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Non-Technical Summary
What is Sustainability Appraisal?
1. A Sustainability Appraisal (SA) is being carried out alongside the preparation
of the New Local Plan for Wycombe District. This will set out a development
plan for the District for the period 2013 – 2033. This Plan will help to shape
the District’s growth strategy for the coming years. The Plan will set out where
houses and places of work will be located and set standards for new
development. SA is a statutory process incorporating Strategic Environmental
Assessment (see European Union Strategic Environmental Assessment
(SEA) Directive). This report does not constitute an Environmental Report
under the SEA Directive; this will be produced later in the plan-making
process.
2. SA is used to assess local plans against a set of sustainability objectives
developed in consultation with stakeholders. This assessment helps Local
Planning Authorities identify the relative environmental, social and economic
performance of possible Strategic Growth Options, Policy Options and
Individual Site Options, and to evaluate which of these may be most
sustainable.
3. This document has been prepared to appraise the reasonable alternatives
identified by Wycombe District Council (WDC) that are relevant to the
preparation of the Plan. This report also assesses the preferred sites included
in the Draft New Local Plan. It constitutes one type of SA report that will be
prepared during the preparation of the Plan. Other SA report types include the
Scoping Report and SA Reports to accompany later versions of the Plan.
Purpose and content of this Sustainability Appraisal Report
4. The purpose of this SA Report is to:
 Identify, describe and evaluate the likely significant effects of the New local
Plan and its reasonable alternatives; and
 Provide an early and effective opportunity for statutory consultees,
interested parties and the public to offer views on any aspect of the SA
process, which has been carried out to date.
5. This SA Report contains:
 Details of the methodology used to assess the Plan;
 The SA Framework of objectives and indicators against which the Plan
has been assessed;
 The appraisal of alternative Strategic Growth Options for the Plan;
 The appraisal of Individual Site Options for the Plan;
 The likely significant effects of the Plan in sustainability terms; and
 The next steps for the SA.
Scoping Stage of the SA
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6. In October 2013 the Council published the SA Scoping Report which was the
first stage of the plan preparation and sustainability appraisal process. This
set out the methodology for the SA and scope and level of detail to be
included in the SA Report which will be published at the end of the plan
preparation process.
Assessment of Reasonable Alternatives
7. The plan making process involves the consideration of options, in terms of
quantum of development and strategic locations and individual sites for
development; these can be thought of as reasonable alternatives. The report
assesses different levels of development for homes, travellers and jobs; it
then assesses options for the distribution of development across the District,
followed by assessments of individual sites.
Assessment of Strategic Options
8. In terms of the number of homes all the options have negative effects in terms
of environmental objectives due primarily for the need to accommodate a
large proportion of the new homes on greenfield sites. In relation to meeting
the needs for travellers two options are considered; meeting only the needs of
those who travel, and the needs of those who travel and those who do not.
The second option had significant environmental and social effects. In relation
to jobs three different options were tested, options B and C having significant
negative environmental and economic effects.
9. The assessment of different spatial options considers locations for housing,
employment and retail development. On the whole there is a mixed impact for
all the spatial options for housing distribution apart from the focus on transport
network locations and a new settlement, which both have significant negative
impacts on environmental and social objectives. The assessment of the
specific locations shows that focussing development on the smaller towns has
significant negative effects1. The options for the distribution of employment
development all have significant negative environmental effects as there is a
need for greenfield land, but the High Wycombe and Marlow options have
fewer significant effects than Princes Risborough. The assessment of meeting
needs for retail and leisure have significant positive effects when focussed on
existing town centres as opposed to outside of town centres.
Limitations and assumptions
10. This is a high level assessment of development quantums and spatial options
it also assesses the sites proposed in the plan and should be read in
conjunction with the evidence base documents. At this stage it does not
assess the detailed development management policies or provide an overall
appraisal of the plan. These will be included in updates to this report and as
part of the final SA report at the Regulation 19 publication stage.

1

Excluding Princes Risborough which has been assessed separately
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Next Steps
11. This SA Report will be subject to a period of consultation, in order to allow
stakeholders an opportunity to comment on it. Any responses to this
consultation will be considered in the following stages of the SA.
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1. Introduction
1.1 Wycombe District Council is currently preparing a new Local Plan, the
Wycombe District Local Plan (WDLP), which will set out policies and
proposals to address the District’s growth needs for the period 2013-33. The
plan is being prepared under the Planning and Compulsory Purchase Act
(2004, as amended) and the Town and Country Planning (Local Planning)
(England) Regulations 2012, will, once adopted, have the status of a Local
Plan (previously referred to as a Development Plan Document). As such, it
will form a key part of the Council’s development plan, and will constitute the
prime consideration when determining planning applications.
1.2 The preparation of the WDLP must be carried out in parallel with a
Sustainability Appraisal, under the National Planning Policy Framework, and
incorporating a Strategic Environmental Assessment (SEA), under the
European Strategic Environmental Assessment Directive (2001/42/EC). This
is because the directive states that an environmental assessment must be
carried out to inform the preparation of Local Development Plans (Local
Plans) because they are likely to have significant environmental effects .
Sustainability appraisal ensures that potential significant environmental
effects are given full consideration alongside social and economic effects.
1.3 This document outlines the approach and findings of the sustainability
appraisal (SA) work carried out in preparing the draft New Local Plan. This is
a non-statutory consultation stage and is intended to give the community the
opportunity to comment on the draft plan before it is published. It offers the
District Council the opportunity to show how it proposes to take forward the
options consulted on in 2014 as well as exposing new supporting evidence
to public scrutiny.
1.4 This report is a draft report and we would welcome your comments on the
findings to date. Please send your comments by 22nd August 2016 to:
Email: newlocalplan@wycombe.gov.uk
By post to:
Planning Policy Team
Wycombe District Council
Council Offices
Queen Victoria Road
High Wycombe
Bucks HP11 1BB
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Sustainability Appraisal
1.5 The SA Scoping Report, published in October 2013, was the first stage of
the plan preparation and sustainability appraisal process. This set out the
methodology for the SA and scope and level of detail to be included in the
SA Report which will be published at the end of the plan preparation
process.
1.6 The Scoping Report sets out a
 portrait of the social, economic and environmental characteristics of
Wycombe District;
 identifies the key sustainability issues facing Wycombe District; and
 sets out the framework which is the basis for the Sustainability Appraisal
of the WDLP.
1.7 This draft SA is informed by the Scoping Report as well as national policy
and guidance and the various technical reports which have been produced
as part of the plan-making process (all of which will be listed in the final
version of the SA Report).
1.8 Carrying out the SA is an on-going process throughout the preparation of the
plan. Feedback from this current consultation stage of the Plan will be fed
into subsequent iterations. Subsequent versions will also be further
informed by the outcomes of this appraisal and refined options and plans.
The Wycombe District Local Plan
1.9 Following the revocation of the South East Plan2 and in line with the
requirements of the National Planning Policy Framework, the WDLP sets
locally-derived housing targets for Wycombe District and sub-areas as
appropriate, incorporating strategic and other housing allocations, and
addressing the need for and allocation of employment land. It also includes
the need for new pitches for gypsies and travellers in the District, and sets
out allocations for other forms of development which may be needed in the
plan period.
1.10 In short, the WDLP is setting out the scale and direction of growth in the
District up to 2033, replacing the existing adopted Wycombe Core Strategy
(adopted 2008) and remaining saved policies from the current Wycombe
District Local Plan (adopted 2004). It also includes a range of detailed
development management policies.

2

The Plan was fully revoked with the exception of one policy that does not impact on Wycombe
District
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1.11 The Council is also in the process of producing an Area Action Plan for the
expansion of Princes Risborough which has been subject to a draft
consultation stage as well as having had a separate SA undertaken, as such
it is not appraised in this report3.
1.12 The plan is not intended to be a Core Strategy, or a Site Allocations
document: it is both. The WDLP will cover strategic objectives and the
means for delivering these objectives, incorporating topic policies and site
allocations.
1.13 The only area which the WDLP is not covering is that covered by the
Delivery and Site Allocations Plan, which covers proposals for the District’s
town centres and other development management topic policies. The DSA
Plan was adopted by WDC in July 2013. It is therefore intended that the
WDLP will sit alongside the DSA Plan, only replacing parts of it if national
policy has changed such that any parts of the DSA need replacing, when
adopted.
1.14 As local plans prepared are long-term strategic plans, it is too early to
definitively appraise their effects on sustainability objectives. However, the
monitoring of the impacts of such plans will be an on-going exercise, and the
objectives which the SA incorporated for these plans forms the starting point
for the new SA Framework, although the latter is comprehensively modified
to reflect the different context, and to reflect evolving methodological trends
in the SA process.
The SA Process and the SEA Directive
1.15 The Sustainability Appraisal (SA) process is a way of ensuring that all plans
and programmes which relate to land use issues are compatible with the
aims of sustainable development. It is a requirement of the Planning and
Compulsory Purchase Act 2004 and of the National Planning Policy
Framework, which states that SA should be an “integral part of the plan
production process”. Consequently, the Wycombe District Local Plan
(WDLP) is required to be subject to this process.
1.16 The appraisal is carried out through an evaluation of the social,
environmental and economic implications of emerging plans, to ensure that
their objectives and policies are in accordance with the underlying principles
of sustainable development. As set out in the UK Sustainable Development
Strategy, these principles are:


Living within Environmental Limits;

3

https://www.wycombe.gov.uk/pages/Planning-and-building-control/New-local-plan/PrincesRisborough-town-plan.aspx.
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Ensuring a strong, healthy and just society;



Achieving a sustainable economy;



Promoting good governance; and



Using sound science responsibly.

1.17 The origins of the SA process lie with the European Strategic Environmental
Assessment (SEA) Directive, which acts to ensure that all plans/policies with
land use implications take into consideration environmental issues. Through
the Directive, an environmental assessment is formally required for all plans
and programmes which are likely to have significant effects on the
environment. Again, this means the WDLP is required to undergo this
process.
1.18 The procedure required by the Directive comprises:


Preparation of an Environmental Report on the likely significant effects of
the draft plan or programme;



Carrying out consultation on the draft plan or programme and
accompanying Environmental Report;



Taking into account the Environmental Report and the results of
consultation in decision-making; and



Providing information when the plan or programme is adopted and
showing how the results of the environmental assessment have been
taken into account.

1.19 Although the requirement to carry out both an SA and SEA is mandatory, it is
possible to satisfy the requirements of both pieces of legislation through a
single appraisal process, and government guidance illustrates how the two
processes can be integrated into one for the purposes of plan-making. The
final output of the process is a combined SA and SEA ‘Environmental
Report’ which meets the regulatory requirements for SA and SEA.
1.20 In carrying out the SA of the Wycombe District Local Plan, the Council has
sought to follow the method set out in government guidance.
1.21 The SA is integrated into the plan preparation process, and will help inform
decision-making with regard to the WDLP. The SA process will follow the
requirements of the SEA Directive (which are also the requirements which
are listed in Schedule 2 of the SEA Regulations 2004).
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2. Methodology
What is being appraised?
Reasonable Alternatives
2.1 The SEA directive requires that the likely significant affects and reasonable
alternatives are appraised when assessing the local plan. The alternatives
are assessed against the objectives identified in the sustainability framework
using the appraisal criteria as outlined in the SA Scoping Report, and
presented here below.
2.2 The reasonable alternatives are grouped under various strategic issues
(such as how many homes to build or where to build new homes. At this
stage only the strategic options and proposed allocations are being
appraised; development management policies will be appraised and
reported at the publication stage of the plan.
2.3 The reasonable alternatives have been identified on the following basis:
i.

That it is a deliverable option,

ii.

That it is supported by evidence base , or,

iii.

Has been promoted as a development option.

2.4 Each site appraisal sets out what the reasonable alternatives are that have
been appraised and identifies where an alternative has been ruled out.
2.5 Where an option is shown to be a reasonable alternative then it has been
subjected to a full appraisal, under the terms of the SEA Directive. If there is
no realistic chance of an option being delivered or that an option is
supported by the evidence base then it has not been appraised.
How have the appraisals been carried out?
2.6 The approach to assessment uses geographic information, the SA
Framework and established standards (where available) to help make the
assessment decisions transparent and robust.
2.7 All options have been assessed against the SA Framework (see Appendix A).
The SA Framework is composed of objectives and decision-making criteria.
Acting as yardsticks of sustainability performance, the SA designed to
represent the topics identified in Annex 1(f) 2 of the Directive. Including the
SEA topics in the SA objectives helps ensure that all of the environmental
criteria of the SEA Directive are included. Consequently, the 15 SA
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Objectives seek to reflect all subject areas to ensure the assessment process
is transparent, robust and thorough.
2.8 To expand on the central focus of each SA objective (as they are high level
and potentially open-ended) the SA Framework includes a series of questions
or ‘decision making criteria’ for use when applying the SA Framework to the
assessment of the options. These criteria have been modified compared to
the 2014 report to make them more appropriate and focussed for assessing
site specific allocations/proposals. The revised criteria are set out in appendix
B.
Appraisal process
2.2 The appraisal process has used the SA Framework, the review of plans,
programmes and policies and the baseline (including various mapped data
sources), as presented in the SA Scoping Report, to assess each site.
2.3 Assessments have been undertaken using this empirical evidence and, to a
lesser extent, expert judgement.
2.4 For each strategic option, an appraisal is made of the significant effects, for
each of the sites an appraisal is made of the significant effects without any
mitigation, but if the significant effects can be mitigated for then a further
appraisal is made of an option incorporating that mitigation. This is likely to
be in relation to physical constraints within or directly adjacent to a site such
as biodiversity designations or flood risk areas, which could be
accommodated within a development by limiting the scale or extent of the
site that is developed. This does not apply to issues such as transport
mitigation which on the whole will be offsite measures.
2.5 In relation to the smaller sites there are unlikely to be significant
environmental effects due to the fact that they are smaller sites with low
levels of development, for these sites effects in general have been identified.
2.6 Assessment is made of each option on the grounds of: the likelihood of the
effect, the scale of the effect, whether it is temporary/permanent, and
whether it would be a short, medium or long-term effect. The assessment
also considers the likelihood, the scale and timing of impacts as well as
significance.
2.7 The objectives are summarised under environmental, economic and social
sub-headings and are set out in detail in Appendix A. Colour coding is used
to highlight, neutral and positive effects of each option, alongside symbols (+
for positive effects, 0 for neutral effects and – for negative effects.
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++

+

0

-

--

?

Very Positive

Positive

Neutral

Negative

Very Negative

Unknown

2.8 Therefore these scores should always be read in conjunction with the
commentary for each option. It is this commentary on the options which
provides a fuller insight into the anticipated potential effects from
implementation of the options as well as the scope for mitigation
measures under each option.
2.9 Significant effects are indicated by a ++ or a --, and this is also highlighted in
the commentary.
2.10 Inclusion of options or otherwise has been informed by a range of studies
carried out by or for the Council to inform the plan-making process. These
include studies into the economic and housing needs for the district, green
belt assessment, AONB assessment, transport modelling and also
assessments of the landscape, ecological and environmental impacts of
development at key sites. Outcomes of these studies can suggest if an
option should or should not be assessed further and the studies have also
been used to inform the appraisal process itself.
2.11 The following lists present an outline of the strategic issues subject to SA at
this stage, and the various alternatives considered for appraisal under each
issue. For some of the options, it has been considered that they do not
constitute reasonable alternatives. This can be for various reasons,
including that government policy means that the options should not be
proceeded with, or that the evidence base indicates that the option is
not a realistic one. Where this is the case, it has been flagged up in
brackets in the list at the beginning of section 4, and the reasons given in
more detail in the individual SA templates in section 5.
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3 Key Issues for the District
3.2 The Scoping Report identified a number of environmental, social and
economic issues and those that were of key relevance to the WDLP. These
were derived from the context review and baseline information analyses
outlined in the Scoping Report. The table below summarises these issues,
which are presented here under the headings of economic, social and
environmental issues.
Table 1: Sustainability Issues in Wycombe District
Environmental Issues
1

A large proportion of land in the District is protected by statutory landscape
and other designations (including the Chilterns Area of Outstanding Natural
Beauty and Metropolitan Green Belt), and therefore it is important that
measures to conserve and enhance these assets are effective.

2

There are a large number of listed buildings, conservation areas and other
features of historic and archaeological importance in the District, and
therefore it is important that measures to protect these heritage assets are
effective.

3

The extent of carbon emissions means that the need to deliver new
development in as sustainable way as possible taking into account the
effects of climate change and minimising contribution to further climate
change is a key consideration.

4

The high reliance on car journeys indicates a need for a reduction in the
dominance of car journeys for short journeys and improving sustainable
transport connections for rural areas.

5

Given the ongoing incidences of air pollution at particular locations in the
District, the need to improve air quality, especially in some parts of High
Wycombe and areas adjacent to the M40 Motorway, remains a key issue.

6

The extent of road and aircraft noise in certain locations in the District
means that the need to address impacts on tranquillity is a key issue.

7

The need to support and enhance the role and importance of Green
Infrastructure across the District, to deliver a range of ecosystem services,
including assisting healthy lifestyles and enhancing biodiversity.

8

Recent flooding incidences, including the summer 2007 floods, mean that
flooding is a key issue in the District. This is due both to the extent of the
floodplain, particularly in the River Thames floodplain, and the fact that, in
14

Wycombe District, fluvial and groundwater issues are closely connected,
due to the chalk aquifers feeding the watercourses. Surface water runoff
and sewer flooding also represent potential risks, and therefore the need for
suitable and robust drainage and sewerage infrastructure is also a key
issue.
9

The need for an improvement of water quality to meet Water Framework
Directive standards and fulfil the actions in the River Thames Basin
Management Plan is a key issue. This includes the requirement to reach a
good ecological value (measured by Good Ecological Status or Good
Ecological Potential) and encompasses the quality of physical habitat and
its riparian corridor as well as the water quantity and quality that help them
to function. It also includes the need to protect groundwater quality by
applying restrictions which apply to development within a Source Protection
Zone 1 (SPZ1) and the need for protection measures during development
to avoid polluting the underlying aquifer.

10 The need to ensure that new development protects and enhances local,
national and international sites of importance to biodiversity (e.g. SAC,
SSSI, LWC, Nature Reserves) and non-statutory designations for nature
conservation and protects identified habitats and species, with no net loss
to biodiversity; and where possible results in biodiversity gain.
11 There is a high degree of concern amongst stakeholders and the public
about infrastructure provision generally, and the transport network in
particular. Therefore this will need to be a key consideration when
assessing development options in terms of assessing the provision of
transport infrastructure in the area, and the impact on traffic congestion,
particularly at existing hotspots, together with any opportunities to mitigate
these problems or to enhance the existing level of transport and
infrastructure provision.
12 There is a high level of support amongst stakeholders and the public for
prioritising the redevelopment of brownfield sites over the development of
greenfield sites. This will therefore be a key issue to consider as part of the
plan preparation process.
Social Issues
13 Affordability continues to be an issue, and the provision of affordable
housing remains a high priority for the District. Much of the priority is for
family-sized accommodation.
14 Whilst the quantum of housing completions has been high in recent years,
continued delivery of new housing is required to cater for a rising population
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and increasing number of households
15 There is an ageing population in the District, indicating that specific forms of
housing will need to be provided to cater for this need.
16 Whilst there are some family-owned gypsy and traveller pitches in the
District, more need to be provided to cater for identified need.
17 Whilst the economic picture of the District as a whole is better than the
regional average, pockets of deprivation exist, especially within parts of
High Wycombe.
18 There is an issue of declining services and poor public transport in the rural
areas of the District.
19 The need to improve connectivity between different areas of the District,
and between the District and other areas such as the Thames Valley and
Milton Keynes.
20 The need to maintain and improve accessibility of communities to key
services and facilities is seen as a key issue.
21 There is a high level of concern amongst key stakeholders and the public
over the impact of development on local communities.
Economic Issues
22 The number of jobs in the District has fallen not just since the onset of the
global downturn but also before. There is therefore an important issue
about how sustainable economic growth is delivered, and the economic and
employment base of the District strengthened given the loss of jobs over
recent years.
23 Whilst the unemployment rate in the District has fallen slightly since 2009, it
is still higher than at pre-downturn levels. Therefore, the retention of
existing businesses in a range of sectors will be a key issue, particularly in
the targeted growth sectors.
24 The District contains a highly skilled workforce, but manufacturing
employment is in steady decline. The need to retain a broad base of
business and employment, to offer a range of posts for job-seekers, is a
key issue.
25 The need to protect and promote the District’s retail economy and town
centres, by ensuring a supply of sites for the projected growth of retail
spending whilst protecting and enhancing the District’s town centres.
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26 The need to regenerate High Wycombe town centre by reducing the
quantum of empty shops in the centre and promoting regeneration of key
sites and improving the environmental quality of the town centre and
delivering the High Wycombe Town Centre Masterplan.
27 Attracting more inward investment into the District is seen as a key
objective by stakeholders, to assist with economic growth efforts.
28 Maintaining a healthy rural economy is seen as a key issue in the District’s
large rural areas.

3.3 Drawing on the issues identified in the Scoping Report, a framework was
drawn up, which reflected the various Sustainability Objectives identified.
The table below outlines these objectives and accompanying indicators and
criteria; these cover the three aspects of Sustainability Appraisal:
environmental, social and economic impacts.
Next steps

3.4 This report along with feedback on this report and wider feedback from the
New Local Plan options consultation will inform the future draft New Local
Plan. In turn the SA will evolve to appraise the emerging plan as a whole as
well as the likely effects of individual options be they strategic or site based.
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4. Strategic Option Appraisals
Introduction
This section sets out the appraisal of the strategic options for the Plan. This is done in 2 sections:
Section 1 – Options for the Quantum of Development – i.e. assessing how much development should be provided in the
District.
Section 2 – Options for the Distribution of Development across the District.
In 2014 the Initial Sustainability Appraisal of Strategic Options undertook an initial appraisal of the strategic options. This is now
updated in this section, taking account of new information such as revised information on housing and economic needs. The
options are briefly set out and explained, and where necessary an explanation is set out for why other options have not been
assessed.

4.1 Appraisal of Development Quanta
This section is divided into 3 parts:
Part 1 – How many homes?
Part 2 – Providing for Travellers
Part 3 – How many jobs?

18

4.2 How Many Homes?
The Initial Sustainability of Strategic Options (February 2014) assessed a number of strategic options for the number of homes that
could be provided in the District. These were based primarily around a number of scenarios in the draft Strategic Housing Market
Assessment (January 2014) for what the likely objectively assessed housing need for the District might be. The options tested
were:


A: 9,600 – 10,000 total homes (480 - 500 d.p.a)



B: 10,900 total homes (545 d.p.a.)



C: 12,200 total homes (610 d.p.a.)



D: 14,300 total homes (715 d.p.a.)



E: 15,100 total homes (755 dpa)



F: 22,100 total homes (1,105 dpa)

And the following options were not tested as they were not considered to be reasonable alternatives


G: Affordable Housing Led Scenario - 26,000 total homes (1,300 d.p.a.) (not a reasonable alternative)



H: Employment forecast-led housing scenario (not a reasonable alternative)



I: Zero Migration(not a reasonable alternative)



J: Core Strategy based target (not a reasonable alternative)

Since then the Council, working with the other Buckinghamshire Districts have published updated assessments of the objectively
assessed housing needs in the Draft Buckinghamshire Housing and Economic Development Needs Assessment (January 2016).
19

The Council has also been working with the other Buckinghamshire authorities to consider how best to meet needs across the
housing market area. In the light of these updates the options set out below include the options that have been assessed and also
options that have not been assessed and the reasons for not assessing them.


Summary of potential options and reasons for selections for full appraisal

Code

Option

A

9,600 – 10,000 total homes (480 500 d.p.a)

B

12,200 total homes (610 d.p.a.)

C

14,300 total homes (715 d.p.a.)

Description of nature and characteristics of option. Where appropriate,
including reason for selecting (for full appraisal) or rejecting option
This option is based on migration trends during the period 2001-6 as set out in the
draft SHMA in 2014 and was tested in the initial sustainability appraisal. This
housing target would represent an increase of around 80-100 dwellings per
annum (dpa) over the existing Core Strategy housing target. It also, at the upper
end of 10,000 homes, reflects the level of housing consulted on in the Draft Local
Plan (June 2016). Under this target, the Reserve Locations and significant
amounts of other greenfield land, including some land identified from the Green
Belt review, would need to be used for development.
This option is based on migration trends during the period 2006-11 when
migration levels were at their highest, as set out in the draft SHMA in 2014. It
represents the upper end of the OAN identified in the draft SHMA. It also broadly
equates to the level of housing identified by the demographic projections set out in
the Bucks HEDNA excluding the uplift for market signals. This housing target
would represent an increase of around 210 dpa over the existing Core Strategy
target. Under this option the Reserve Locations and very significant amounts of
other greenfield land would need to be used for development.
This option is also based on migration rates during the period 2006-11 as set out
in the draft SHMA (2014) but uses older (but higher) household formation rates
(from 2008). It approaches the OAN in the newer draft HEDNA and would broadly
match housing growth and job growth in the HEDNA, but not make full allowance
for uplift for market signals. This option would deliver the same increase in labour
supply as Option C as it is based on the same population increase. This housing
target would represent an increase of around 315 dpa over the existing Core
Strategy target. Under this option, the Reserve Locations and very significant
20

amounts of other greenfield land would need to be used for development.
D
15,100 total homes (755 dpa)
This is the objectively assessed housing need (OAN) identified in the draft Bucks
HEDNA (Jan 2016), incorporating an uplift for market signals. Under this option,
the Reserve Locations and very significant amounts of other greenfield land would
need to be used for development.
E
22,100 total homes (1,105 dpa)
This is the objectively assessed housing need (OAN) identified in the draft Bucks
HEDNA (Jan 2016) and includes an additional 7,000 homes to take account of
potential unmet housing need in Chiltern and South Bucks Districts who have
indicated that they may have unmet needs. Under this option, the Reserve
Locations and very significant amounts of other greenfield land would need to be
used for development.
Options not tested as they are not considered to be reasonable alternatives
F

26,000 total homes (1,300 d.p.a.)

This option is based on providing full affordable housing provision, based on the
affordable housing need identified in the draft SHMA (2014). It would mean that
the full affordable housing requirement would be met via an average of 30%
provision from residential developments without compromising viability,
recognising that some smaller housing schemes may not provide affordable
housing at all. Applying a 30% level of provision may be a cautious approach as
emerging viability evidence suggests that greenfield sites may well be capable of
delivering 40%, and as such this scenario tests an upper end and may need to be
refined. This housing target would represent over three times the annual housing
target in the existing Core Strategy. Under this option, the Reserve Locations and
extremely significant amounts of other greenfield land would need to be used for
development. This option would be consistent with the instruction in the NPPF that
local authorities should meet their objectively-assessed need for market and
affordable housing in full.
However the evidence on affordable housing need has been superseded by the
draft HEDNA which indicates a much lower level of need for affordable housing.
As such this is no longer considered to be a reasonable alternative. This option
has not been assessed further.
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G

Employment forecast-led housing
scenario

H

Housing target based on no
migration (530pa)
Housing Target Based on the
current Core Strategy target (402.5
per year)
10,900 total homes (545 d.p.a.)

I

J

This option would meet housing need associated with the higher job growth
(26,500 jobs growth 2011-31) set out in the PBA Economy Study and Employment
Land Review (2014) based on a positive view of future economic growth. No
detailed modelling of the housing level implied by this level of job growth has been
undertaken but it would result in housing levels well in excess of those set out in
the High Trend (Scenario D) and is likely to be between 2 and 3 times the existing
annual housing target in the Core Strategy. Under this option, the Reserve
Locations and extremely significant amounts of other greenfield land would need
to be used for development. However advice from the Economy Study and
Employment Land Review indicates that the economic forecast on which this
scenario is based is not a realistic scenario in terms of what the commercial
development market is likely to deliver. Subsequent forecasts included in the Draft
HEDNA are much lower than this and confirm the view that this is not a realistic
scenario. Hence this option has not been assessed further.
Not factoring in migration is not realistic, and is not consistent with the NPPF. For
these reasons this option has not been assessed further.
This is not based on any assessment of either housing need or assessment of
capacity and hence is not evidence led. It is therefore not a realistic option and
has not been assessed further.
This option is based on migration trends during the period 2001-11 as set out in
the draft SHMA (2014). It represents the lower end of the range identified as the
OAN in the draft SHMA. This housing target would represent an increase of
around 145dpa over the existing Core Strategy target. Under this option, the
Reserve Locations and very significant amounts of other greenfield land would
need to be used for development. However this option has effectively been
superseded by the draft HEDNA and is also close to Option A, and as such this
option has not been assessed further.
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Scale of Housing Growth – Option A – 9,600 – 10,000
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This option would involve the development of significant amounts of greenfield land whilst still maximising the development of
previously developed land. Whilst the distribution strategy and site specific decisions will ultimately determine the precise extent of
the impacts, it is likely that there will be some impacts, and potentially significant impacts, on biodiversity, landscape/countryside
and heritage and townscape. This could include adverse impacts on biodiversity and geodiversity sites, the landscape including
potentially nationally designated landscapes (i.e. the AONB), and heritage features such as conservation areas and listed building
(or their settings).
National Planning policy seeks to ensure that areas of higher flood risk are avoided, although depending on the distribution strategy
and site specific allocations, it is unlikely that all development could be accommodated in the lower risk flood zones. Avoiding
higher risk zones may put additional pressure for development on other environmentally sensitive areas.
Growth on this scale will lead to increased levels of traffic and associated increased levels of congestion on a network that in many
places is already congested at peak times. This is also likely to have an impact on emissions, both general pollution and carbon
emissions. Some of the growth would have to be in more peripheral locations and this could place a greater burden on transport
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infrastructure. Access to public transport may be more problematic although this will depend on the development strategy and site
choices as well.
Accessibility will largely depend on the distribution and site strategy although development in more peripheral areas may suffer
from poorer access to services and facilities. Growth could impact on community cohesion and identity including the potential for
coalescence, but may assist somewhat with affordability issues thereby helping to address social deprivation. Health benefits could
be both negative in terms of access to the countryside or positive in terms of the potential for new open space/green infrastructure
and other forms of recreation and leisure that could assist with healthy living.
The option delivers housing but at a level well below the objectively assessed housing need and so is less positive in its
contribution to delivering homes and its consequent contribution to the labour supply and related economic benefits. It would also
not help address affordability issues to the same extent as options with higher levels of growth. This level of housing would not
match the anticipated growth in jobs, resulting in additional in-commuting to the District, subject to the strategy for job provision.
Growth would put pressure on the need for additional education and training facilities but this may also provide an opportunity for
new provision.
Housing development will bring construction jobs but these are time limited to the development period of sites. Depending on the
development strategy and approach to site selection, larger sites may have more scope for mixed use development including an
element of employment land or other commercial development with associated job opportunities. Subject to the development
strategy increased population in rural areas can help sustain rural communities and market towns.
There is scope to mitigate environmental impacts to some extent through the choice of development strategy and site choice, and
through the subsequent application of detailed development management policies to help mitigate the impact of development. This
can include through careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through effective
transport mitigation including highway improvements, public transport enhancements to serve sites, and provision of cycleways and
footpaths.
Not meeting full objectively assessed needs for housing could be mitigated to some extent if the unmet need were to be
accommodated within the same housing market area. This would also assist with limiting the degree of additional commuting that
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takes place. Conversely if some of the forecast jobs were also provided elsewhere within the housing market area, this would result
in a more balanced growth scenario within the district and hence help to reduce in-commuting pressures.
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Scale of Housing Growth – Option B – 12,200 homes

+/++

0/?

0/?

+

+

0

15. Business and
economic
development

11. Health

10. Place-making –
Creating Sustainable
Communities
?/-

14. Education, skills
and training

--

13. Levels of
employment

--

12. A strong and
sustainable economy

?

Economic

9. Accessibility

--

8. Population –
Housing

--

7. Transport

4. Water and
Flooding

--

6. Best use of land,
including soil

3. Heritage and
Townscape

--

5. Energy efficiency,
climate change and
waste

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0/+

This option would involve the development of significant amounts of greenfield land whilst still maximising the development of
previously developed land. Whilst the distribution strategy and site specific decisions will ultimately determine the precise extent of
the impacts, it is likely that there will be some significant impacts, including on biodiversity, landscape/countryside and heritage and
townscape. This could include adverse impacts on biodiversity and geodiversity sites, the landscape including potentially nationally
designated landscapes (i.e. the AONB), and heritage features such as conservation areas and listed building (or their settings).
National Planning policy seeks to ensure that areas of higher flood risk are avoided, although depending on the distribution strategy
and site specific allocations, it is unlikely that all development could be accommodated in the lower risk flood zones and thus there
could be significant effects. Avoiding higher risk zones is likely to put additional pressure for development on other environmentally
sensitive areas.
Growth on this scale will lead to much increased levels of traffic and associated increased levels of congestion on a network that in
many places is already congested at peak times. This is also likely to have a significant impact on emissions, both general pollution
and carbon emissions. Some of the growth, more so than lower options, would have to be in more peripheral locations and this is
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likely to place a greater burden on transport infrastructure. Access to public transport may be more problematic although this will
depend on the development strategy and site choices as well.
Accessibility will largely depend on the distribution and site strategy although the increasing reliance on development in more
peripheral areas may suffer from poorer access to services and facilities. Growth could impact on community cohesion and identity
including the potential for coalescence, particularly with increasing levels of coalescence, but may assist somewhat with
affordability issues thereby helping to address social deprivation. Health benefits could be both negative in terms of access to the
countryside or positive in terms of the potential for new open space/green infrastructure and other forms of recreation and leisure
that could assist with healthy living.
The option delivers housing but at a level below the objectively assessed housing need although at a level close to the projected
growth in households (less the uplift for market signals) and so is making a positive contribution to delivering homes and its
consequent contribution to the labour supply and related economic benefits. It would help address affordability issues to some
extent but not fully compared with higher levels of growth. This level of housing would be close to but not fully match the anticipated
growth in jobs, resulting in some additional in-commuting to the District, subject to the strategy for job provision. Growth would put
pressure on the need for additional education and training facilities but this may also provide an opportunity for new provision.
Housing development will bring construction jobs but these are time limited to the development period of sites. Depending on the
development strategy and approach to site selection, larger sites may have more scope for mixed use development including an
element of employment land or other commercial development with associated job opportunities, and this option could result in
more larger sites coming forward. Subject to the development strategy increased population in rural areas can help sustain rural
communities and market towns.
There is scope to mitigate environmental impacts to some extent through the choice of development strategy and site choice, and
through the subsequent application of detailed development management policies to help mitigate the impact of development. This
can include through careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through effective
transport mitigation including highway improvements, public transport enhancements to serve sites, and provision of cycleways and
footpaths.
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Not meeting full objectively assessed needs for housing could be mitigated to some extent if the unmet need were to be
accommodated within the same housing market area. This would also assist with limiting the degree of additional commuting that
takes place although this is less significant in this option. Conversely if a limited number of the forecast jobs were also provided
elsewhere within the housing market area, this would result in a more balanced growth scenario within the district and hence help
to reduce in-commuting pressures.
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Scale of Housing Growth – Option C – 14,300 homes
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This option would involve the development of significant amounts of greenfield land, well in excess of the amount of previously
developed land that would be developed. Whilst the distribution strategy and site specific decisions will ultimately determine the
precise extent of the impacts, it is likely that there will be significant impacts, including on biodiversity, landscape/countryside and
heritage and townscape. This is likely to include adverse impacts on biodiversity and geodiversity sites, the landscape including
potentially nationally designated landscapes (i.e. the AONB), and heritage features such as conservation areas and listed building
(or their settings).
National Planning policy seeks to ensure that areas of higher flood risk are avoided, although depending on the distribution strategy
and site specific allocations, it is unlikely that all development could be accommodated in the lower risk flood zones and thus there
could be significant effects. Avoiding higher risk zones is likely to put additional pressure for development on other environmentally
sensitive areas.
Growth on this scale will lead to much increased levels of traffic and associated increased levels of congestion on a network that in
many places is already congested at peak times. This is also likely to have a significant impact on emissions, both general pollution
and carbon emissions. A significant proportion of the growth, more so than lower options, would have to be in more peripheral
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locations and this is likely to place a greater burden on transport infrastructure. Access to public transport may be more problematic
although this will depend on the development strategy and site choices as well.
Accessibility will largely depend on the distribution and site strategy although the increased reliance on development in more
peripheral areas in this option may mean some of the growth will suffer from poorer access to services and facilities. Growth could
impact on community cohesion and identity including the potential for coalescence, particularly with increasing levels of
coalescence linked to greater peripheral development, but may assist somewhat with affordability issues thereby helping to address
social deprivation. Health benefits could be both negative in terms of access to the countryside with increased peripheral
development or positive in terms of the potential for new open space/green infrastructure and other forms of recreation and leisure
that could assist with healthy living.
The option delivers housing at a level close to the objectively assessed housing need although and at a level just above the
projected growth in households and so is making a positive contribution to delivering homes and its consequent contribution to the
labour supply and related economic benefits. It would help address affordability issues. This level of housing would be broadly in
balance with the anticipated growth in jobs helping to reduce in or out commuting pressures, subject to the strategy for job
provision. Growth would put pressure on the need for additional education and training facilities but this may also provide an
opportunity for new provision.
Housing development will bring construction jobs which would be greater at this scale of housing development, but these are time
limited to the development period of sites. Depending on the development strategy and approach to site selection, larger sites may
have more scope for mixed use development including an element of employment land or other commercial development with
associated job opportunities, and this option is likely to require more larger sites to come forward. Subject to the development
strategy increased population in rural areas can help sustain rural communities and market towns.
There is scope to mitigate environmental impacts to some extent through the choice of development strategy and site choice, and
through the subsequent application of detailed development management policies to help mitigate the impact of development. This
can include through careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through effective
transport mitigation including highway improvements, public transport enhancements to serve sites, and provision of cycleways and
footpaths. However the likely increasing scale of greenfield peripheral development means that sites with greater environmental
impact will inevitably have to be considered, and the ability to mitigate those impacts will become more difficult.
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This option only just short of meeting the full objectively assessed needs for housing but any shortfall could be mitigated to some
extent if the unmet need were to be accommodated within the same housing market area.
Scale of Housing Growth – Option D – 15,100 homes
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This option would involve the development of significant amounts of greenfield land, well in excess of the amount of previously
developed land that would be developed. Whilst the distribution strategy and site specific decisions will ultimately determine the
precise extent of the impacts, it is likely that there will be significant impacts, including on biodiversity, landscape/countryside and
heritage and townscape. This is likely to include adverse impacts on biodiversity and geodiversity sites, the landscape including
potentially nationally designated landscapes (i.e. the AONB), and heritage features such as conservation areas and listed building
(or their settings).
National Planning policy seeks to ensure that areas of higher flood risk are avoided, although depending on the distribution strategy
and site specific allocations, it is unlikely that all development could be accommodated in the lower risk flood zones and thus there
could be significant effects. Avoiding higher risk zones is likely to put additional pressure for development on other environmentally
sensitive areas.
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Growth on this scale will lead to much increased levels of traffic and associated increased levels of congestion on a network that in
many places is already congested at peak times. This is also likely to have a significant impact on emissions, both general pollution
and carbon emissions. A significant proportion of the growth, more so than lower options, would have to be in more peripheral
locations and this is likely to place a greater burden on transport infrastructure. Access to public transport may be more problematic
although this will depend on the development strategy and site choices as well.
Accessibility will largely depend on the distribution and site strategy although the increased reliance on development in more
peripheral areas in this option may mean some of the growth will suffer from poorer access to services and facilities. Growth could
impact on community cohesion and identity including the potential for coalescence, particularly with increasing levels of
coalescence linked to greater peripheral development, but may assist somewhat with affordability issues thereby helping to address
social deprivation. Health benefits could be both negative in terms of access to the countryside with increased peripheral
development or positive in terms of the potential for new open space/green infrastructure and other forms of recreation and leisure
that could assist with healthy living.
The option delivers housing at a level that matches the objectively assessed housing need issues so is making a positive
contribution to delivering homes and its consequent contribution to the labour supply and related economic benefits. As this
includes an uplift for market signals it also makes a contribution to addressing affordability. This level of housing would be broadly
in balance with the anticipated growth in jobs, with homes slightly higher than the anticipated job growth. Whilst theoretically this
would lead to limited out-commuting, the uncertainties with employment forecasts means this option is still broadly in balance.
Growth would put pressure on the need for additional education and training facilities but this may also provide an opportunity for
new provision.
Housing development will bring construction jobs which would be greater at this scale of housing development, but these are time
limited to the development period of sites. Depending on the development strategy and approach to site selection, larger sites may
have more scope for mixed use development including an element of employment land or other commercial development with
associated job opportunities, and this option is likely to require more larger sites to come forward. Subject to the development
strategy increased population in rural areas can help sustain rural communities and market towns.
There is scope to mitigate environmental impacts to some extent through the choice of development strategy and site choice, and
through the subsequent application of detailed development management policies to help mitigate the impact of development. This
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can include through careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through effective
transport mitigation including highway improvements, public transport enhancements to serve sites, and provision of cycleways and
footpaths. However the likely increasing scale of greenfield peripheral development means that sites with greater environmental
impact will inevitably have to be considered and the ability to mitigate those impacts will become more difficult.
Scale of Housing Growth – Option E – 22,100 homes
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This option would involve the development of very significant amounts of greenfield land, probably amounting to three quarters of
housing, with previously developed land making up the remainder. Whilst the distribution strategy and site specific decisions will
ultimately determine the precise extent of the impacts, it is likely that there will be very significant impacts, including on biodiversity,
landscape/countryside and heritage and townscape. This is likely to include adverse impacts on biodiversity and geodiversity sites,
the landscape including potentially nationally designated landscapes (i.e. the AONB), and heritage features such as conservation
areas and listed building (or their settings). It is likely to result in significant and potentially major development in the AONB, and
potentially affect other environmental assets of national significance.
National Planning policy seeks to ensure that areas of higher flood risk are avoided, although depending on the distribution strategy
and site specific allocations, it is very unlikely that all development could be accommodated in the lower risk flood zones and thus
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there could be significant effects. Avoiding higher risk zones is likely to put additional pressure for development on other
environmentally sensitive areas.
Growth on this scale will lead to much increased levels of traffic and associated increased levels of congestion on a network that in
many places is already congested at peak times. This is also likely to have a significant impact on emissions, both general pollution
and carbon emissions. A very significant proportion of the growth would have to be in more peripheral locations and this is likely to
place a greater burden on transport infrastructure. Access to public transport may be more problematic although this will depend on
the development strategy and site choices as well and the likely need for larger sites may assist in bringing forward local
infrastructure improvements, but the ability to mitigate wider impacts is more problematic.
Accessibility will largely depend on the distribution and site strategy although the increased reliance on development in more
peripheral areas in this option may mean some of the growth will suffer from poorer access to services and facilities. Conversely if
the strategy involves larger sites, these may be able to provide more of their own local facilities. Growth could impact on community
cohesion and identity including the potential for coalescence, particularly with increasing levels of coalescence linked to greater
peripheral development associated with this option, but may assist somewhat with affordability issues thereby helping to address
social deprivation. Health benefits could be both negative in terms of access to the countryside with increased peripheral
development or positive in terms of the potential for new open space/green infrastructure and other forms of recreation and leisure
that could assist with healthy living.
The option delivers housing that significantly exceeds the objectively assessed housing need so is making a positive contribution to
delivering homes. It would result in an oversupply of housing but would have to be justified in terms of taking unmet housing needs
from adjoining authorities within the housing market area. This would have a positive impact on affordability but would result in a
significant excess of labour supply when assessed against forecast job growth resulting in significant out-commuting pressures and
associated transport and related impacts. Growth would put significant pressure on the need for additional education and training
facilities but this may also provide an opportunity for new provision.
Housing development will bring construction jobs which would be greater at this scale of housing development, but these are time
limited to the development period of sites. Depending on the development strategy and approach to site selection, larger sites may
have more scope for mixed use development including an element of employment land or other commercial development with
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associated job opportunities, and this option is likely to require many more larger sites to come forward. Subject to the development
strategy increased population in rural areas can help sustain rural communities and market towns.
There is scope to mitigate environmental impacts to some extent through the choice of development strategy and site choice, and
through the subsequent application of detailed development management policies to help mitigate the impact of development. This
can include through careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through effective
transport mitigation including highway improvements, public transport enhancements to serve sites, and provision of cycleways and
footpaths. However the likely increasing scale of greenfield peripheral development means that sites with greater environmental
impact will inevitably have to be considered and the ability to mitigate those impacts will become much more difficult.
The imbalance between labour supply and job growth could be mitigated by planning for additional job growth to match the
housing. This however will lead to even greater significant adverse environmental impacts.
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4.3 Providing for Travellers
The Initial Sustainability of Strategic Options (February 2014) assessed a number of strategic options for the setting of targets for
providing for travellers based on the Bucks GTAA available at the time. These were:
A: Set a target based on the GTAA
B: Set a higher target than the GTAA
It also did not appraise the following options because they were not considered to be reasonable alternatives:
C: Set a lower target than the GTAA
D: Set no target for pitch provision.

Since then the Government has changed the definition of travellers to exclude travellers who do not travel. As a result the
assessment has been updated in 2016 to reflect this and has produced two sets of need figures, one for those who are just
travelling (or whose travelling status is unknown) and the other for both those who are travelling and those who are not travelling.
The resulting revised options are therefore set out below:

Summary of potential options and reasons for selections for full appraisal
Option Description/Source
A

B

Meet the needs for those are
travelling (or whose traveling status
is unknown)
Meet the needs of those who travel
and those who do not travel

Commentary including reason for selecting (for full appraisal) or rejecting
option
To provide for 8 pitches for travellers and 4 plots for travelling showpeople, to
meet the needs of travellers in Wycombe District, based on the 2016 update to the
GTAA.
To provide 8 pitches for travellers, 16 pitches for travellers who do not travel, and
4 plots for travelling showpeople, in line with the 2016 update to the GTAA.
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C

To set a higher target above Option
The quantum for this option is unknown but would involve taking some
B
pitches/plots from other authorities in Buckinghamshire
Options not considered to be reasonable alternatives
D
Set a lower target than the GTAA
Under this option, a target for additional pitches/plots would be set which is lower
than the requirement identified for Wycombe District in the Bucks GTAA. This is
not considered to be a reasonable alternative as given the scale of the need
identified in the 2016 GTAA it is considered that there should be scope to meet
Wycombe District’s needs within the District. Therefore no detailed appraisal of
this option has been carried out.
E
Set no target for pitch provision
Under this option, no target for additional pitches/plots would be set. This is not
considered to be a reasonable alternative – government policy in Planning Policy
for Traveller Sites (paragraph 8) states that “local planning authorities should set
targets for gypsies and travellers and plot targets for travelling showpeople which
address the likely permanent and transit accommodation needs of travellers in
their area”. Therefore no detailed appraisal of this option has been carried
out.
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Option A: Meeting the needs of those who travel (or whose travelling status is unknown)
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Delivering this level of development would be achieved mainly through existing commitments and potentially only one new site. As
a result the environmental impact in terms of biodiversity, landscape, heritage, and flooding is likely to be limited, although this will
ultimately depend on site specific circumstances. Development is likely to take place on greenfield land thereby not making best
use of previously developed land. Traffic implications are likely to be limited but provision is often not well located for either public
transport or local services and facilities. This would provide accommodation for the identified need in the GTAA. An over
concentration of traveller provision in any one community can raise issues about integration with the community but this is uncertain
in terms of assessing the quantum of development. There no significant economic impacts arising from this option.
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Option B: Meeting the needs of those who travel (or whose travelling status is unknown) and those who do not travel
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Delivering this level of development would be achieved through a combination of existing commitments and a limited number of
new sites. As a result there is likely to be some environmental impact in terms of biodiversity, landscape, heritage, and flooding,
although this will ultimately depend on site specific circumstances. This could include development in designed areas such as the
AONB, or lead to concentrations of development in locations outside the Green Belt and AONB. Development is likely to take place
on greenfield land thereby not making best use of previously developed land. Traffic implications are likely to be limited but
provision is often not well located for either public transport or local services and facilities.
This would provide accommodation for the identified need in the GTAA including for those who do not travel. An over concentration
of traveller provision in any one community can raise issues about integration with the community but this is uncertain in terms of
assessing the quantum of development, although there is a greater risk under this option. There no significant economic impacts
arising from this option.
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Option C: Exceeding the needs set out in in the 2016 GTAA update
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The quantum of this level of development is unknown as it would depend on whether there are any unmet needs from other
authorities. Delivering this level of development would be achieved through a combination of existing commitments and a number
of new sites. As a result there is likely to be some environmental impact in terms of biodiversity, landscape, heritage, and flooding,
although this will ultimately depend on site specific circumstances and the overall quantum of development required. This could
include development in designed areas such as the AONB, or lead to concentrations of development in locations outside the Green
Belt and AONB. Development is likely to take place on greenfield land thereby not making best use of previously developed land.
Traffic implications are likely to be limited but provision is often not well located for either public transport or local services and
facilities.
This would provide accommodation for the identified need in the GTAA including for those who do not travel. An over concentration
of traveller provision in any one community can raise issues about integration with the community but this is uncertain in terms of
assessing the quantum of development, although there is a greater risk under this option. There no significant economic impacts
arising from this option.

40

4.4 How Many Jobs?
The Initial Sustainability of Strategic Options (February 2014) assessed a number of strategic options for the number of homes that
could be provided in the District. These were based primarily around a number of scenarios in the draft Wycombe Economy Study
and Employment Land Review (2014). The options tested were:


A: 7,000 job growth – Limited job growth



B: 13,500 job growth – Balanced Growth



C: 26,500 job growth - Economic Forecast Scenario

Since then the Council, working with the other Buckinghamshire Districts have published updated assessments of the need for
employment land and jobs, in the Draft Buckinghamshire Housing and Economic Development Needs Assessment (January 2016).
This set out three economic scenarios, two of them based on economic forecasts and the third based on a projection of past trends.
These three new scenarios based on more up to date information are the appropriate options for testing. Two of them are virtually
the same as option A and B above.


Summary of potential options and reasons for selections for full appraisal

Option Description/Source

Commentary including reason for selecting (for full appraisal) or rejecting
option
A
7,000 FTE job growth
This option is based on the Oxford Economics Forecast set out in the draft
HEDNA (Jan 2016). Under this option, some limited greenfield land may be
required but the onus would be on making better use of existing sites.
B
13,800 FTE job growth
This is based on the Experian forecast set out in the draft HEDNA (Jan 2016).
Under this option, more significant amounts of greenfield land would need to be
used for business development as well as making better use of existing sites.
C
-7,400 FTE job growth (i.e.
This is based on projecting past trends in job growth in the District in recent years.
reduction)
It is also set out in the draft HEDNA (Jan 2016). It would involve loss of
employment land and probably little or no new provision of sites.
Options not tested as they are not considered to be reasonable alternatives
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D

26,500 job growth - Economic
Forecast Scenario

This option is based on an Experian economic forecast of the District in 2013. It
takes a positive view of future economic growth It assumes there are no
constraints to delivering this option including no market constraints. Under this
option, significant amounts of greenfield land would need to be used for land for
business development.
This forecast has been superseded by much more recent forecasts and is no
longer considered to be a reasonable alternative. This option has not been
assessed further.
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Option A – 7,000 FTE job growth
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This option would involve making better use of existing employment sites and potentially some limited amount of greenfield land.
Whilst the distribution strategy and site specific decisions will ultimately determine the precise extent of the impacts, it is likely that
there will only be limited impacts on biodiversity, landscape/countryside and heritage and townscape. Indeed the redevelopment of
older industrial sites for new employment uses could have townscape benefits. Whilst there should be scope to avoid areas of
greater flood risk for the potential limited greenfield development, redevelopment of existing sites could be in areas of higher flood
risk. The focus of this option would be redevelopment and re-use of existing (previously developed) employment sites.
Intensification of existing sites and provision of any new sites would add to traffic congestion issues in existing urban areas,
although the extent will be dependent on the distribution of the sites relative to key areas of congestion concern. Many of the
existing sites that could intensify are within the main urban areas of the District and hence likely to benefit from better public
transport provision. New greenfield sites in peripheral locations may be more difficult to serve through existing public transport and
commercially tend to want to locate close to the M40 or A404 (south) that could encourage more trips by car.
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The location of new sites could assist with improved accessibility of residents to employment but generally, this option involves reuse/redevelopment of existing sites. Growth could impact on community cohesion and identity including the potential for
coalescence, depending on the location of any new sites, but this is uncertain.
The option provides new employment land and would involve retaining and making the most of existing employment land to help
deliver a strong and sustainable economy. It would broadly balance with housing growth, subject to the housing option selected
delivers housing, thereby not encouraging greater in or out commuting. It would result in greater employment levels and could
support training and education opportunities. It would help support the diversity of the local economy but only provide more limited
opportunities for inward investment.
There is scope to mitigate some environmental impacts to some extent through the choice of development strategy and site choice,
and through the subsequent application of detailed development management policies to help mitigate the impact of development.
This can include through careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through
effective transport mitigation including highway improvements, public transport enhancements to serve sites, and provision of
cycleways and footpaths.
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Option B – 13,800 FTE job growth
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This option would involve making better use of existing employment sites and use of more extensive areas of greenfield land.
Whilst the distribution strategy and site specific decisions will ultimately determine the precise extent of the impacts, it is likely that
there will only be significant impacts on biodiversity, landscape/countryside and heritage and townscape as a result of significant
new greenfield development. There is potential for greater flood risk both from the more extensive amount of greenfield
development and from redevelopment of existing sites that could be in areas of higher flood risk. This option would see more
greenfield development rather than just a focus redevelopment and re-use of existing (previously developed) employment sites.
Intensification of existing sites and new sites would add to traffic congestion issues in existing urban areas, although the precise
impact will be dependent on the distribution of the sites relative to key areas of congestion concern. Many of the existing sites that
could intensify are within the main urban areas of the District and hence likely to benefit from better public transport provision but
new greenfield sites in peripheral locations may be more difficult to serve through existing public transport and commercially tend to
want to locate close to the M40 or A404 (south) that could encourage more trips by car.
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The location of new sites could assist with improved accessibility of residents to employment but generally but this will depend on
the precise location of sites. Growth could impact on community cohesion and identity including the potential for coalescence,
depending on the location of any new sites, but this is uncertain.
The option provides significant new employment land and would involve retaining and making the most of existing employment land
to help deliver a strong and sustainable economy. It could however result employment growth exceeding labour supply arising from
the housing growth scenarios. This will either result in increased in-commuting with implications for the highway network,
congestion and emissions, or result in the need to plan for more housing to balance out the job growth. This would potentially have
more wider ranging environmental implications across the range of environmental objectives.
It would result in greater employment levels and could support training and education opportunities. It would help support the
diversity of the local economy and provide opportunities for inward investment.
There is scope to mitigate some environmental impacts to some extent through the choice of development strategy and site choice,
and through the subsequent application of detailed development management policies to help mitigate the impact of development.
This can include through careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through
effective transport mitigation including highway improvements, public transport enhancements to serve sites, and provision of
cycleways and footpaths. However given the additional scale of employment development on peripheral greenfield sites and the
potential implications for additional housing provision to balance growth if this were the chosen approach to ensure balanced
growth, it would be more difficult to mitigate the greater level of environmental impacts.
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Option B – minus 7,400 FTE job growth (i.e. decline)
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This option would involve loss of employment land and is unlikely to involve much if any new provision on new sites, although there
would still be some re-use/redevelopment of existing sites
Given that there will be little if any new sites there are unlikely to be significant impacts on landscape/countryside and heritage and
townscape. More limited redevelopment of older industrial sites for new employment uses could have townscape benefits. The
limited development should generally be able to avoid areas of greatest flood risk, and development would be focused on
redevelopment of previously developed land.
Given the more limited amount of development, transport impacts are likely to be more limited. However negative job growth could
result in more out-commuting with an associated impact on the highway network. The lack of new development would mean limited
impact on accessibility and communities.
The option would have negative impacts on the local economy in terms of failing to provide new employment land opportunities, not
protecting existing employment land, and generally seeing a decline in jobs in the local economy. It would not support training and
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education opportunities nor help the diversity of the local economy and would not provide significant opportunities for inward
investment.
Less environmental mitigation is required due to the low level of new development but it is difficult to mitigate the impact on the
local economy under this option. The resulting increased out-migration could be mitigated by reducing the housing growth further
but would then have implications for meeting housing needs and addressing affordability issues.
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4.5 Options for the Distribution of Development Across the District
This section assesses the spatial distribution options and is divided into the following parts.
Part 1 – Appraisal of broader sources of potential land for housing development.
Part 2 – Appraisal of specific locations/settlements for housing development
Part 3 – Appraisal of locations for new employment development
Part 4 – Appraisal of approaches to accommodating retail and leisure development.

49

Part 1 Spatial Distribution – Broader Options
Summary of Broader Sources of potential land for development.
Option Description/Source
A

Intensifying Development within
Urban Area and Main Villages

B

Rural Brownfield Sites

C

Reserve Sites

D

Limited Expansion of the Main
Villages beyond the Green Belt north and west of the District

E

Green Belt Review

F

Major Expansion at other key

Commentary including reason for selecting (for full appraisal) or rejecting
option
This option would comprise of additional homes by intensifying development
within towns and villages, using mainly employment land, intensifying residential
areas, and using surplus green space. It has historically been a very significant
source of housing land and whilst still significant there is less identified potential
than in the past.
This option would comprise of the redevelopment of brownfield (previouslydeveloped) sites in the countryside. It is likely to make only a small contribution
towards meeting housing need due to the limited number of sites likely to become
available.
The Reserve Locations are greenfield sites excluded from the Green Belt which
are already reserved for future development in current plans and their status has
been endorsed by planning inspectors in the past. There are five of these sites in
the district: four on the edge of High Wycombe and one on the edge of Bourne
End.
This option would involve the limited greenfield expansion of the main villages in
the north and west of the District beyond the Green Belt, namely: Lane End,
Stokenchurch and Longwick. It is likely to make only a limited contribution towards
meeting housing needs.
The option would entail a Green Belt Review. The Green Belt covers much of the
District but the focus is likely to be towards the south-east of the District, around
High Wycombe, Hazlemere, Loudwater, Wooburn Green, Wooburn, Flackwell
Heath, Bourne End, Little Marlow and Marlow due to the national policy limitations
on major development in the AONB, and the fact that the Council does not control
the extent of the AONB. This option could entail potentially significant
development on Green Belt land.
This option would entail major greenfield expansion of villages at key locations on
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locations on the Transport
Network - Overall

G

New Settlement

the transport network – namely at Great and Little Kimble, Saunderton and
Stokenchurch. These have been assessed as follows:
G – Overall – assessment of all 3 locations
And, in the location specific section, assessment individually of:
– Great and Little Kimble
– Saunderton
- Stokenchurch
This option would entail the building of a new settlement in the far north of the
District, related to potential new road infrastructure associated with the High
Speed Rail 2 project (HS2). It would be located in the vicinity of
Terrick/Ellesborough.
Potential locations for considering a new settlement are limited in the District due
to the extent of the AONB and the limited amount of infrastructure in the area
outside the AONB.
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A: Intensifying development within urban areas and main villages
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This option has the potential to deliver a significant amount of development across the main towns and villages and hence make a
significant contribution to providing new homes and addressing affordability.
Its environmental impact is reduced by focusing development within towns and villages, helping to reduce landscape and
biodiversity impacts, although the exact impact will still be determined by site selection and site treatment, particularly as a number
of the villages are within the AONB. The nature of heritage and flood risk implications will be particularly dependent on site specific
location, although increased intensification in the main urban areas could impact on the quality of the townscape, subject to detailed
design considerations.
Development will be mainly on previously developed land thus avoiding significant greenfield development and best and most
versatile agricultural land. Significant levels of growth in these locations would add to traffic congestion in the main urban areas in
particular, but would also mean that development, subject to individual site locations, is likely to be better located for travel by noncar modes. Housing will also contribute to the labour supply and would provide construction jobs but loss of too much employment
land through redevelopment of industrial sites could undermine the economic base and affect levels of employment. Focused
development in the towns and villages helps to ensure that better access to services and facilities and can integrate better with
existing communities, reducing concerns about coalescence of communities, subject to the individual sites that are selected.
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Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs etc. can help to mitigate some local environmental impacts.
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B: Rural Brownfield Sites
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This option is likely to deliver only a limited amount of development due to a finite availability of such sites.
Its environmental impact is reduced by focusing development within towns and villages, helping to reduce landscape and
biodiversity impacts, although the exact impact will still be determined by site selection and site treatment, and there is a risk of
significant adverse landscape impact, including on the AONB, given the potential location of sites in the countryside. The nature of
heritage and flood risk implications will be particularly dependent on site specific location. Development will be mainly on previously
developed land thus avoiding significant greenfield development and best and most versatile agricultural land.
Given that this option is unlikely to deliver significant levels of growth and sites may often be away from the main congested urban
areas, the impact on traffic congestion may be more limited. However development will often be poorly located in terms of access
to non-car modes thus creating adverse effects. Housing will also contribute to the labour supply, but only to a limited extent, and
would provide limited construction jobs. Redevelopment of employment sites could undermine the economic base and affect levels
of employment. The dispersed nature of such sites means that access to services and facilities will often be poor and development
is often also likely to be isolated and hence difficult if not impossible to integrate with existing communities.
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Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs etc. can help to mitigate some local environmental impacts. However given the limited scale of development
associated with this option and the dispersed nature of potential sites, the scope to secure meaningful mitigation is likely to be more
limited.
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C: Development of the Reserve Sites
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This option has the potential to deliver a significant amount of development across around High Wycombe and Bourne End hence
makes a significant contribution to providing new homes and addressing affordability.
Environmental impacts are potentially significant given biodiversity interests on and around the sites concerned. Similarly there is
the potential for significant landscape impact given the nature and location of the sites. The flood risk implications will vary between
the sites but are an important consideration on at least one site. Development will involve loss of significant greenfield land and
best will involve development of some best and most versatile agricultural land. Significant levels of growth in these locations would
add to traffic congestion in the main urban areas in particular, and their peripheral nature means that access to public transport
could be an issue in some places. Housing will also contribute to the labour supply and would provide construction jobs.
Development on the edge of the urban areas means that better access to services and facilities may be more limited there are
concerns about the coalescence of communities as a result of the development of these sites.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
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use of SUDs, together with retention of significant green areas and protection of areas of biodiversity interest within and close to the
sites will be necessary to help mitigate biodiversity, landscape and other environmental and community integration concerns.
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D: Expansion of Main Villages beyond the Green Belt
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This option would involve expansion of the main villages that are beyond the Green Belt, but some of which would be within the
AONB. This essentially relates to Stokenchurch, Lane End and Longwick in the north and west of the District. This is likely to have
limited potential to deliver additional development across the District, due mainly to the constraints of major development in the
AONB.
Environmental impacts are potentially significant, subject to site selection, given that this option will result in mainly greenfield land
release beyond the edge of towns and villages. Whilst the distribution and choice of sites will ultimately determine the precise
impact, there is scope for significant biodiversity and landscape impact, particularly as many sites will be within the AONB and there
is the potential for some sites to constitute major development in the AONB. Impact on heritage and townscape will be dependent
on site location in relation to heritage features. The flood risk implications will also depend on site location but are likely to be more
limited in Lane End and Stokenchurch but greater at Longwick.
Development will involve loss of greenfield land and this could also involve development of some best and most versatile
agricultural land. Development at the scale anticipated and away from the main urban areas mean that impact on traffic congestion
may be more limited, but the main villages are generally not well served by public transport.
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Housing will make a limited contribution to the labour supply and would provide limited numbers of construction jobs. There will be
some access to local services and facilities, but these will be generally more limited in these villages with higher order services and
facilities generally lacking and access to employment (with the exception of Stokenchurch) quite limited. The choice of sites and the
scale of overall development in these villages will be important in determining how well growth will integrate with the existing
communities, but this could be an issue.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs, together with retention of significant green areas and protection of areas of biodiversity interest within and close to the
sites will be necessary to help mitigate biodiversity, landscape and other environmental and community integration concerns.
However due to the likely scale of development the scope to mitigate issues such as lack of services and facilities and access to
public transport may be more limited, although still necessary.
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E: Green Belt review
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This option has the potential to deliver a quite significant amount of development across the District, focused on the south east of
the District due to the constraints of major development in the AONB. The amount of development will depend on the assessment
of how land performs against Green Belt purposes set down in national planning policy, including demonstrating whether there are
exceptional circumstances for removing land from the Green Belt.
Environmental impacts are potentially significant, subject to site selection, given that this option will result in mainly greenfield land
release beyond the edge of towns and villages. Whilst the distribution and choice of sites will ultimately determine the precise
impact, there is scope for significant biodiversity and landscape impact, including on designated sites and areas such as the AONB.
Impact on heritage and townscape will be dependent on site location. The flood risk implications will also depend on site location
but the focus on the south east of the District to limit major development in the AONB means that this could focus site in areas of
flood risk.
Development will involve loss of significant greenfield land and this could also involve development of some best and most versatile
agricultural land. Significant levels of growth in these locations would add to traffic congestion in the main urban areas in particular,
and their peripheral nature means that access to public transport could be an issue in some places. Housing will also contribute to
the labour supply and would provide construction jobs. Development on the edge of the urban areas means that better access to
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services and facilities may be more limited and there could be issues about the coalescence of communities as a result of the
development of these sites and/or the ability to integrate development into existing communities.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs, together with retention of significant green areas and protection of areas of biodiversity interest within and close to the
sites will be necessary to help mitigate biodiversity, landscape and other environmental and community integration concerns.
Depending on the site size there may be scope to provide some new local services and facilities within the sites to help improve
access to services and facilities.
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F: Major Expansion at other key locations on the Transport Network (Overall)
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This option has the potential to deliver some additional development across the District, depending on the scale of growth. However
as this option involves development at either Stokenchurch or Saunderton, which are wholly within the AONB, or at Great/Little
Kimble (which is partly within the AONB), this option raises issues about major development within the AONB and the degree of
growth that could be justified within national planning policy. As such its scope is likely to be limited.
Environmental impacts are potentially significant, given that this option will result in development within the AONB and potentially
close to national/internationally designated nature conservation sites. Impact on heritage and townscape will be dependent on site
location. The flood risk implications will also depend on site location but there are potential areas of risk at some of these
settlements.
Development will involve loss of greenfield land and this could also involve development of some best and most versatile
agricultural land. Development at the scale anticipated and away from the main urban areas mean that impact on traffic congestion
may be more limited, although two of the settlements sit on the congested A4010. Whilst two of the settlements benefit from railway
stations, their service is relatively poor and only Kimble benefits from a good bus service.
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Housing will make a limited contribution to the labour supply and would provide limited numbers of construction jobs. There will be
some access to local services and facilities, but these will be generally limited or very limited in these villages with higher order
services and facilities generally lacking and access to employment (with the exception of Stokenchurch) quite limited. The choice of
sites and the scale of overall development in these villages will be important in determining how well growth will integrate with the
existing communities, but two of the villages are small and significant development could raise significant integration issues.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs, together with retention of significant green areas and protection of areas of biodiversity interest within and close to the
sites will be necessary to help mitigate biodiversity, landscape and other environmental and community integration concerns.
However due to the likely scale of development the scope to mitigate issues such as lack of services and facilities and access to
public transport may be more limited, although still necessary.
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G: New Settlement
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This option has the potential to deliver significant additional development in the far north of the District, depending on the scale of
the new settlement, and as such make a significant contribution to housing delivery.
Environmental impacts are potentially significant, given that this option will result in development close to and almost certainly very
visible from the AONB and potentially quite close to national/internationally designated nature conservation sites. Impact on
heritage and townscape will be dependent on the precise location of the new settlement. The flood risk implications will also
depend on the precise location of development.
Development will involve loss of greenfield land and this could also involve development of some best and most versatile
agricultural land. Development at a significant scale could add congestion to the already congested A4010, to congestion in
Aylesbury. It is unlikely to benefit from good access to rail travel, but could benefit from an existing good bus service.
Housing will make a contribution to the labour supply and would provide construction jobs. As this is a new settlement options
access to local services and facilities will be very limited and the location of the development relative to nearby settlements could
well raise issues about integration with the existing communities and/or potential coalescence.
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Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs, together with retention of significant green areas and protection of areas of biodiversity interest within and close to the
sites will be necessary to help mitigate biodiversity, landscape and other environmental concerns. The choice of the location of the
development will be important in addressing its relationship/integration with other nearby communities. As a new settlement it would
have to be of sufficient size and critical mass to provide its own local services and facilities given the absence of anything
significant locally.
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Part 2 Spatial Distribution Options – specific locations
Summary of Options for Specific Locations

Option Description/Source
A

High Wycombe area

B

Princes Risborough

C

Marlow

D

Bourne End

E

Great and Little Kimble

F

Saunderton

G

Stokenchurch

Commentary including reason for selecting (for full appraisal) or rejecting
option
This option would involve development and intensification with the urban area,
and significant greenfield development on the reserve sites, Green Belt land and
potentially within the AONB.
This option would entail greenfield expansion on the western side of Princes
Risborough, where the land is unconstrained by the Green Belt and the Chilterns
Area of Outstanding Natural Beauty. The Sustainability Appraisal for the
Princes Risborough Town Plan sets out these options.
This option would involve limited development and intensification with the urban
area, and significant greenfield development on Green Belt land and potentially
within the AONB.
This option would involve only very limited development and intensification with
the urban area, and significant greenfield development on a reserve site and on,
Green Belt land.
This would involve greenfield expansion, which could include land in the Green
Belt and AONB.
This would involve greenfield expansion, which would involve land in the Green
Belt and AONB.
This would involve greenfield expansion, which would include land in the AONB
and could involve land in the Green Belt.
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This option has the potential to deliver a significant amount of development. The amount of development will partly depend on the
assessment of how land performs against Green Belt purposes set down in national planning policy, including demonstrating
whether there are exceptional circumstances for removing land from the Green Belt, and the degree to which it could result in major
development in the AONB.
Environmental impacts are potentially significant, subject to site selection, given that this option will result in a significant amount of
greenfield land release beyond the edge of the town. Whilst the distribution and choice of sites will ultimately determine the precise
impact, there is scope for significant biodiversity and landscape impact, including on designated sites and areas such as the AONB.
The local topography can make development on the hillsides particularly visually prominent, depending on the sites chosen. Impact
on heritage and townscape will be dependent on site location, although development on previously developed sites within the town
could help to enhance the townscape subject to detailed design considerations. The flood risk implications will also depend on site
location but there is scope for impact, particularly on the River Wye, both on sites within the urban area and on the edge.
Development will involve loss of significant greenfield land and this is likely to involve development of some best and most versatile
agricultural land, although there is scope for significant development on previously developed land too. Significant levels of growth
in and around the town would add significantly to traffic congestion in the urban area on a network that is already very heavily
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congested in many places. Whilst public transport is good including bus and rail provision, significant peripheral greenfield
development means that access to public transport could be an issue in these locations, depending on site choice. Housing will
also contribute to the labour supply and would provide construction jobs, and there is scope for accompanying employment
development, particularly in areas close to the M40 which are most attractive to the commercial property market.
Development within the town will generally have good access to services, facilities and employment, but on the periphery
accessibility may be more limited and there could be issues about the coalescence of communities as a result of development
and/or the ability to integrate development into existing communities, given that the wider urban area consists of not just High
Wycombe but a number of adjoining but distinct communities.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. However the scope to fully mitigate the
associated growth in traffic is doubtful. Site selection, detailed design, landscaping, use of SUDs, together with retention of
significant green areas and protection of areas of biodiversity interest within and close to the sites will be necessary to help mitigate
biodiversity, landscape and other environmental and community integration concerns. Depending on the site size and location of
development there may be scope to provide some new local services and facilities within the sites to help improve access to
services and facilities, and for development to contribute to improving local public transport provision. Development would also
need to contribute to local highway improvements, but the scope to fully mitigate the associated growth in traffic doubtful.
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B Major Expansion of Princes Risborough
The options for the major expansion of Princes Risborough are set out in the Sustainability Appraisal of the Princes Risborough
Town Plan (reasonable alternatives and preferred options) – see link below:
https://www.wycombe.gov.uk/uploads/public/documents/Planning/Princes-Risborough-Town-Plan/Princes-Risborough-Town-Plansustainability-appraisal.pdf
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The amount of development will partly depend on the assessment of how land performs against Green Belt purposes set down in
national planning policy, including demonstrating whether there are exceptional circumstances for removing land from the Green
Belt, and the degree to which it could result in major development in the AONB. However given the multiple constraints it is likely
that this option has a relatively limited scope.
Environmental impacts are potentially significant, subject to site selection, given that this option will result in a significant amount of
greenfield land release beyond the edge of the town. Whilst the distribution and choice of sites will ultimately determine the precise
impact, there is scope for significant biodiversity and landscape impact, including on designated sites and areas such as the AONB.
The local topography can make development on the edge of the town visually prominent either because of views from local
viewpoints, or because of rising land on parts of the edge of town. Impact on heritage and townscape will be dependent on site
location. There are significant flood risk implications on the south side of the town due to the Thames and this could force
development pressure away from this side of the town but to areas where landscape and potentially other impacts may be greater.
Development will involve loss of significant greenfield land and this could involve development of some best and most versatile
agricultural land. Scope for development on previously developed land is relatively limited. Significant levels of growth in and
around the town would add significantly to traffic congestion in the urban area on a network that is already very heavily congested
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in many places. Whilst public transport is good relative to most smaller settlements, the railway line is a branch line. Significant
peripheral greenfield development means that access to public transport could be an issue in these locations, depending on site
choice.
Housing will also contribute to the labour supply and would provide construction jobs, and there is scope for accompanying
employment development, particularly in areas close to the A404 which are most attractive to the commercial property market.
Development within the town will generally have good access to services, facilities and employment, but on the periphery
accessibility may be somewhat more limited and there could be issues about the coalescence with surrounding communities as a
result of development and/or the ability to integrate development into existing communities.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. However the scope to fully mitigate the
associated growth in traffic is doubtful. Site selection, detailed design, landscaping, use of SUDs, together with retention of
significant green areas and protection of areas of biodiversity interest within and close to the sites will be necessary to help mitigate
biodiversity, landscape and other environmental and community integration concerns. Depending on the site size and location of
development there may be scope to provide some new local services and facilities within the sites to help improve access to
services and facilities.
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The amount of development will partly depend on the assessment of how land performs against Green Belt purposes set down in
national planning policy, including demonstrating whether there are exceptional circumstances for removing land from the Green
Belt. This option has some scope for new development.
Environmental impacts are potentially significant, subject to site selection, given that this option will result in a significant amount of
greenfield land release beyond the edge of Bourne End. Whilst the distribution and choice of sites will ultimately determine the
precise impact, there is scope for significant biodiversity and landscape impact. The local topography can make development on
the edge of the town visually prominent either because of views from local viewpoints, or because of rising land on parts of the
edge of the settlement. Impact on heritage and townscape will be dependent on site location. There are significant flood risk
implications on the south side of Bourne End due to the Thames, and also risk associated with the River Wye. This could force
development pressure away to areas where landscape and potentially other impacts may be greater.
Development will involve loss of significant greenfield land and this could involve development of some best and most versatile
agricultural land. Scope for development on previously developed land is limited. Significant levels of growth in and around the
Bourne End would add significantly to traffic congestion on a network that is already very heavily congested in many places. Whilst
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public transport is good relative to most smaller settlements, the railway line is only a branch line. Significant peripheral greenfield
development means that access to public transport could be an issue in these locations, depending on site choice.
Housing will also contribute to the labour supply and would provide construction jobs, and there is scope for limited accompanying
employment development, as Bourne End is relatively attractive to the commercial property market.
Development within the town will generally have good access to services, facilities and employment, but on the periphery
accessibility may be somewhat more limited, although the compact nature of the settlement means can help address this, subject
to site choice. There could be issues about the coalescence with surrounding and adjoining but distinct communities as a result of
development and/or the ability to integrate development into existing communities.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. However the scope to fully mitigate the
associated growth in traffic is doubtful. Site selection, detailed design, landscaping, use of SUDs, together with retention of
significant green areas and protection of areas of biodiversity interest within and close to the sites will be necessary to help mitigate
biodiversity, landscape and other environmental and community integration concerns. Depending on the site size and location of
development there may be scope to provide some new local services and facilities within the sites to help improve access to
services and facilities.
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E Major Expansion at other key locations on the Transport Network – Great and Little Kimble
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This option has the potential to deliver some additional development across the District, depending on the scale of growth. However
as Great and Little Kimble are partly within the AONB, this option raises issues about major development within the AONB and the
degree of growth that could be justified within national planning policy. As such its scope is likely to be limited.
Environmental impacts are potentially significant, given that this option will result in development, most likely “major development”,
within the AONB and/or close to the AONB that is likely to affect it setting, particularly given its proximity to the Chilterns
escarpment. It is also potentially close to national/internationally designated nature conservation sites. Impact on heritage and
townscape will be dependent on site location and scale of growth. The flood risk implications will also depend on site location but
there are potential areas of risk, given its location at the foot of the Chilterns escarpment and related groundwater issues.
Development will involve loss of greenfield land and this could also involve development of some best and most versatile
agricultural land. Development at the scale anticipated and away from the main urban areas mean that impact on traffic congestion
in those main urban areas may be more limited, although this option will increase congestion on the congested A4010.
Development would be served by the railway station at Kimble but the service is currently poor, though may improve somewhat as
a result of implementation of the East/West Rail scheme. There is also a good bus service serving the area.
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Housing will make a limited contribution to the labour supply and would provide limited numbers of construction jobs. Although this
is a housing option, there little potential for linked/associated employment development as it is not a commercially attractive
location for new business development. There will be some access to local services and facilities, but these are generally very
limited with higher order services and facilities generally lacking and access to employment very limited. The choice of sites and the
scale of overall development will be important in determining how well growth will integrate with the existing communities, but there
are likely to be significant community integration issues and the risk of merging Great and Little Kimble.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs, together with retention of significant green areas and protection of areas of biodiversity interest within and close to the
sites will be necessary to help mitigate biodiversity, landscape and other environmental and community integration concerns.
However due to the likely scale of development the scope to mitigate issues such as lack of services and facilities may be more
limited, although still necessary.

75

F: Major Expansion at other key locations on the Transport Network – Saunderton
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This option has the potential to deliver some additional development across the District, depending on the scale of growth. However
as Saunderton is within the AONB and has Green Belt surrounding half of the village, this option raises issues about major
development within the AONB and potentially taking land out of the Green Belt, and the need to demonstrate exceptional
circumstances for doing both in the context of national planning policy. As such the scope from this option is likely to be limited.
Environmental impacts are potentially significant, given that this option is most likely to involve “major development” in the AONB
and given the nature of the landscape in this area. It is also potentially close to national/internationally designated nature
conservation sites. There potential flood risk implications linked to surface water/groundwater flooding issues.
Development will involve loss of greenfield land and this could also involve development of some best and most versatile
agricultural land. Development at a significant scale would exacerbate congestion on the A4010 including on its approaches to the
western side of High Wycombe (the Pedestal roundabout). Development would be served by the railway station at Saunderton but
the service is currently poor, as is bus provision in the area.
Housing will make a limited contribution to the labour supply and would provide limited numbers of construction jobs. Although this
is a housing option, there little potential for linked/associated employment development as it is not a commercially attractive
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location for new business development. Access to local services and facilities are limited, but there is a lack of higher order
services and facilities and limited access to employment. The choice of sites and the scale of overall development will be important
in determining how well growth will integrate with the existing communities, but there are likely to be significant community
integration issues.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs, together with retention of significant green areas and protection of areas of biodiversity interest within and close to the
sites will be necessary to help mitigate biodiversity, landscape and other environmental and community integration concerns.
However due to the likely scale of development the scope to mitigate issues such as lack of services and facilities and public
transport provision may be more limited, although still necessary. It is unlikely that the frequency of trains stopping at the station
can be increased, even with increased patronage from an expanded Saunderton.
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G: Major Expansion at other key locations on the Transport Network – Stokenchurch
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This option has the potential to deliver some additional development across the District, depending on the scale of growth. However
as Stokenchurch is within the AONB and the Green Belt, this option raises issues about major development within the AONB and
taking land out of the Green Belt, and the need to demonstrate exceptional circumstances for doing both in the context of national
planning policy. As such the scope from this option is likely to be limited.
Environmental impacts are potentially significant, given that this option is most likely to involve “major development” in the AONB
and given the nature of the landscape in this area. It is also potentially close to national/internationally designated nature
conservation sites. Although potential flood risk implications are more limited, it is understood that there are potential water
infrastructure network issues.
Development will involve loss of greenfield land and this could also involve development of some best and most versatile
agricultural land. Development at the scale anticipated and away from the main urban areas mean that impact on traffic congestion
impacts may be more limited. However Stokenchurch is relatively poorly served by public transport and has no rail connections.
Housing will make a limited contribution to the labour supply and would provide limited numbers of construction jobs. Although this
is a housing option, there is some potential for linked/associated employment development given the location of the village at
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Junction 5 on the M40 and its associated commercial attractiveness. There will be some access to local services and facilities, and
some local employment provision, but there is a lack of higher order services and facilities. The choice of sites and the scale of
overall development will be important in determining how well growth will integrate with the existing communities, but there are
likely to be significant community integration issues.
Mitigation would be required to address local impacts including ensuring an adequate sewerage network and upgraded sewage
treatment facilities, and transport mitigation measure would be required to address traffic congestion issues and improve modal
choice through appropriate public transport enhancements, cycle ways and footpaths. Site selection, detailed design, landscaping,
use of SUDs, together with retention of significant green areas and protection of areas of biodiversity interest within and close to the
sites will be necessary to help mitigate biodiversity, landscape and other environmental and community integration concerns.
However due to the likely scale of development the scope to mitigate issues such as lack of services and facilities and public
transport provision may be more limited, although still necessary.
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Part 3 – Appraisal of locations for new employment development
Summary of potential options and reasons for selections for full appraisal
Option Description/Source
A
High Wycombe

B

Marlow/Bourne End

C

North of the District including
Princes Risborough

Commentary including reason for selecting (for full appraisal) or rejecting option
The Economy Study identifies that virtually all of the future economic needs will be
around High Wycombe, due to the fact that this is the economic centre of the district
and the area that has experienced the most employment and housing growth in the
past. Although High Wycombe is located on the M40 and has some sites close to the
motorway, the market perception of the town is that it is more an industrial location
rather than a strategic office location. This is reflected in the relatively small amount of
new office development in the town historically. It is seen to be on the edge of the
Thames Valley and as such not as attractive as other towns such as Maidenhead or
Reading. This is compounded by the AONB and the Green Belt constraints limiting the
provision of land for new developments. The only land available is limited to the
Reserve Sites which have been safeguarded for a number of years, or considering
development in the Green Belt and possibly the AONB.
Marlow is considered to be part of the Thames Valley. It is well-connected via the A404
and M40, which is reflected in the commercial values in the town, which are the highest
in the District and as such, makes it the most attractive location for the commercial
market to invest. Globe Park is the main employment area in the town, but it has
experienced intensification as industrial uses have been replaced by office uses
creating concerns about parking and amenity in the area. Further commercial
development at Marlow is restricted as the town is also constrained by the AONB and
Green Belt, or would require development in one or both of these areas of constraint.
Princes Risborough is a small market town which has relatively poor connections to the
strategic road network and is located on a busy route between Aylesbury and the
Thames Valley. There are a number of employment sites in the town and land not yet
developed for employment on Princes Estate, but these are catering for a small scale
local demand. The Economy Study considered that there was not scope for major new
employment development here and this has been confirmed more recently in the
Wycombe Commercial Sites Assessment (Part 1) (2016)
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This option would involve making better use of existing employment sites and potentially some greenfield land, which might include
Green Belt land although exceptional circumstances would have to be demonstrated to justify such development.
Whilst the distribution strategy and site specific decisions will ultimately determine the precise extent of the impacts, it is likely that
there will be some impacts on biodiversity, landscape/countryside and heritage and townscape as a result of any greenfield
development. From a commercial perspective, locations close to the M40 will be favoured which could well raise landscape issue in
relation to development in or close to the AONB. The redevelopment of older industrial sites for new employment uses could have
townscape benefits subject to detailed design considerations. Whilst there should be scope to avoid areas of greater flood risk for
the potential limited greenfield development, redevelopment of existing sites could be in areas of higher flood risk, notably in
relation to the River Wye. This option involves both making the best use of existing previously developed employment land but also
the use of greenfield land that could also involve the loss of best and most versatile agricultural land.
Intensification of existing sites and provision of any new greenfield sites would add to traffic congestion issues in the existing urban
areas which already suffer from severe congestion in a number of locations, although the extent will be dependent on the
distribution of the sites relative to key areas of congestion concern. Many of the existing sites that could intensify are within the
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main urban area and hence likely to benefit from better public transport provision. New greenfield sites in peripheral locations may
be more difficult to serve through existing public transport and commercially tend to want to locate close to the M40 that could
encourage more trips by car.
Redevelopment of existing sites will generally take place in locations accessible to services and facilities, and these together with
the location of new sites could assist with improved accessibility of residents to local employment opportunities. Peripheral
greenfield sites, depending on their location, could be less accessible to local services and facilities. Overall employment
development in High Wycombe is in a location that is the most accessible town in the District and capable of serving the greatest
residential population. Growth could impact on community cohesion and identity including the potential for coalescence, depending
on the location of any new sites, but this is uncertain.
The option provides new employment land and would involve retaining and making the most of existing employment land to help
deliver a strong and sustainable economy. It would result in greater employment levels and could support training and education
opportunities. It would help support the diversity of the local economy and could provide some opportunities for inward investment.
There is scope to mitigate some environmental impacts to some extent through the choice of sites and through the subsequent
application of detailed development management policies to help mitigate the impact of development. This can include through
careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through effective transport mitigation
including highway improvements, public transport enhancements to serve sites, and provision of cycleways and footpaths.
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Option B – Marlow and Bourne End
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This option would involve making better use of existing employment sites and providing some greenfield land, which might include
Green Belt land although exceptional circumstances would have to be demonstrated to justify such development. The area is the
most commercially attractive for new business development in the District.
Whilst the distribution strategy and site specific decisions will ultimately determine the precise extent of the impacts, it is likely that
there will be some impacts on biodiversity, landscape/countryside and heritage and townscape as a result of any greenfield
development. From a commercial perspective, locations close to the A404 will be favoured which could well raise landscape issues
in relation to development in or close to the AONB. The redevelopment of older industrial sites for new employment uses could
have townscape benefits subject to detailed design considerations. Intensification of existing sites may raise flood risk issues given
their location in relation to the Thames flood risk areas. This option involves both making the best use of existing previously
developed employment land but also the use of greenfield land that could also involve the loss of best and most versatile
agricultural land.
Intensification of existing sites and provision of any new greenfield sites would add to traffic congestion issues in Marlow and
Bourne End – both these places already suffer from severe congestion in a number of locations. Many of the existing sites that
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could intensify are within the settlements and hence likely to benefit from better public transport provision. New greenfield sites in
peripheral locations may be more difficult to serve through existing public transport and commercially tend to want to locate close to
the A404 that could encourage more trips by car.
Redevelopment of existing sites will generally take place in locations accessible to services and facilities, and these together with
the location of new sites could assist with improved accessibility of residents to local employment opportunities. Peripheral
greenfield sites, depending on their location, could be less accessible to local services and facilities. Growth could impact on
community cohesion and identity including the potential for coalescence, depending on the location of any new sites, but this is
uncertain.
The option provides new employment land and would involve retaining and making the most of existing employment land to help
deliver a strong and sustainable economy. It would result in greater employment levels and could support training and education
opportunities. It would help support the diversity of the local economy and could provide some opportunities for inward investment.
There is scope to mitigate some environmental impacts to some extent through the choice of sites and through the subsequent
application of detailed development management policies to help mitigate the impact of development. This can include through
careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through effective transport mitigation
including highway improvements, public transport enhancements to serve sites, and provision of cycleways and footpaths.
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Option C – North of the District including Princes Risborough
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This option would involve making better use of existing employment sites and providing some greenfield land, although
opportunities for the former are likely to be more limited. However the area is not commercially attractive for major business
development due to its relative remoteness from the motorway network. Much of the area is also Green Belt and AONB. The
potential is this area is likely therefore to be limited.
Whilst the distribution strategy and site specific decisions will ultimately determine the precise extent of the impacts, it is likely that
there will be some impacts on biodiversity, landscape/countryside and heritage and townscape as a result of any greenfield
development, but this could be limited to some extent because of the likely limited scale of provision. From a commercial
perspective, locations close to the M40 will be favoured which could well raise landscape issues in relation to development in or
close to the AONB. There may be flood risk issues but this is very dependent on the location of sites There will be only limited
opportunities to make better use of existing employment sites due to relative lack of such sites in the area, so new development is
likely to be focused on limited greenfield sites that could also involve the loss of best and most versatile agricultural land.
The potentially more dispersed nature of development away from the most congested urban areas mean the congestion impacts
may be somewhat less, although there would be potential impacts on the congested A4010 including through Princes Risborough.
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Development at Princes Risborough is capable of being well served by public transport although development in the rural areas is
much less likely to be well served. New greenfield sites in peripheral locations may be more difficult to serve through existing public
transport.
Sites at Princes Risborough are capable of being accessible to services and facilities and also help in providing jobs that are
accessible to the local population. In the villages accessibility will be to a more limited range of services and facilities whilst
providing some employment opportunities to the local population. Peripheral greenfield sites, depending on their location, could be
less accessible to local services and facilities. Growth could impact on community cohesion and identity including the potential for
coalescence, depending on the location of any new sites, but this is uncertain.
The option provides limited new employment land and would involve retaining and making the most of existing employment land to
help deliver a strong and sustainable economy. It would result in somewhat greater employment levels and could support training
and education opportunities. It would help support the diversity of the local economy and help enhance the rural economy, but is
unlikely to provide significant opportunities for inward investment.
There is scope to mitigate some environmental impacts to some extent through the choice of sites and through the subsequent
application of detailed development management policies to help mitigate the impact of development. This can include through
careful design, landscaping, provision for biodiversity, avoidance of high risk flood zones, and through effective transport mitigation
including highway improvements, public transport enhancements to serve sites, and provision of cycleways and footpaths.
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Part 4 Appraisal of approaches to accommodating retail and leisure development.
Summary of potential options and reasons for selections for full appraisal
Option Description/Source
A

Town Centre Approach – focusing
on existing town centres

B

Alternative approach - focus
outside town centres

Commentary including reason for selecting (for full appraisal) or rejecting
option
This option would reflect the approach in the current Delivery and Site Allocations
Plan, which focuses on refilling vacant units and delivering a number of town
centre site opportunities. This would also encompass small-scale development in
major urban extensions in small scale local centres. The option may not meet the
full long term forecasts for new retail development.
This option would entail allowing/allocating more retail and leisure development
outside town centres (including sites on London Road, High Wycombe) as well as
using town centre sites, and other new sites to ensure the full long term retail
forecasts are satisfied.
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A: Town Centre Approach
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This option would focus new retail development into the main town centres and local centres.
This option would focus development on previously developed sites in the main town centres, thereby limiting impact on biodiversity
and landscape. The impact on heritage will depend on the site specifics and design considerations although there is scope to
enhance the townscape through regeneration/redevelopment of town centre and edge of centre sites. The nature of flood risk
implications will be particularly dependent on site specific location, although there are flood risk areas in or close to some of the
town centres.
Development will be mainly on previously developed land thus avoiding significant greenfield development and best and most
versatile agricultural land.
New town centre development could add to traffic congestion in the town centres, but these are the locations in the District that are
most accessible for public transport and this is a significant positive impact, as well as being most accessible to other services and
facilities. It would also promote high quality and well used public spaces, community and cultural facilities and enhance community
identity through strengthening existing centres.
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It is possible that new retail/leisure development would be mixed use also providing housing, although this is uncertain. This option
would promote economic growth and also a diverse retail sector by protecting and promoting the various retail centres in the
District. It would provide employment in new retail facilities and would enable the growth and retention of existing businesses and
helping foster new businesses to form.
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B: Focus outside town centres

?

0/?

?

0?

?

?

+/?

+

?

15. Business and
economic
development

12. A strong and
sustainable economy

11. Health

10. Place-making –
Creating Sustainable
Communities

9. Accessibility

8. Population –
Housing

7. Transport

6. Best use of land,
including soil

+/?

14. Education, skills
and training

-/?

Economic

13. Levels of
employment

+/?

5. Energy efficiency,
climate change and
waste

?

4. Water and
Flooding

2. Landscape and
Countryside

?

Social

3. Heritage and
Townscape

1. Biodiversity and
Geodiversity

Environmental

+/?

Whilst providing some retail development in the main town centres and local centres it would also focus development outside of the
main town centres.
The impacts of this option are much less certain and heavily dependent on where the out of town centre element of development is
located. If out of centre development involves greenfield land then there could be landscape and biodiversity impacts. The impact
on heritage will depend on the site specifics and design considerations although there is scope to enhance the townscape through
regeneration/redevelopment of town centre and edge of centre sites, and other previously developed sites within the urban areas.
The nature of flood risk implications will be particularly dependent on site specific location, although there are flood risk areas in or
close to some of the town centres and other out of centre sites may be affected.
Development will be mainly on previously developed land thus avoiding significant greenfield development and best and most
versatile agricultural land, but some greenfield land may be used.
New town centre development could add to traffic congestion in the town centres, but these are the locations in the District that are
most accessible for public transport and this is a significant positive impact, as well as being most accessible to other services and
facilities. It would also promote high quality and well used public spaces, community and cultural facilities and enhance community
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identity through strengthening existing centres. Out of centre developments could add significantly to congestion depending on their
location and could also be in less accessible locations in relation to services and facilities.
It is possible that new retail/leisure development would be mixed use also providing housing, although this is uncertain. This option
would promote economic growth but risks undermining the vitality and viability of town centres. It would provide employment in new
retail facilities but could have the potential to take trade away from existing town centres, depending on the nature and scale of out
of centre development.

91

5 Site Appraisals
Introduction
This section sets out the appraisals for the sites proposed in the plan and is broken down by geographical location:





High Wycombe
Marlow
Bourne end and Wooburn
Rural Areas

High Wycombe Area
Site: HW4 Abbey Barn North
Option Description/Source
A

Housing only

B

Housing and Business

Commentary including reason for selecting (for full
appraisal) or rejecting option
The site has been reserved for future development needs for a
number of years.
This site is not considered to be an attractive location for
commercial business development due to topography and poor
strategic road access, as such this is not considered to be a
reasonable alternative.
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Significant effects
Site contains a number of ecologically-important assets, including chalk grassland, scrub, woodland, orchard and hedgerows - of
which chalk grassland and hedgerows are priority habitats. It borders an area of ancient semi-natural woodland and as such has
potential to have significant impacts on biodiversity. The site is visible from the across the valley to the north-east and development
could have negative effects on views from the Chilterns Area of Outstanding Natural Beauty.
The site is partly grade 2 agricultural land (11%) as well as being a greenfield site and as such has a negative effect on the best
use of land.
The site is not within 500m of any facilities and is 2km from the town centre, but is within reach of a retail trade park. It has poor
access to public transport and
Possible mitigation
Development should avoid biodiversity assets through use of buffers and protection, be designed to minimise long distance views,
support the provision of public transport, ensure appropriate improvements are made to the local highway network, and make best
use of safeguarded cycle path running through the site.
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Site: HW5 Abbey Barn South and Wycombe Summit
Option
A
B

Description/Source
Housing and 1.7ha of business located off Abbey Barn Lane maintaining the woodland ride greenspace
Housing and 1.7ha of business located on the baseball pitch area adjacent to the former RAF Daws Hill
maintaining the woodland ride greenspace
Housing only maintaining the woodland ride greenspace
Housing only including on the woodland ride greenspace.

C
D

Option A Housing and business located off Abbey Barn Lane maintaining greenspace

++

--/-

+

+

+

++

15. Business and
economic
development

11. Health

10. Place-making –
Creating Sustainable
Communities
+

14. Education, skills
and training

-

13. Levels of
employment

--

12. A strong and
sustainable economy

0

Economic

9. Accessibility

0

8. Population –
Housing

-

7. Transport

4. Water and
Flooding

-

6. Best use of land,
including soil

3. Heritage and
Townscape

-

5. Energy efficiency,
climate change and
waste

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

++

Significant effects
Development of this site could affect some priority habitats within the site and the neighbouring area of ancient semi-natural
woodland, as well as the setting of the historic woodland ride which is a substantial area of land. A significant effect is on the
efficient use of land as this is a greenfield site, the majority of which is either grade 2 or grade 3a agricultural land. There are also
likely to be transport impacts on the local road network. Access to services is poor, but will improve with provision of facilities on
neighbouring site
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Significant positive effects of this allocation would be due to the provision of a significant amount of housing, and the provision of
1.7 ha of new employment land.
Possible mitigation
Development should avoid harming biodiversity assets through use of buffers and incorporating them into the development as part
of the green infrastructure network, development should be designed to incorporate the ride in a sympathetic way, support the
provision of public transport, and ensure appropriate improvements are made to the local highway network.

Option B Housing and business located off located on the baseball pitch area adjacent to the former RAF Daws Hill
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Significant effects
In addition to the above effects, there would be a negative effect as a result of building on an area of land formerly used for
recreation and leisure. This, however, would have a positive economic effect due to locating development adjacent to the area
proposed for employment on the neighbouring RAF Daws Hill site.
Potential mitigation
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In addition to the above, development here should ensure that the former baseball pitch is relocated elsewhere or alternative
provision is made within the site.

Option C Housing only maintaining greenspace
Economic

0

Significant effects

There are no additional significant effects to add to those outlined in the options above
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Option D Housing only including on the woodland ride greenspace.
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Significant effects
This option would result in the loss of the woodland ride, including potentially the large mature trees and the multifunctional role that
the ride performs, and could have, within a new development on this site.
Potential mitigation
Development should be designed to incorporate the ride and mature trees into open space on the site (as per options A and B
above).
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Site: HW6 Gomm Valley and Ashwells
Option
A
B

Description/Source
Maximise development across the site
Housing and business, encompassing an area which would avoid very sensitive and sensitive landscape areas
this could provide 100-140 homes and 1.1ha of business.
Housing and business, encompassing an area which would avoid very sensitive landscape areas but would
include other sensitive landscape areas this could provide for approximately 480 - 640 homes with 1.1ha of
business
Housing only, encompassing an area which would avoid very sensitive landscape areas but would include other
sensitive landscape areas, this could provide for approximately 480-640 homes.

C

D

Option A Maximise development across the site
This option seeks to develop as much of the site as possible and is a housing only option.
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Significant effects
This option would result in significant effects on national and local biodiversity areas located in the proposed allocation, even
though proposals would have to avoid directly developing within them and provide appropriate buffers; they would potentially
become isolated from the surrounding green infrastructure network. This is a sensitive landscape with long distance views and any
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development is likely to have a significant negative impact on the landscape and countryside objectives. There are archaeological
features within the site which would also be affected by this option. A further significant effect is on the efficient use of land as this is
a greenfield site, the site also contains both grade 2 and grade 3a agricultural land. The scale of development would also have
significant transport effects as the site is currently not close to existing bus services and would have significant impacts on the
highway network. As the site forms a gap between High Wycombe and Tylers Green this option would potentially result in a
significant effect on maintaining community identity.
Potential Mitigation
The extent of the development could be reduced to ensure that the impacts on biodiversity, landscape, townscape and
archaeological objectives are reduced; however they would not be completely removed. Accessibility to services and impacts on
the road network could also be mitigated for through provision of on-site services and off-site road improvements. To maintain the
community identity of Tylers Green a buffer of undeveloped land could be provided.
Option B Housing and business, encompassing an area which would avoid very sensitive and sensitive landscape areas
this could provide 100-140 homes and 1.1ha of business.
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This option would avoid the various biodiversity designations as well as the sensitive and very sensitive landscape areas.
This option would serve to significantly reduce the severity of the effects identified in option A.
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Option C Housing and business, encompassing an area which would avoid very sensitive landscape areas but would
include other sensitive landscape areas this could provide for approximately 480 - 640 homes with 1.1ha of business
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This option would avoid the various biodiversity designations as well as the very sensitive landscape areas but would include some
of the other sensitive landscape areas.
The greater extent of housing in this option would have significant effects in terms of the loss of greenfield land and high grade
agricultural land, as well as having significant transport effects as the site is currently not close to existing bus services and would
result in significant impacts on the highway network. As the site forms a gap between High Wycombe and Tylers Green this option
would potentially result in a significant effect on maintaining community identity. The high number of homes means this option
would have a significant effect in terms of providing labour supply to support the economy.
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Option D Housing only, encompassing an area which would avoid very sensitive landscape areas but would include other
sensitive landscape areas, this could provide for approximately 480-640 homes.
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This option would avoid the various biodiversity designations as well as the very sensitive landscape areas but would include some
of the other sensitive landscape areas and provide no employment land.
The effects of this option are similar to option C, but with reduced economic benefits.
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Site: HW6 Land off Amersham Road including Tralee Farm
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Significant Effects
Development would result in a loss of farmland/countryside and 20% of the site is BAP priority habitat (an orchard in the north east
corner) – development of this area could give rise to significant effects if the orchard was developed. There is a narrow surface
water flood route running across the site.
Direct traffic impacts are limited to local effects. There is a good access to local services –including public transport - along Holmer
Green Road – but the southern part of the site is less well connected. There is potential for negative placemaking impacts due to
risk of coalescence and treatment of existing garden boundaries.
The scale of the site means that development is unlikely to be adequately served by existing public open space and green
infrastructure alone.
The potential for additional effects if the adjoining site in Chiltern District Council area is also progressed will need to be considered
further.
Potential Mitigation
The BAP priority habitat should be retained and a surface water drainage strategy will be required. Layout will need to include direct
and high quality pedestrian routes to connect with public transport and local services. A Placemaking approach to respond to
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existing development and distinct character of Hazlemere and Holmer Green will need to be undertaken, as well as Public Open
Space and GI frameworks required.
Site: HW7 Terriers Farm and Terriers House
Option
A
B
C
D

Description/Source
Housing only maximising development across the site
Housing up to 410 homes and park and ride provision
Housing only up to 540 homes and no park and ride
Housing and business - the evidence base indicates that this location is not suitable for business so this is not
considered to be a reasonable alternative. Therefore no detailed appraisal of this option has been carried
out.

Option A Housing only maximising development across the site

0

-

+

++

+

--

+

0

0

++

15. Business and
economic
development

11. Health

10. Place-making –
Creating Sustainable
Communities

9. Accessibility

8. Population –
Housing

7. Transport

6. Best use of land,
including soil

5. Energy efficiency,
climate change and
waste

0

14. Education, skills
and training

-

Economic

13. Levels of
employment

--

4. Water and
Flooding

3. Heritage and
Townscape

Social

12. A strong and
sustainable economy

-

2. Landscape and
Countryside

1. Biodiversity and
Geodiversity

Environmental

0

This option proposes to maximise the provision of housing across the whole site.
Significant effects
This option would result in a significant amount of development on a site which is in the setting of the Chilterns Area of Outstanding
Natural Beauty, which may potentially affect this nationally important landscape. It would also result in reducing a gap between the
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parished area of Hazlemere and High Wycombe. There are also significant positive effects as a result of the number of homes that
would be provided and the contribution this would make to the economy in terms of providing labour supply.
Potential Mitigation
Reducing the amount and scale of proposed development could reduce the impact on the Chilterns Area of Outstanding Natural
Beauty. Limiting the extent of development or locating strategic open space at the eastern end of the proposed allocation would
also reduce the impact on the gap between the Hazlemere and High Wycombe.
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Option B Housing up to 410 homes and park and ride provision
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This option proposes a smaller amount of housing on the site, not developing on the fields at the eastern end of the area, and the
provision of a park and ride facility.
Significant effects
The provision of the park and ride in this option would result in significant positive effects in terms of transport objectives; there are
also positive effects as per the option above.
Potential Mitigation – N/a
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Option C Housing only up to 540 homes and no park and ride
Economic

0

There are no additional significant effects of this option compared to the options above.

Site: HW9 Land to the rear of Hughenden Road
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Significant Effects

Increased risk of flooding is the main concern for this site, but this depends on the form of development. 65% of the site is in Flood
Zone 2 and the site is adjacent to where the Hughenden Stream flows in Flood Zone 3b - climate change allowance changes could
change the extent of the flood zone. (Significance of these impacts is uncertain at the present time.)
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There are also surface water flood risk issues: part of the site is partially in medium and high surface water flood zones.
Potential Mitigation
Form of development must respond to flood risk issues, both fluvial and in terms of SWFR.
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Site: HW10 Glynswood, Green Hill
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Significant Effects
Development of this site would result in loss of farmland in the Area of Outstanding Natural Beauty; there are also areas which are
subject surface water flood impacts depending on form of development.
Potential Mitigation
Design should be sensitive to the Area of Outstanding Natural Beauty and a surface water drainage strategy should take account of
existing issues and opportunities to reduce surface water flood risk in existing developed areas downslope.
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Significant Effects
There are no significant effects, but development would result in loss of farmland/countryside with local impacts only. Direct traffic
impacts limited to local impacts. Proximity to the M40 could have a significant impact on future residents in terms of noise and air
pollution.
Potential Mitigation
Noise and air quality issues will require mitigation.
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Site: HW12 Land off Penn Road, Hazlemere
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Significant Effects
There are no significant effects, but development of this site would result in a loss of farmland/countryside. There is also some
potential for marginal impact on adjoining woodland. No significant surface water issues. Public transport is adequate and there is
access to services. Development would be integrated with the existing built-up area.
Potential Mitigation
n/a
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Site: HW13 Leigh Street, Desborough High Wycombe (Mixed use development)

-

0

++

+

+

+

+

0

-

+

15. Business and
economic
development

14. Education, skills
and training

13. Levels of
employment

12. A strong and
sustainable economy

11. Health

10. Place-making –
Creating Sustainable
Communities

Economic

9. Accessibility

8. Population –
Housing

7. Transport

--

6. Best use of land,
including soil

+

5. Energy efficiency,
climate change and
waste

3. Heritage and
Townscape

0

4. Water and
Flooding

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

-

-

Significant effects
The site is partly within the Leigh Street Furniture Conservation Area and contains Birch House and Leigh Court listed buildings,
development of this area could have significant effects on these heritage assets. This is previously developed land and
development would make efficient use of land.
Potential mitigation
The effects identified above can be mitigated for by ensuring the listed buildings are retained and any development is designed
sensitively to reduce the effects on the conservation area.
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Site: HW14 Bassetsbury Allotments

Residential development
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Significant Effects

There are positive significant effects of this option due to the redevelopment of a site that is contaminated land.

Potential Mitigation

n/a
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Policy: HW15 Wycombe Air Park
Option
A
B
C

Description/Source
Intensification within existing footprint only
Expansion on southern part only
Intensification within existing footprint and expansion on southern part of the airfield

Option A – Intensification within existing footprint only
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Significant Effects
The significant effects of this option relate to the positive outcomes for the economic objectives through the creation of new
employment floorspace which would support the economy. There would be increased traffic movements as a result of the increase
in floorspace. Some of the area is greenfield.
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Option B - Expansion on southern part only
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Significant Effects
This option could result in significant effects on the landscape as the site is currently greenfield, and is also adjacent to and in the
setting of the Chilterns Area of Outstanding Natural Beauty. There would also be significant effects due to this option including
development of 10 hectares of greenfield land and an increase in vehicle movements to the site. The development of new
employment floorspace would have significant positive effects on all of the economic objectives.
Potential mitigation
Development of this option would need to be supported by a landscape impact assessment and the design and placement of
buildings would need to be informed by this. There would also need be mitigation measures put in place to reduce any impact on
the immediate and wider road network.
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Option C – Intensification within existing footprint and expansion on southern part of the airfield
Economic

++

Significant effects

The effects of this option are similar to option B, there are likely to be more traffic movements.

Potential mitigation

As per option B
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Site: HW16 Land Adjoining High Heavens Household Recycling Centre, off Clay Lane
Option A – Yard based employment uses
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Significant Effects
There are no significant effects relating to this option, it is a greenfield site in the Area of Outstanding Natural Beauty as well as
being a low intensity use that could provide some positive economic impacts.
Potential Mitigation
Landscaping to minimise impact.
Option B – see appraisal of policy options for Travellers.
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Site: HW17 – Cressex Business Park, High Wycombe
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Significant Effects

This policy has significant economic effects due to protecting the largest employment location in the district, as well as encouraging
regeneration and improved access to it.

Potential Mitigation

N/a
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Site: HW19 - Land at Queensway, High Wycombe (Proposed cemetery)
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Significant Effects
The proposed use is compatible the Area of Outstanding Natural Beauty and would not result in any significant effects, as well as
retaining the open nature of the site on the urban fringe. Access is currently uncertain.
Potential Mitigation
Feasibility study for cemetery provision at Queensway is currently underway, which should identify access mitigation.
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Marlow

Site: MR6 - Seymour Court Road
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Significant Effects

This is a small site and overall there no significant effects.

Potential Mitigation

n/a
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Site: MR7 Land north of Oaktree Road Marlow
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Significant Effects
This greenfield site is located in the Area of Outstanding Natural Beauty; development would have a significant effect on the
landscape including potential loss of green lane character. Scale of site means that development is unlikely to be adequately
served by existing public open space and green infrastructure.
Potential Mitigation
Development would have to be supported by an assessment of the impact on the Area of Outstanding Natural Beauty along with
appropriate transport mitigation measures.
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Site: Policy MR8 Globe Park, Marlow
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++

Significant Effects

This policy has significant economic effects due to protecting the most attractive office location in the district, as well as
encouraging regeneration and improved access to it.

Potential Mitigation

N/a
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Bourne End and Wooburn
Site: BE1 - Slate Meadow
Option Description/Source
A

Housing

B

Housing and Business

C

Housing (potentially with business)
covering a larger site area within the
site.

Commentary including reason for selecting (for full appraisal) or rejecting
option
Slate Meadow could provide for approximately 150-200 dwellings. Under this
option, the developable area of the site would be 6.3ha out of the 10.3ha total
site area. This would avoid the village green on the north of the site.
Due to the size, nature and location of the site and developable area outlined
above, business development is not considered to be a reasonable alternative.
It is unlikely to be attractive for commercial business developers. Therefore no
detailed appraisal of this option has been carried out.
Due to the village green designation on the northern segment of the site, a
larger developable area on the site is not considered to be a reasonable
alternative. Therefore no detailed appraisal of this option has been carried
out.
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Significant Effects
Significant effects relate to the site being a greenfield site, with at least 40% best and most versatile agricultural land (based on
incomplete survey). 43% of the site is in Flood Risk Zone 2 and more than 10% at high or medium risk from surface water flooding.
Potential mitigation
Drainage strategy required as well as avoiding development in areas of high surface water flood risk.
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Site: BE2 - Hollands Farm
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Significant Effects
This is a greenfield site and the southern boundary includes the Hedsor Road and Riversdale Conservation Area. There are
positive significant effects from this option relating to the scale of housing the site can provide. There are pockets of surface water
flooding. Impact on traffic might be locally significant. Access to public transport and services degrades as distance from the railway
station and village centre increases.
Potential Mitigation
Development layout should include mitigation to preserve the setting of the conservation area. A transport mitigation package will
be needed, and this might include extending bus services into the site and a potential road link through the site.
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Site: BE3 - Land off Northern Heights
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Significant Effects

Main effects relate to the site being greenfield and grade 3a agricultural land. Quality of access is an obstacle to development fully
integrating with the existing built-up area.

Potential Mitigation

Unclear at the present time whether these impacts can be mitigated.
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Rural Areas
Site: RUR1 - Land South of Finings Road, Lane End
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Significant Effects
Would result in loss of farmland/countryside, but impacts are limited due to separation from wider countryside. There are a number
of Listed Buildings in the adjoining area. The site adjoins semi-natural ancient woodland. Site is fairly accessible to local services,
albeit local services are limited.
Potential Mitigation
Layout will need to include mitigation for possible impacts on the Listed Buildings and ancient woodland.
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Site: RUR2 Land south of Chalky Field and Marlow Road, Lane End
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Significant Effects
Would result in loss of countryside/farmland, but effects would be limited due to disconnections between site and wider countryside.
Large parts of the site are affected by historic surface water flooding to varying degrees. Site is fairly accessible to local services,
albeit local services are limited.
Part of the site has medium and high surface water flooding risk.
Potential Mitigation
Mitigation will need to include an effective surface water drainage strategy.
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Site: RUR3 - Land off Ellis Way, Lane End
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Significant Effects
Site has no formal designations but there is substantial tree and scrub cover, further survey work is required to establish the
ecological impacts of development. Site is accessible to local services, albeit local services are limited.
A small part of site has medium surface water flooding risk.
Potential Mitigation
Surface water drainage strategy required. Mitigation for ecological impact to be determined through survey work.
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Site: RUR4 - Land adjoining Sidney House, Lane End
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Significant Effects
Site is marginally accessible to local services, albeit local services are limited. Fair access to public transport. Direct traffic impacts
limited to local impacts. M40 could have a significant impact on future residents.
Part of site has low surface water flooding risk.
Potential Mitigation
Noise and air quality issues will require mitigation.
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Site: RUR5 - Land off Simmons Way, Lane End
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Significant Effects

No significant effects

Potential Mitigation

None specific
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Site RUR7 - Land at Thame road / off Bar Lane, Longwick
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Significant effects
The site is greenfield and potentially high grade agricultural land (grade 3a subject to detailed survey). There is some surface water
and groundwater flood risk. Transport accessibility is poor and has limited access to services.
Potential Mitigation
A drainage strategy should be developed, taking account of existing issues and opportunities to reduce surface water and
groundwater flooding by implementing SuDS and avoiding development in areas at risk of medium or high surface water flooding.
In terms of transport, the site should contribute towards bus and cycle provision.
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Site RUR8 - Land at Rose Farm, Longwick
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Significant effects
The site is greenfield and high grade agricultural land (grade 3a), and also has some surface and groundwater flood risk. Transport
accessibility is poor and has limited access to services
Potential Mitigation
A drainage strategy should be developed, taking account of existing issues and opportunities to reduce surface water and
groundwater flood risk by implementing SuDS that avoid infiltration / avoiding development in areas at risk of medium or high
surface water flooding
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Site RUR9 - Land off Thame Road, south of Chestnut Way, Longwick
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Significant effects
None, but this is a greenfield site. The land is grade 3 in terms of agricultural classification (which could be 3a best and most
versatile or 3b which is poorer – this is uncertain until a survey is undertaken). There is some groundwater flood risk in the area.
Transport accessibility is poor and has limited access to services.
Potential Mitigation
n/a

Site RUR10 - RAF Walters Ash – see green belt assessment
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Site RUR11 - Land off Clappins Lane, Naphill
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Significant Effects

The site is greenfield and in the Area of Outstanding Natural Beauty and is partly at risk from surface water flood risk issues. Good
access to local services and public transport.

Potential Mitigation

Development will need to be sensitive to the landscape and include a drainage strategy.
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Site: RUR12 - Land south of Mill Road, Stokenchurch
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Significant Effects
This is a greenfield site in the Area of Outstanding Natural Beauty, which also includes a salvage yard. The site is poorly connected
to local services and public transport. Around a third of the site is at low risk from surface water flooding. The site has potential to
make significant housing provision.
Potential Mitigation
Development will need to be sensitive to the landscape, especially in terms of the boundaries, and deliver access improvements
both in terms of road access to the site and pedestrian access across the motorway to the rest of the village.
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Site: RUR13 - Land to the rear of Stokenchurch Business Park
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Significant Effects
The negative effects of this site are due to it being a greenfield site in the Area of Outstanding Natural Beauty, and possibly high
grade agricultural land. It also has significant positive effects on all economic objectives as a result of the provision of new
employment floorspace.
Potential Mitigation
Development will need to be sensitive to the landscape.
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Site: RUR14 - Uplands Conference Centre, Cryers Hill
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Significant Effects
Significant effects relate to the site including Town Wood Ancient Semi-Natural Woodland, being located within the Area of
Outstanding Natural Beauty and that it also contains a grade II listed building.
Potential Mitigation
Development of this site should be limited to the conversion of the existing building and footprint, protecting the woodland and
reserving the landscaped grounds.
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Site - Land at Culverton Farm and to the rear of Poppy Road, Princes Risborough
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Significant effects
Significant effects relate to the site being mainly greenfield and partly in the Area of Outstanding Natural Beauty. As well as being
within Flood Risk Zones 2 and 3, some areas are also at risk of medium and high surface water flooding. The site has limited
accessibility to services. The site also has good access to the countryside.
Mitigation
Development should be designed sensitively to minimise impact on the Area of Outstanding Natural Beauty and properties adjacent
to the site. It should also avoid areas in flood zone 3, areas at high surface water flood risk and be supported by a drainage
strategy.
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Small sites with no site specific policy
Site SHW0584 - 1-9 Shaftesbury Street, High Wycombe
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Significant effects
The site is proposed for redevelopment of existing office buildings for housing, which would result in the loss of employment use,
but the re-use of PDL for a beneficial purpose. The site is within 400m walking distance of a bus stop for a bus route providing a
good service and therefore has the potential to encourage modal shift. The site is well located for local services
The site is within the Desborough area, which is deficient in open space.
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Site SHW0210 - 34 Dashwood Avenue, High Wycombe
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Significant effects
Redevelopment for housing would result in the loss of employment use, but the re-use of PDL for a beneficial purpose.
The site is within 400m walking distance of a bus stop for a bus route providing a good service and therefore has the potential to
encourage modal shift. The site is well located for local services.
The site is within the Desborough area, which is deficient in open space.
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Site SHW0067 - 46 West Wycombe Road, High Wycombe
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Significant effects
The site is in the High Wycombe area, which is Tier 1 of the Settlement Hierarchy (Policy CP3). Redevelopment for housing would
result in the loss of employment use, but the re-use of PDL for a beneficial purpose.
The site is in fluvial flood zone 1 but 40% of site in high surface water flood risk.
The site is within 400m walking distance of a bus stop for a bus route providing a good service so it has the potential to encourage
modal shift.
The site is within the Desborough area, which is deficient in open space.
Mitigation
A drainage strategy is required to deal with surface water flood risk – development should avoid area at high risk of flooding.
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Site SHW0589 - 7-8 High Street, High Wycombe
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Significant effects
The site has very good access to shops as it is located within the High Wycombe Primary Shopping Area. Development for housing
would be the re-use of PDL for a beneficial use. The site is within 400m walking distance of a bus stop for a bus route providing a
good service and therefore has the potential to encourage modal shift. The site is very well located for local services.
A Listed Building adjoins the site and within conservation area so it has the potential for a negative heritage and landscape impact.
The site is in fluvial flood zone 1, however more than 10% of the site is within medium/ high surface water flood risk area.
Mitigation
Any scheme should enhance the character of the conservation area and consider impacts on the Listed Building. A drainage
strategy will be required to deal with surface water flood risk, and development should avoid areas at high risk of surface water
flooding.
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Site SSC0031 - Bangalore House, Falcon Court, Wycombe Road, Stokenchurch
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Significant effects
Development for housing would be the re-use of PDL for a beneficial use. The site is within the Area of Outstanding Natural Beauty
and Stokenchurch Conservation Area so it could potentially have a negative heritage and landscape impact. The site is within 400m
walking distance of a bus stop for a bus route providing a fair service.
Mitigation
Any scheme should enhance the character of the Conservation Area. Potential landscape impacts will need to be mitigated.
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Site SHW0565 - Burrows House, Jubilee Road, Downley, High Wycombe
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Significant effects
The site is within the High Wycombe area, which is Tier 1 of the Settlement Hierarchy (Policy CP3). The site is within walking
distance of public open space, and so would promote healthy lifestyles by encouraging physical activity. The site is within 800m
walking distance of a bus stop for a bus route providing a fair service.
A Listed building adjoins site so it has the potential for a negative heritage and townscape impact.
Mitigation
Development would need to respect the setting of the Listed Building.
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Site SRD0008 - Coal Yard, Smalldean Lane, Saunderton
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Significant effects
The site is in Saunderton, which is within Tier 6 of the Settlement Hierarchy (Policy CS3). Development of the site for housing
would mean the loss of employment land but would be re-use of PDL for a beneficial use.
The site is within both the Area of Outstanding Natural Beauty and the Green Belt so there is potential for negative landscape and
countryside impact. The site is also within 500m of the Special Area of Conservation buffer.
The site is within 800m walking distance of a train station and of a bus stop, with the bus route providing a limited service. Access
to facilities is inadequate as there is no GP or school located within Saunderton.
Mitigation
Potential landscape impacts will need to be mitigated, as well as any impact on the SAC.
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Site SHW0020 - Dashwood Avenue, High Wycombe
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Significant effects
The site is within the High Wycombe area, which is Tier 1 of the Settlement Hierarchy (Policy CP3). Redevelopment for housing
would result in the loss of employment use, but the re-use of PDL for a beneficial use. The site is in fluvial flood zone 1, with a
small area of medium and high surface water flooding in the south-western corner of the site.
The site is within 400m walking distance of a bus stop for a bus route providing a good service, and therefore has the potential to
encourage modal shift. The site is within the Desborough area, which is deficient in open space.
Mitigation
A drainage strategy will need to be developed to deal with surface water flood risk. Development should avoid areas at high risk of
surface water flooding. A contribution to public open space provision will be required.
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Site SMA0044 - Foxes Piece, Marlow
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Significant effects
The site is in Marlow, which is within Tier 2 of the Settlement Hierarchy (Policy CP3). The entire site is within policy DM11 – Green
Networks and Infrastructure, and so any development would need to be in accordance with DM11. Development should therefore
be positive in terms of place making. The site is within 400m walking distance of public open space, and so would promote healthy
lifestyles by encouraging physical activity.
The site is in fluvial flood zone 1, with more than 10% of the site being in medium/ high surface water flood risk areas. The site is
within 800m of a bus stop which provides a limited service to High Wycombe.
Mitigation
A drainage strategy will need to be developed to deal with surface water flood risk. Development should avoid areas at high risk of
surface water flooding.
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Site SHW0402 - Frank Hudson Furniture Factory, Rosebery Avenue, High Wycombe
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Significant effects
Redevelopment for housing would result in the loss of employment land, but the re-use of PDL for beneficial purpose.
The site is in fluvial flood zone 1, with more than 10% of the site being in medium and high surface water flood risk areas.
The site is within 400m walking distance of a bus stop for a bus route providing a good service, and therefore has the potential to
encourage modal shift. The site is within the Desborough area, which is deficient in open space.
Mitigation
A drainage strategy will need to be developed to deal with surface water flood risk. Development should avoid areas at high risk of
surface water flooding. A contribution to public open space provision will be required.
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Site SHW0526 - Garages at Havenfield Road, High Wycombe
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Significant effects
Development for housing would be the re-use of PDL for a beneficial use. The site is within 400m walking distance of public open
space (Booker Recreation Ground) and also of a PRoW providing access to the open countryside, and so would promote healthy
lifestyles by encouraging physical activity. The site is within 800m of a bus stop providing a good bus service.
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Site SHW0466 - Garages at Tyzack Road, High Wycombe
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Significant effects
Development for housing would be the re-use of PDL for a beneficial use. The site is within 400m to public open space (Kings
Wood), and so would promote healthy lifestyles by encouraging physical activity. The site is within 400m walking distance of a bus
stop for a bus route providing a good service, therefore having potential to encourage modal shift.
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Site SHW0419 - JC and MP Smith, Princes Gate (also known as Rickett road, Ryedale), High Wycombe

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

+

0

+

++

+

0

+

+

+

-

0

0

Significant effects
Redevelopment of the site for housing would result in the loss of employment, but would be the re-use of PDL for a beneficial use.
The site is within 400m walking distance of a bus stop for a bus route providing a good service, therefore having potential to
encourage modal shift. The site is within 400m of public open space (London Road Sports Ground), and so would promote healthy
lifestyles by encouraging physical activity.

Site SHW0359 - Kingsmead Depot, London Road, High Wycombe
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Significant effects
The site is within 400m walking distance of public open space (Kingsmead) and also of a PRoW providing access to the open
countryside, and so would promote healthy lifestyles by encouraging physical activity. The site is within 400m walking distance of a
bus stop for a bus route providing a good service, therefore having potential to encourage modal shift.
More than 10% of the site is in fluvial flood zone 2, with an additional 10% of the site in fluvial flood zone 3. More than 10% of the
site is in medium and high surface water flood risk areas.
Mitigation
A drainage strategy will need to be developed – development should seek to avoid areas in flood zone 3 and areas at high risk of
surface water flooding.
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Site SSC0023 - Land adjacent to Longburrow Hall, Stokenchurch
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Significant effects
The site is greenfield, within the Area of Outstanding Natural Beauty and near the Aston Rowant Special Area of Conservation, so
there is potential for an adverse landscape impact. There are potential flooding issues, with some areas at low and medium risk of
surface water flooding, including on an existing PRoW crossing the site. The site is within 400m walking distance of public open
space and also of a PRoW providing access to the open countryside, and so would promote healthy lifestyles by encouraging
physical activity. The site is within 800m of a bus stop for a bus route providing limited services.
Mitigation
A drainage strategy will need to be developed for the site to deal with surface water flood risk. Potential landscape impacts will also
need to be mitigated.
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Site SHW0420 - Land to the rear of Quebec Road, High Wycombe
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Significant effects
The site is greenfield.
The site is within 400m walking distance of a bus stop for a bus route providing a good service, therefore having potential to
encourage modal shift. There is a school within walking distance but no GP or retail centre.
The site is within 400m walking distance of public open space (Hilary Road), and so would promote healthy lifestyles by
encouraging physical activity.
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Site SWB0021 - Lincoln House, Wooburn Green
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Significant effects
The site is in Wooburn, which is within Tier 2 of the Settlement Hierarchy (Policy CP3). Development for housing would be the reuse of PDL for a beneficial use. The site is in fluvial flood zone 1, with more than 10% of the site being in medium and high surface
water flood risk areas. The site is within walking distance of a bus stop for a bus route which provides a fair level of service. The
site is within 400m walking distance of public open space, and so would promote healthy lifestyles by encouraging physical activity.
There is a school within walking distance but no GP or defined retail centre.
Mitigation
A drainage strategy will be required, and development should avoid areas in high surface water flood risk
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Site SHW0564 - Longland Way / Pettifer Way (North) (also known as Castlefield Estate), High Wycombe
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Significant effects
Development for housing would be the re-use of PDL for a beneficial use. Development of the site would contribute towards the
provision of affordable housing to meet identified needs. The site is within 400m walking distance of a bus stop for a bus route
providing a good level of service, therefore having potential to encourage modal shift. The site is within 400m walking distance of
public open space (Charborough Road), and so would promote healthy lifestyles by encouraging physical activity.
The site is within walking distance of a GP and a school, but not of a defined retail centre.

Site SHW0400 - Longland Way / Pettifer Way (South) (previously known as Flats off Chairborough Road)
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Significant effects
The site is within the High Wycombe area which is Tier 1 of the Settlement Hierarchy (Policy CP3). Development for housing would
be the re-use of PDL for a beneficial use. Development of the site would contribute towards the provision of affordable housing to
meet identified needs. The site is within 400m walking distance of a bus stop for a bus route providing a good level of service,
therefore having potential to encourage modal shift. The site is within 400m walking distance of public open space (Chairborough
Road), and so would promote healthy lifestyles by encouraging physical activity.

157

Site SHW0421 - Netley Works, 89 Queens Road, High Wycombe
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Significant effects
The site is within the High Wycombe area which is Tier 1 of the Settlement Hierarchy (Policy CP3). Development for housing would
be the re-use of PDL for a beneficial use. The site is in fluvial flood zone 1, with more than 10% of the site in medium and high
surface water flood risk areas. The site is within 400m walking distance of a bus stop for a bus route providing a good level of
service, therefore having potential to encourage modal shift. The site is within 400m walking distance of public open space (the
London Road Sports Ground), and so would promote healthy lifestyles by encouraging physical activity.
Mitigation
A drainage strategy will be required and development should avoid areas at high risk of surface water flooding.
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Site SMA0096 - New Court / Liston Court, Marlow

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

-

+

0

+

+

+

+

+

+

+

+

0

0

Significant effects
The site is in Marlow, which is within Tier 2 of the Settlement Hierarchy (Policy CP3). The site is within the Marlow Conservation
Area, and so any development would need to be in keeping with the conservation area. The site is within 400m walking distance of
public open space (Liston Court), and so would promote healthy lifestyles by encouraging physical activity. The site is within
walking distance of Marlow Town Centre which provides a range of shops and includes two GPs. The site is within walking distance
of a bus stop for a bus route providing a fair level of service.
Mitigation
Any scheme should enhance the character of the conservation area and consider impacts on the Listed Building.
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Site SHW0561 - Notcutts Garden Centre, Clay Lane, High Wycombe

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

+

0

+

-

+

-

-

-

+

-

0

0

Significant effects
The site is within Claymoor/Clayhill, which is within Tier 6 of the Settlement Hierarchy (Policy CP3). Redevelopment for housing
would result in the loss of employment use, but the re-use of PDL for a beneficial purpose. The site partly within the Area of
Outstanding Natural Beauty, so there is potential for negative landscape and countryside impact. The site is within 400m walking
distance of a PRoW which provides access to the open countryside, and so would promote healthy lifestyles by encouraging
physical activity. The site is neither within 800m of a bus stop nor within walking distance of a GP, school or a defined retail centre.
The site would not integrate with existing communities.
Mitigation
Development should be sensitive to reflect the sites location in the AONB
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Site SHW0406 - Ogilvie Road, High Wycombe

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

+

0

+

+

+

+

+

-

+

-

0

0

Significant effects
The site is in the High Wycombe area which is Tier 1 of the Settlement Hierarchy (Policy CP3). Redevelopment for housing would
result in a loss of employment use, but the re-use of PDL for a beneficial purpose. The site is within 800m walking distance of a
bus stop for a bus route that provides a good level of service. The site is not within 800m walking distance of a GP or 1km walking
distance of a defined retail centre.
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Site SLW0028 - Queensmead House, Queensmead Road, Loudwater, High Wycombe

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

-

0

+

+

+

-

+

+

+

+

0

0

Significant effects
The site is in the High Wycombe area which is Tier 1 of the settlement hierarchy (Policy CP3). Development for housing would be
the re-use of PDL for a beneficial use. The site is within 400m walking distance of a bus stop for a bus route providing a good level
of service, which would potentially encourage modal shift. The site is not within 800m walking distance of a GP or school, or 1km
walking distance of a defined retail centre. The site is within 400m walking distance of public open space, and so would promote
healthy lifestyles by encouraging physical activity.
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Site SHW0499 - RailCo, Boundary Road, Loudwater, High Wycombe

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

-

0

+

+

+

0

+

+

+

+

0

0

Significant effects
The site is in the High Wycombe area which is Tier 1 of the Settlement Hierarchy (Policy CP3). Development for housing would be
re-use of PDL for a beneficial use. A third of the site is in fluvial flood zone 2, there is also an infinitesimal portion of 3a and 3aCC at
east boundary. The whole of the eastern boundary is adjacent to area in 3B, changes in climate change allowance could have
impacts on the level of flood risk on this site. The site has also areas at medium and high surface water flood risk. The site is within
800m walking distance of a bus stop for a bus route providing a good level of service.
The site is within 400m walking distance of a public open space, and so would promote healthy lifestyles by encouraging physical
activity. The site is not within 800m walking distance of a school or 1km walking distance of a defined retail centre
Mitigation
A drainage strategy will be required and development should avoid areas at risk of high surface water flood risk.
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Site SFH0018 - Rear of 26-30 Whitepit Lane, Flackwell Heath

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

++

0

+

+

+

-

+

-

+

-

0

0

Significant effects
Redevelopment for housing would result in a loss of employment use, but the re-use of PDL for a beneficial purpose. The site is
within 400m of a bus stop for a bus route providing a fair level of service. The site is not within 800m walking distance of a GP or
school or 1km walking distance of a defined retail centre. The site is not within 400m walking distance of public open space.
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Site SBE0050 - Windrush House, Bourne End

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

0

0

+

-

+

-

+

+

+

+

0

0

Significant effects
The site is in Bourne End which is within Tier 2 of the Settlement Hierarchy (Policy CP3). Development for housing would be the reuse of PDL for a beneficial use. The site is in fluvial flood zone 1, with more than 10% of the site in medium and high surface water
flood risk areas. The site is within 400m of a bus stop for a bus route providing a fair level of service. The site is within 400m of a
public open space, and so would promote healthy lifestyles by encouraging physical activity. The site is not within 800m walking
distance of a GP and a school and 1kmn walking distance of a defined retail centre
Mitigation
A drainage strategy will be required – development should avoid area at high risk of surface water flooding.
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Site SHW0436 - Garages between Chiltern Avenue and Rutland Avenue, High Wycombe

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

++

0

+

++

+

+

+

+

+

+

0

0

Significant effects
The site is in the High Wycombe area which is Tier 1 of the Settlement Hierarchy (Policy CP3). Development for housing would be
re-use of PDL for a beneficial use. The site is within 400m walking distance of a bus stop for a bus route providing a good level of
service and could therefore encourage modal shift. The site is within 400m walking distance of a public open spaces, and so would
promote healthy lifestyles by encouraging physical activity. The site is not within 800m walking distance of a school or 1km walking
distance of a defined retail centre
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1. Biodiversity and
Geodiversity
2. Landscape and
Countryside
3. Heritage and
Townscape
4. Water and
Flooding
5. Energy efficiency,
climate change and
waste
6. Best use of land,
including soil
7. Transport

8. Population –
Housing
9. Accessibility

10. Place-making –
Creating Sustainable
Communities
11. Health

12. A strong and
sustainable economy
13. Levels of
employment
14. Education, skills
and training
15. Business and
economic
development

Gypsies and Travellers sites

Site GT008 - Charlotte’s Farm, Marsh Lane, Bishopstone

Environmental
Social
Economic

0
+
+
++
0
+
+
0
+
+
0
0

Significant effects

This would be an intensification of a PDL site. Transport provision (car and other sustainable modes) and access to facilities are
inadequate, with no facilities located within 1 km.
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1. Biodiversity and
Geodiversity
2. Landscape and
Countryside
3. Heritage and
Townscape
4. Water and
Flooding
5. Energy efficiency,
climate change and
waste
6. Best use of land,
including soil
7. Transport

8. Population –
Housing
9. Accessibility

10. Place-making –
Creating Sustainable
Communities
11. Health

12. A strong and
sustainable economy
13. Levels of
employment
14. Education, skills
and training
15. Business and
economic
development

Site GT013 - Sainfoin Farm, Wooburn Moor

Environmental
Social
Economic

0
+
+
++
0
+
+
0
+
+
0
0

Significant effects

This would be an intensification of a PDL site. Transport provision (car and other sustainable modes) and access to facilities are
inadequate.
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Site GT014 - The Nursery, Flackwell Heath

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

++

0

+

+

+

+

+

+

+

+

0

0

Significant effects
Transport provision (car and other sustainable modes) is good. The site is within 1km walking distance of a bus stop on Heath End
road for several bus routes providing a good service. Site has good access to facilities including a primary school and the local
district centre within 800m and 1km respectively of the site. Although there is no GP within 800m of the site, there is a GP in the
village.
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Site GT015 - Field Farm, Spurland End Road, Great Kingshill

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

++

0

+

-

+

-

+

+

+

+

0

0

Significant effects
This would be the conversion of a temporary site into a permanent one. The site is on the edge of Great Kingshill which is within
Tier 4 in the Settlement Hierarchy (Policy CP3). Transport provision (car and other sustainable modes) and access to facilities are
inadequate, with no facilities located within 1 km.

170

Site GT016 - High Barns, Cadmore End

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

-

--

+

++

0

-

0

+

0

-

+

+

+

0

0

Significant effects
The site is Greenfield and located within both the Area of Outstanding Natural Beauty and the Green Belt. The site is within 1km
walking distance of a bus stop for a bus route providing a limited service. There is a school within 800m, however the site is
isolated and access to other facilities is inadequate, with no GP or retail centre within 1 km.
Mitigation
The site should be planned to minimise any impact on the AONB
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Site GT017 - Dry Banks, Stokenchurch

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

-

--

+

++

0

-

0

+

0

-

0

+

+

0

0

Significant effects
The site is Greenfield and within the Area of Outstanding Natural Beauty. The site is isolated. There is a potential contamination
issue on the site which would need to be further investigated. The site is within 1km walking distance of a bus stop for a bus route
providing a limited service. There is a GP just over 800m from the site, but the school and shops in the village are over 1km away.
Mitigation
The site should be planned to minimise any impact on the Area of Outstanding Natural Beauty.
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Site GT019 - Part of Land at High Heavens, Booker, High Wycombe

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

-

--

+

++

0

-

+

+

-

-

+

+

+

0

0

Significant effects
The site is Greenfield and located within both the Area of Outstanding Natural Beauty and the Green Belt. The site in itself is
isolated, however the site is within 1km walking distance of a bus stop for a bus route providing a good service. Access to facilities
is inadequate, with no facilities within 1 km.
Mitigation
Impacts on the AONB will need to be mitigated. The site could provide improvements to the nearby Public Right of Way which links
to the residential area of Clay Hill.
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Site GT020 - Land adjacent to Old Horns Lane, Booker, High Wycombe

3. Heritage and
Townscape

4. Water and
Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic
development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

-

-

+

++

0

-

+

+

-

+

+

+

+

0

0

Significant effects
The site is Greenfield and would need to be removed from the Green Belt to be allocated. There is a potential noise issue due to
the M40 proximity, which would need to be further investigated. The site is within 1km walking distance of a bus stop for a bus route
providing a good service. Access to facilities is inadequate, with no GP, school or retail centre within 1km the site - however the site
adjoins the large urban area of High Wycombe.
Mitigation
A noise impact assessment will be required.
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Employment Designations
The designation of these sites is based on the recommendations of the 2014 Economy Study4, however a number have also been
proposed as residential sites through the HELAA call for sites, these have been appraised below.
Wharf Business Centre, Wharf Lane, Bourne End

3. Heritage and
Townscape

4. Water and Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

+

0

+

+

+

++

+

+

-

-

-

-

Significant Effects
Development for housing has no significant effects, it has fair accessibility to services and good accessibility to public transport, and
it is also well located to encourage healthy life choices. Loss of employment site would have negative economic impacts.
Potential Mitigation: n/a
Kitchener Works, Kitchener Road, adjacent to Smewin Court, High Wycombe

4

Link to economy study
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1. Biodiversity and
Geodiversity
2. Landscape and
Countryside
3. Heritage and
Townscape
4. Water and Flooding

5. Energy efficiency,
climate change and
waste
6. Best use of land,
including soil
7. Transport

8. Population –
Housing
9. Accessibility

10. Place-making –
Creating Sustainable
Communities
11. Health

12. A strong and
sustainable economy
13. Levels of
employment
14. Education, skills
and training
15. Business and
economic development

Environmental
Social
Economic

0
+
+
+
0
+
++
+
++
+
+
-

Significant Effects

Development for housing has no significant effects, it has fair accessibility to services and good accessibility to public transport and
is well located to encourage healthy life choices. Loss of employment site would have negative economic impacts.

Potential mitigation

N/a
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1. Biodiversity and
Geodiversity
2. Landscape and
Countryside
3. Heritage and
Townscape
4. Water and Flooding

5. Energy efficiency,
climate change and
waste
6. Best use of land,
including soil
7. Transport

8. Population –
Housing
9. Accessibility

10. Place-making –
Creating Sustainable
Communities
11. Health

12. A strong and
sustainable economy
13. Levels of
employment
14. Education, skills
and training
15. Business and
economic development

Former De La Rue (undeveloped), Coates Lane, High Wycombe

Environmental
Social
Economic

0
+
+
+
0
+
++
+
++
+
+
-

Significant Effects

Development for housing has no significant effects, it has fair accessibility to services and good accessibility to public transport and
is well located to encourage healthy life choices. Loss of employment site would have negative economic impacts.

Potential mitigation

n/a
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Bartletts (south east) Grafton Street, High Wycombe

3. Heritage and
Townscape

4. Water and Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+

-

0

+

++

+

+

+

+

-

-

-

-

Significant Effects
Development for housing has no significant effects, it is partly within Flood Zone 2 and is at medium risk of surface water flooding.
The site has fair accessibility to services and good accessibility to public transport and is well located to encourage healthy life
choices. Loss of employment site would have negative economic impacts.
Potential mitigation
Development would have to minimise risk of flooding and have a drainage assessment.
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Glory Park, Wooburn Green

3. Heritage and
Townscape

4. Water and Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

+

+

+/?

?

0

+

-

++

-

+

+

--

--

--

--

Significant Effects
Loss of this site to housing would have significant negative effects on the economic objectives. The site is adjacent to the Watery
Lane Conservation Area, and has poor access to facilities and public transport. It is close to open space at Wooburn Green and
proposed cycle path on disused railway. Flood risk is unclear due to inconsistencies between EA data and developer assessment.
Potential mitigation
n/a
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Gomm Road/Tannery Road Industrial Estate

3. Heritage and
Townscape

4. Water and Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

0

+

+/?

--

0

+

++

+

0

+

+

-

-

-

-

Significant Effects
The site has a significant amount risk from surface water flooding and a small amount of high fluvial flood risk, there are also a
number of listed buildings adjacent to the site. The site is within 800m of a primary school, but not close to either a GP or retail
centre. It is also close to the Gomm Valley and the associated footpaths through the area. Redevelopment for residential would
result in the loss of existing employment uses.
Potential Mitigation

Development should avoid high flood risk areas and be supported by a drainage strategy
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Green Space Challenge Sites
The Council is not reviewing the Green Space designations as part of the new local plan, however, some have been proposed as
residential sites through the HELAA call for sites, these have been appraised for residential uses below.
Land south of Marlow Road, Well End

3. Heritage and
Townscape

4. Water and Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

-

-/--

--

-

0

-

-

++

-

-

+

+

0

0

0

Significant effects
Significant effects related to this site are due to it being a greenfield site, a designated greenspace, within the Abbotsbrook
Conservation Area, and potentially high grade agricultural land. The size of the site means that it has potential to provide a
significant number of new homes, it has fair access to services and is close to the Little Marlow Country Park and the River
Thames.
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Potential mitigation
Careful consideration would have to be given to the impact on the conservation area and the loss of the green space.
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Land off Heavens Lea, Hedsor Hill, Hawks Hill, Bourne End

3. Heritage and
Townscape

4. Water and Flooding

5. Energy efficiency,
climate change and
waste

6. Best use of land,
including soil

7. Transport

8. Population –
Housing

9. Accessibility

10. Place-making –
Creating Sustainable
Communities

11. Health

12. A strong and
sustainable economy

13. Levels of
employment

14. Education, skills
and training

15. Business and
economic development

Economic

2. Landscape and
Countryside

Social

1. Biodiversity and
Geodiversity

Environmental

-

-

+

+

0

-/?

+

+

+

--

+

+

0

0

0

Significant Effects
Significant effects are due to the site being in a tier 6 location (Hedsor) in the Settlement Hierarchy. It is also a greenfield site that is
a designated greenspace and possibly high grade agricultural land. The site is also within reach of a number of public footpaths
and bridleways
Potential Mitigation
n/a
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Appendix A Sustainability Appraisal Framework
SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)
ENVIRONMENTAL OBJECTIVES
Biodiversity and
Geodiversity

1. To conserve and enhance
biodiversity







Condition of SSSIs and the site
integrity of European sites
(improve)
Condition of Local Wildlife Sites
(improve)
BAP Priority Habitats/Species (not
decrease and ideally increase)
Biodiversity Opportunity Areas
(improvement in area and
condition of BAP priority habitat
within BOAs)
Ancient woodlands – amount and
condition (not decrease and
worsen; and ideally increase and
improve)










Would the option conserve or enhance sites and habitats, both
designated and undesignated, of nature conservation or
geodiversity value?
Would the option protect against direct impacts to important
habitats and species (e.g. as a result of development in close
proximity to a SSSI, locally designated site or other important
site such as a biodiversity-rich brownfield site)?
Would the option protect against indirect impacts to important
habitats and species including from:
 Diffuse forms of pollution
 Disruption to water resources
 Loss of habitat quality in the ‘wider countryside’ (which
will increase the ecological isolation of important
habitat patches)
 Hindrance of natural processes or the active
management of semi-natural habitats.
 Increased visitor pressure
Would the option have the effect of creating new BAP habitats?
Would the option have the effect of creating wildlife corridors by
linking existing habitats?
Would the option have the effect of prejudicing future habitat
restoration (e.g. by developing the only land capable of linking
two ancient woodland blocks)?
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)

Landscape and
countryside

2. To conserve and enhance the
District’s landscape and, in particular,
those areas designated for their
landscape value.





Heritage and
Townscape

Landscape types and character
areas (conserve and enhance)
Changes to open space (not
decrease and ideally increase)
Major developments in the
Chilterns AONB (minimise)
Major development in the
Metropolitan Green Belt (minimise)

3. To conserve and enhance the
District’s townscapes and historic
environment, and, in particular, those
areas designated for their heritage
importance:






Number of Conservation Areas
Listed buildings
Scheduled Ancient Monuments
Historic Parks and Gardens
Number of assets on the ‘at risk’













Would the option improve the ecological/wildlife corridor value of
rivers?
Would the option have an adverse impact on designated
landscapes (AONB, LLA and AALs), including on tranquillity?
Would the option have an adverse impact on the Metropolitan
Green Belt?
Would the option result in the loss of designated Green Space
or other open space of value?
Would the option result in new open spaces being created?
Would the option promote the distinctiveness of landscape
character including enhancement where appropriate?

Would the option conserve and enhance heritage and historical
features in towns and in the countryside, including historic
buildings of historic or architectural interest?
Would the option avoid damage or degradation to designated
buildings and areas (Conservation Area, Historic Parks and
Gardens, Listed Buildings)?
Would the option safeguard sites and monuments of
archaeological importance?
Would the option protect and enhance the settings of valued
heritage and historical features?
Would the option improve access to, and broaden
understanding of, local heritage, historic sites, areas and
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)

Water and Flooding

register (decrease)
 Proportion of Conservation Areas
with up-to-date appraisals and
management plans (increase)
 Number of locally-listed assets
(increase)
4. To maintain and enhance the quality
and quantity of the District’s water
sources, achieve sustainable water
resources management and reduce the
risk of flooding








Ecological and chemical water
quality (improve)
Water use and availability
(decrease and increase
respectively)
Water conservation (increase)
Dwellings reaching a standard of
Code for Sustainable Homes Level
3/4 for water efficiency (increase)
Dwellings at risk of flooding,
including fluvial and groundwater
flooding (decrease)
Amount of new development in
areas at risk of flooding (Flood
Zones 2 and 3) (not increase)
Number of developments
incorporating SUDS (increase)

buildings?












Would the option be consistent with the objectives of the EU
Water Framework Directive?
Would the option encourage the reduction of water
consumption? (e.g. promote sustainable design and
construction measures that reduce water consumption and
result in decreased run-off of polluted water (including during
construction phase))?
Would the option protect groundwater resources and minimise
abstractions?
Would the option contribute towards improving the chemical and
ecological status of rivers (including improving the quality of the
physical habitat of the river and its riparian corridor)?
Would the option ensure the provision of adequate water
infrastructure to ensure the sustainable supply of water?
Would the option provide infrastructure for the sustainable
disposal of sewerage?
Would the option minimise the risk of flooding to people and
property?
Would the option reduce the risk to those areas susceptible to
flooding?
Would the option avoid development in locations at risk from
flooding and mitigate any residual flood risk – including from
both fluvial and groundwater flooding - through appropriate
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)



Energy efficiency,
climate change and
waste

5. To reduce contributions to climate
change, through (a) sustainable
building practices, (b) maximising the
potential for renewable energy and
energy conservation and (c) promoting
sustainable management of waste








Best use of land,
including soil

Installed renewable energy
generation (achieve in line with
adopted policy in Policy DM17 of
the DSA Plan)
 Household waste recycling
(increase)
 Construction, demolition and
municipal waste going to landfill
(decrease)
6. To improve efficiency in land use
through the re-use of previously
development land and existing
buildings


Percentage of development on
previously developed land (not





measures including through design?
Would the option incorporate Sustainable Urban Drainage
Systems (SUDS)?
Would the option incorporate flood proofing measures where
appropriate, to alleviate the risk of groundwater flooding (e.g.
surface water and sewerage flooding)?
Would the option encourage sustainable, low carbon building
practices and design?
Would the option maximise opportunities for recycling and
minimising waste?
Would the option help to promote the sustainable management
of waste?
Would the option assist the adaptation to climate change and
reduce vulnerability to the impacts of climate change?

Would the option make the best use of land through the re-use
of existing buildings or development on previously developed
land?
Would the option contribute towards minimising development on
best and most versatile agricultural land?
Would the option involve the remediation or decontamination of
land?
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)

Transport

decrease and ideally increase)
 Area of best and most versatile
land lost to development (zero)
 Areas of contaminated land
(decrease)
7. To deliver transport improvements,
improve travel choice and connectivity,
reduce the need for travel by car and
reduce the negative impact of
transport on the environment







Accessibility of developments
(increase)
Levels of traffic congestion
(minimise)
Use of non-car travel modes
(increase)
Availability of public transport,
particularly in rural areas (improve)
Carbon and other harmful
emissions from transport (reduce)
Connectivity between centres
(improve)



Would the option avoid development on contaminated land
where remediation is not possible?



Would the option promote good access to sustainable transport,
walking and cycling (including distance to nearest bus stop and
frequency of service, access to cycle routes, safety of
pedestrian access)?
Would the option result in increased levels of traffic congestion?
Would the option encourage modal shift to more sustainable
forms of travel?
Would the option reduce car dependency by providing services
and facilities accessible by sustainable modes of transport,
particularly in rural areas?
Would the option provide transport infrastructure that would
contribute and align with strategic schemes as included in local
transport policies or strategies (e.g. the Southern Quadrant
Transport Strategy)?
Would the option improve connectivity and access between key
centres?
Would local transport networks be resilient and adaptable to
shocks and impacts?
Would the option reduce carbon and other harmful emissions
and waste associated with transport?
Would the option provide an opportunity to address an existing
accident hotspot (i.e. improve site-specific road safety)?











SOCIAL OBJECTIVES
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)
Population - Housing

8. To ensure that existing and future
residents have the opportunity to live
in a decent home




Housing allocations and
commitments (meet or exceed the
identified housing target)
Housing affordability – average
income as a proportion of average
house price (improve)
Meeting housing need, including
for specialist accommodation
(meet the range of need identified)








Accessibility to
services and facilities

9. To improve accessibility for
everyone to health, education,
recreational, cultural and community
facilities and services




Percentage of residents within
500m of key services, including
post office, food shop, primary
school, child care and healthcare
services (increase)
Provision of cultural facilities
(improve)






Would the option contribute towards meeting the overall housing
requirements of the District?
Would the option contribute towards the provision of affordable
housing in the long-term to meet identified needs?
Would the option contribute towards the provision of appropriate
type and mix of homes (including in relation to sizes and
tenures), that suit local requirements?
Would the option contribute to the provision of specialist forms
of housing, such as for elderly people, people with disabilities,
ethnic minorities, housing for vulnerable people (e.g. homeless
people, young people at risk, people affected by domestic
violence, people at risk of offending, people at risk of drug
and/or alcohol misuse) and Gypsies and travellers, in the longterm, to meet identified needs?
Would the option contribute towards the provision of homes
which are safe for people to live in and not affected by potential
noise problems?
Would the option be adequately served by existing services and
facilities?
Would the option improve the level of accessibility for residents
to key services and facilities (e.g. GP surgeries, primary
schools, key employment, shopping and community facilities)?
Would it directly provide such facilities?
Would the option promote high quality and well used public
space, community and cultural facilities?
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)
Place-making –
Creating Sustainable
Communities

10. To create and sustain vibrant and
sustainable communities and to
ensure that new development is of a
high quality design and reinforces
local distinctiveness





Feedback from Council surveys
and Quality Counts tours
(improve)
Quality of design
Location of development relative
to communities
Proportion of people who live in
the worst Super Outputs Areas in
relation to barriers to housing and
services, crime and living
environment and health and
disability (decrease)
















Would the option maximise the benefits and minimise the
disbenefits of development on new and existing communities,
including through enhancing community identity, creating new
communities, and encouraging integration with existing
communities?
Would the option direct new development towards those
settlements best able to accommodate it?
Would the option avoid coalescence and promote development
close to existing communities?
Would the option promote high quality design and enhance the
built environment?
Would the option enable the integration of new development into
its surroundings by reinforcing existing connections and creating
new ones, while also respecting existing buildings and land
uses?
Would the option take advantage of existing topography,
landscape features (including water courses), wildlife habitats,
existing buildings, site orientation and microclimates?
Would the option help create places which are locally inspired or
otherwise distinctive in character?
Would the option provide sufficient and well-integrated parking
facilities?
Would the option reduce inequalities and encourage social
cohesion?
Would the option reduce deprivation in the most deprived areas
of the District?
Would the option discourage anti-social behaviour and reduce
crime and the fear of crime?
Would option reduce crime and the fear of crime, including
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)

Health

11. To maintain and improve the
health, well-being and community
cohesion of the population and reduce
social deprivation







Access to healthcare services
(improve)
Levels of air pollution (reduce)
Levels of walking and cycling
(increase)
Access to sporting, recreational
and leisure facilities (improve)
Access to green infrastructure
(improve)
Levels of noise pollution within
acceptable limits










through ‘designing out crime’?
Would the option promote healthy lifestyles by increasing the
number of people who are physically active (e.g. number of
those walking and cycling)?
Would the option promote healthy and active lifestyles through
the protection and provision of sporting, leisure, recreational and
community facilities (including ensuring at least no net detriment
to the quality and extent to the public right of way network and
informal recreational spaces and routes)?
Would the option help reduce deficiencies of open space?
Would it enhance access to, local multifunctional open space,
green space and green infrastructure?
Would the option reduce the negative impacts of, and enable
improvements to, air quality (especially in existing air quality
management areas, where EU Limit values have been
exceeded, and in areas exposed to high emissions from main
roads)?
Would the option improve levels of accessibility to healthcare
services?
Would the option provide an acceptable noise climate?

ECONOMIC OBJECTIVES
A strong and
sustainable economy

12. To promote a strong, balanced and
sustainable economy




Economic activity and employment
(increase)
Earnings (increase)
Amount of employment floorspace






Would the option promote economic growth and
competitiveness?
Would the option provide for employment uses?
Would the option result in the loss of employment land that has
a potential continued economic role?
Would the option ensure that there are opportunities for
employers to access facilities and services that are appropriate
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)


Levels of employment

lost to development
Percentage of empty shop units in
designated Town and District
Centres (reduce)

13. To maintain high and stable levels
of employment so that everyone can
benefit from economic growth






to their needs (including different types and sizes of
accommodation, flexible employment space, high quality
communications and infrastructure)?
Would the option promote a dynamic, diverse retail sector,
protecting the District’s town centres, and promoting their vitality
and viability?

Would the option provide for employment uses (including a
range of employment uses in terms of size, nature and quality)?
Would the option promote employment in areas where
unemployment is high?



Education, skills and
training

Number of jobs in the District
(increase)
 Number of District residents
unemployed (decrease)
 Number of long-term unemployed
(decrease)
 Pockets of higher unemployment
(decrease)
14. To raise educational attainment and
develop and maintain a skilled
workforce to support long-term
competitiveness



Provision of education and training
facilities (increase)
Percentage of population with no
qualifications at NVQ Level 2





Would the option promote good access to educational and
training opportunities for all sectors of the population, particularly
amongst deprived communities?
Would the option provide for or result in the loss of
training/education facilities?
Would the option encourage and maintain an available and
skilled workforce which meets the needs of existing and future
employers, reduces skills inequalities, improves opportunities
and facilities for all types of learning, and helps address skills
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SA/SEA Theme

SA Objective

Appraisal criteria

Potential indicators, with targets where
appropriate (set out in brackets)

Business and
economic
development

equivalent or above (decrease)
15. To retain existing businesses while
having a sector focus to develop new
business in the area





Diversity of economic sectors (not
decrease and ideally increase)
Amount of new VAT-registered
businesses set up in the District
(not decrease and ideally
increase)
Level of inward investment
(increase)











shortages?
Would the option enable the growth and retention of existing
businesses?
Would the option help foster new businesses to form?
Would the option maintain and support the District’s diverse
economy whilst supporting its resilience?
Would the option encourage inward investment?
Would the option help develop new businesses to the area from
the target sectors (Life Sciences/Biopharma/Medical devices,
Software/IT Security/Telecom Equipment, Advanced
engineering, food and drink?
Would the option help develop a dynamic, diverse and
knowledge-based economy that excels in innovation with higher
value, lower impact activities?
Would the option enhance the rural economy, and help
economies thrive in market towns and villages?
Would the option help promote sustainable tourism?
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Appendix B Revised Sustainability Appraisal – Methodology
Biodiversity and Geodiversity
The focus has been limited to criteria that can be utilised without specialist ecological
advice.
Criteria
Scoring Site notes where relevant
The site is brownfield
0
The majority of brownfield sites identified in the
HELAA are in existing use and therefore not
biodiversity rich.
The site is greenfield
Although some greenfield sites are in intensive
agricultural use and therefore of limited
biodiversity value, some can be expected to
have significant value.
The site is greenfield and
-affects a nature
conservation designation
Landscape and Countryside
The focus has been limited to criteria that can be utilised without specialist landscape
advice.
Criteria
Scoring Notes where relevant
The site is brownfield
+
The development of brownfield sites is less
likely to have an adverse impact on landscape
and countryside.
The site is greenfield
The site is greenfield and
-AONB
Heritage and Townscape
The focus has been limited to criteria that can be utilised without specialist heritage
advice.
Criteria
Scoring Notes where relevant
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Redevelopment of sites

+

It is assumed that the design will be high
quality and therefore will have the potential to
improve the townscape.

The site is outside
+
heritage/landscape
designations
There are heritage
There is the potential for adverse impacts e.g.
features / designations
on a conservation are and/or a listed building.
within the site
Water and Flooding
- The assessment has focused on fluvial and surface water flood risk.
- The assessment has not included water quality because two sewerage treatment
plants are scheduled to be upgraded by Thames Water
Criteria
Scoring Notes where relevant
Criteria
Scoring
Notes where relevant
The site is 10% or more in fluvial FZ3,
or is partly in FZ3 and has more than
10% of medium or high surface water
flood risk in FZ3
The site is 10% or more in fluvial FZ2,
or is partly in FZ2 and has more than
10% medium or high surface water
flood risk
The site has less than 10% in FZ2 and
less than 10% in medium or high SWF
or is in FZ1 but has more than 10% in
medium or high SWF

--

-

0

for groundwater emergence
see SWFR maps

for groundwater emergence
see SWFR maps

for groundwater emergence
see SWFR maps
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The site is at low risk from flooding (i.e.
in FZ1 only with medium or high under
10%)

+

The site is at very low risk from flooding
(i.e. in FZ1 with very low or low flood
risk

++

for groundwater emergence
see SWFR maps

for groundwater emergence
see SWFR maps

Energy efficiency, climate change and waste
This is controlled by planning policy / building control regulations. Therefore all sites
have been given a neutral designation.
All sites
0
Best use of land, including soil
- The focus is on making the best use of land through the re-use of existing
buildings or development on previously developed land.
- Best and most versatile agricultural land has been included as criteria although
this information is not always available.
- It is not possible at this stage of the site appraisal process to determine whether
the option would avoid development on contaminated land where remediation is
not possible.
Criteria
Scoring Notes where relevant
The site is brownfield
+
The site is greenfield
The site is best and most versatile
-agricultural land
Transport
- The focus is whether the option would promote good access to public transport
and therefore encourage modal shift to public transport. For consistency this has
assessment has paralleled the methodology used in the Wycombe District Local
Plan: Settlement Hierarchy Study (June 2016). This is explained further at
Appendix 1.
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-

Whether the option would result in increased levels of congestion has not been
assessed as all development would add traffic to the road network and the
assessment of whether this can be mitigated is not part of the SA.
- The assumption has been made that large sites (i.e. sites of 100 dwellings or
more) are3 capable of providing footpaths and cycle-ways.
Criteria
Scoring Notes where relevant
The site has good availability of public
++
For an explanation of how good,
transport
fair and limited public transport
availability is defined see below
The site has fair availability of public
+
transport
The site has limited availability of public 0
transport
The site has no public transport
Population and Housing
- All housing sites will add to population and the greater the number of dwellings
then the greater the addition to population.
- It is generally assumed that the option will contribute towards the provision of
appropriate type and mix of homes and it is not possible to be definitive about
whether the option would contribute to the provision of specialist forms of housing
and therefore these options have not been scored.
Criteria
Scoring Notes where relevant
The site is a major site
++
A major site is defined as a site
of 100 dwellings or more
The site is a minor site
+
A minor site is defined as a site
of 5 to 99 dwellings.
Accessibility
- The approach has been to use an approach to distances to facilities and
amenities drawn from Table 2.5 in Active travel patterns and neighbourhood
accessibility (University of the West of England, 2010).
- Distances have been measured from the approximate centre of the site to
o The edge of the retail centre
o The approximated centre of the school /GP
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Criteria
Scoring Notes where relevant
The site is 800m from a primary school, ++
Retail centres are as defined in
1km from a retail centre and 800m from
the Local Plan i.e. a designated
a GP
Town Centre or District Centre.
The site is 2 of the 3 above
+
The site is 1 of the 3 above
0
The site is none of the 3 above.
Place-making – Creating Sustainable Communities
The focus is on those criteria that can be assessed through a desk top study.
Criteria
Scoring Notes where relevant
The site causes separate communities
to coalesce or reduces the gaps
between them or is isolated from
existing communities
The site is in a Tier 5 or 6 location
-It is important to ensure that
unless it is demonstrably for rural
new development is directed
exception affordable housing scheme to
towards those settlements best
meet a proven need
able to accommodate it?
The site is within or on the edge of an
existing community

+

It is important that new
development where possible
has the opportunity to
strengthen existing community
identity.

Health
- Health is more than access to health facilities and that is covered in accessibility
- Access to open countryside/open space/cycle paths/footpaths are important
factors in determining health and wellbeing
- Highway verges have not been included in accessibility to public open spaces as
these are of limited amenity value
- The Wycombe Open Space Framework (December 2010) has informed the
assessment
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Criteria
The site is within 400m of a designated
public open space or 400m of a public
right of way providing connectivity to the
open countryside
The site is neither of the above
The site is in Cressex or Desborough

Scoring
+

0
-

Notes where relevant

Cressex and Desborough sites
are in an area of open space
deficiency

A strong and sustainable economy
The development of all sites will promote economic growth and competiveness,
unless it is redevelopment of an existing employment location
The site is a small scale employment
site in use
The site is a business or industrial park -The site is not in employment use
+
Levels of employment
The development of all sites will increase employment levels other than those the
development of which involves the loss of an employment use.
Sites that are within 1km of a
++
Sites within walking distance of
designated Town or District Centre
a Town or District Centre will
promote their vitality and
viability.
All sites except those the development
+
of which for housing requires the loss of
an employment use
Sites the development of which for
housing involves the loss of an
employment use
Education, skills and training
It is not possible to determine whether development will contribute towards education,
skills and training at this stage.
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All sites
0
Business and economic development
It is not possible to determine whether development will contribute towards business
and economic development at this stage.
All sites
0
Availability of public transport
This is based on the Wycombe District Local Plan – Settlement Hierarchy Study (June 2016) with the exception that 1km has been
substituted for 400m as the walking distance to a railway station as the distance of 400m used in the study is considered to be too
onerous.






Good
o 1km walking distance to railway station or 400m to a bus stop (subject to presence of an accessible, lit footpath to the
railway station or bus stop);
o At least 6am-8pm all-day service (Monday to Saturday) with reduced service on evenings and Sundays;
o Minimum 15 minute daytime frequency
o Choice – presence of bus and rail; choice of multiple destinations
Fair
o 800m walking distance to railway station or bus stop (subject to presence of an accessible, lit footpath to the railway
station or bus stop);
o At least 7am to 7pm weekday and Saturday services at 15-45 minute daytime frequency; with a reduced service at
evenings / Sundays
Limited
o 800m walking distance to railway station or bus stop (subject to presence of an accessible, lit footpath to the railway
station or bus stop);
o Less than 7am to 7pm weekday and Saturday services at daytime frequencies of longer than 45 minutes; with limited
or no services at weekends
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