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Dear Sir/Madam
On behalf of our client, Satalan Developments, please find attached a response to the Consultation on the Main
Modifications to the Wycombe District Local Plan.
Please can you confirm receipt of this email and attachment.
Best regards
Mark Schmull
Arrow Planning Limited

www.arrowplanning.co.uk

Click here to report this email as spam.

For official use only

Wycombe District Local Plan Proposed Main
Modifications (February - March 2019)
Representation Form
The Wycombe District Local Plan was submitted for examination in public in March
2018. Hearings were held over the summer of 2018.
The independent Local Plan inspector has identified various changes that she considers
may need to be made to the Plan (known as “Proposed Main Modifications”) to make
the Wycombe District Local Plan a “sound” plan.
We invite your comments, also known as representations, on these Proposed Main
Modifications.
•

Please quote the Proposed Main Modification you are commenting on (question
1 in part B).

•

Please give your comments on the Proposed Main Modification and indicate any
further changes to the Proposed Main Modifications that you feel are necessary
(question 2 in part B).

•

Comments will only be accepted for the Proposed Main Modifications.
General comments about the content of the Local Plan not related to a
Proposed Main Modification will not be accepted.

The deadline for responses to be received by the Council is 11:59 pm on Wednesday
27 March 2019.
Responses can be submitted:
• online at www.wycombe.gov.uk/local-plan-modifications
• by email to newlocalplan@wycombe.gov.uk (an automatic email response will
confirm receipt)
• or sent by post to:
Planning Policy Team,
Wycombe District Council,
Queen Victoria Road,
High Wycombe,
Bucks,
HP11 1BB
You can submit as many comments as you would like. Please complete a separate
part B for each part of the plan on which you want to comment.
This form has two parts:
- Part A – Your Details
- Part B – Your comment(s). Please expand the comments table as appropriate
All comments received will be passed to the independent Local Plan Inspector for
consideration.

PART A
1. Personal Details

2. Agent’s Details (if applicable)

* If an agent is appointed, please complete only the Title, Name and Organisation boxes below but complete the full contact details of
the agent in 2.

Title

Mr

Mr

First Name

S

Mark

Last Name

Dhillon

Schmull

Job Title

Managing Director

(where relevant)

Organisation
(where relevant)

Satalan Developments

Arrow Planning Limited

Address

Postcode
Telephone
Email Address

3.
Client Details
If you are an agent representing a specific site interest, please fill in the details below.
Site Interest
Client’s Name

HW8
Satalan Developments

4. Please tick this box if you wish to be notified of future stages of the Wycombe
District Local Plan

X

5. Please tick this box if you wish to receive our electronic Weekly Planning
Bulletin which gives you updates on local and national Planning matters (you will
need to supply an email address to receive this)

X

PART B – Comments on the Proposed Main Modifications– Please copy and use a
separate sheet for each representation
______________________________________________________________
Name or Organisation:

Arrow Planning Limited

1. Which of the inspector’s Proposed Main Modifications does this response relate to?
Proposed Main Modification number PMM16

2. Please use this box to set out your comments on the Proposed Main Modification,
setting out clearly if you support or object to the Proposed Main Modification and the
reasons supporting your position.
If appropriate, please set out what further change(s) to the Proposed Main
Modification you consider necessary. It will be helpful if you are able to put forward
your suggested revised wording of any policy or text.
Please see enclosed letter.

(Please continue on a separate sheet/expand box if necessary)

Privacy notice
Wycombe District Council Planning Policy Service collects, uses and is responsible for
certain personal information about you.
This response form collects the following personal information from you:
•
•
•
•

your name
your phone numbers
your email address
your home address

This information is being collected to allow us to fulfil our statutory function of producing
a Local Plan covering the Wycombe District.
Your submissions, including personal data, may be shared with the Local Plan
Programme Officer and the Local Plan Inspector. We may also share your submissions
with other government partners and agencies such as Buckinghamshire County
Council, the Environment Agency, Historic England and Natural England, or other
service departments within Wycombe District Council.
Your submissions will be published on our website. These will be redacted (“blacked
out”) to remove personal information including:
•
•
•
•

personal contact details - Telephone numbers, email addresses, postal
addresses
signatures
information about health conditions or ethnic origin
information agreed to be confidential

If you are submitting information which you would like to be treated confidentially or
wish to be specifically withheld from the public register, please let us know as soon as
you can.
Your submissions and personal information will be kept until the Local Plan is
superseded.
If you have questions about data or privacy, please see our full privacy policy on our
website: https://www.wycombe.gov.uk/pages/About-the-council/Privacy/Our-privacypolicy.aspx
Alternatively you may contact our Data Protection Officer at Wycombe District
Council, Queen Victoria Road, High Wycombe, HP11 1BB or at
access2information@wycombe.gov.uk.

ARROW PLANNING LIMITED
www.arrowplanning.co.uk

Planning Policy Team
Wycombe District Council
Council Offices
Queen Victoria Road
High Wycombe
Bucks
HP11 1BB
By email to newlocalplan@wycombe.gov.uk
26 March 2019
Dear Sir/Madam
Response on behalf of Satalan Developments to Proposed Main
Modifications to the Wycombe District Local Plan
These representations have been prepared on behalf of Satalan Developments
Ltd and comment on the Proposed Main Modifications to the Wycombe District
Local Plan February 2019. Satalan Developments are the promoters of land
within allocation HW8. The landholdings they are promoting principally
comprise the former Orchard nightclub, Orchard Stables and land along with
additional brownfield land within the allocation area which is currently in mixed
use.

Proposed Amendments to Policy HW8
Our clients strongly object to the proposed change to the wording of Policy HW8
and accompanying text in relation to the requirement of a new primary school
(Modification no. PMM16).
The proposed wording is too vague and creates an uncertain position and
potentially delays the delivery of this important allocation. It unnecessarily
creates a position where the delivery of this site must wait firstly to see if
another Local Authority proposes an allocation on adjoining land; secondly, to
see if that Plan is ever adopted; and also requires an assessment of education
capacity to see if the new school is even necessary.
The proposed Modification is not Justified or Effective, so is unsound.
Instead, there is an alternative approach. New bullet point 4 should be amended
to state:
“Development of this site will be required to meet the needs arising from the
development for additional primary school places via commensurate S106
contributions”
Registered Office
Registered number: 10663725

The accompanying text proposed for insertion after paragraph 5.1.63 is not
necessary and should be deleted.
The emerging Chiltern & South Bucks Local Plan has not even reached the
Regulation 19 Stage; therefore, it is not appropriate to give weight to any
potential allocation of that land. In the event that land to the north east in
Chiltern District Council is proposed for allocation in that Local Plan, and the
addition of that number of dwellings generates a need for a new primary school,
then that Local Plan has the ability to allocate a primary school on that site.
Contributions are proposed to be collected through S106 as opposed to CIL.
These can be paid directly to Bucks County Council/ the new Unitary Authority
(as Education Authority), who can then take those contributions and use them to
either expand existing provision or provide the new school within Chiltern
District in the event that allocation comes forward.
The scale of development at HW8 does not trigger the need for a new lower
school, it is only when the later, uncertain, proposals within Chiltern District
Council are added that there may be a requirement for a primary school. In the
case of the Wycombe District Local Plan there is no evidence before the
Inspector which demonstrates that Policy HW8 generates a need for a new
Primary School, nor any assessment as to the impact on overall housing numbers
within the Plan when accounting for the reduced number of dwellings that
would be delivered on the site in the event land within HW8 is required for a
primary school.
By allocating the Primary School in Chiltern’s Local Plan (providing the evidence
base justifies the need for it), then that Local Plan can properly assess the impact
upon the housing numbers within that allocation and Plan appropriately against
their housing requirement.

Proposed Amendments to Policy DM24
Our clients strongly object to the proposed change to Policy DM24, which
proposes 48% of total units on sites that are greenfield, last used for Class B
business use or a similar sui generis employment generating use.
The Council has published a Viability Assessment Briefing Note dated August
2018. This document does not refer back to the Buckinghamshire Housing and
Economic Development Needs Assessment Update 2016 (HEDNA) (September
2017) as a starting basis. Instead, it has sought to translate bedspaces to number
of units. We contend that this is not a Justified approach as it is not based on
proportionate evidence and is therefore unsound.
The HEDNA should be the starting point for affordable housing provision. The
HEDNA set a total affordable housing need for Wycombe District Council of
3,100 dwellings between 2013-2033 (Amended Figure 123). It also identified a
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need for 10,100 market homes in the same period (Amended Figure 123). This
creates a total need for 13,200 homes.
Taken as a percentage of 13,200 homes, this equates to 23.5%. A proposed
affordable housing level of 48% on Greenfield and former employment sites, and
35% on others, is not Justified or based on the evidence base.
The Wycombe District Council Topic Paper 2 Housing (October 2017) refers
back to the HEDNA and the figure of 23% of overall housing numbers for the
District (para 5.4). The same document includes a stated justification for the
figure used in that version of Policy DM24 (Housing Topic Paper 2 Section 8.0,
p.69 onwards). However, it does not refer to evidence justifying the level of need,
instead it refers back to viability testing.
In order for the Modifications to be found sound, they need to be based on
proportionate evidence. There is no evidence before the Inspector which justifies
an affordable housing percentage of 48% on greenfield and former employment
sites. The only evidence currently before the Inspector is for a District wide need
of 23%.
Even if a reasonable allowance was made for sites below 10 dwellings, sites
applying vacant building credit and those which may not deliver the target
affordable housing percentage for other reasons (e.g. viability), a proposed
affordable housing figure of more than double that contained within the HEDNA
is completely unjustified and is not supported by the evidence. An increase of 7%
to 30% would mean a further 924 dwellings (7% of 13,200) delivered, which
would allow for such a potential loss and is a reasonable allowance having
regard to the evidence base.
The wording of Policy DM24 should therefore be amended to instead refer to a
figure of 30% affordable housing across all sites of 10 or more units in the
District, as justified by the evidence base.

These representations make a number of comments and suggested amendments
to the wording of Main Modifications to the Wycombe District Local Plan and we
trust that they will be given full consideration as part of the Examination of the
Local Plan.
If you require further information, then please contact me on the details at the
head of this letter.
Yours faithfully

Mark Schmull
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