WDLP Action Point 7.16
WDC to produce landscape assessment and assess whether proposed allocation at Policy
HW17 is major development in the AONB. Findings to be shared with Turley (Segro) and CCB
prior to submission to the Inspector.

Introduction and discussion
A draft of this note was shared with Turley and CCB on 24.9.18. Both parties opted to copy
their responses direct to the Programme Officer (by email) and hence they are not repeated
verbatim here. In summary:
Turley do not consider the note to be adequate. Their initial comments and questions (25.9.18)
appear mainly related to their wider challenge to the Council’s overall approach, strategy and
methodology. Their main site specific criticism appears to be that the Council has not
produced a directly equivalent example of this site allocation which has been supported by an
Inspector as ‘not major’. The Council considers this to be an unrealistic and unreasonable test
to seek to apply.
The Chilterns Conservation Board assert that this is major development, but offer no detail on
this point. They do provide more detailed comments on the Landscape Appraisal. These
comments have been reviewed by our landscape officer, whose comments are:
CCB Point 1: “We do not agree that the Visual Sensitivity is Low. There are open views of this site
from the access road which are experienced by large numbers of member of the public, as well as views
from public footpaths.”
WDC response: There is only one open view into the site from a public footpath and
that is where GMA/31/1 runs through the western edge of the site, and this is
considered in our Appraisal. The portions of this path both north and south of the site
are well screened from the site by trees and hedgerows at the site margins. There are
no open views into the site from any other public rights of way, including bridleway
GMA/33/1 running alongside the household waste site access road (in amongst the
trees).
The road to the household waste site is a private road, not a public road, which is gated
outside of operational hours. Members of the public can use the road only to access the
household waste/recycling facilities. For this reason, it is not considered a significant
public vantage point. Also, the open area of the site is only visible from immediately

adjacent to the site’s eastern boundary, which also adjoins the household recycling
facility.
CCB Point 2: “Even if there were no views of the site (which there are), the development would bring
harmful landscape effects. The nationally protected landscape is a finite resource, loss and harm to one
of our finest landscapes is permanent. Harm to the AONB cannot be compensated for by attempting to
recreate it elsewhere.”
WDC response: The appraisal acknowledges that there are likely to be harmful
landscape effects within the site, as there would be, in principle, arising from any
development. The appraisal considers the landscape sensitivity of the site to be lower
than in other parts of the AONB because of its existing built context, the previously
disturbed nature of parts of the site, and the intent to restrict permanent built structures
on the site – i.e. to promote yard-based activities that are transient and reversible. The
appraisal considers that this type of development can limit landscape effects to a
degree that any adverse effects on the AONB are not significant.
CCB Point 3: “In terms of Landscape Effects, the assessment finds the site to have a LOW to
MEDIUM capacity for development. Why then is it taken forward? If this assessment had been done as
part of the allocation process and SA, I imagine the site would not have got through with this scoring.”
‘Low to medium’ capacity is not a reason for the site not to go forward. It simply means
that appropriate uses or the extent of development are limited.
CCB Point 4: “The assessment states that because of the LOW to MEDIUM capacity for development,
any proposed development must respond to the character the sensitivity of the landscape in the AONB.
The proposal of open yard based uses is poorly defined, but at no level would this land use respond to
the character of the landscape, or meet the Chilterns Buildings Design Guide. It is hard to think of a less
appropriate use than this in the AONB?”
WDC response: Appropriate and effective responses to limit adverse landscape effects in
the AONB include:
- Clustering similar (built) land uses to prevent scattering across a wider area;
- Controlling the nature, scale, form, colour/finishes and extent of development;
- Retaining, maintaining and enhancing the screening effect of existing boundary
trees and hedgerows;
- Retaining, maintaining and enhancing other landscape features where possible
and/or establishing appropriate new ones.
As set out in Part 2 of the assessment of whether the allocation is likely to result in major
development in the AONB later in this note: Chapter 4 of the Chilterns Building Design
Guide (Agricultural and other rural employment buildings – paragraphs 4.7 and 4.8) offers
general guidance on the location of new employment buildings. The key points are that the
most sensitive locations (e.g. close to Listed Buildings) should be avoided if at all possible
and that isolated new buildings should be avoided. The CCB comments are not supported
by the Building Design Guide.

CCB Point 5: “The assessment has looked at lighting (and finds it could be harmful) but has not
addressed operational noise, security fencing, traffic generation etc.”
WDC Response: These are detailed points that cannot be addressed without the detail
of a planning application.
Overall, neither Turley nor CCB agree with our assessments, but the Council does not
consider their reasons to be persuasive. As such we have not made any changes to the draft
previously shared with them and set out below.

LANDSCAPE APPRAISAL – Step 1
This is the appraisal style that would have featured in the Green Belt Part 2 assessment as
part of, “Step 3 IS the site otherwise developable”.

Site ref./address
Date of Site Visit
Weather / visibility

Land at High Heavens, Booker
31/08/2018
Dry, sunny, visibility good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
Tree Preservation Order

Yes
No
No
No

Landscape Character Area
Topography
Vegetation

WDC LCA 18.1 Great Marlow Rolling Farmland
Gently rolling, increasing fall to south-western corner
Rough grass, invading scrub, recent tree planting, mature tree belts
and hedgerows.
A modern ‘industrial’ building in NE corner (agricultural storage),
former pasture (fallow). Power lines cross site SW-NE.
Tree belts and hedgerows
Arable to north and west; housing beyond fields to north; woodland
and household waste site to south; household recycling centre to
east with adjacent pockets of woodland and arable fields beyond.
Commercial enterprise and residential settlement at Booker to the
north; High Wycombe beyond nearby M40 motorway further north.
Public footpath (right-of-way GMA/31/1) passes through site along
western boundary, extending north to Clay Lane and southwest to
Marlow Road. Waste/recycling centre and access road open to
public at restricted times.
None on/adjacent to site except public footpath. Wycombe Air Park
nearby to north and west (private recreation).
Boundary trees provide strong screening. No significant views from
public roads – glimpsed views occur from Marlow Road (SW) and
the access road adjoining site’s eastern boundary. View across much

Features/Land Use
Boundaries
Adjoining land uses

Settlement Patterns
Access/Rights-of-Way

Recreation & culture
Views inwards

No
No
No, but adjacent to south-western corner.

Views outwards
Skyline/panorama/l’mark

Landscape & Visual
Appraisal

of site from public footpath GMA/31/1 where it lies within the site
(not from north or south) but with recent tree planting likely to
increase screening in future. Glimpse into site from public bridleway
(right-of-way GMA/33/1) to NE where power lines leave gap in
perimeter trees.
Views well-contained. Short-distance view to access road at eastern
boundary. Glimpsed views SW to Marlow Road and vicinity.
Overhead power lines are a strong vertical feature within the site
and extend beyond boundaries.
The site lies within the Chilterns AONB and is former pasture that
has since become overgrown, while an agricultural storage building
occupies the north-eastern corner. There are pylons and overhead
power lines crossing the site, and a household recycling / waste
management facility lies adjacent. The settlement of Clayhill /
Claymoor Park lies nearby to the north.
The site’s former pasture is now rough and overgrown grassland
with scrub invading in places. Tall mature tree belts define the
northern and southern boundaries in particular, with a strong
hedgerow along the western boundary that has been supplemented
in recent years with a belt of new tree planting within the site.
Boundary vegetation strongly limits views to and from the site.
Principal vantage points are the private access road to the
household recycling / waste management centre, accessible to the
public during opening hours, and the public footpath within the
western site boundary. There are no significant views beyond the
site’s well-vegetated northern and southern boundaries. A glimpse
through the gap in the trees from east of the site occurs from the
public right-of-way (bridleway GMA/33/1). Brief glimpses also occur
over the site’s western perimeter vegetation from Marlow Road to
the south west.

Strengths & sensitivities

Development capacity &
mitigation

The site’s principal sensitivity is its location in the Chilterns AONB.
The site makes a small and mostly positive contribution to landscape
character by means of its mostly vegetated ground cover and
mature boundary trees. It is, however, very enclosed by those same
boundary trees, and by trees to the east surrounding the household
recycling centre. Aside from the view from the access road, the
principal public views are from the public footpath that passes
through the western side of the site – views that are becoming
increasingly enclosed by recent tree planting. There are no
significant views into the site from the local road network, and only
a brief glimpse into part of the site occurs from the pubic bridleway
to the east. Local topography and vegetation precludes views from
other locations.
The site has some capacity for new development provided it is
largely screened by existing vegetation in views from beyond the
site boundaries.

LANDSCAPE APPRAISAL – Step 2
This is the additional appraisal carried out for sites that were considered further in the AONB Site
Assessment report:

Step

Assessment/Justification

2.

Visual Sensitivity – Low
 Views into the site are heavily constrained by surrounding tree belts,
while local topography and vegetation limit views from the wider area.
 The principal view into the site is from the public footpath passing
through the western side of the site, which appears to be lightly used.
Parts of this path lie relatively low within the site, limiting visibility across
the site, and new tree planting is beginning to screen the site further
from view at the lowest levels. There is an open view into the site from
the private access road to the waste/recycling centre.
 Only brief glimpsed views occur into parts of the site from public
paths/roads to the east and west.
 The tree-lined site boundaries are visible from the surrounding area,
making a positive contribution to nearby views and the character of the
landscape, but land inside the site boundaries does not make a
significant contribution to those views. The existing modern agricultural
storage building is mostly screened from view.

3.

Landscape Sensitivity – Moderate
 Mature tree/hedgerow boundaries and an extensive field layer make a
strong positive contribution to the site’s landscape character.
 The existing building and overhead power lines make a negative
contribution to the site’s existing landscape character.
 The site’s strong enclosure and close proximity to existing built
development lend it scope to change without significant adverse impact
upon wider landscape character.

4.

Landscape Character Sensitivity – Low to Medium (2+3)

5.

Wider Landscape Sensitivity - Moderate
 Great Marlow Rolling Farmland (LCA 18.1) has a moderately strong and
intact landscape character, where distinctive rural qualities are
counterbalanced with the human influences of transport and the nearby
Wycombe Air Park.
 The nearby landscape comprises a mix of rural and urban areas and
activities and, in the wider landscape, the site lies close to the edge of a
major urban area.
 Scenic rolling farmland contrasts with the adjacent recycling/waste
management facility to the south and the built-up area of Clayhill /
Claymore Park to the north. A relatively noisy environment arises from
nearby roads including Clay Lane and the M40, with intermittent noise
and overhead movement from planes landing or taking off nearby from
Wycombe Air Park.

6.

Overall Landscape Sensitivity – Medium (4+5)

7.

Landscape Value - High
 Site is in AONB

8.

Landscape Capacity: Low to Medium (7-6)
The assessment finds the site to have LOW to MEDIUM capacity for development,
which means any proposed development must respond to the character the
sensitivity of the landscape, the AONB setting and avoid significant impacts upon
views towards the site.

Potential impacts of employment uses
Potential impact on key landscape characteristics:
 The rough grass field would be lost, with a low adverse impact upon local
landscape character
 Perimeter trees and hedgerows would be retained and managed to maintain
their strong positive contribution to local landscape character and to provide
and enhance screening.
 Power lines are likely to be retained along with their existing adverse landscape
impacts
 New buildings and/or yard-based uses would have a moderate to high adverse
impact upon the site’s landscape character, but a low adverse impact upon
wider landscape character.
Potential impact on visual characteristics:
 New buildings are likely to have a moderate to high adverse impact on views
from the section of public right-of-way GMA/31/1 where it passes through the
western side of the site, though recent tree planting will increase screening in
the medium- to long-term. While similar views will be available from the access
road to the household recycling / waste management site, this is not considered
a sensitive public location.
 New buildings are likely to have a low adverse impact on views from the wider
area, perhaps glimpsed from the east from public right-of-way GMA/33/1 and
from the Marlow Road to the southwest, but otherwise screened by wellvegetated site boundaries.
 Yard-based employment uses are likely to have a low to moderate adverse
impact upon views.
Potential impact on the AONB
 Development is likely to have a low adverse impact upon the landscape
character of the AONB due to existing development on the site, its proximity to
other built development, and its proximity to the built-up area of Claymoor /
Clayhill Park and High Wycombe.
 Development is likely to have a low to moderate adverse visual impact upon the
AONB due to its strong enclosure my mature vegetation, the localised effects of
topography and the short section of footpath that currently passes through (and
has views across) the site.
 Lighting new development at night has the potential for moderately adverse
impacts upon dark skies, though existing lighting occurs at nearby built-up
areas and along the M40 motorway.



Development within the site is therefore considered likely to have a low to
moderate adverse impact upon the landscape character and visual amenity of
the AONB.

Landscape guidelines for development:
Maintain and enhance well-vegetated boundaries to all sides of the site, including recent tree
planting at the western margin, to maximise screening. Native plant species should be
prioritised.
New development should adopt a site layout and variable heights that make best use of
existing screening, so as to minimise visibility from local public rights-of-way and the wider
landscape.
New buildings, and existing buildings if retained, should be finished in colours that respond to
key views of them with the aim of breaking-up building mass and blending into the landscape
as much as possible. This may include using two or more colours/finishes in each elevation.
Providing secure site boundaries should not compromise the integrity of existing trees and
shrubs or the visual amenity of the public right-of-way.
Lighting to any new development should be avoided where possible and minimised elsewhere
in terms of location, numbers, brightness and direction of lights.
Illustrative Plan(s)

SI
TE

Source:
Google Maps

Illustrative site photo(s)

View south along route of public right-of-way GMA/31/1 (footpath) from private road at entrance to waste
transfer facility; trees lie at northern edge of site. Source: Wycombe District Council

View east across site from public right-of-way GMA/31/1 (footpath), showing tree screen to both north and
south (left and right respectively) and agricultural storage building. Source: Wycombe District Council.

Public right-of-way GMA/31/1 (footpath) through the western margin of the site, looking south, with young tree
planting to either side. Source: Wycombe District Council.

Glimpsed view from public right-of-way GMA/33/1 east of site (pylons visible within site at centre left). Source:
Wycombe District Council

Glimpsed view from Marlow Road towards site (pylons visible within site at centre right).

Source: Wycombe District

AONB Major Development Classification
For the reasons given in section 1 of AONB1, the Council considers that allocations for
development which are considered to be ‘major’ development in the AONB would not be
appropriate. To recap, the agreed joint framework for assessing whether a proposed
allocation would be likely to result in major development in the AONB is repeated below.

Factors to consider in identifying whether a proposed allocation is likely to
result in ‘major development’ in the AONB:
Q1
What is the local context for each site in terms of:
 The scale of the allocation in proportion to the existing
settlement?
 The spatial relationship of the allocation to the existing
settlement in the context of settlement form, taking account of
the guidance on settlement forms in the Chilterns Building
Design Guide?
Q2
What potential is there for a serious adverse impact on the AONB in
terms of:
 Landscape impact?
 The impact on the quiet enjoyment of the AONB?
 Wildlife/habitat impact?
 Heritage impact?
Q3
Can the proposed allocation be sensibly described as ‘major’ in the
normal meaning of the word?
Notes: Any one of these three core questions could potentially trigger a
classification as ‘major development’ in the AONB but this is to be
approached with care. In particular, development which cannot sensibly be
described as major in the normal meaning of the word should not be
classified as ‘major’. This is not an assessment of whether development
would necessarily be acceptable in the AONB, it is simply an assessment
of whether development would be classified as ‘major’.

Site: HW17 High Heavens
Proposed allocation: 3.7HA low density, single storey, yard based business uses
1 What potential is there for a serious adverse impact on the AONB in terms
of:
1a Landscape impact
The landscape assessment shows that whilst there is a possibility of adverse
impacts, the likelihood of a serious adverse impact will depend upon the details of
site layout, landscaping and building design.
1b The impact on the quiet enjoyment of the AONB
Development of this site would have some adverse impact on the enjoyment of the
stretch of footpath that crosses the western end of the site. However the route does
not appear to be heavily used and walkers’ experience of the footpath is already
influenced by the existing waste processing operations on the adjoining site.
1c Wildlife/habitat impact
There are no designated habitats on or adjoining the site.
1d Heritage impact
There are no identified heritage assets on or adjoining the site.
2 What is the local context for this site in terms of:
2a The scale of the allocation in proportion to the existing settlement
2b The spatial relationship of the allocation to the existing settlement in the context
of settlement form, taking account of the guidance on settlement forms in the
Chilterns Building Design Guide
This proposed allocation does not fall into the typical model of ‘a quantum of
development in a Chiltern’s village location’ that these questions presuppose.
With reference to Figure 20 in the Plan (page 144) it represents about a 30%
increase in the existing developed area at High Heavens. The wider local context of
Claymoor and the Airpark can be seen in Figure 19 of the Plan (page 140). As noted
elsewhere this location is close to the High Wycombe urban area. In a High
Wycombe context, the allocation is proportionately very small.
Chapter 4 of the Chilterns Building Design Guide (Agricultural and other rural
employment buildings – paragraphs 4.7 and 4.8) offers general guidance on the
location of new employment buildings. The key points are that the most sensitive
locations (e.g. close to Listed Buildings) should be avoided if at all possible and that
isolated new buildings should be avoided.
Judged in this context the proposed allocation is not considered major development.

3 Can the proposed allocation be sensibly described as ‘major’ in the normal
meaning of the word
Mindful that the allocation is expressly for low density, yard based business uses,
with buildings restricted to single storey by HW17.1, this is not obviously an
allocation that would result in major development.
Overall Conclusion
Having regard to the scale, context, and specific impacts this allocation is not
considered likely to result in major development in the AONB.
Although only an indirect comparison, a site of this scale for housing would normally
yield circa 70 dwellings (3.7HA * 60% = 2.3HA net developable area * 30dph = 67
dwellings). This conclusion is therefore consistent with the Council’s position on
other sites.

