity
Overall Landscape
Sensitivity

Landscape Sensitivity
Wider Landcape
Sensitivity

Landscape Capacity
Landscape Value

2.4

Step 1: Definition of Sub Landscape Character Areas

2.5

The division is based on a combination of natural factors, cultural/social
factors, cultural associations and perceptual/aesthetic factors defining
unique individual geographical areas that have their own identity.
Consideration was given to factors of landform, hydrology, trees and
vegetation, habitats, historic associations, land use, field pattern and size,
scale, openness, wider landscape context, recreation, perception and
views.

Step 2: Determination of Visual Sensitivity
2.6

The assessment considers the types of views, the nature of the viewers
and the potential to mitigate visual impact on the identified viewpoints.
The level of visual sensitivity is influenced by the number of viewpoints,
the level of exposure, the sensitivity of the viewers (based on GLVIA) and
the opportunities to mitigate the impact without harm to the landscape and
visual attributes of the area. At this stage each level has been given a
score from low = 1 to high = 5 and the scores are added up.

Matrix 1: Visual sensitivity
General visibility
Population
Mitigation
Overall Visual
Sensitivity

L (1)
L/M (2)
M (3)
M/H (4)
H (5)
L (1)
L/M (2)
M (3)
M/H (4)
H (5)
L (1)
L/M (2)
M (3)
M/H (4)
H (5)
3-4 = low; 5-7 = med/low;
8-10 = med;
11-13 = med/high;
14-15 = high
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Table 3-1: Notes on Visual Sensitivity Assessment
Factor

Higher sensitivity

Lower sensitivity

General
Visibility

Sequenced and exposed views towards the
area
Most of site area visible
Site is a key focus in available wider views
Site includes prominent and key landmarks
Important vistas or panoramas in/out of area
Prominent skyline
Strong intervisibility from adjacent
landscapes or sensitive viewpoints

Fleeting and limited views
Little of site area visible
Site is an incidental part of wider
views
No
landmarks
Unimportant vistas or panoramas
Not part of skyline
Limited intervisibility from adjacent
landscapes or sensitive viewpoints

Population

Large extent or range of key sensitive
receptors
Large number of people see site
Key view from a sensitive receptor
Site is part of valued view
Site in key views to/across/out of town
Mitigation not very feasible
Mitigation would interrupt key views
Mitigation would damage local character

Lack of sensitive receptors
Few can see site
Views of site are unimportant
Site does not form a part of a
valued
Not partview
of setting of settlement
view
Mitigation
possible
Would not obscure key views
Mitigation would not harm local
character

Mitigation

Step 3: Determination of Landscape Sensitivity (from field survey sheets)
2.7

The assessment considers the natural physical factors which make up the
landscape character of the site, the cultural and built-form and the
perceptual features. The level of sensitivity is influenced by existing
landscape interest and diversity, the presence of historically important
features and cultural associations, level of access, perceptions of
tranquillity and strong landscape pattern. At this stage each level has
been given a score from low = 1 to high = 5 and the scores are added up.

Matrix 2: Landscape sensitivity
Natural factors
Cultural factors
Perceptual features
Overall Landscape
Sensitivity

L (1)
L/M (2)
M (3)
M/H (4)
H (5)
L (1)
L/M (2)
M (3)
M/H (4)
H (5)
L (1)
L/M (2)
M (3)
M/H (4)
H (5)
3-4 = low;
5-7 = med/low;
8-10 = med;
11-13 = med/high;
14-15 = high

Table 3-2: Notes on Landscape Sensitivity Assessment
Factor

Higher sensitivity

Lower sensitivity

Natural

Varied landform and distinctive
features of the area

Uniform landform and lack of topographical
features

Significant water feature(s)

No water feature(s)

Significant tree or vegetation cover

Significant tree or vegetation cover

Strong hedgerow structure with or
without hedgerow trees

Weak hedgerow structure

Presence of valued wildlife habitats
and/or designated sites

Absence of valued wildlife habitats and/or
designated sites
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Diverse mosaic of habitats

Little ecological diversity

High potential to support protected/
notable species and habitats

Low potential to support protected/ notable
species and habitats

Positive contribution to wider
landscape

Limited contribution to wider landscape

Rare or valuable landscape resource Widespread or well catered landscape
resource
Pronounced Geology

Lack of geological features

Soils significantly contribute to
landscape features

Soils are not an important feature

Area in floodplain or prone to flooding Area not in floodplain

Cultural

Evidence of surviving part of an
historic landscape

No evidence of historic landscape

Complex historic landscape pattern
with good time depth

Simple modern landscape

Conservation area and/or listed
buildings present or their setting

Conservation area and/or listed buildings or
their setting not present

Scheduled Ancient Monument
present

Scheduled Ancient Monument not present

Locally distinctive built form and
pattern

Generic built form

Evidence of visible social cultural
associations

Lack of social cultural associations

Open access land or common
land present

No open access land or common land
present

Area well used or appreciated

Area inaccessible by the public

Important PRoW present

No PRoW present

Peaceful and tranquil

Visible and audible signs of human activity

Quiet area

Noisy area

Absence of detracting features
and/or intrusive elements

Detracting features and/or intrusive elements
present

Dark skies

High levels of light pollution

Open / large scale landscape

Enclosed visually contained landscape

Unified landscape with strong
landscape structure

Fragmented and/or featureless landscape

Perceptual by the public

Step 4: Determination of Landscape Character Sensitivity
2.8

The landscape sensitivity and visual sensitivity are combined, as shown in
matrix 3, to give the landscape character sensitivity. The results of the
assessment are set out in the record sheets for each site option.

Visual
Sensitivity

Matrix 3: Landscape character sensitivity
High
Med/High
Med
Med/Low
Low

M
M/H
M/L
M
M/L
M/L
L
M/L
L
L
Low
Med/Low
Landscape Sensitivity

M/H
M/H
M
M/L
M/L
Med

H
M/H
M/H
M
M/L
Med/High

H
H
M/H
M/H
M
High
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Step 5: Determination of Wider Sensitivity
2.9

Steps 2 to 4 have led to a comprehensive assessment of the intrinsic
landscape sensitivity of the individual sub landscape character areas.
However the sensitivity of each of these to development is also affected
by its importance and contribution to the adjacent wider rural landscape
as well as the influence of patterns and uses within the settlement edge.
In addition, the wider sensitivity is also informed by existing landscape
character work. The relative wider sensitivity of each site option is
assessed as follows:


Low wider sensitivity – The site is heavily influenced by the built form
of the adjacent urban settlement and not an important part of the
adjacent wider landscape



Medium/Low wider sensitivity – The site is heavily influenced by
urban fringe uses and has views of the some parts of the adjacent
urban settlement but shares some of the characteristics of the adjacent
wider landscape



Medium wider sensitivity – The site is partly influenced by urban
fringe uses but shares many of the characteristics of the wider
landscape, with good physical and visual links to the wider landscape



Medium/High wider sensitivity – The site has strong physical and
visual links to the wider landscape and these outweigh any minor
impacts from the adjacent urban settlement



High wider sensitivity – The site is an important part of the wider
landscape with which it has strong visual and landscape links. The
nearby settlement has little impact on the site.

Step 6: Determination of Overall Landscape Sensitivity
2.10 The overall landscape sensitivity is determined by combining the

landscape character sensitivity with the wider sensitivity as shown in
matrix 4. This includes the contribution of the site to the wider landscape
and settlement edge pattern. The results of the assessment are set out in
the record sheets for each site option.
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Landscape
Character
Sensitivity

Matrix 4: Overall landscape sensitivity
High
Med/High
Med
Med/Low
Low

M
M/H
M/L
M
M/L
M/L
L
M/L
L
L
Low
Med/Low
Wider Sensitivity

M/H
M/H
M
M/L
M/L
Med

H
M/H
M/H
M
M/L
Med/High

H
H
M/H
M/H
M
High

Step 7: Determination of Landscape Value
Table 3-3: Landscape Value Criteria
Value

Typical criteria

Typical
scale
International
National

High

High importance (or
quality) and rarity. No or
limited potential for
substitution

Medium/
High

High importance (or
quality) and rarity. Limited
potential for substitution

National
Regional
Local

Medium

Medium importance (or
quality) and rarity. Limited
potential for substitution

Regional
Local

Medium/
Low

Low importance (or
quality) or rarity

Local

Low

Low importance (or
quality) or rarity

Local

Typical examples
World Heritage Site
National Park/ AONB
SSSI
EH Register of Parks and
Gardens
Grade I and II* listed buildings
and their settings
National recreational route or
area e.g. Thames Path/Open
Access
National Park/AONB
AGLV/other local landscape
designation
Landscape value identified in
SPD
SINC/Conservation Areas
Grade II listed buildings and
their setting
Local Wildlife sites
Regional recreational route/area
e.g. Wayfarer’s Route/Country
Park
Undesignated but value
expressed through publications,
VDS
Local buildings of historic
interest and their settings
Local recreational facilities of
landscape value
Site has some value (redeeming
feature/benefit to the
community)
Area of little value and identified
for improvement

2.11 Designations: The location of the site within a designated area, or the

presence of a designated area within the site, is an important measure of
the value society gives to the landscape of the site. These include
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landscape, historic and ecological designations and recreational routes at
a national/international level, regional or district level, or at the local level.
2.12 However, the lack of a designation does not mean a site is not valued and

consideration is given to areas, which are known to be of great value to
the community.

Step 8: Determination of Landscape Capacity
2.13 Landscape capacity is the ability, or otherwise, of the site options to

accommodate a certain amount of development. The landscape capacity
is determined by combining the overall landscape sensitivity with the
landscape value as shown in Matrix 5. The results of the assessment are
set out in the Report Sheets for each site option.

Overall
Landscape
Sensitivity

Matrix 5 Landscape Capacity
High
M
Med/High
M/H
Med
H
Med/Low
H
Low
H
Low
Med/Low
Landscape Value

M/L
M
M/H
H
H
Med

L
M/L
M
M/H
H
Med/High

L
L
M/L
M
M/H
High

L
L
L
M/L
M

2.14 The results from the matrix are subsequently tested against the following

classifications for each level of landscape capacity.



Low capacity – The site could not accommodate areas of new
development without a significant and adverse impact on the
landscape character. Occasional, very small scale development may
be possible, providing it has regard to the setting and form of existing
settlement and the character and the sensitivity of adjacent landscape
character areas.



Low/ Medium capacity – The site may be able to accommodate some
development but it will be severely constrained by the need to avoid
any adverse impact on the landscape character, providing it has regard
to the setting and form of existing settlement and the character and the
sensitivity of adjacent landscape character areas.



Medium capacity - The site could be able to accommodate areas of
new development in some parts, providing it has regard to the setting
and form of existing settlement and the character and sensitivity of
adjacent landscape character areas. There are landscape constraints
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and therefore the key landscape and visual characteristics must be
retained and enhanced.


Medium/ High capacity – The area is able to accommodate
development, providing it has regard to the setting and form of existing
settlement and the character and the sensitivity of adjacent landscape
character areas. Certain landscape and visual features in the area may
require protection.



High capacity – Much of the area is able accommodate significant
areas of development, providing it has regard to the setting and form of
existing settlement and the character and the sensitivity of adjacent
landscape character areas.

2.15 Conclusions and recommendations are provided to inform site policies

within the Local Plan where sites are being taken forward for allocation.
These summarise the key findings of the assessment process and provide
information on the location of potential development within the sub
character area.

Step 9: Landscape Guidelines for Development
2.16 In a final step landscape recommendations for development are provided

for those areas that are found to have capacity to accommodate
development. The guidelines aim to ensure that potential development is
located in the most appropriate location within the landscape character
area and is of a design and nature that minimizes its impact on important
characteristics.

Constraints and Limitations of the study
2.17 The sites have been assessed from publicly accessible viewpoints

including the local road network, public rights of way, public open space
and other publicly owned land. Views from private houses and from
private land are noted where obvious. This has not resulted in any
significant constraint on the assessment.

2.18 Site photographs included in this study are representative of key views of

the site.

2.19 Views from the surrounding countryside or urban areas have been

assessed by noting intervisibility from within or adjacent to the site, but the
study does not include an assessment of the potential zone of visual
influence of development in this area.
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Part 2 site assessment proforma
Address
Date of site survey:
Surveyors:
Weather/visibility:
WDC LCA:
Relevant characteristics:

Landscape designations:
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VISUAL SENSITIVITY
General visibility

Population

Mitigation potential

Views into the site from:

Types of viewers:

Opportunities for mitigation and landscape
compatibility of mitigation:

Views out of the site to:

Level of use and popularity:

Impacts of mitigation:

Does the site form part of a skyline?

Visual perceptions (activity and expectations
of
local visual receptors):

Wider views:
Landmark features:

Proportion of site visible:
General sensitivity score:

Population sensitivity score:

Mitigation sensitivity score:

VISUAL SENSITIVITY SCORE: Medium/ high (11)
Additional comments:
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LANDSCAPE SENSITIVITY
Natural factors

Cultural factors

Perceptual features

Landform/topography

Boundary features other than vegetation:

Tranquillity – Noise levels:

Geological features:

Historic landscapes:

Tranquillity – Visual intrusion / detractors:

Soil quality:

Conservation Area / Listed Buildings
(including setting):

Tranquillity – Light pollution/dark skies:
Dark area

Land use:

Characteristics of the CA (landscape features, built Public Rights of Way (PRoW):
form, listed buildings)

Trees - tree belts, individual trees, riverside
trees, woodlands:

Settlement pattern:

Open access areas:

Hedgerows and hedgerow trees:

Cultural associations:

Recreational areas:

Water features:

Features of cultural/ social importance:

Aesthetic sensitivity - Elements of openness
/enclosure:

Other vegetation:

Scheduled Ancient Monuments:

Aesthetic sensitivity – landscape pattern:

Flooding (if known):

Common land:

Urbanisation

Cultural sensitivity score:

Perceptual sensitivity score:

BAP/Phase 1 records/ priority habitats:
Presence of SSSI/SINC/local wildlife

Natural sensitivity score:
LANDSCAPE SENSITIVITY SCORE:
Additional comments (including condition):

99

RELATIONSHIP WITH THE WIDER LANDSCAPE/TOWNSCAPE
Adjacent settlement:

Character of adjacent village(s):

Character of the urban edge:

Historic links with the wider area if known:

Ecological links with the wider area if known:

Recreational links with the wider area:

Presence in a floodplain:

Relationship with adjacent wider countryside:
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Site Reference - SLE0011
Location
Map

Address - Land to rear of Old Sun
Close Lane End

Size - 0.87 ha

SLE0011
SLE0017

Setting
Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area

Site sits behind the main high street and is currently being
used as residential curtilage (on western side) and horserelated uses.
SLE0026
3
Site is located behind row of existing buildings on the high
street and connected by a very narrow public footpath.
Present (Y/N)

Commentary

SLE0025

N
N
N
N
N

Within 500m buffer of SSSI

N
N
N
N
N
N
N
Y
N
N
Y

Grade II listed buildings north-east of site

Site is located within Lane End
conservation area
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Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history

N
N

Greenfield or PDL
Agricultural Land Grade
Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way

GF
3
N

Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N

Other Constraints

Y

Initial Landscape Scoping
Considering the landscape
advice on village character and
LCA sub areas, is there
provisional capacity for
development (yes/no).
If no – give reasons.
If yes – detailed landscape
assessment required.

Part of site change of use from
agricultural to residential (09/05910/FUL).
New development to west of site
(11/06412/FUL)
Site is greenfield

N
N
N
N
N
N
Y

Public footpath runs past eastern
boundary, although very narrow.

N
N
Y

Access very limited – footpath leading on
from high street is very narrow, only other
access route would be through new
development which is not wide enough to
accommodate an access road.
Surface water flooding (low)

No - Site contains steep contour towards northern
boundary.
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Initial Planning Assessment
Are there other significant
planning constraints affecting the
deliverability of the site.

No

Availability
Is the site currently being
Y
Site has previously been promoted.
promoted?
Part 1 Conclusions
Site is located within the AONB, Lane End conservation area, and within the 500m buffer of a
SSSI. Poor access and topographical issues result in site not being recommended for stage 2
assessment.
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Site Reference - SLE0015
Location
Map

SLE0023
Address - Martins Field, Moor
Common, Lane End

Size - 0.67

SLE0030

SLE0015

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building

Site located to the south of the Lane End at Moor Common,
consisting of a couple of residential properties with large
curtilages with use of small holdings, known as ‘Martins
Field’. The site is located beyond the settlement of Lane
End and forms an important gap between Lane End and
Moor Common.
3
Site is located approximately 0.73 km from the main High
Street in Lane End where a variety of local services and
facilities are located.
Present Commentary
(Y/N)
N

N
N
N
N

Site is in flood zone 1, having a low risk of
flooding. A small area of surface water flooding
is located within the site.

Site within SSSI buffer (500m)

N
N
N
N
N
N
N
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Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL

N
N

Agricultural Land Grade

Grade 3

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural green
space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way

N

Utilities (High pressure gas / oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

Y

Other Constraints
Initial Landscape Scoping

Considering the landscape
advice on village character and
LCA sub areas, is there
provisional capacity for

N
N
N
N
N

None relevant for redevelopment of site.

PDL/GF

Site partly consisting of PDL land with areas of
large residential curtilages.
Further assessment is required to identify
whether the land is grade 3a or 3b.

N
N
N
N
N
N
N

A PRoW runs parallel to the site along the
western boundary.
Site is within a gas pipeline consultation area.

N
N
Currently not clear how the site could be accessed. Existing
access from Moor Common exists for the two properties
within the site.
Existing residential curtilages on the site which have not
been promoted for redevelopment.
No – site maintains an important gap between adjacent
settlements and nearby countryside
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development (yes/no).
If no – give reasons.
If yes – detailed landscape
assessment required.
Initial Planning Assessment
Are there other significant
Site is currently in use and has not been promoted for
planning constraints affecting
development
the deliverability of the site.
Availability
Is the site currently being
N
Site was identified by WDC through
promoted?
wider sense check.
Part 1 Conclusions
Site forms part of an important gap between Lane End and Moor Common. The site relates
poorly to Lane End. The site is currently in use and has not been promoted for
redevelopment. It is therefore not considered to be deliverable. It is also not clear how the
site would be accessed. Site is not considered suitable to be progressed through to stage 2.
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Site Reference SLE0017
Location
Map

Site Address - Land south of
Finings Road, Lane End

Site Size – 2.2 (ha)

SLE0011
SLE0017

SLE0024

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Landscape
AONB
Local Landscape Area or
Area of Attractive Landscape
Topography

Site is located to the South of the High Street between Fining
Woods and west of Former Culver Graphics & Essex Works.
It forms a long narrow site between woodland, residential
development and common land around the church yard on
the eastern side.
3
Site is a long linear form between Finings Wood and Church
Lane, part of which adjoin designated green space.
Present Commentary
(Y/N)
Y
N

Settlement washed over by the Chilterns AONB.

Undulating topography with areas of relatively
steep slopes along the western boundary,
whilst other parts wards the north and
southern end of the site fairly flat.

Flooding
Flood Zone

N

Site is in flood zone 1, having a low risk of
flooding. No areas of surface water flooding are
identified.

Biodiversity and Ecology
Ancient Woodland

N

Site boarders a area of ancient woodland along
the western boundary for Finings Wood, which is
part of policy DM13 of the DSA. Any development
of the site would need to ensure development
would not adversely affect the ancient woodland.

Nature Reserve
Local Geological Site

N
N
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SLE0025

Site of Special Scientific
Interest
Special Area of
Conservation
BAP Priority Habitats
Biodiversity Opportunity
Areas
Biological notification sites

Heritage and Archaeology
Scheduled ancient
Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building

N

Small part of the site along north west boundary
within a SSSI buffer (500m).

N
N
N
N

No biological notification sites within the site but site
adjoins Finings Wood which is a biological
notification site for an area of broad leaved
woodland.

N
N
N
Y

Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area

N

Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history

N
N

Greenfield or PDL
Agricultural Land Grade

GF
Grade 3

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation

N

N

N

Grade II listed building (Star Cottage) adjoining the
northern end of the site. Holy Trinity Church which
is located towards the west of the site although not
directly adjoining is also grade II listed.

Site not located within a Conservation Area however
the site adjoins the Lane End Conservation Area
along the northern, eastern and southern boundary.
Any development would need to ensure it does not
adversely affect the setting of the Conservation
Area.

No relevant planning history on site. Adjoining
Former Culver Graphics & Essex Works which is
currently under construction for 17 dwellings
(14/05473/FUL).
Greenfield
Further assessment would be required to
determine whether the land was grade 3a or grade
3b.

N
N

None within the site, although parts of the eastern
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Green Infrastructure corridor

N

Natural and semi-natural
green space
Amenity green space

N

River Thames corridor and
water course buffer
Public Rights of Way

N

Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid
transmission lines,
Immovable electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access
constraints?

N

N

N

None within the site although adjoins an area of
green space along the eastern boundary.
None within the site. A PRoW runs parallel to the
southern boundary of the site leading to Ditch
Common and Finings Wood.

N
N
Site is has access from the northern boundary from
Finings Road. Further work required to identify
whether adequate access could be provided.
Bucks County Council Comments - 'would have to
either improve visibility to meet MfS guidance, or
not result in vehicular intensification'
Site is a long linear form which could restrict the
layout and ability to design a scheme that it
integrated to the existing village.

Other Constraints
Initial Landscape Scoping

Considering the landscape
advice on village character
and LCA sub areas, is there
provisional capacity for
development (yes/no).
If no – give reasons.
If yes – detailed landscape
assessment required.

boundary adjoin a large area of Green Space
designation which includes Ditchfield Common, a
cemetery and allotment gardens.
Site does not form part of a wider green
infrastructure corridor although is a greenfield site.
Site currently a field – not currently in agricultural
use.

Yes – detailed landscape assessment required

Initial Planning Assessment

Are there other significant
planning constraints
affecting the deliverability of
the site.
Availability

No
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Is the site currently being
Y
promoted
Part 1 Conclusions
The site is located within in the AONB and SSSI buffer. Site adjoins ancient woodland to the
west and adjoins a Conservation Area, which has two grade II listed buildings nearby. No
other environmental constraints are present within or nearby the site. Site should be
considered further for Part 2 of the assessment.
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Site Reference -SLE0023

Location
Map

Address - Land Behind
Tylers Corner And Hide SLE0017
Away, Ditchfield Common
Lane End

Size - 0.68ha

SLE0024

SLE0023

Setting
Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone

Site is located on the western edge of the village near to
Ditchfield Common.
3
Site is located at the southern end of the village. Site is
located 0.65km from the High Street which offers local
services and facilities.
Present (Y/N)
Commentary
Site is in flood zone one, therefore has a low risk of
flooding. No areas of surface water flooding are identified.

Biodiversity and Ecology
Ancient Woodland

N

Nature Reserve

N

Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building

N
N

Nearby towards the north of the site lies
Finings Wood which is ancient woodland.
Site is not formally a nature reserve
although it is likely to have some intrinsic
wildlife value given that it is a disused
allotment which is now largely over
grown.
Southern half of site within SSSI buffer
(500m)

N
N
N
N
N
N
N
N
N
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Locally Listed Building
Conservation Area

Y

Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade

N
N

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation

N

Green Infrastructure corridor

N

Natural and semi-natural
green space

Y

Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way

Y
N

Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N

Other Constraints
Initial Landscape Scoping

Greenfield
Grade 3

Entire site within Lane End Conservation
Area.

None relevant planning history for the
site
Disused allotments
Further assessment required to
determine whether grade 3a or 3b.

N
N

Y

Although site is currently a disused
allotment. Along the southern boundary is
an area of allotment in use although not
formally designated as a Green Space
designation.
Not formally designated as a Green
Infrastructure corridor, although due to
the greenfield nature of the
Site form semi- natural greenspace which
is currently a disused and overgrown
allotment.
Site was a former allotment
PRoW boarders the southern boundary of
the site connecting to Ditchfield Common
and the wider surrounding countryside.

N
N
Site has poor access from Ditchfield Common. Further
consultation with BCC is required to identify whether
adequate access could be provided.
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Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
constraints affecting the deliverability of the
site.
Availability
Is the site currently being promoted

No – Site is within conservation area and is
designated at semi-natural open space.

Site is semi-natural open space and looks to
have high community amenity value.
N

Site identified by WDC through
wider sense check.

Part 1 Conclusions
Development of the site would result in loss of a disused allotment. The site is not allocated
as a Green Space designation which other allotments in the village are. Southern half of the
site falls within a 500m SSSI buffer. Highway access is questionable at this stage, further
assessment is required. Shape of site towards the south is likely to limit the amount of
housing which could be suitably accommodated. Whole site is located within the Lane End
Conservation Area and for semi-natural open space. Site is not considered suitable to
progress to stage 2.
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Site Reference - SLE0024
Location
Map

Address - Lane to the rear of
Spindleberry, Ditchfield Common,
Lane End

Size - 0.37 ha

SLE0017

SLE0024

SLE00

SLE0023

Setting
Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed

Site is located behind the existing residential development
surrounding Ditchfield Common. Currently in use as part of
private gardens and residential ancillary uses.
3
Site is located roughly 0.5km away from High Street which
provides local amenities, and can be accessed via both road
and footpath.
Present (Y/N)
Commentary
Site is in flood zone one, therefore has a low risk of
flooding. No areas of surface water flooding are identified.
N
N
N
N
N
N
N
N
N
N
N
N
N
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Building
Locally Listed Building
Conservation Area

N
Y

Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history

N
N

Greenfield or PDL
Agricultural Land Grade

GF
3

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation

N

Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N
N

Other Constraints
Initial Landscape Scoping
Considering the landscape
advice on village character

N

Site is located entirely within the Lane End
conservation area

Site is located within the area for planning
application (11/05447/FUL) for
replacement conservatory following
demolition of outbuilding. Application
withdrawn.
Further assessment would be required to
determine whether the land was grade 3a
or grade 3b.

N
N

Site is located near Ditchfield Common
green space area

N
N
Y
N

PRoW runs along north of site

N
N
Y

Access available via public footpath but
difficult for vehicular access unless
through parcel SLE0017

No – development of this site would be out of character with
the surrounding area
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and LCA sub areas, is there
provisional capacity for
development (yes/no).
If yes – detailed landscape
assessment required.
If no – give reasons.
Initial Planning Assessment
Are there other significant
Poor access
planning constraints affecting
the deliverability of the site.
Availability
Is the site currently being
N
Site identified by WDC through wider
promoted
sense check.
Part 1 Conclusion
Site is located within the AONB and the Lane End conservation area, vehicular access to the
site is poor although it is located off a public footpath. Previous applications suggest that this
area has been approached for use as residential curtilage. Due to location and access
issues, the site is not recommended for stage 2.
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Site Reference – SLE0025

Address - Land to the rear of Lane
End Conference Centre, Church
Road

Site size – 9.88ha

SLE0017

Location
Map

SLE0026

SLE0025

SLE0027
SLE0028

SLE0030

SLE0029

SLE0015

Setting
Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building

Site is in use as a golf course as part of wider conference
centre.
3
Site is located to the south of the High Street and runs
parallel to Church Road.
Present (Y/N)

Commentary

Site is in flood zone one for fluvial flooding, however there
is a large area of surface water flooding (low to medium
risk) in the northern half of the site.
N
N
N
N
N
N
N
N

Within 500m buffer zone

Adjoins site with traditional orchard

N
N
N
N
N
N
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Conservation Area

Y

Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history

N
N

Greenfield or PDL
Agricultural Land Grade

Gf/PDL
3

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation

N

Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N
N

Other Constraints

Y

Considering the landscape advice
on village character and LCA sub
areas, is there provisional
capacity for development
(yes/no).
If yes – detailed landscape

No – site does not offer any scope for intensification to allow
residential development

Initial Landscape Scoping

Part of site is located within Lane End
Conservation Area

Various planning applications due to
conference centre; extension:
11/07424/FUL, withdrawn; new reception
area: 12/06860/FUL, 12/07582/FUL,
permitted; new cultural centre,
12/07626/FUL, 13/06705/FUL, permitted.
Mixture of PDL and Greenfield.
Further assessment required to
determine whether grade 3a or 3b.

N
N

Adjoins Lane End allotments on northwest boundary
Part of site in use as golf course.

N
N
Y
Y

Public footpath runs north-west boundary
Site is located within the HedgerlyDolesden Gas pipeline consultation area.

N
N
Y

Access only available through conference
centre and golf course.
Surface water flooding (Low/Medium)
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assessment required.
If no – give reasons.
Initial Planning Assessment
Are there other significant
planning constraints affecting the
deliverability of the site.

Site is already in use as conference centre, including a golf
course.

Availability
Is the site currently being
N
Site identified by WDC through wider
promoted
sense check.
Part 1 Conclusion
Site is located within the AONB, Lane End Conservation area, and 500m SSSI buffer. There
are large parts of the site with surface water flooding. Currently site is in use as a conference
centre which includes a golf course. Site has not been promoted for development and would
result in a loss of employment if the conference centre was to be redevelopment for
residential development. The site does not offer any scope for intensification to allow
residential development. This site is not recommended to progress to stage 2.
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Site Reference - SLE0026
Location
Map

Address - Land off Ellis
Way, Lane End

Site size - 1.48(ha)

SLE0026

SLE0027

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building

SLE0025

Site is located at the end of Ellis Way, located to the south
of the High Street. The site is surrounded by residential SLE0028
development on the northern and eastern boundary. The
south part of the site includes a traditional orchard.
3
Site is located roughly 0.3km away from village centre and
close to local amenities and services.
Present (Y/N)

Commentary

Located in flood zone 1 for fluvial flooding. Surface water
flooding on parts of site (low/medium).
N
N
N
N
N
Y
N
N

Site is within 500m SSSI buffer

Site contains traditional orchard

N
N
N
N
N
N
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Conservation Area
Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history

N
N
N

Greenfield or PDL

GF/PDL

Agricultural Land Grade
Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

3
N

Other Constraints

Y

Initial Landscape Scoping
Considering the landscape
advice on village character
and LCA sub areas, is there
provisional capacity for

Previous application for change of use for
small northern corner to residential use
(99/05430/FUL) and erection of
conservatory on same part of site
(00/06116/FUL), applications permitted;
more recent application for erection of
1x5 bed house (13/05604/OUT) on
central part of site, application withdrawn.
Site is mostly greenfield, small northern
corner is PDL.

N
N
N
N
N
N
N
N

N
N
Y

Site is located between existing residential
areas with no public footpaths or direct
vehicular access available to the site.
The southern half of the site has a Tree
Preservation Order.

Yes – detailed landscape assessment required
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development (yes/no).
If yes – detailed landscape
assessment required.
If no – give reasons.
Initial Planning Assessment
Are there other significant
No – if site area was to exclude traditional orchard and an
planning constraints affecting
ecological assessment undertaken for the protected trees
the deliverability of the site.
and surrounding area
Availability
Is the site currently being
Part
The northern parcel of the site is being
promoted
promoted for residential development
Part 1 Conclusion
Site is located within the AONB and is within the 500m SSSI buffer. Within the site is also a
traditional orchard which houses priority habitats. Access to the site could be provided from
Ellis Way. Previous planning history has indicated intention to develop site for small scale
residential uses. It is recommended part of the site be considered for stage 2 assessment.

124

Site Reference - SLE0027

Address - Land between Chalky
Field and Marlow Road, Lane End

Location
Map

Size (ha) - 1.24

SLE0026

SLE0025
SLE0027

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites

Site is located as part of a wider collection of agricultural
fields on the outskirts of Lane End and fronts the main road
leading into the village. Residential development is located
on two sides of the site, at Chalky Fields and opposite
Marlow Road.
3
Site is roughly 0.5km from the centre of the village near
local amenities and facilities.
Present (Y/N)
Y

N
N
N
N
N
N
N
N

Commentary
Surface water flooding throughout the
site (high, medium and low areas)

Within 500m buffer of SSSI

N
N
N
N
N
N
N
N
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Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history

N

Greenfield or PDL

GF/PDL

Agricultural Land Grade

3

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour

N

Access
Are there access constraints?
Other Constraints
Initial Landscape Scoping
Considering the landscape
advice on village character
and LCA sub areas, is there
provisional capacity for
development (yes/no).
If yes – detailed landscape
assessment required.
If no – give reasons.
Initial Planning Assessment
Are there other significant
planning constraints affecting

Previous refused application on existing
pumping station on western boundary of
site
Mostly greenfield, small area of PDL on
current pumping station
Further assessment would be required to
determine whether the land was grade 3a
or grade 3b.

N
N
N
N

A small pond is located in the north east
corner of the site.

N
N
N
Y

Pumping station box located on western
boundary, although enclosed and
detached from rest of site.

N
N

Adjoining main road leading into village
which causes road noise.

N
N
Yes – detailed landscape assessment required

No

126

the deliverability of the site?
Availability
Is the site currently being
N
Site identified by WDC through wider
promoted
sense check
Part 1 Conclusion
The site is located within the AONB and within the 500m SSSI buffer, with minor
topographical constraints towards the rear of the site. Site is located within close proximity of
village centre and feels like it could be integrated into the existing residential area. The site is
well situated off the main road leading into the village, and well enclosed from the wider area.
Overall the site is recommended for progression to stage 2.
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Site Reference -SLE0029
Location
Map

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building

Address - Land off
Church Road, Lane End

Size (ha) - 1.88

Site is located towards the south of the village on the
eastern side between the golf course and Moor Common.
Site is bounded by residential development along the
western boundary at Church Street and along the southern
boundary at Moor Common.
3
Site is 0.6km from the main High Street in Lane End where
a variety of services and facilities are located. Site is
located between the gap of Lane End and Moor Common.
Present Commentary
(Y/N)
Site falls within flood zone 1 (low flood risk). A channel of
surface water flooding runs across the site from north to
south (medium to low floodrisk).
N
N
N
N

Majority of site within 500m SSSI buffer.

N
N
N
N
N
N
N
N
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Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area

N

Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade

N
N

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural green
space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas / oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N

Other Constraints
Initial Landscape Scoping
Considering the landscape
advice on village character
and LCA sub areas, is there
provisional capacity for
development (yes/no).
If yes – detailed landscape
assessment required.

N
N

N
GF
Grade 3

Site adjoins the Lane End Conservation Area in
the north western boundary of the site.

No previous planning applications for residential
development.
Further assessment is required to identify
whether the site would be grade 3a or 3b.

N
N
N
N

Site is greenfield and therefore likely to have
some intrinsic value for wildlife.

N
N
N
Y

None within or adjoining the site.
Site falls within gas pipe consultation area.

N
N
Site has current access from church street. Further
consultation with BCC is required to determine whether
adequate access could be provided.
Yes – detailed landscape assessment required
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If no – give reasons.
Initial Planning Assessment
Are there other significant
Yes – site lies above a national grid gas pipeline which any
planning constraints affecting development would need to take account of.
the deliverability of the site?
Availability
Is the site currently being
N
Site identified by WDC through wider
promoted
sense check
Part 1 Conclusion
Site is located towards the south of the village, between the gap for Lane End and Moor
Common. Residential development is located on two sides of the site boundary, with a golf
course along the northern boundary. The site adjoins the Lane End Conservation Area on the
northern boundary and there are pockets of surface water flooding with medium to low risk.
The site also lies above a national grid gas pipeline which any development would need to
take account of. Development of this site could result in coalescence between Lane End and
Moor Common, therefore this site is recommended to be progressed to Part 2 where this will
be explored.
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Site Reference - SSC0034
Location
Map

Address - Land at Wood Farm,
Stokenchurch

Site size (ha) - 5.33

SSC0045
SSC0034

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building

Site is located as part of a disused farm which wraps around
the existing residential areas on Oxford Road. The site is
composed of several farm buildings in the west and open
fields in the east which give the site a rural character.
3
SSC00460.5km away from public facilities but
Site is located roughly
SSC0035
currently only access is through a public footpath on eastern
side.
Present (Y/N) Commentary
Y

Site is located in Flood zone 1. There are
pockets of surface water flooding towards
the west of the site which has a medium
risk.

N
N
N
N
N
N
N
N
N
N
N
Y

Site is located within the setting of a Grade
II listed building

N
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Locally Listed Building
Conservation Area

N
N

Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL

N
N

Agricultural Land Grade
Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space

3
N

River Thames corridor and
water course buffer
Public Rights of Way

N

Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour

N

Access
Are there access constraints?

Site adjoins Stokenchurch Conservation
Area but is not included within it.

N
GF

Farm buildings are located within the west
of the site

N
N
N
N
N

Y

Site adjoins Stokenchurch recreation
ground along the eastern boundary of the
site.
Public footpath present through centre of
site which connects parcel to existing
residential area.

N
Y

Motorway noise present at the western end
of the site.

Y

No vehicular access is available only at the
western end of the site through Wood
Farm.

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development

Yes – There is a small plateau for land nearest
the adjoining development on the south
boundary. The plateau is slightly land in the
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(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.

south east corner of the site. The rest of the
site slopes downwards from south to north.
There are long distance views across the
valley to an existing hilltop and woodland. A
detailed landscape assessment is required but
on the eastern portion only.

Initial Planning Assessment
Are there other significant planning
No
constraints affecting the deliverability of the
site?
Availability
Is the site currently being
Y
promoted
Part 1 Conclusion
Site is located entirely within the Chilterns AONB on the edge of the Stokenchurch
Conservation Area. The eastern parcel of the site is located within close proximity to local
facilities. A Grade II listed building is nearby to the site. Site has medium surface water
flooding issues. There are significant landscape constraints for the majority of the site due to
the sloping topography and long distance views. There may be some scope for development
in the south east corner which forms a small plateau. It is not clear whether this smaller site
area would be acceptable in landscape terms without carrying out a more detailed
assessment, therefore this smaller site area should be considered for Part 2.

133

Site Reference - SSC0035
Location
Map

Address - Land off Mill
Road, Stokenchurch

Size (ha) – 3.42

SSC0043

SSC0035

SSC0046

SSC0036a

SSC0037

Setting
Settlement Tier
Access to
services and
facilities/
relationship to
settlement
Suitability
Flooding
Flood Zone

Site is located behind an existing residential area
SSC0038
and is currently being used for crops. Infill section
with motorway noise.

3
Y

Site is roughly 0.5km from nearby facilities and
amenities and located on other side of motorway
to main part of settlement but site backs onto
footbridge used to travel between areas.

Present (Y/N)

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special
Scientific Interest
Special Area of
Conservation
BAP Priority Habitats
Biodiversity
Opportunity Areas
Biological notification
sites

Y

Commentary
Site is in flood zone 1 with a large area of low
risk surface water flooding in the southern half of
the site.

N
N
N
N
N

Within 2km buffer zone

N
N
N
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Heritage and Archaeology
Scheduled ancient
N
Monument
Historic Parks and
N
Garden
Grade I and Grade II*
N
Listed Building
Grade II Listed Building N
Setting of Nationally
N
Listed Building
Locally Listed Building
N
Conservation Area
N
Geological Notification N
Sites
Archaeological
N
Notification Sites
Land Use
Previous / Current
N
relevant planning
history
Greenfield or PDL
GF
Agricultural Land
N
Grade
Minerals and Waste
N
(Safe guard area or
area of search)
Local Green Space
N
Designation
Green Space
N
Designation
Green Infrastructure
N
corridor
Natural and semiN
natural green space
Amenity green space
N
River Thames corridor
N
and water course
buffer
N
Public Rights of Way
Utilities (High pressure Y
gas / oil
Pipeline, Water
and sewerage
pipelines, National
grid transmission
lines, Immovable
electronic
communication)
Land safeguarded for
N
High Speed 2

Telegraph poles run diagonally through site
(including adjacent SSC0046)

135

Pollution
Noise, Air and Odour
Access
Are there access
constraints?

N

Motorway noise. Site is also part of the M40 Air
Quality Consultation area.

N

Yes – development would require improvements
to Ibstone Road / Mill Lane junction to be
acceptable. Without improvement development
would not be acceptable (several appeals have
accepted this position
01/07054/FUL, 06/06444/FUL and
15/05737/FUL).

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village Yes – detailed landscape assessment
required
character and LCA sub areas, is there
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
No
constraints affecting the deliverability of the
site?
Availability
Is the site currently being
Y
promoted
Part 1 Conclusions
Site is located to the south of the M40 motorway behind Mill Lane. A narrow access is
available through existing houses on Mill Lane but there are significant highway issues to
overcome on the junction to Ibstone Road. There is potential to connect the site to existing
footbridge over the M40 to the north side of the village. Site does not have any environmental
designations and relatively enclosed from the wider landscape. There is some potential
surface water flooding, although this is identified as ‘low risk’. Site should be progress to Part
2 for further consideration.
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Site Reference - SSC0036a

Address - Fane's Field and M40
Barnfield south site, Stokenchurch

Site size (ha) - 6.34

Map

Setting
Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed

Site is part of large expansive area of countryside to the
west of the settlement which backs onto ancient woodland.
Site makes up part of large existing family estate.
3
Site is located just under 1km from the village centre and is
on the southern side of the motorway and is therefore further
away from local facilities.
Present (Y/N) Commentary
N
N
N
N

Site adjoins Commonhill/Great Woods
Site adjoins Moles and South Remlets
Woods

N
N
N
N
N

Site adjoins Moles and South Remlets
Woods

N
N
N
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Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade

N
N
N
N
N
N
N
GF
3

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way

N

Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N

Further assessment would be required to
determine whether the land was grade 3a
or grade 3b.

N
N
N
N
N
N
Y

Public footpath runs across site near
northern section

N
Y

Motorway noise present

Y

Narrow road access to the southern part of
site, although well connected by footpaths.

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development

No – Area helps to maintain the landscape
character of the western side of the village and
keep a distance between the nearby woodland.
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(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
Yes – adjoins several significant biological and
constraints affecting the deliverability of the geological sites.
site?
Availability
Is the site currently being
Y
promoted
Part 1 Conclusion
Site is located within the Chilterns AONB and is currently being promoted as part of a larger
site. Immediately adjoins heavily constrained area including ancient woodland and significant
biological and geological sites. Site contains a public footpath but vehicular access to the site
is only available through a narrow track at Wallace Hill estate. Site is not recommended to
progress to stage 2.
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Site Reference -SSC0036b
Location
Map

Address - Fane's Field and
M40 Barnfield east site,
Stokenchurch

Site Area (ha) - 2.01
SSC0045

SSC0036c
SSC0043
SSC0036b

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Landscape
AONB
Local Landscape Area or
Area of Attractive Landscape
Topography

Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building

Site is part of large expansive area of countryside to the
west of the settlement which backs onto ancient woodland
SSC0035
and is closely located to Stokenchurch employment site.
The
SSC0036a
site is part of a large
existing family estate.
3
Site is located on the southern side of the motorway
and is
SSC0037
therefore further away from local facilities.
Present (Y/N)
Y

Commentary

SSC0038

Site is located entirely within the Chilterns
AONB

N
Site is relatively flat with a gradual
downward slope towards the
woodland on the western part. Site is
exposed and has long distance views
to Stokenchurch Beacon.
N
N
N
N
N
N
N
N
N

Site adjoins scrub area north of Wallace Hill
Site is located within 500m boundary of
SSSI

Site adjoins scrub area north of Wallace Hill

N
N
N
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Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade

N
N

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way

N

Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N

N
N
N
N
N
GF
3

Further assessment would be required to
determine whether the land was grade 3a
or grade 3b.

N
N
N
N
N
N
Y

Public footpath runs across southern
boundary of site

N
Y
Y

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development
(yes/no).

No current vehicular access to site although
site is accessible via public footpath
No – Area helps to maintain the landscape
character of the western side of the village and
keep a distance between the nearby woodland.
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If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
Yes – adjoins several significant biological and
constraints affecting the deliverability of the geological sites.
site?
Availability
Is the site currently being
Y
Site is being promoted by NLP planning
promoted
Conclusions
Site is located within the Chilterns AONB and is currently being promoted as part of a larger
site (SSC0026a and SSC0036c). The site immediately adjoins a heavily constrained area
containing ancient woodland and significant biological and geological sites. Site is discounted
from the existing built form and currently does not have vehicular access although it contains
a public footpath. Site is not recommended to progress to stage 2.
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Site Reference SC0036c
Location
Map

Address - Fane's Field and
M40 Barnfield north site,
Stokenchurch

Site Area (ha) - 9.63

SSC0044

SSC0036c
SSC0043
SSC0036b

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone

Site is part of large expansive area of countryside to the west
of the settlement which backs onto ancient woodland
and the
SSC0036a
motorway. Site is part of large existing family estate (Wallace
Hill). This particular area is discounted from the existing built
form.
3
Site has a poor relationship to Stokenchurch village and is
roughly 1.2km away from village centre and local amenities. It
is also on the southern side of the motorway which is more
limited for services and facilities. There is no footbridge over
the motorway in this location.
Present (Y/N)
Commentary
Y

Site is in floodzone 1 but has some small
areas of high and low surface water flood
risk.

Biodiversity and Ecology
Ancient Woodland

N

Nature Reserve

N

Site adjoins Highfield Shaw/Reeds Hanging
Wood
Site adjoins Aston Rowant Special Area
Conservation

Local Geological Site
Site of Special Scientific
Interest
Special Area of
Conservation
BAP Priority Habitats
Biodiversity Opportunity
Areas
Biological notification sites
Heritage and Archaeology

N
N
N
N
N

Site is located within 500m boundary of
SSSI and adjoins Aston Rowant SSSI
Site adjoins Aston Rowant SAC
Site adjoins priority habitats area

N
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Scheduled ancient
Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade
Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure
corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas
/ oil
Pipeline, Water and
sewerage pipelines,
National grid
transmission lines,
Immovable electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access
constraints?

N

Other Constraints
Initial Landscape Scoping

N

N
N
N
N
N
N
N
N
N
GF
3
N

N
N
N
N
N
N
N
N

N
Y

Motorway noise present

Y

There is no current access to the site. Site
does not currently adjoin the built form of
Stokenchurch.
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Considering the landscape advice on village No – Area helps to maintain the landscape
character of the western side of the village and
character and LCA sub areas, is there
keep a distance between the nearby woodland.
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
Yes – adjoins several significant biological and
constraints affecting the deliverability of the geological sites.
site?
Availability
Is the site currently being
Y
promoted
Part 1 Conclusion
Site is located within the Chilterns AONB and is currently being promoted as part of a larger
site. Immediately adjoins heavily constrained area including ancient woodland, habitats,
SSSI, Special Area of Conservation and significant biological and geological sites. No current
access to site, unless through existing business park. Site is not located within a sustainable
location due to being discounted from the existing village. Site is not recommended to
progress to stage 2.
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Site Reference SSC0037
Suitability
Location
Map

Land adjoining 20 - 22 Mill Road
Present (Y/N) Commentary

1.19

SSC0043

SSC0046

SSC0035
SSC0036a

SSC0037

Setting
Settlement Tier
Access to services and
facilities/ relationship to
settlement
Flooding
Flood Zone

SSC0038
Site is a small parcel of farm
buildings and agricultural
uses behind existing residential development and faces out
to the open countryside.
SSC0040 3
Site is approximately 0.7km away from village centre
where public facilities and amenities are located. Site is on
southern side of the motorway which is connected to the
rest of the settlement via footpaths and a single footbridge.

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area

N

Low surface water flooding in parts of
site

N
N
N
N
N
N
N
N
N
N
N
N
N
N
N
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Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history

N
N

Greenfield or PDL
Agricultural Land Grade
Minerals and Waste
(Safe guard area or area of
search)
Local Green Space Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural green
space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas / oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

GF
3
N

Plot to front has planning permission for
erection of dwelling (15/07108/FUL)
which would block access to the site.

N
N
N
N
N
N
N
N

N
Y

Motorway noise

Y

Access is currently only available through
existing residential area and vacant
parcel to the front has planning
permission which would block access to
site.

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
constraints affecting the deliverability of the
site?

Yes – detailed landscape assessment
required.

No.
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Availability
Is the site currently being
N
Site identified by WDC through wider
promoted
sense check
Conclusions
Site is located within the Chilterns AONB and is nested behind the existing residential area.
Parcel is well connected to the existing built form and is near the footbridge leading to the
main facilities. Access to the site is currently dependent on a vacant parcel connecting to
the residential road which currently has planning permission for the erection of a new
dwelling. Site is recommended to progress to stage 2.
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Site Reference - SSC0038 Address - Land to the
rear of Wormsley
Crescent, Stokenchurch
Location
Map

Site Area (ha) - 2.15

SSC0035

SSC0036a

SSC0037

SSC0038

SSC0040

Setting
Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of
Conservation
BAP Priority Habitats
Biodiversity Opportunity
Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient
Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building

SSC0039

Site forms part of open countryside to the south of
Stokenchurch village and sits behind existing residential
development.
3
Site is approximately 0.8km away from the village centre with
public facilities and amenities. Site is located south of the
motorway and is connected to the rest of the settlement via
footpaths and a single footbridge over the motorway.
Present (Y/N)
Commentary
Y

Site is in flood zone 1 with a small area of
low risk surface water flooding.

N
N
N
N
N
N
N
N
N
N
N
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Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade

N
N

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid
transmission lines,
Immovable electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access
constraints?

N

N
N
N
N
N/A
GF
3

Further assessment is required to
determine whether grade 3a or 3b.

N
N
N
N
N
N
N
N

N
Y

Some motorway noise is present on site

Y

No current vehicular access from road or
public footpath which adjoins site, access
currently only available through adjoining
site (SSC0037).

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development
(yes/no).

Yes – detailed landscape assessment
required.
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If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
No.
constraints affecting the deliverability of the
site?
Availability
Is the site currently being
N
Site identified by WDC through wider
promoted
sense check.
Conclusions
Site is located within the Chilterns AONB and behind existing residential area. There are no
environmental constraints on the site other than a small area of low risk surface water
flooding. Site is mostly flat with minor sloping at the edge. Access to the site is currently
unavailable without adjoining parcel. Site is recommended for progression to Part 2.
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Site Reference SSC0039
Location
Map

Address
- Land to
SSC0036a
the north of
Ridgeway, Ibstone
Road

SSC0035

Site Area (ha) – 1.32

SSC0037

SSC0038
SSC0041

SSC0040

Setting

Settlement Tier
Access to services
and facilities/
relationship to
settlement

3

Suitability
Present (Y/N)
Flooding
N
Flood Zone
Biodiversity and Ecology
Ancient Woodland
N
Nature Reserve
N
Local Geological
N
Site
Site of Special
N
Scientific Interest
Special Area of
Y
Conservation
BAP Priority
N
Habitats
Biodiversity
N
Opportunity Areas
Biological
N
notification sites
Heritage and Archaeology

SSC0039

Site is located between Ibstone Road and Mill
Road. It is a self-contained field, which has
residential curtilages backing onto the northern
boundary. It forms part of Little Studdridge
Farm.
Site is located at the most southern part of the
built form of the settlement approximately 1km
away from the village centre. Services and
facilities are located on the other side of the
motorway. Site has a weak relationship to the
existing built form.
Commentary

2km buffer zone
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Scheduled ancient
Monument
Historic Parks and
Garden
Grade I and Grade
II* Listed Building
Grade II Listed
Building
Setting of Nationally
Listed Building
Locally Listed
Building
Conservation Area
Geological
Notification Sites
Archaeological
Notification Sites
Land Use
Previous / Current
relevant planning
history
Greenfield or PDL
Agricultural Land
Grade
Minerals and Waste
(Safe guard area or
area of search)
Local Green Space
Designation
Green Space
Designation
Green Infrastructure
corridor
Natural and seminatural green space
Amenity green
space
River Thames
corridor and water
course buffer
Public Rights of
Way
Utilities (High
pressure gas / oil
Pipeline, Water
and sewerage
pipelines,
National grid
transmission

N
N
N
N
N
N
N
N
N
N
GF
N
N

N
N
N
N
N
N
N
N
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lines,
Immovable
electronic
communication)
Land safeguarded
for High Speed 2
Pollution
Noise, Air and
Odour
Access
Are there access
constraints?

N
N
N

Site is located along Ibstone Road, where
access could be provided although this may
require road improvements as the road narrow
at this point and does not have a public
footpath.

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village No – Site feels outside of the settlement and
development would be out of character with
character and LCA sub areas, is there
the surrounding area.
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
No.
constraints affecting the deliverability of the
site?
Part 1 Conclusion
The site is poorly related to the existing built form, located beyond the limited of the
settlement. Access to services and facilities are located over 1km from the site, on the
opposite side of the motorway. The site is relatively well contained and has little motorway
noise. Site is not recommended to progress to stage 2.
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Site Reference - SSC0040
Location
Map

Address - Land to the south of
Wormsley Lodge Wellground,
Ibstone

Site Area (ha) 1.46

SSC0035
SSC0036a

SSC0037

SSC0038
SSC0041

SSC0040

Setting
Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland

Site forms the entrance of Wormsley family estate and is
located at the southern boundary of the settlement. It is
largely discounted from the existing built form.
3
Site is located approximately 1.2km away from village centre
and facilities which are located on the opposite side of the
motorway. Site is discounted from the existing village.
Present (Y/N) Commentary
N

No fluvial or surface water flooding.

Y

Approximately a third of site is covered by
Commonhill/Great Woods ancient
woodland.

Nature Reserve
Local Geological Site

N
Y

Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites

N

Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building

SSC0039

N
N
N
Y

Site contains Goosebeck and Cupboard
woods biological and geological site

Site contains Goosebeck and Cupboard
woods biological and geological site

N
N
N
N
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Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade

N

Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N

N
N
N
N
N
GF
3

Further assessment is required to
determine whether the site is grade 3a or
3b.

N
N
N
N
N
N
N
N

N
N
Y

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.

Access currently only available through
private estate. Adequate access is unlikely
to be provided.
No – Site feels outside of the settlement and
development would be out of character with
the surrounding area.
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If no – give reasons.
Initial Planning Assessment
Are there other significant planning
Site contains part of ancient woodland and
constraints affecting the deliverability of the adjoins several significant biological and
site?
geological sites.
Availability
Is the site currently being
N
promoted
Part 1 Conclusion
Site is located within the Chilterns AONB and is contains both ancient woodland and
significant biological and geological sites. Access to the site is restricted due to existing
residential estate. Site is located on the edge of the settlement and feels detached from rest
of built form and local facilities. Site is not recommended to progress to stage 2.
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Site Reference -SSC0041
Location
Map

Address - Wallace Hill Farm,SSC0036b
Site Area (ha) - 1.45
Wellground Stokenchurch

SSC0036a

SSC0038

SSC0041
SSC0040

Setting

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats

Site located at the south end of Stokenchurch, south of the
motorway. It forms a self-contained fenced field located
within the Wallace Hill farm area. Site is discounted from the
built form and does not adjoin any residential development.
3
Site is located 1.2km from the centre of Stokenchurch and
therefore forms a poor relationship to existing services and
facilities.
Present (Y/N) Commentary
Y

Site is in flood zone 1. Across the valley of
the site there is high to medium surface
water flooding.

N

Site adjoins Commonhill/Great Woods on
eastern boundary

N
N
N
N
N

Biodiversity Opportunity Areas N
Biological notification sites
Y

Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden

SSC0039

Site adjoins a Priority Habitat for Lowland
beech and yew woodland along the
western boundary.
Approximately 5% of the site is covered by
Bowley’s Wood biological and geological
site.

N
N
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Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites

N

Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade
Minerals and Waste
(Safe guard area or area of
search)
Local Green Space
Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way

N

Utilities (High pressure gas /
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N

N
N
N
N
Y

Approximately 5% of the site is covered by
Bowley’s Wood biological and geological
site.

N/A
GF
3
N

N
N
N
N
N
N
Y

Public footpath runs along northern
boundary of site

N
N
Y

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village

Access currently only available through
private estate. Adequate access is unlikely
to be provided.
No – Site feels outside of the settlement and
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character and LCA sub areas, is there
development would be out of character with
the surrounding area.
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
No.
constraints affecting the deliverability of the
site?
Availability
Is the site currently being
N
Site identified through by WDC through
promoted
wider sense check.
Conclusions
Site is located within the Chilterns AONB and within an existing residential estate. Site
adjoins ancient woodland and part is covered by a significant biological and geological site.
Site has major contour issues with sharp slopes towards the corner of the site, in addition to
access issues. Site is not recommended to progress to stage 2.
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Site Reference
SSC0043
Location
Map

Address - Land to the rear of
Stokenchurch Business Park,
Ibstone Road

Site Area (ha) – 2.72

SSC0044

SSC0045

SSC0036c
SSC0043
SSC0036b

Setting
SSC0036a

Settlement Tier
Access to services and
facilities/ relationship to
settlement

3
Y

Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of
Conservation
BAP Priority Habitats
Biodiversity Opportunity
Areas
Biological notification

Present (Y/N)

Site is located behind existing
business park, currently
divided between one half for
horse-related uses and the
other for storage of farming
equipment.
Site is located on the south
side of the motorway. Access
to services and facilities in
approximately 1km away and
therefore relatively limited.
Commentary

N
N
N
N
N
Y

Within 2km buffer zone

N
N
N
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SSC0035

sites
Heritage and Archaeology
Scheduled ancient
Monument
Historic Parks and
Garden
Grade I and Grade II*
Listed Building
Grade II Listed Building
Setting of Nationally
Listed Building
Locally Listed Building
Conservation Area
Geological Notification
Sites
Archaeological
Notification Sites
Land Use
Previous / Current
relevant planning history

N
N
N
N
N
N
N
N
N
Y

Greenfield or PDL
Agricultural Land Grade
Minerals and Waste
(Safe guard area or area
of search)
Local Green Space
Designation
Green Space
Designation
Green Infrastructure
corridor
Natural and semi-natural
green space
Amenity green space
River Thames corridor
and water course buffer
Public Rights of Way

Y
N
N

Utilities (High pressure
gas / oil
Pipeline, Water and
sewerage pipelines,
National grid

N

Three previous planning
applications (99/06369/FUL,
99/06969/FUL and
05/06981/CLE) for erection
of stables, hay-store and
tack room; siting of caravan;
Continued use of land for
keeping of animals and
storage yard (current use)
Part of site contains stables

N
N
N

N
N
Y

PRoW runs along southern
boundary
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transmission lines,
Immovable
electronic
communication)
Land safeguarded for
High Speed 2
Pollution
Noise, Air and Odour
Access
Are there access
constraints?

N
Y

Significant motorway noise
present on the site

Y

No existing access but could
be provided through existing
business park.

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village Yes – detailed landscape assessment required
character and LCA sub areas, is there
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
No
constraints affecting the deliverability of the
site?
Availability
Is the site currently
N
being promoted
Part 1 Conclusion
The site is poorly related to existing residential development and not closely located to
existing services and facilities on the northern side of the motorway. The site also has
significant noise constraints from the M40. However the site adjoins an existing employment
site which has been identified for expansion (See Commercial Sites Assessment report4). On
this basis the site could be used to expand the existing employment area but is not
recommended for residential development. Site recommended to progress to Part 2 for
employment development.

4

Wycombe Commercial Assessment (Feb 2016)
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Site Reference - SSC0044
Location
Map

Address - Land to the west of
Tower Farm, Oxford Road,
Stokenchurch

Site Area (ha) 6.19

SSC0044

SSC0045

Setting

SSC0036c

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone
Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building

Site is a large agricultural
field to the west of the settlement
SSC0043
which forms part of the wider countryside. Stokenchurch dog
rescue home isSSC0036b
located on the eastern boundary.
3
Site is located approximately 1km from the centre of
Stokenchurch and public facilities. The location has a rural
setting and is disconnected from the existing village.
Present (Y/N) Commentary
N

Low surface water flooding in small area of
site

N
N
N
N
N

Site is located within 500m buffer of Aston
Rowant Woods

N
N
N
N
N
N
N
N
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Locally Listed Building
N
Conservation Area
N
Geological Notification Sites
N
Archaeological Notification
N
Sites
Land Use
Previous / Current relevant
N/A
planning history
Greenfield or PDL
GF
Agricultural Land Grade
3
Minerals and Waste
N
(Safe guard area or area of
search)
Local Green Space
N
Designation
Green Space Designation
N
Green Infrastructure corridor
N
Natural and semi-natural
N
green space
Amenity green space
N
River Thames corridor and
N
water course buffer
Public Rights of Way
N
Utilities (High pressure gas /
N
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic
communication)
Land safeguarded for High
N
Speed 2
Pollution
Noise, Air and Odour
Y
Access
Are there access constraints? Y
Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
constraints affecting the deliverability of the
site?
Availability

Site adjoins dog rescue centre

Motorway noise present on site
Good access available from A40.
No – Northern landscape sub-area was not
advised, there are long distance views towards
rolling Chiltern Hill and woodland towards the
north of the site.

No
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Is the site currently being
N
Site identified by WDC through Wider
promoted
sense check.
Part 1 Conclusion
Site is poorly located to the existing village and does not adjoining any existing residential
development. Although on the north side of the motorway, local services and facilities are
nearly 1km away. The site has long distance views and is not visually well contained within
the landscape. It is a large site which does not have any natural scope for a smaller part to be
development. It would therefore be major development within the AONB. The site also has
constraints from motorway noise even though the A40 site between the site and the M40.
Site is not recommended to progress to Part 2.
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Site Reference - SSC0045
Location
Map

Address - Land to the east of Tower
Farm, Oxford Road, Stokenchurch

Site Area (ha) 4.13

SSC0044

SSC0045
SSC0034

SSC0043

Setting

SSC0036a

Settlement Tier
Access to services and
facilities/ relationship to
settlement
Suitability
Flooding
Flood Zone

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats
Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed

Site forms a large open field fronting the A40 and forms part
of the wider countryside. It has a rural character although
closely located to the M40. Site has a poor relationship to
the existing built form, it does not adjoin any residential
development. Wood Farm is location on the eastern
boundary.
3
Site is located approximately 0.7km from the centre of
Stokenchurch where public facilities and amenities are
located.
Present (Y/N) Commentary
Y

Site within flood zone one with a small
pocket of low risk surface water flooding in
northern part of site.

N
N
N
N
N

Site is located within 500m buffer of Aston
Rowant Woods

N
N
N
N
N
N
N
N
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Building
Locally Listed Building
N
Conservation Area
N
Geological Notification Sites
N
Archaeological Notification
N
Sites
Land Use
Previous / Current relevant
N/A
planning history
Greenfield or PDL
GF
Agricultural Land Grade
3
Minerals and Waste
N
(Safe guard area or area of
search)
Local Green Space
N
Designation
Green Space Designation
N
Green Infrastructure corridor
N
Natural and semi-natural
N
green space
Amenity green space
N
River Thames corridor and
N
water course buffer
Public Rights of Way
N
Utilities (High pressure gas /
Y
oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable
electronic
communication)
Land safeguarded for High
N
Speed 2
Pollution
Noise, Air and Odour
Y
Access
Are there access constraints? N
Other Constraints
Y
Initial Landscape Scoping
Considering the landscape advice on village
character and LCA sub areas, is there
provisional capacity for development (yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning constraints
affecting the deliverability of the site?
Availability
Is the site currently being
N

Several pylons and telegraph poles cross
the site.

Motorway noise present on site

No – Northern landscape sub-area was not
advised, the site slopes away to the north
leaving the site exposed with long distance
landscape views towards the north. The
site is not visually well contained.

No
Site identified through wider sense check.
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promoted
Conclusions
Site is poorly related to the existing built form. Site is rural in character and forms a large
parcel of land. There is no natural sub-division to create a smaller site area. Development is
likely to be major development in the AONB. Site is also within a 500m buffer of a Special
Area of Conservation. Site has long distance landscape views and steep slopes which leave
the site exposed. Motorway noise is also present on the site due to close proximity to the
motorway. Site is not recommended for progression to Part 2.
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SSC0034

Site Reference SSC0046
Location
Map

Address - Land between Coopers
Court Farm and M40

SSC0046

SSC0035

Setting

SSC0037

Settlement Tier
Access to services and
facilities/ relationship to
settlement

3

Suitability
Flooding
Flood Zone

Present (Y/N)

Biodiversity and Ecology
Ancient Woodland
Nature Reserve
Local Geological Site
Site of Special Scientific
Interest
Special Area of Conservation
BAP Priority Habitats

Site Area (Ha) –
0.84

N

Site is located to the
south of the M40
motorway. It adjoins
SSC0035 and feels
like a continuation of
its setting although
more detached from
existing built form.
Site adjoins Coopers
Court Farm on the
eastern boundary.
Site does not
currently adjoin any
existing residential
development.
Site is located
approximately 0.4km
away from village
centre where public
facilities and
amenities are
located. There is
potential to connect
to footbridge which
would enable easier
connection to rest of
settlement.
Commentary
There is no fluvial
or surface water
flooding.

N
N
N
N
Y
N

2km buffer zone
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Biodiversity Opportunity Areas
Biological notification sites
Heritage and Archaeology
Scheduled ancient Monument
Historic Parks and Garden
Grade I and Grade II* Listed
Building
Grade II Listed Building
Setting of Nationally Listed
Building
Locally Listed Building
Conservation Area
Geological Notification Sites
Archaeological Notification
Sites
Land Use
Previous / Current relevant
planning history
Greenfield or PDL
Agricultural Land Grade
Minerals and Waste
(Safe guard area or area of
search)
Local Green Space Designation
Green Space Designation
Green Infrastructure corridor
Natural and semi-natural green
space
Amenity green space
River Thames corridor and
water course buffer
Public Rights of Way
Utilities (High pressure gas / oil
Pipeline, Water and
sewerage pipelines,
National grid transmission
lines, Immovable electronic
communication)
Land safeguarded for High
Speed 2
Pollution
Noise, Air and Odour
Access
Are there access constraints?

N
N
N
N
N
N
N
N
N
N
N
N
GF
N
N

N
N
N
N
N
N
N
Y

Telegraph poles run
diagonally through
site (including
adjacent SSC0035)

N
N

Significant constraint
from M40 motorway
noise

Y

No current vehicular
access to the site,
this would be
dependent on
gaining access
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through SSC0035.
Pedestrian access
could be provided to
the footbridge
crossing the M40.

Other Constraints
N
Initial Landscape Scoping
Considering the landscape advice on village No – Site is poorly related to the village.
character and LCA sub areas, is there
provisional capacity for development
(yes/no).
If yes – detailed landscape assessment
required.
If no – give reasons.
Initial Planning Assessment
Are there other significant planning
No
constraints affecting the deliverability of the
site?
Availability
Is the site currently being
N
Site identified through wider sense check.
promoted?
Part 1 Conclusion
Site is disconnected from the built form and poorly related to the village due to the M40
motorway providing a significant barrier. The M40 also results in major noise pollution which
there are unlikely to be satisfactory mitigation measures to address this issue due to the size
of the site. Site is also currently inaccessible by vehicular access. Site is not recommended to
progress to Part 2.
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