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1.

Introduction

1.1.

This Hearing Statement is submitted by Savills on behalf of Catesby Estates Plc in respect of their land
interests at Hollands Farm (Allocation BE2). Catesby is working alongside the adjoining landowner, Mr L
Noe, the owner of Jackson’s Field part of the allocation.

1.2.

The site is sustainability located within close reach of public transport, the road network, shops and
schools. It also lies outside the 79% of the District which falls within the Chilterns Area of Outstanding
Natural Beauty. Although the site is currently within the Green Belt, it has a limited role and instead offers
the opportunity to provide a sustainable site with no technical constraints for residential use.

1.3.

Based on Natural England mapping, the site is classified as Grade 4 agricultural land so does not
represent Best and Most Versatile land as defined in national policy.

1.4.

Matter 10 focusses on a single question that relates to five individual allocations and the associated policies
within the submitted Local Plan. This includes Policy BE2. For each allocation, the following question has
been posed by the Inspector:
“Are the following allocations soundly based and is there evidence that the development of the sites is
viable and deliverable?”

1.5.

Catesby Estates and Mr Noe intend to enter into a Statement of Common Ground (SoCG) with Wycombe
District Council and Buckinghamshire County Council in respect of Policy BE2.

1.6.

This Statement should be read in conjunction with the December 2017 representations and the forthcoming
SoCG. This Examination Statement is also supported by the following technical statements:






Appendix 1 – Landscape and Heritage rebuttal (Ref: EDP 3822_r003_100818) by EDP
Appendix 2 – Site Appraisal – Transport (Ref: DN/19107-01e) by DTA Transportation
Appendix 3 – Highways and Transport Rebuttal Statement (Ref: DN/19107/02a) by DTA
Transportation
Appendix 4 – Flood Risk Sustainability Appraisal (Ref: AAA5390E/SAR1) by RPS
Appendix 5 – Economic Benefits Assessment by Lichfields

Catesby Estates plc

August 2018

1

2.

Discussion on Matter 10

2.1.

The Inspector’s question essentially breaks down into three parts (1) is the Hollands Farm allocation
soundly based; (2) is it viable; and (3) is it deliverable? These aspects will be considered in turn.
Soundly Based

2.2.

Both the Council and Catesby Estates have undertaken extensive evidence base work to demonstrate this
allocation is soundly based. Much of Catesby Estates technical evidence has been provided to the
Inspector in support of the representation provided as its Regulation 19 Submission in December 2017, or
in support of its previous Examination Statements issued in respect of Matters 2, 3 and 6 of the Local Plan
Examination.

2.3.

Catesby Estates has reviewed the representations made by a number of objectors to the proposed
Hollands Farm allocation, in particular Keep Bourne End Green (KBEG), the Bourne End Residents
Association and the Hawks Hill Widmoor Residents Group. These representations call into question
whether the Hollands Farm allocation is soundly based. This Examination Statement seeks to provide
further reassurance to the Inspector that the allocation represents sustainable development and that there
is no technical impediment that would prevent development of this site.
Sustainable credentials of Bourne End with Wooburn and the Council’s Sustainability Appraisal

2.4.

Earlier sessions of the Local Plan examination have included criticism of the sustainable credentials of
Bourne End with Wooburn as an appropriate location for new residential development and highlighted
flaws with the Council’s Sustainability Appraisal.

2.5.

The KBEG stance is largely based on the assertion that Bourne End with Wooburn is an “artificial
construct” and that Bourne End, Wooburn, Hedsor and Hawks Hill are all separate settlements. KBEG
argue that the majority of the Hollands Farm allocation falls within Hedsor, a Tier 6 settlement within the
settlement hierarchy unsuitable for new residential development.

2.6.

Catesby Estates strongly disagrees with this approach and considers the Council has taken a sensible
approach in defining Bourne End with Wooburn as a single settlement for the purposes of land use
planning. It is noted that the adopted Core Strategy makes numerous references to the “Bourne
End/Wooburn” area (for example, Policy CS7 which relates to the provision of housing in this area).
Therefore, Catesby Estates considers it would be perverse to separate these settlements now given the
long-standing approach the Council has taken to treat the area as a single settlement. This approach
has been endorsed by previous Local Plan Inspectors since it was accepted as part of the Wycombe
Core Strategy Examination in 2007.

2.7.

Catesby Estates has also previously discussed the sustainable credentials of Bourne End with Wooburn
in its Examination Statement for Matter 2.
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2.8.

At the Matter 1 session, KBEG made references to a number of flaws in the Council’s evidence base that
prevented its Sustainability Appraisal being able to properly assess the environmental impacts of the
Hollands Farm allocation. These criticisms include the lack of a sufficient landscape appraisal and
assessment of the sites contribution to the five purposes of Green Belt, no transport modelling and no
information on the high water table within the site.

2.9.

Catesby Estates has commissioned technical surveys on all of these matters and a summary of the key
conclusions on each technical matter is presented below, with the appendices providing the full
assessment.
Landscape

2.10.

It is important to note that EDP’s evidence incorporates a full site specific study, undertaken subsequent
to the Council’s publication of the two part Green Belt review by Arup. EDP’s study included a full day’s
site visit and reaches similar conclusions to Arup who were criticised at earlier stages of the Local Plan
Examination for the amount of time apparently spent assessing each site.

2.11.

KBEG’s Regulation 19 representation was supported by a Review of Green Belt Considerations by
Martin Leay Associates (MLA) and a Green Belt Purposes Review by Pegasus. The EDP rebuttal
(Appendix 1) highlights where EDP disagree with the conclusions reached in these reports.

2.12.

The MLA Review treats Hawks Hill as a separate settlement to Bourne End. This is not the Council’s
position and is not a position supported by Catesby Estates. The EDP report assesses this area as a
single settlement, which is critical in understanding the contribution that the BE2 allocated site makes to
the Green Belt.

2.13.

EDP highlights that the MLA Review is based on a set of photographs that does not properly consider
the entirety of the site’s context. For example, no photograph demonstrates the site’s relationship with
the existing built form of Bourne End with Wooburn. Thus, it is inevitable that the MLA Review
overemphasises the rural nature of the site. In contrast, the EDP study properly considers the influence
the development to the west when assessing the site’s landscape value.

2.14.

The MLA review also exaggerates the change in character that would occur from allocating the site for
residential development. As EDP confirm, the scale of adverse effects will be contained to the site itself
with limited wider impacts given the high level of enclosure that the site enjoys due to existing built form
and tree cover. This enclosure could be enhanced through further landscaping easily secured through
the development management process.

2.15.

The MLA review indicates that the site reads, “very strongly as rural and attractive countryside” and
argues there is limited visual connectivity with the existing development bounding the site. As EDP
correctly argue, the northern, southern and eastern boundaries of the site all immediately adjoin built
development and this is clearly experienced within the site and from public views outside the site. It is
clear the MLA review unduly plays down these relationships when drawing its conclusions on the site’s
contribution to the Green Belt.
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2.16.

West Waddy ADP have provided representations on behalf of both the Bourne End Residents
Association and the Hawks Hill Widmoor Resident’s Group. Again, these representations are predicated
on the basis that Hawks Hill is a separate settlement to Bourne End.

2.17.

As the EDP rebuttal highlights, it is clear that professional differences of opinion exist in terms of how the
Hollands Farm site has been characterised, which predominantly link to the wider disagreement over
whether Hawks Hill should be treated as a separate settlement to Bourne End. It is the Council’s case
that it is one settlement (as established in the adopted Core Strategy) and both the Arup and EDP Green
Belt review correctly assess the limited contribution Hollands Farm makes to the Green Belt in this
context.

2.18.

It is unsurprising that the MLA Review and West Waddy ADP’s representations reach alternative
conclusions given their fundamentally different approaches. However, this alone does not explain why
the MLA Review and/or West Waddy ADP fail to properly consider the influence of existing built form on
the character of the site and its contribution to the Green Belt and is a serious flaw.
Heritage

2.19.

To support KBEG’s Regulation 19 representation, Pegasus provided a Built Heritage Note and an
Assessment on the potential impacts on the Hedsor and Riverside Conservation Area. EDP provided a
response considering these same heritage assets.

2.20.

It is important to note that the Pegasus assessment identifies harm to a number of heritage assets but
does so without the benefit of a fully developed scheme. A detailed proposal would identify the potential
harm to the specified assets and the measures to mitigate that harm.

2.21.

Furthermore, as EDP explain, it is difficult to understand the methodology Pegasus have used and their
conclusions overemphasise the impact the development of this site will have on individual heritage
assets. Pegasus appear to conclude that a visual change automatically equates to harm to the
significance of those heritage assets which is a simplistic and flawed approach.

2.22.

Similar criticisms can be applied to the Pegasus assessment of the impact of this allocation on the
Conservation Area, although it is acknowledged that, in part, this assessment relies on the draft, rather
than the adopted, version of the Conservation Area Appraisal (CAA). As EDP note, the adopted CAA no
longer identifies the “Significant Views” that Pegasus rely on when concluding that the development of
the site would cause harm to the Conservation Area. Instead, the adopted CAA makes clear that the
views across the Hollands Farm site are not fundamental to the interest of the Conservation Area.

2.23.

The adopted CAA also clearly describes the enclosing and urban nature of the Conservation Area,
particularly to the northern side of Hedsor Road, where views of Hollands Farm are limited. The adopted
CAA identifies the most important views of the Conservation Area are those from the south and these will
be unaffected by development of Hollands Farm.
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Highways
2.24.

To support KBEG’s Regulation 19 representation, Motion provided a Transport Feasibility Appraisal that
considered the highway network impacts of both the Slate Meadow and Hollands Farm allocations.
Motion allege that there are several junctions that would operate either at or over capacity if both
allocations were built out and that, as the Council has not identified sufficient mitigation to address the
impact on all of the affected junctions, the deliverability of the allocations would be affected.

2.25.

The DTA Site Appraisal details the extensive survey work undertaken in support of Catesby’s portion of
the Hollands farm allocation and how the results of these surveys have fed into a suite of off-site highway
mitigation measures that can be easily agreed through the development management process and
secured via a Section 278 agreement at the appropriate time. The Site Appraisal takes a robust
approach by making no allowance for modal shift and any improvements to public transport.

2.26.

DTA have also considered Motion’s Appraisal and it is clear many of the concerns raised by Motion
would be best addressed through the development management process. As outlined in DTA’s own Site
Appraisal, it is clear that opportunity exists to deliver the necessary works or improvements to:





Cores End Roundabout
Princes Road – which is in the ownership of Mr Noe
Hedsor Road – which will be the primary access point for the Catesby Estates land
Heavens Lea – which will be the secondary access point for the Catesby Estates land

2.27.

DTA agreed with Motion that Cookham Bridge is a constraint to traffic movements in the area, but it is
clear from the DTA Site Appraisal (Section 7) that the Hollands Farm allocation would not have a severe
impact on the operation of the bridge.

2.28.

Catesby consider Wycombe to have carried out the necessary work for a local plan examination, leaving
elements of detail for the later stages of the process (planning applications). Coupled with the Authority’s
evidence base, the DTA appraisal concludes that there are no fundamental constraints in transport terms
that would prevent the Hollands Farm allocation coming forward.
Flooding

2.29.

Catesby Estates Regulation 19 representation was supported by a Non-technical note on Flood Risk by
RPS, who have produced a Rebuttal note to the KBEG’s Regulation 19 representations, which included
a Flood Risk Appraisal by Motion. This indicated that flood risk arising from the high groundwater table,
risk of groundwater flooding and the location of the southern access was a constraint on the
development of the site and undermined its sustainability credentials.

2.30.

The RPS conclusions on flood risk have the benefit of being informed by on-site investigations that
provide an accurate picture of groundwater levels on the site. As RPS confirm, the groundwater levels
within the site are normal and can be easily mitigated.

Catesby Estates plc

August 2018

5

2.31.

It is acknowledged that, in a 1 in 100 year flood event, the Hedsor Road access could become
impassable. Catesby Estates have acknowledged this constraint and, as per its Regulation 19
submissions, have demonstrated it can provide a secondary access onto Heavens Lea on the eastern
boundary to address this unlikely scenario occurring.

2.32.

It is the case that a SuDS drainage solution will be needed to develop this site but this is entirely normal
and should not be seen to affect the sustainability credentials of the allocation. Indeed, as explained by
RPS, the use of SuDS is likely to result in an environmental gain by increasing water retention within the
site.

2.33.

It is quite clear that flood risk is not a constraint to developing this site in line with Policy BE2.
Economic Benefits

2.34.

Lichfields has produced a report outlining the economic benefits of this allocation. Some of these can be
summarised as follows:






40% affordable homes – 186 affordable dwellings based on 467 homes
Land to be provided for a 1 form entry Primary school
68 full time construction jobs and 103 linked supply chain jobs
The primary school would add 22 full time jobs and £2.36 million to the local economy
Resident expenditure could be expected to reach £16.4 million per year for the local economy
which could support 65 additional jobs in the area

Viable
2.35.

To support the Local Plan, the Council has undertaken a “whole plan” viability assessment (Ref: VIA1
Wycombe District Council Viability Assessment). The purpose of this document is to demonstrate that
the Council’s proposed allocations are viable when a policy compliant level of affordable housing and
likely infrastructure requirements are applied.

2.36.

Catesby Estates have considered the Development Appraisal for the Hollands Farm allocation contained
within the Council’s Viability Assessment and broadly agree with the assumptions made and the
subsequent conclusions. The key conclusion being that the development of this site would secure an
acceptable return for a developer, whilst providing a policy compliant level of affordable housing and
securing appropriate financial contributions to local infrastructure.
Deliverable

2.37.

As outlined in the earlier parts of this Statement, there is extensive evidence to support the allocation and
demonstrate that there are no technical impediments to the site delivering housing within the Plan period
with the likelihood that it will be delivered earlier in the Plan period than the Council’s submitted Housing
Trajectory indicates.
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2.38.

Catesby Estates have entered into a legal agreement with the single landowner for the portion of the
Hollands Farm allocation it is promoting. This agreement is entirely typical for this situation and simply
requires that Catesby Estates seek to achieve planning permission for the site as soon as practicable once
the Local Plan is adopted and the Hollands Farm allocation is confirmed.

2.39.

As demonstrated by this Statement, the intention to enter into a SoCG with Wycombe District Council,
Buckinghamshire County Council and the adjacent landowner and the previous promotion of this site at
earlier stages of the Local Plan preparation, Catesby Estates fully intend to progress a planning application
as soon as possible for this site.
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3.

Conclusions

3.1.

Across the multiple submissions made by Catesby Estates in respect of its land interest at Hollands
Farm, including the Regulation 19 representation and its Examination Statements, it has sought to
demonstrate that Hollands farm has correctly been allocated for residential development in the Local
Plan.

3.2.

This Statement has particularly focussed on responding to and rebutting the main objections to this
allocation that Catesby Estates are aware of. Together with the Appendices, the Statement shows that
there are no overriding technical constraints to developing this site.

3.3.

This Statement has also considered the sustainability credentials of Bourne End with Wooburn and, in
line with the Examination Statement previously provided for Matter 2 of the Local Plan Examination, it is
clear that it is an appropriate location for accommodating further residential growth.

3.4.

Policy BE3 currently proposes that a new health centre could be accommodated on either the Slate
Meadow or Hollands Farm allocations or on an existing employment site. Catesby Estates confirms that
it is willing to enter into discussions about the provision of the health centre on its land interest at
Hollands Farm if it is required. This would be a further benefit to Bourne End with Wooburn.

3.5.

Overall, it is clear that this allocation is soundly based, viable and deliverable and should be included
within the Local Plan.
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Appendix 1: Landscape and Heritage Rebuttal by EDP

Land at Hollands Farm, Bourne End
Rebuttal Statement in Respect of Landscape and Heritage Matters
edp3922_r003a_160818
1.

Introduction

1.1

This rebuttal statement has been prepared by The Environmental Dimension Partnership (EDP)
on behalf of Catesby Estates plc and addresses Landscape and Visual, and Heritage matters of
this case only as primarily contained within:
1.

Representations by West Waddy ADP (WWADP) on behalf of the Bourne End Residents
Association;

2.

Representations by WWADP on behalf of the Hawks Hill Widmoor Residents Group (which
is the same as document 1 above); and

3.

Representations by Keep Bourne End Green (KBEG), with supporting appendices provided
by Pegasus Group and Martin Leay Associates (MLA).

1.2

EDP is an independent environmental consultancy providing advice to landowner and property
development clients in the public and private sectors, in the fields of landscape, ecology,
heritage, arboriculture and masterplanning. EDP is a Registered Practice of the Landscape
Institute, a Corporate Member of the Institute of Environmental Management and Assessment
(IEMA) and Registered Organisation of the Chartered Institute for Archaeologists (CIfA). The
practice operates throughout the UK from offices in Cirencester, Cardiff and Shrewsbury. Details
of the practice can be obtained at www.edp-uk.co.uk.

1.3

As set out within the Bourne End, Land at Hollands Farm Masterplan Delivery Document,
prepared by Savills on behalf of Catesby Estates Plc, the site is described as:
“The site is located to the east of Bourne End and comprises a series of adjacent agricultural
fields, associated with Hollands Farm amounting to 21.06Ha. The fields lie adjacent to Hedsor
Road and associated properties to the south; Heavens Lea and Hawks Hill boarders the site to
the east; and Wessex Road and Millboard Road lie adjacent to the western boundary of the site.
The western edge of the site is characterised by the adjacent industrial warehouse style units
accessed from Wessex Road. By contrast the other boundaries of the site are predominantly
characterised by agricultural buildings; woodland areas; and a wide mix of residential property
types and styles.
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Two Public Rights of Way (PRoW) footpath routes cross parts of the site and provide connections
between Hedsor Road and Cores End Road, and also from the western boundary to the north
eastern corner of the site.
Field boundaries within the site are formed by a mixture of mature hedgerows, trees and
agricultural fencing.”
1.4

A site location plan is included at Appendix EDP 1, with the emerging concept masterplan,
prepared by Savills, provided at Appendix EDP 2.

2.

General Comments:

2.1

General comments on the representations prepared by WWADP and KBEG are discussed below.
WWADP/KBEG
Matter
Lack of site
specific
evidence

EDP Comment

Pegasus’
Sustainability
Appraisal

Pegasus’ Sustainability Appraisal is based on a set of evidence documents, largely
considered by EDP to be flawed, which includes:

EDP undertook a site-specific study of the site (Report Ref. LHC_EDP3922_01d), in
November 2017, to gain an early understanding of the environmental issues likely to
affect the site’s ‘in principle’ suitability for development and its potential capacity.

•

Review of Green Belt Considerations – MLA (November 2017);

•

Landscape and Visual Impact Assessment – MLA (November 2017);

•

Heritage Assessment and Note – Pegasus (November 2017);

•

Green Belt Purposes Review of Hollands Farm – Pegasus (November 2017); and

•

Landscape Character Note – Pegasus (November 2017).

At their Section 4, Pegasus provide a review of the sustainability scores under key
headings:
Landscape – Pegasus agree with the overall sustainability scoring of the site in
relation to Landscape and Countryside as Minor Negative, concluding “Maintain as
minor negative impact as site does not have any current landscape designation but
is clearly pleasant open countryside that is rural in nature and used for agricultural
and grazing purposes.”
However, the Pegasus Sustainability Appraisal states at paragraph 4.10 that “It is
important to note that no consideration has been given for this criteria by the
Council of the important role played by the Green Belt Policy designation in this
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WWADP/KBEG
Matter

EDP Comment
instance at Hollands Farm. The site is demonstrably ‘open’ and of a pleasant rural
character comprising fields used for arable crops and paddocks used for the grazing
of livestock.”
Heritage – Pegasus agree with the overall sustainability scoring of the site in
relation to Heritage and Townscape as Minor Negative, stating that (paragraph
4.13) “Based on the findings of the KBEG Pegasus Heritage work that states that
‘less than significant harm’ will occur to heritage assets as a result of the
development of the Hollands Farm site”.

3.

Landscape Matters

3.1

Landscape comments on the representations prepared by WWADP and KBEG are discussed
below.
WWADP/KBEG
Matter
Settlement
Hierarchy

EDP Comment
KBEG state that “what the Council has done is artificially seek to lump together
multiple separate settlements” to form a Tier 2 settlement.
In relation to Purpose 1 of the Green Belt (To check the unrestricted sprawl of large
built-up areas) the findings of MLA’s Review of Green Belt Considerations state
that (MLA Figure 17), with EDP emphasis, “The residential development of
Hollands Farm would fail to check the southern spread of Bourne End and western
extension of the separate Hawks Hill settlement”.
This is key to the Green Belt argument, as it considers Bourne End and Hawks Hill
to be separate settlements. KBEG refers to the ‘artificial construct’ that is Bourne
End and Wooburn, with the Council ‘lumping together’ multiple separate
settlements. In contrast, EDP considers Bourne End and Hawks Hill as a single
settlement.

Landscape
Character

Pegasus Landscape Character Assessment of Hollands Farm, Bourne End and
Surrounding Area
EDP largely agree with the summary of the site context (paragraph 1.15), as would
be expected with any open and undeveloped agricultural land adjacent to a
settlement edge, which states that “Hollands Farm… itself is open countryside. It is
bounded to the east by Hawks Hill/Harvest Hill, to the south by Hedsor Road, to
the west is Bourne End Industrial Estate and residential area. To the north lies
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WWADP/KBEG
Matter

EDP Comment
Cores End, a further residential area.” This confirms the urban influence of the
surrounding built form on the site.
EDP disagree with Pegasus’ paragraph 1.52, which lists a set of key characteristics
of the wider Thames Floodplain, stating that they are “consistent with the
character of the area to the immediate east of Bourne End”.
Pegasus then rely on the findings of the MLA LVIA (discussed below) to state that
(paragraph 1.53) “It is evident that analysis of these characteristics reveals that
these are also commonly found and associated with the landscape which lies
immediately to the east of Bourne End in the vicinity of Hollands Farm”.
EDP do not consider the site to be representative of the key characteristics found
within LCA 26.1 and, as such, undertook a site-specific review of landscape
character (Report Ref. LHC_EDP3922_01d, paragraphs 2.5 to 2.15).

MLA’s LVIA:
The MLA LVIA appears to focus on the character of the site itself, drawing on some
of the key characteristics of views looking towards Hawks Hill to the east.
•

Although MLA state that it is not possible to undertake an assessment of the
development proposals given the detail provided within the illustrative layout,
the findings of the LVIA state that (paragraph 7.7), if the site were developed,
development would “completely change the character of the countryside
setting to both the south-eastern side of Bourne End and the western side of
Hawks Hill.“; and

•

EDP consider that the scale of adverse effects, due to the enclosure created
by existing built form and mature tree cover, is likely to be limited to the site
only and should not, in and of itself, be a reason to raise an objection.

MLA’s LVIA is based on a set of photographs taken from public vantage points, the
majority of which are recorded from a PRoW within the site looking east towards
Hawks Hill. Each of the views from publicly accessible locations looking west, are
taken from outside the site within a well-treed setting beyond the site boundary:
•

EDP consider that the location and orientation of the selected images do not
fully consider the site context – For example, in none of the images does MLA
acknowledge the site’s relationship to the settlement edge to the west. The
LVIA provides no clear view looking west and therefore, does not consider the
influence of surrounding built form on the site;

•

It is no surprise that tree cover surrounding Hawks Hill enabled MLA to deem
local character to be “very rural”. EDP consider that MLA have severely
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WWADP/KBEG
Matter

EDP Comment

•

underplayed the influence of neighbouring urban form to the west upon the
character of the site; and
EDP’s review of landscape character is provided at LHC_EDP3922_01d,
paragraphs 2.5 to 2.15.

Following the advice set out in Guidelines for Landscape and Visual Impact
Assessment (GLVIA3) regarding non-designated landscapes, MLA provide a review
of the site against Box 5.1 (page 84 of GLVIA3).
•

EDP do not agree with the findings of MLA’s review, which appears to overemphasise the site’s “highly attractive views and a strong sense of rural
character”; and

•

EDP find no reason to conclude that the site is a ‘more than ordinary’
landscape of its type and therefore, it should not receive any elevated value
beyond that intrinsic to all open countryside in accordance with NPPF
paragraph 17 – an objective, which is to be balanced with the other objectives
of the NPPF when read as a whole.

MLA acknowledge at paragraph 1.7 that “This document [MLA’s LVIA] prepared on
behalf of Keep Bourne End Green, therefore, cannot be considered a full or
detailed visual impact assessment”. In addition, MLA state at paragraph 7.8 that
(with EDP emphasis) “Given the limitations of the Hollands Farm illustrative layout
(which is really little more than a schematic diagram for development), it is not
possible to assess the specific nature of the development proposals and their
impact – since there is little indication detail of types of development, density or
related internal open space/landscape provision within the proposed residential
areas.”
•

The findings of the MLA study then illustrate that adverse effects in landscape
and visual terms are largely limited to the site level, which include effects upon
receptors using a PRoW within the site.

MLA found that “the overriding character of the land would change from attractive
countryside to urban character”
•

In EDP’s opinion, development on any greenfield site beyond the settlement
boundary would inevitably give rise to such effects. However, the scale of
adverse effects, due to the enclosure created by existing built form and mature
tree cover, is likely to be limited to the site level and immediate context only;
and

•

If the site were to be brought forward, development proposals could introduce a
variety of native, valuable soft landscape elements and features, which would
positively contribute to the new character of the area and sensitively respond to
higher ground within the eastern area of the site.
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WWADP/KBEG
Matter

EDP Comment
In terms of wider effects, West Waddy (in their Reps to Policy CP8) comment on
views from higher ground to the site, stating that “Hedsor Road has very little
presence… and that the Hollands Farm site forms part of what is viewed as a
continue area of countryside…”.
•

EDP considered this view within Report No. LHC_EDP3922_01d
(paragraph 2.13) and found that the site is well-contained, with existing
development on Hedsor Road being perceptible, thereby enclosing the site.

The Landscape and Visual Impact Assessment (LVIA) undertaken by MLA refers in
several places to the site being “very rural and highly attractive”. In addition, MLA
considers the Council’s assessment of 19 sites in a single day to result in
“misleading characteristics… given the apparently very limited time that can have
actually been spent on considering Hollands Farm on the ground”.
•

Notably, EDP’s site-specific review, which included a full day’s site visit, found
that (paragraph 2.32) “it is an enclosed site, characterised by existing built
form and urbanising elements, which is seen by relatively few receptors in
close proximity to it.”; and

•

EDP’s more detailed site review therefore concurs with the findings of the
Council’s own study, despite the contended limited time spent on-site by the
Council.

West Waddy Provide Representations on the Proposed Removal of Policy C16.
It should be noted that the site does not form part of the (currently deleted) Policy
C16 area. In landscape character terms, it should be noted that the Wycombe
District Landscape Character Assessment defines the area to the east of the site,
which includes Hawks Hill, as falling within a separate character area to the site.
EDP acknowledge that West Waddy has made reference to previous Inspector
comments in relation to land to the east of the site, with West Waddy considering
the Inspector’s comments to deem the area a valued landscape.
However, as discussed in EDP’s Report No. LHC_EDP3922_01d (paragraph 2.13),
mature landscape features on and adjacent to the eastern boundary soften the
eastern settlement edge and prevents any intervisibility with higher ground to the
east. As such, EDP consider that the site has less of a character, visual and
physical relationship with the wider landscape to the east and more of a
relationship with the surrounding built up areas.
EDP agree that, in the interests of good masterplanning, attention should be given
to the higher ground within the eastern area of the site, which can be seen in views
from elevated locations within the local context. As such, landscaping measures
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WWADP/KBEG
Matter

EDP Comment
included within any promoted development would be able to provide targeted
mitigation where necessary, limiting adverse effects on the landscape to the east
and being effective at promoting biodiversity gains within that part of the site.

Green Belt

It should be noted that, in relation to CP16, West Waddy’s submissions include
references to the Draft Hedsor and Riversdale Conservation Area Appraisal (CAA). It
should be noted that the adopted version of the CAA contains differences to the
draft version, such that the draft is not a reliable source. The West Waddy
submissions also take an uncritical approach to this and makes assumptions
based on interpretations of the statements in the Draft CAA. There is no attempt to
understand the setting of the conservation area in terms of the Historic England
Setting Guidance (GPA 3) and how this contributes to its significance.
To reiterate the comments above, MLA have undertaken a Green Belt review on
the basis that Bourne End and Hawks Hill are separate settlements, which is key to
the role of the site in Green Belt terms.
Neither the review of Green Belt Considerations undertaken by MLA, the West
Waddy submission nor the Hollands Farm Green Belt Assessment provided by
Pegasus, provide a methodology on which to base their findings.
•

EDP’s assessment of the site against the main purposes of the Green Belt,
with the consideration of Bourne End and Hawks Hill being a single
settlement, is contained at Table EDP 2.1 (Report No. LHC_EDP3922_01d)
and is based on EDP’s methodology provided within EDP’s report at
Appendix EDP 2.

MLA’s Green Belt Review (Summarised by the Pegasus Green Belt Review)
MLA’s Green Belt review then provides a commentary to the Council’s 2016 review.
In relation to some of the key points and general themes of the MLA commentary,
EDP provide the following responses:
•

“(Para 2.27) The Hollands Farm site is not ‘semi-urban’ in character and nor,
from walking the full length of the on-site footpath, together with review from
off-site viewpoints, is it correct to describe the land as ‘almost completely
enveloped by built form’ (as asserted in the June 2016 Report).”
EDP consider that MLA have again underemphasised the influence of the
surrounding urban form upon the site, including the enclosure created by
residential properties on Hedsor Road. As such, EDP maintain that the site is
enclosed on all sides by existing built form and mature landscape features,
detaching the site from the wider context. Views into the site will be
experienced by relatively few receptors, largely by neighbouring residents
located within a largely urban setting.
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WWADP/KBEG
Matter

EDP Comment
•

“(Para 2.28) These misleading characteristics are perhaps unsurprising,
given the apparently very limited time that can have actually been spent
considering Hollands Farm ‘on the ground’.”
EDP’s more detailed site review concurs with the findings of the Council’s
own study, despite the contended limited time spent on-site by the Council.

•

“(Para 3.14) In complete contrast to the Arup/the Council’s assertion’ of it
being “almost completely enveloped by built form/fully enveloped by
development on all sides” and “more semi-urban” in character the Hollands
Farm land reads very strongly as rural and attractive countryside – even
where bordering the development areas to the east, north and west – but
with which there is only limited visual, or character area, connectivity.”
EDP found that the site adjoins three more ‘obvious’ settlement edges on the
northern, southern and western sides where existing built form serves to limit
views to the immediate context. The presence of large mature landscape
features on the eastern boundary, combined with large detached properties
set in large plots, creates a softer settlement edge here. Overall, the site is
not considered to be divorced from existing settlement.

•

EDP consider that MLA have further underemphasised the influence of
neighbouring urban form on the site and relied upon the well-treed character
of land to the east with which the site shares little intervisibility with.

•

“(Para 4.2 iv) Consideration of the fourth Green Belt Purpose will need to
include the heritage context of the Local Conservation Area at the southern
end of Hollands Farm and for which the special character would be under
threat from large scale modern development to the north. A narrow tree belt
planted between the Conservation Area housing and development to the
north would not be an effective or appropriate means of preserving the
setting of this part of the Conservation Area.”
EDP consider that MLA have conflated the Conservation Area as an ‘historic
town’ in order to emphasise the fourth green belt purpose. It should be noted
that the setting of conservation areas is a heritage matter (see below) and
conservation areas should not automatically equate to an ‘historic town’. This
point is recognised in the WWADP submission, which recognises that the BE2
site does not adjoin an historic town. There is no evidence to suggest that
MLA have undertaken the appropriate heritage assessment, as per the
Historic England guidance (GPA 3) to establish the appropriate mitigation or
indeed if mitigation is needed.
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WWADP/KBEG
Matter

EDP Comment
West Waddy Submissions on Green Belt
West Waddy’s Green Belt review provides some information regarding the
suitability of the previous green belt review. in relation to the fourth objective,
preserving the setting and special character of historic towns, it should be noted
that they acknowledge that the BE2 site does not adjoin an historic town. It makes
references to the Conservation Area and Hedsor Park, neither of which represent
an historic town and are irrelevant considerations.
Much of the commentary within West Waddy’s Green Belt submission is, as is to be
expected, reflective of the commentary found within the MLA report, particularly as
it is based on the premise that Bourne End and Hawks Hill are separate
settlements. Interestingly, in responding to the Council’s Green Belt review, the
West Waddy text acknowledges the “totally different character” between the site
and the Hawks Hill/Harvest Hill area.
West Waddy consider that the site “forms part of the same green wedge as land on
the south side of Hedsor Road”. Given the linear development of properties
aligning Hedsor Road, EDP disagree with this statement.
In addition, the West Waddy submission provides text from the Local Plan 2011 to
describe the character of the Hawks Hill area, and in particular, the role of land
outside this area in maintaining its semi-rural character. Given the site’s visual
association with urban forms within Bourne End and the limited intervisibility with
land to the east of the site due to mature tree cover, EDP consider that good
masterplanning principles could provide suitable mitigation such that the key
characteristics of the Hawks Hill area itself are maintained.

BE2

General discussion surrounding Policy BE2 include those matters already set out
above.

Landscape Matters Summary
3.2

EDP maintain the position that there are no ‘in principle’ constraints with regard to future built
development of the site.

3.3

The MLA LVIA has over emphasised the site’s relationship with the well-treed landscape to the
east, and quite surprisingly, underplayed the influence of more urban form to the west of the
site. In addition, general commentary by all has sought to downplay the role of built form aligning
Hedsor Road and associated the site with the more open land to the south. However, EDP’s
landscape character review has shown that the site is not representative of the key
characteristics within this more open land to the south.

3.4

Overall, EDP disagree with the findings of the MLA LVIA, which appears to be based on a set of
selective site photographs. Despite MLA’s conclusion that the site is “highly attractive”, providing
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a “high-quality countryside experience”, EDP concur with the findings of published landscape
character assessments in that the site is, overall, an enclosed site that has less of a character,
visual, and physical relationship with the wider open countryside, comprising Landscape
Character Area 26.1 Thames Floodplain, and more of a relationship with the surrounding built
up areas.

4.

Heritage Matters

4.1

Heritage comments on the representations prepared by WWADP and KBEG are discussed below.
WWADP/KBEG
Matter
BE2

EDP Comment
EDP raise concerns over the wording of Policy BE2, Section 1b. With regard to
placemaking, the policy currently states that development of the site should:
“b) Not have an adverse impact on the setting of Hedsor Road and
Riverside Bourne End and Woodburn Conservation Area.”
The NPPF (2012) allows in cases of less than substantial harm for a planning
balance to be made whereby the public benefits could outweigh such harm.
Also, the NPPF references the harm or loss of the significance of the heritage
asset itself – i.e. setting is not an asset. Therefore, to better reflect the
wording of the (2012) NPPF, the following wording might be suitable:
“b) take into account the significance of Hedsor Road and Riverside
Bourne End and Woodburn Conservation Area.”
KEBG have appointed consultants, Pegasus, to provide representations on
the proposed BE2 allocation. These include two specific documents relating to
the BE2 allocation site: A Built Heritage Note and an Assessment of the
potential impacts on the Hedsor and Riverside Conservation Area (both
prepared in 2017).
These two documents feed into other general conclusions made with regard
to the KEBG (Pegasus) arguments in their review of the Local Planning
Authority (LPA) Sustainability Appraisal and, more generally, relate to
representations from other parties regarding the conservation area.

Pegasus’ Built
Heritage Note

This assesses the potential impact of development of the proposed BE2 area
upon the designated heritage assets surrounding the site. It should be noted
that consideration of these heritage assets has also been undertaken by EDP
in support of the representations made by Catesby Estates; the conclusions
being that, whilst the site is located within the setting of a number of heritage
assets, appropriate mitigation measures could be incorporated into the
detailed design to reduce or remove any adverse effects in the event that
further, more detailed, study identifies mitigation would be needed.
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WWADP/KBEG
Matter

EDP Comment
Whilst it is right that heritage aspects should be taken into account in the
selection of sites for allocation, the Pegasus note goes a step further in
identifying harm to numerous heritage assets based on two main flaws.
Firstly, there is no fully developed scheme to assess (which could take into
account mitigation, if needed). Secondly the conclusions reached on the
contribution that the setting (and the site) makes to the significance of the
heritage assets in question (as per Historic England Guidance in GPA3) is over
emphasised. Other flaws can be summarised as:
•

Pegasus have assessed a concept plan rather than a fully worked up
layout, which would take into account any heritage sensitivities (if
needed);

•

The Pegasus note does not present any methodology used to assess the
settings of heritage assets and potential impacts upon them. Suitable
methodology should consider the stepped approach advised in Historic
England GPA3 The Setting of Heritage Assets (2017);

•

The Pegasus note relies on the Draft CAA rather than the adopted version
– there are key differences between the two documents, which render
some of their conclusions regarding the conservation area inaccurate and
invalid (see below);

•

The Pegasus note makes assumptions, and in some cases, overemphasises the role of setting in contributing to the significance of the
surrounding heritage assets;

•

Their conclusion of ‘less than substantial harm’ to the heritage assets
appears to be based on nothing more than visibility (i.e. as there will be
potentially be visual change that automatically equates to harm). This
approach is fundamentally flawed;

•

Their conclusion of ‘less than substantial harm’ is tested against a flawed
draft site-specific policy for BE2, which is not NPPF compliant, as it states
the site is required to not have an adverse impact to the conservation
area when the NPPF allows for a planning balance to be undertaken in the
event of any harm being identified;

•

The Pegasus note does not take into account any mitigation measures,
which may be utilised in the event of potential harm being identified and
which could be secured through the site-specific allocation policy.
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WWADP/KBEG
Matter
Pegasus’
Conservation Area
Impact Assessment

EDP Comment
Pegasus have also produced an assessment specifically in relation to
potential impacts on the Hedsor and Riversdale Conservation Area in relation
to the proposed BE2 allocation site. The assessment does outline the
methodology used as Historic England’s GPA 3 (2015) The Setting of Heritage
Assets, although this has now been superseded by a revision published in late
2017. Flaws in this document broadly follow those which have been identified
above in respect of the ‘Built Heritage Assessment’, as follows:
•

Assessment of a concept plan rather than a fully worked up layout, which
would take into account any heritage sensitivities (if needed);

•

Reliance on the Draft CAA rather than the adopted version – there are key
differences between the two documents, which render some of their
conclusions invalid (see below);

•

Over-emphasis of the role that setting plays in contributing to the
character and appearance/significance of the conservation area, based
on the Draft CAA and an uncritical approach to the nature of the heritage
asset and the subsequent role of its setting;

•

The conclusion of ‘less than substantial harm’ to the heritage asset is
based on change to visibility in relation to the conservation area (i.e. as
there will be potentially be visual change then that automatically equates
to harm). This approach is fundamentally flawed;

•

Their conclusion of ‘less than substantial harm’ is tested against a flawed
draft site specific policy for BE2, which is not NPPF compliant in that it
states that the site is required to not have an adverse impact to the
conservation area when the NPPF allows for a planning balance to be
undertaken in the event of any harm being identified; and

•

The Pegasus note does not take into account any mitigation measures,
which may be utilised in the event of potential harm being identified and
which could be secured through the site-specific allocation policy.

The most significant flaw in the Pegasus evidence is the over-reliance on the
Draft CAA in drawing its conclusions on harm to the conservation area. To
summarise, the Pegasus assessment concludes that there would be ‘less
than substantial harm’ because the ‘proposals would interrupt identified
Significant Views looking towards Upper Bourne End and would reduce the
intelligibility of the historic linear development of Upper Bourne End, which
would result in harm to the Conservation Area’.
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WWADP/KBEG
Matter

EDP Comment
Notwithstanding that any future application could potentially account for the
retention of a view corridor, or other mitigation measures as deemed
appropriate, it is notable that the adopted CAA does not include the two views
in question across the proposal site as ‘Significant Views’.
Views are still identified, but these are noted as ‘Broader Views’. There is a
key difference here in that the CAA defines ‘Broader Views’ as “those which
are inter-visible with, or incidental to, the conservation area in its wider
setting or are views where its significance cannot be appreciated. As such,
the views are more likely to have landscape rather than heritage value.” In
contrast, it defines ‘Significant Views’ as “those which encapsulate the special
character of the conservation area, and contribute more to understanding its
significance.”
With this distinction in mind, it is clear that the views across the proposed
BE2 site are not fundamental to the character of the conservation area and
are where its significance cannot be readily appreciated.
As such, it is clear that the reliance on the Draft CAA has led to the
overemphasis placed on the role of the BE2 site in contributing to the
conservation area, which could therefore potentially lead to an over-emphasis
on the levels of harm in the event that the views would be lost.
Furthermore, the adopted CAA notes that the nature of the Hedsor Road
character areas itself as dense and enclosed, and that many of the terrace
cottages could be from High Wycombe’s Victorian expansion in terms of
designs and materials and these later terraces filled almost all of the
remaining gaps on the north side of the road.
The enclosing and ‘urban’ nature of the conservation area, especially on the
north side of Hedsor Road, is noted in that there are few views northwards,
incorporating the site, from Hedsor Road itself, which is recognised in the CAA
and the Pegasus document. As a result, the adopted CAA places much more
emphasis on the agricultural land to the south of Hedsor Road where it states
that “The most important views are south of Upper Hedsor Road”.
As such, the CAA clearly places less emphasis on the role of the northern
setting to the conservation area than the Pegasus report does in its
identification of harm.

Heritage Matters Summary
4.2

The role of the site in relation to the conservation area has been overemphasised within the
Pegasus report, leading to the identification of a potentially greater level of harm to the
conservation area as a result.
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4.3

In any event, further study as part of any forthcoming application would look at ways to minimise
or avoid such harm if necessary, as is the normal case in any planning application potentially
affecting heritage assets. In the event of harm being identified (which Pegasus identify as ‘less
than substantial) this does not, in itself, preclude development, or even the allocation of the
site, as the NPPF requires a planning balance to be undertaken weighing such harm against the
benefits of the proposals.

4.4

Indeed, that such a position has been fully taken into account in the choice of the site is clearly
illustrated by the West Wycombe Sustainability Appraisal, which identifies that the site has the
potential to cause negative effects in relation to ‘heritage and townscape’. Even then, this is
based on a ‘worst case’ scenario where such harm could not be minimised or removed.

5.

Overall Conclusion

5.1

Following a review of the documentation submitted by Representations by WWADP and by KBEG,
EDP finds nothing in the comments provided in the submissions that changes the findings of
EDP’s submitted information.

5.2

For ease, EDP’s previous conclusions set out in Report Ref. LHC_EDP3922_01d) are copied
below:
“Landscape Matters
The reduced landscape sensitivity of the site (due primarily to the enclosure created by existing
landscape features within the local context and the loss of tranquillity due to the adjacent road
networks) means that potential effects on landscape fabric and biodiversity resulting from a
development would be limited.
The site has well-established urbanising influences in close proximity to it and is well contained
by existing built form and mature landscape features. Any potential landscape and visual effects
resulting from proposed development within the site would be largely limited to receptors in
close proximity to the site boundary.
The development of the site provides an opportunity to enhance and augment the remaining
landscape features across the site and along its boundaries. In addition, the locations of the
PRoW that cross the site are such that the site could be developed while retaining these routes
within green corridors. Further, landscaping measures included within any promoted
development would be able to provide targeted mitigation where necessary, which would be
effective at promoting biodiversity gains, particularly within that part of the site.
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In the interests of good masterplanning, attention should be given to the higher ground within
the eastern area of the site which can be seen in views from elevated locations within the local
context.
Green Belt Matters
The site currently lies within the Green Belt, which is acknowledged within the Buckinghamshire
Green Belt Assessment (March 2016). The site is an enclosed site, characterised by existing
built form and urbanising elements, which is seen by relatively few receptors in close proximity
to it. Existing mature landscape features on the eastern boundary do limit views to large
detached properties to the east and soften the settlement edge context. Due to the scale of the
site and changes in topography, largely limited to the eastern areas of the site, there are some
areas at the eastern boundary that are considered to be ‘more exposed’ with some intervisibility
to the wider context to the west, beyond Bourne End.
EDP’s initial findings suggest that by virtue of a combination of the site’s visual and physical
association with existing built form surrounding the site, development of it would not give rise to
significant harm to the interests of the Green Belt. The local site circumstances therefore lend
themselves to a Green Belt release with nominal effects on the overall purpose of the wider
Green Belt.
Heritage Matters
A miniscule part of the site is located within the Hedsor and Riverside Conservation Area,
although it does not positively contribute to the character and appearance of this asset. Based
on an initial assessment (see below), through considerate design and sensitive masterplanning,
there is no reason to believe or expect that this would prejudice the development of the site.
Designated heritage assets within the surrounding area are considered unlikely to represent a
significant constraint (if any) to the deliverability and/or capacity of the site for development,
but will also need to be carefully considered in the masterplanning process.
There is no reason to believe or expect that any potential non-designated archaeological assets
will form an overriding constraint to the deliverability and/or capacity of the site for residential
development. It is currently expected that any remains present will be ‘low’ value features and
deposits related to the medieval and later agricultural use of the site.
Overall
For the above reasons, EDP’s overall conclusion found that the site is eminently suited to
accommodate some development to help meet the Council’s employment need and is capable
of being developed in accordance with relevant environmental policy at local and national
levels.”
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Land at Hollands Farm, Bourne End
Site Appraisal - Transport
1.0

Introduction

1.1

This site appraisal has been prepared by David Tucker Associates (DTA) to assess the
suitability of proposed residential development in transport and highways terms on
land at Hollands Farm, Bourne End. The site location plan is included at Appendix
A.

2.0

Local Policy

Wycombe District Local Plan (Publication Version) – October 2017
2.1

This document sets out a long-term plan for the district of Wycombe. It will set out
where homes, jobs and infrastructure are needed in the most sustainable way and
recognise the environmental quality of the area.

2.2

Within Bourne End, there are proposed to be the following allocations for residential
development:

2.3

•

Slate Meadow – 150 dwellings

•

Hollands Farm – 467 dwellings

•

Windrush House – 8 dwellings

The publication version of the Local Plan therefore seeks to allocate an indicative
number of 625 dwellings to Bourne End and Wooburn. The draft Local Plan (2016)
envisaged between 577-762 dwellings being provided within Bourne End and
Wooburn. The site subject to this Transport Appraisal is located within the southern
areas of the Hollands Farm proposed allocation.

2.4

The land at Hollands Farm is part of Policy BE2 within the draft local plan. The
associated policy sets out the following requirements regarding transport and
movement:
•

Provide a link road through the site linking to the Cores End Road roundabout
and Ferry Lane

•

Provide a redirected bus service and enhanced provision through the site
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•

Provide contributions to off-site highway improvements as required by the
Highway Authority

2.5

•

Provide and enhance footpath and cycle links to the town centre

•

Maintain north south connectivity for Public Rights of Way through the site

This appraisal considers the delivery of around 350 homes on land in the southern
area of the allocation.
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3.0

Existing Conditions

3.1

Site Location

3.1.1

The proposed site is located north of Hedsor Road and to the west of Wessex Road.
Hawks Hill and Heavens Lea are to the east of the site. The A4094 Cores End Road is
to the north of the site beyond an existing residential area. See Figure 1 below.
Figure 1 – Site outline

3.1.2

The River Thames runs to the west of the site and the River Wye meanders around
the north and west.
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3.2

Local Highway Network

3.2.1

Hedsor Road is a single carriageway road with an approximate width of between 56m. A change in speed limit from 30mph to 20mph occurs approximately 70m west
of the site access.

3.2.2

To the west of the site Hedsor Road connects to the A4094 which provides access to
the centre of Bourne End and High Wycombe 2.8 miles further north. To the south
the A4094 provide access to Maidenhead (3.2 miles).

3.2.3

To the east of the site Hedsor Road connects with Heavens Lea which has a 30mph
speed limit and is approximately 5m in width. This leads into Hawks Hill which
provides routes to the north onto the A4094 which links to Beaconsfield (2 miles).
Hedsor Road also connects to Hedsor Hill which provides routes to the south and
areas of Slough (3.5 miles).

3.2.4

As can be seen the site is centrally located to many large towns offering a vast range
of employment, leisure and retails areas in addition to those located in Bourne End.
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3.3

Existing Traffic Flows

3.3.1

In order to establish existing flows in the vicinity of the site a variety of traffic counts
were carried out between the 17th May 2017 and the 25th May 2017 at the following
locations:
Automatic Traffic Counts (ATC)
•
•

Hedsor Road at 20/30mph speed limit change
Heavens Lea in vicinity of proposed site access.

Classified Turning Counts (CTC)
•
•
•
•
•
3.3.2

Hedsor Road, A4094, Ferry Lane (Site 1)
Heavens Lea, Hawks Hill (Site 2)
Hedsor Road, Headsor Hill (Site 3)
The Parade, A4155, Station Road mini roundabout (Site 4)
A4094, Kiln Lane, Brookbank mini roundabout (Site 5)

These locations are shown on Figure 2 below:
Figure 2 – Traffic Count Locations
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3.3.3

The classified traffic counts also included queue length surveys. These record the
length of the queue every 5 minutes throughout the survey period.

3.3.4

These junctions were considered to be the key junctions in the area that would
accommodate the majority of existing traffic movements as well as the future
demands of the development.

3.4

Accessibility

3.4.1

The site is bound by employment areas to its western and north-western edges
including Wessex Road and Millboard Road.

3.4.2

Near to the site on its southern boundary there is a garden centre, pub, social club
and allotments.

3.4.3

The proposed site is located approximately 1km from Westfield School and 1.9km
from Claytons Primary School. The site is approximately 1.3km from Bourne End
Academy, the local secondary school. The 2015 National Travel Survey for primary
school trips demonstrates that pupils are over three times more likely to travel to
school by private car if their journey to school is 1.6 to 3.2 km compared to those
whose journey is under 1.6 km. A similar relationship is also apparent for secondary
school pupils although they are more likely to take the bus rather than be driven for
long journey lengths. It is clear therefore, that the site is well located to promote non
car travel for the majority of education based trips. In any event, a new 1FE primary
school is proposed within the allocation and will internalise what would have been
external AM peak hour trips. However, to allow for a robust assessment no
internalisation has been applied to the impact assessments later in this report.

3.4.4

The proposed site is approximately 1.2km from the centre of Bourne End where there
are a number of facilities including but not limited to; a community centre, places of
worship, restaurants, pubs, a small supermarket and independent retailers.

3.4.5

All measurements are based on the most direct walking routes, from the approximate
centre of the site.
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Walking and Cycling
3.4.6

Policy BE2 within the draft local plan requires that enhanced footpath and cycle links
are provided to the centre of Bourne End from the site as well as maintaining the
current north south connectivity for Public Rights of Way through the site, as shown
on Figure 3 below.
Figure 3 – Rights of Way locations

3.4.7

The Public Right of Way footpath routes WOO/3/1, WOO/3/2 and WOO/4/1 will not
be affected by the proposed residential development and will be incorporated into the
design and layout of the site.

Rail
3.4.8

The proposed site is approximately an 850m walk from the railway station which
equates to an 11 minute walk, along a relatively flat route. There are continual
footways linking the site and the railway station. The station offers an hourly service
to Maidenhead where passengers can change for connecting services to London
Paddington. There is also an hourly service to Marlow. Network Rail have also
indicated they are exploring increasing the number of services between Bourne End
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and Maidenhead to every 30 mins providing added benefit to Bourne End and the
local area.

Bus
3.4.9

The closest bus stop from the south site access on Hedsor Road is approximately
260m and provides the hourly number 37 service between Maidenhead and High
Wycombe.

3.4.10

The number 37 bus service can be accessed within 400-650m of the majority of the
site, via either Hedsor Road or Millboard Road. These are within generally acceptable
maximum walking distances of 800m.

3.4.11

A recent publication by Moseley Marketing Limited confirmed that at the 2015
Transport Practitioners Meeting in London, results of the National Travel Survey data
analysis were presented. The results showed that half of existing bus users walk over
480m i.e. around 6 minutes, to where they board their bus; one in six walks around
800m, i.e. around 10 minutes, or further.

3.4.12

The publication concluded that ‘Guidance published by or on behalf of central
Government refers to 800m as being an acceptable walking distance.

3.4.13

Furthermore, this is well within the thresholds adopted by the DfT accessibility
planning tool ‘Accession’ (provided to local authorities to assess their Local Transport
Plan objectives) which assumes a typical walk distance of up to 800m to bus stops.

3.4.14

Whilst it is the preference of the Local Authority to use the new link road through the
site for public transport, it is clear it is not necessary to make the development
accessible by modes other than the private car.
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4.0

Development Proposals

4.0.1

This appraisal considers the provision of approximately 350 dwellings on the southern
areas on land at Hollands Farm, Bourne End, which forms part of the wider BE2 draft
allocation in the Wycombe District Local Plan.

4.1

Site Access

4.1.1

Vehicular and pedestrian/ cycleway access to the site will be via a primary access
onto Hedsor Road via amendments to the existing Hollands Farm access and a
secondary priority access on to Heavens Lea as shown on Drawing 19107-01 and
Drawing 19107-02.

4.1.2

Visibility splays are based on recorded 85th percentile speeds from the ATC results,
which represents the speed for which only 15% of traffic exceeds. Therefore, this
presents a higher starting position than using the average speed of traffic and is the
required speed for assessing visibility splays.

4.1.3

The visibility splays for both site accesses have an ‘x’ distance of 2.4m and ‘y’
distances of 45m using the formula as set out in the national guidance document
Manual for Streets 2 (MfS 2). The ‘x distance represents the distance a driver is
approximately positioned back from the giveway line.

4.1.4

Using the vehicle tracking element of AutoCAD 2017, a large refuse vehicle has been
tracked in and out of both the primary and secondary site accesses in both directions
to ensure there is adequate manoeuvring space for a vehicle of this size. The tracking
movement is shown on Drawing 19107-01-1 for the primary access and Drawing
19107-02-1 for the secondary access.

4.1.5

The primary access currently serves existing employment uses and therefore, the site
access has also been designed to accommodate these manoeuvres.
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4.2

Traffic Generation

4.2.1

Traffic generation has been forecast using the worst-case scenario derived from
journey to work data and TRICS trip rates which are presented in Table 1. The
associated traffic generation for the 350 dwellings is summarised in Table 2. The
outputs are attached in Appendix B.

4.2.2

Table 1 summarises the vehicle trip rates that have been derived from multi-modal
person trip rates from TRICS and applying the car driver mode share percentage from
the census at 77% for Bourne End. This equates to approximately a 25% uplift in
traffic compared to simply using the vehicle trip rates from TRICS.
Table 1 – Private Dwelling Trip Rates
Time Range
08:00-09:00
17:00-18:00
12 hours (07:00-19:00)

Total Vehicle Generation
Arrivals
Departures
Totals
0.153
0.533
0.686
0.406
0.195
0.601
2.721
2.882
5.604

Table 2 – Trip Generation 350 Dwellings
Time Range
08:00-09:00
17:00-18:00
12 hours (07:00-19:00)

4.2.3

Total Vehicle Generation
Arrivals
Departures
Totals
54
187
240
142
68
210
952
1009
1961

As can be seen the site is forecast to generate in the order of 240 trips in the morning
peak hour and 210 trips in the evening peak hour.
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4.3

Traffic Distribution

4.3.1

The forecast traffic generation has been distributed using Census Journey to Work
data (2011) for the Wycombe 021 Middle Super Output Area (MSOA). A breakdown
of the distribution trips from this ward to employment destinations is summarised in
Table 4.
Table 4 - Summary of the workplace destinations from Wycombe 021 MSOA
Destination
Bourne End
Wycombe
Windsor and Maidenhead
South Buckinghamshire
Slough
Hillingdon
Chiltern
Bracknell Forest
Reading
South Oxfordshire
Wokingham
Hounslow
Other
Total

4.3.2

Percentage
5%
29%
14%

8%
7%
5%
4%
2%
2%
2%
2%
2%

19%
100%

Based on the census data and using the most direct route to employment
destinations, it shows that around 5% of people work within Bourne End, 29% in
other areas in Wycombe, 14% will travel to Windsor and Maidenhead, 7% to Slough
and the remaining trips are mainly distributed to destinations surrounding London.

4.3.3

The resulting distribution and assignment are shown in Appendix C.
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5.0

Junction Assessments

5.0.1

In addition to the proposed site accesses, the junctions that were subject to the traffic
counts have been modelled to analyse the existing and predicted levels of queueing
and delay. These were:

5.0.2

•

Ferry Lane/ Hedsor Road (Site 1)

•

Hawkes Hill/ Harvest Hill/ Hedsor Hill/ Heavens Lea (Site 2)

•

Hedsor Hill/ Hedsor Road (Site 3)

•

Cores End Road/ Station Road/ The Parade (Site 4)

•

Brookbank/ Kiln Lane/ Cores End Road (Site 5)

For the operational assessment of the junctions, industry standard software packages
have been used.

Junctions 9 has the functionality to model both priority and

roundabout junctions. The junctions identified above have been modelled within
Junctions 9.

The geometric parameters have been measured using OS detailed

mapping.
5.0.3

For robustness, the junction assessments do not take account of reduction in flows
through travel planning measures (i.e. mode shift to non-car options e.g. public
transport). Furthermore, there is no assumption that the new link road would be in
place to ensure a worst-case assessment of the local junctions. The traffic analyses
have been carried out for a weekday AM and PM period of 07:45 – 09:15 and 16:45
– 18:15.

5.0.4

The following scenarios have been modelled, which represents a base year (year the
counts were undertaken) and the end of the draft local plan period:

5.0.5

•

2017 Base;

•

2017 Base + Development;

•

2033 Reference Case; and

•

2033 Reference Case + Development

The 2033 reference case includes forecast traffic growth through future population
projections published by the Department for Transport, for specific areas which are
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informed by adopted and draft local plan employment and housing publications. This
predicts a future traffic growth of approximately 13% by 2033 for the area of Bourne
End and Wooburn.
5.0.6

These projections contained in TEMPRO suggest there will be an uplift in households
of 377 dwellings between 2017 and 2033. Therefore, the 2033 future year reference
case + development scenario tests 727 dwellings, which is over 100 greater than
proposed in the current draft allocations in Bourne End and Wooburn.

5.0.7

In the following scenarios the traffic associated with the 350 dwellings has been
tested.

5.1

Ferry Lane/ Hedsor Road (Site 1)

5.1.1

Due to the arrangement of the junction and limitations of the modelling software this
junction has been treated as two separate priority junctions, north and south. Both
junction assessments are attached in Appendix D.

5.1.2

The northern element of the junction is shown to work well within its capacity in the
existing and future years with the addition of the development traffic.

5.1.3

The southern element of the junction shown to work well within its capacity in the
existing and future years with the addition of the development traffic.
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5.2

Hawkes Hill/ Harvest Hill/ Hedsor Hill/ Heavens Lea (Site 2)

5.2.1

The results attached in Appendix E show that the junction works well within its
capacity in the existing and future years with the addition of the development traffic.

5.3

Hedsor Hill/ Hedsor Road (Site 3)

5.3.1

The results attached in Appendix F show that the junction works well within its
capacity in the existing and future years with the addition of the development traffic.

5.4

Cores End Road/ Station Road/ The Parade (Site 4)

5.4.1

The results attached in Appendix G show that the roundabout currently exceeds its
maximum theoretical capacity and this only worsens with time and the addition of
development traffic. This roundabout will require improvements to reduce queuing
and delay in the forecast future years for scenarios both including and excluding
development traffic.
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Mitigation Measures
5.4.2

Due to the above operational issues, it is clear some form of mitigation is required to
improve the junction’s performance. Therefore, the mini roundabout has been
redesigned to provide a standard compact roundabout as shown on Drawing
19107-03.

5.4.3

The new geometry has been tested in ARCADY and the full outputs attached at
Appendix H. As can be seen from the outputs, the operation of the junction improves
significantly. The junction operates within its theoretic capacity in all scenarios. The
queue along The Parade is reduced from 100 vehicles to 8 vehicles in the AM peak of
2033 with the development traffic and the delay reduced from 357 seconds to 27
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seconds.
5.4.4

It is generally accepted that RFC values of 0.85-0.90 reflect uncongested junction
operation, with an RFC of 1 indicating the junction is operating at capacity.

5.4.5

As part of Policy BE2 within the draft local plan, contributions will be provided to offsite highway improvements. Due to the existing operational issues of the junction the
scheme will either be delivered by proportional contributions of all proposed
allocations or by specific developments depending on delivery trajectories (i.e. first in
delivers the scheme). However, the precise delivery mechanism will be agreed with
the local highway and planning authorities.

5.5

Brookbank/ Kiln Lane/ Cores End Road (Site 5)

5.5.1

The results attached in Appendix I show that the junction works within its capacity
in the existing and future years with the addition of the development traffic.
Furthermore, as introduced early in this report, it is likely the junction will be upgraded
by the introduction of a new 4 arm roundabout to serve the link road in to the site.
There is significant land within the public highway to deliver any necessary
improvements. Therefore, traffic movements through the junction will change
benefitting Cores End Road by reducing traffic through the centre of Bourne End.
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5.6

Primary Site Access

5.6.1

The results attached in Appendix J show that the junction works well within its
capacity in the existing and future years with the addition of the development traffic.
It has been assumed that 70% off all development traffic will use this access.

5.7

Secondary Site Access

5.7.1

The results attached in Appendix K show that the junction works well within its
capacity in the existing and future years with the addition of the development traffic.
It has been assumed that 30% of all development traffic will use this access.
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6.0

Hollands Farm Link Road

6.1

As mentioned in Section 1 of this report, a new link road is proposed to be provided
through the site linking Cores End Road roundabout and Ferry Lane as part of the
local plan. An assessment has been carried out regarding the potential impact of the
link road.

6.2

The demand for the link road was assessed using Number Plate Recognition (NPR) at
the junctions show in Figure 4. A summary of the data is shown in Table 5.
Figure 4 – NPR Locations

6.3

Movements between 2 -3 and 3-2 were identified as being the redirected flows
through the new link road.
Table 5 - 2017 Link Road Flows
AM (08:00 – 09:00)
PM (17:00 – 18:00)

6.4

Northbound 3 -2
186
201

Southbound 2-3
190
155

Total
376
356

The base demand for the link road is 376 vehicles and 356 vehicles during the AM
and PM peak respectively.
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6.5

6.6

The following two junctions were assessed to analyse the impact of the new link road:
•

Hedsor Road/Ferry Lane T Junction

•

Site Access/Hedsor Road T Junction (Link Road)

The following scenarios have been modelled, which represents a base year (year the
counts were undertaken) and the end of the draft local plan period:
•

2017 Base;

•

2017 Base + Development;

•

2033 Reference Case; and

•

2033 Reference Case + Development

6.7

Hedsor Road/Ferry Lane

6.7.1

Due to the arrangement of the junction and limitations of the modelling software this
junction has been treated as two separate priority junctions, north and south. Both
junction assessments are attached in Appendix L.

6.7.2

The northern element of the junction is shown to work well within its capacity in the
existing and future years with the redirected traffic for both the base scenario and
development.
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6.7.3

The southern element of the junction is shown to operate over capacity in the PM
period without the development. The junction may therefore, require improvements.

Mitigation Measures
6.7.4

Due to the above operational issues, consideration has been given to potentia
mitigation to improve the junction’s performance. Therefore, a right turn lane has
been added to overcome the issues caused by traffic turning right into Hedsor Road.
The new junction layout is shown on Drawing 19107-07 with associated tracking
shown on Drawing 19107-07-02.

6.7.5

The new geometry has been tested in PICADY and the full outputs attached at
Appendix M. As can be seen from the outputs, the operation of the junction
improves significantly. The junction operates within its theoretic capacity in all
scenarios.
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6.8

Link Road (Site Access)/Hedsor Road T Junction

6.8.1

The results attached in Appendix N show that the junction works well within its
capacity in the existing and future years with the addition of development traffic.

Vehicle tracking
6.8.2

Using the tracking element of AutoCAD 2017, the site access from Hedsor Road that
will form part of the new link road has been tracked to ensure that there is adequate
manoeuvring space for a maximum legal articulated vehicle. The tracking showed
that the proposed geometry on Drawing 19107-01 for the site access would not
suitably cater for HGVs. Therefore, the junctions design is required to be revisited.

6.8.3

The first option is to make the link road the main route from Ferry Lane with Hedsor
Road linking via a priority junction as shown Drawing 19107-09a with the tracking
shown on Drawing 19107-09a-1.

6.8.4

An option that would likely be pursued would be to change the priority of the junction
to make the link road the primary route with Hedsor Road giving way. However, this
is a detailed matter that would be agreed with the Local Authority during the course
of an application.

6.8.5

Both of the above options would cater for the redirected traffic flows and expected
HGV movements.

6.8.6

The redirected traffic flows could improve the Cores End Road/Station Road/The
Parade roundabout, potentially reducing the need for improvements at the junction;
this could be reviewed at an application stage.
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7.0

Cookham Bridge

7.1

Between the 20th March 2018 and the 26th March 2018 an ATC was placed on the
bridge to record the class and volume of traffic travelling over the bridge. During the
same period, video surveys were carried out, with the extent of queueing recorded
between the hours of 07:00-10:00 and 16:00-19:00. This also provided an
understanding of the delay and journey time through the signals for northbound and
southbound traffic.

7.2

On average this recorded queue lengths of 40 vehicles with maximum values around
60 vehicles. Various snapshots have been reviewed during the AM and PM peak hours
where the queueing was observed to be at its greatest to record the level of delay
experienced by road users was.

7.3

One of the longest queues was recorded on Thursday 22nd March between 08:1508:25 for southbound traffic (67-68 vehicles). Two vehicles were followed through
the network heading south for which one took 3mins and 7 seconds to clear the stop
line to the north of the bridge and the other 3mins and 30 seconds. The longer time
was due to having to stop at the signals.

7.4

For northbound vehicles a similar exercise was undertaken with the delay being
between 1min 30 seconds and 2mins.

7.5

During the peak times and at the majority of times, 30 vehicles discharge over the
bridge during the phase which lasts for 1 minute (green to red), with a total of 1min
30secs (inc 30sec intergreen) between arriving at the stop line (red signal) before
starting again (starting amber).

7.6

The forecast traffic from the potential 350 dwellings under the control of Catesby
Estates within the draft allocation would result in an additional 39 southbound and 11
northbound vehicles in the AM peak and 14 southbound and 30 northbound vehicles
in the PM peak period.

7.7

On average the signals would provide 20 cycles (starting amber shows every 3
minutes) for vehicles to cross in either direction. The development traffic would
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generate 2 additional vehicles every 3 minutes as a worst-case during the AM peak
hour. This would mean the signals would need to cater for 1-2 vehicles every cycle,
which when reviewing the ATC results would be within the weekday variation of traffic
over the bridge.
7.8

The additional 1-2 vehicles in the queue would not cause blocking back through any
junction that doesn’t already experience those issues, where keep clear markings are
already in place. As a result, this cannot be considered a severe impact in accordance
with the recently updated NPPF on capacity or safety grounds.
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8.0

Conclusions

8.1

This appraisal has considered the high-level impacts of the majority of the proposed
Hollands Farm allocation in the Wycombe District Draft Local Plan, on land under the
Control of Catesby Estates Plc.

8.2

It concludes that the impact of the development would have a negligible impact on
the operation of the local network with the exception of The Parade/ Cores End Road
roundabout. However, importantly this junction already suffers with queuing and
delay. Therefore, contributions would be made to improvements at this location. This
appraisal presents one such improvement.

8.3

The development can facilitate the delivery of the Council’s aspiration for a new link
road through the allocation, with improvements at the Hedsor Road/ Ferry Lane
junction.

8.4

The development is in an accessible location where there is a realistic alternative
travel choice to the private car.

8.5

Taking into consideration the link road, highway improvements would be required at
the Hedsor Road/Ferry Lane junction in the form of a right turn lane.

8.6

This appraisal provides a robust assessment of those junctions tested due to no
allowance being made for modal shift and any improvements to public transport.

8.7

The development proposals fully accord with emerging policy BE2 of the draft local
plan and national policy (NPPF 2018) and relevant planning practice guidance.
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TRICS 7.4.1 050617 B17.52
DTA Transportation Ltd
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Thursday 29/06/17
Page 1
Licence No: 623801

Henley in Arden

Calculation Reference: AUDIT-623801-170629-0602
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

MULTI-MODAL VEHICLES
Selected regions and areas:
02
SOUTH EAST
ES
EAST SUSSEX
HC
HAMPSHIRE
SC
SURREY
WS
WEST SUSSEX
03
SOUTH WEST
DC
DORSET
DV
DEVON
SM
SOMERSET
04
EAST ANGLIA
CA
CAMBRIDGESHIRE
NF
NORFOLK
SF
SUFFOLK
05
EAST MIDLANDS
LN
LINCOLNSHIRE
06
WEST MIDLANDS
SH
SHROPSHIRE
ST
STAFFORDSHIRE
WK
WARWICKSHIRE
07
YORKSHIRE & NORTH LINCOLNSHIRE
NE
NORTH EAST LINCOLNSHIRE
NY
NORTH YORKSHIRE
SY
SOUTH YORKSHIRE
08
NORTH WEST
CH
CHESHIRE
GM
GREATER MANCHESTER
LC
LANCASHIRE
MS
MERSEYSIDE
09
NORTH
CB
CUMBRIA
TW
TYNE & WEAR

1 days
1 days
1 days
2 days
1 days
3 days
1 days
1 days
3 days
2 days
1 days
4 days
1 days
2 days
2 days
6 days
1 days
2 days
1 days
1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set
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Secondary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Number of dwellings
6 to 432 (units: )
6 to 491 (units: )

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/09 to 29/11/16

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Wednesday
Thursday
Friday

8 days
9 days
7 days
7 days
9 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

40 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys are
undertaking using machines.
Selected Locations:
Edge of Town Centre
Suburban Area (PPS6 Out of Centre)
Edge of Town

4
19
17

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone
No Sub Category

34
6

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village, Out
of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
C1
C3

1 days
38 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
1,001 to 5,000
5,001 to 10,000
10,001 to 15,000
15,001 to 20,000
20,001 to 25,000
25,001 to 50,000

6 days
10 days
12 days
3 days
4 days
5 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
5,001 to 25,000
25,001 to 50,000
50,001 to 75,000
75,001 to 100,000
100,001 to 125,000
125,001 to 250,000
250,001 to 500,000
500,001 or More

6 days
5 days
4 days
10 days
2 days
6 days
6 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5

14 days
26 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
Yes
No

4 days
36 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

40 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

5

6

7

CA-03-A-04

DETACHED

THORPE PARK ROAD
PETERBOROUGH
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: TUESDAY
CB-03-A-04
SEMI DETACHED
MOORCLOSE ROAD
SALTERBACK
WORKINGTON
Edge of Town
No Sub Category
Total Number of dwellings:
Survey date: FRIDAY
CH-03-A-08
DETACHED
WHITCHURCH ROAD
BOUGHTON HEATH
CHESTER
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: TUESDAY
CH-03-A-09
TERRACED HOUSES
GREYSTOKE ROAD
HURDSFIELD
MACCLESFIELD
Edge of Town
Residential Zone
Total Number of dwellings:
Survey date: MONDAY
DC-03-A-08
BUNGALOWS
HURSTDENE ROAD
CASTLE LANE WEST
BOURNEMOUTH
Edge of Town
Residential Zone
Total Number of dwellings:
Survey date: MONDAY
DV-03-A-01
TERRACED HOUSES
BRONSHILL ROAD

CAMBRIDGESHIRE

9
18/10/11

82
24/04/09

11
22/05/12

24
24/11/14

28
24/03/14

TORQUAY
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
37
Survey date: WEDNESDAY
30/09/15
DV-03-A-02
HOUSES & BUNGALOWS
MILLHEAD ROAD
HONITON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: FRIDAY

116
25/09/15

Survey Type: MANUAL
CUMBRIA

Survey Type: MANUAL
CHESHIRE

Survey Type: MANUAL
CHESHIRE

Survey Type: MANUAL
DORSET

Survey Type: MANUAL
DEVON

Survey Type: MANUAL
DEVON

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
8

9

10

11

12

13

14

DV-03-A-03
TERRACED & SEMI DETACHED
LOWER BRAND LANE
HONITON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: MONDAY
ES-03-A-02
PRIVATE HOUSING
SOUTH COAST ROAD
PEACEHAVEN
Edge of Town
Residential Zone
Total Number of dwellings:
Survey date: FRIDAY
GM-03-A-10
DETACHED/SEMI
BUTT HILL DRIVE
PRESTWICH
MANCHESTER
Edge of Town
Residential Zone
Total Number of dwellings:
Survey date: WEDNESDAY
HC-03-A-18
HOUSES & FLATS
CANADA WAY
LIPHOOK
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: TUESDAY
LC-03-A-30
SEMI-DETACHED
WATSON ROAD
BLACKPOOL
Edge of Town Centre
Residential Zone
Total Number of dwellings:
Survey date: FRIDAY
LN-03-A-03
SEMI DETACHED
ROOKERY LANE
BOULTHAM
LINCOLN
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: TUESDAY
MS-03-A-03
DETACHED
BEMPTON ROAD
OTTERSPOOL
LIVERPOOL
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: FRIDAY

70
28/09/15

37
18/11/11

29
12/10/11

62
29/11/16

24
14/06/13

22
18/09/12

15
21/06/13

DEVON

Survey Type: MANUAL
EAST SUSSEX

Survey Type: MANUAL
GREATER MANCHESTER

Survey Type: MANUAL
HAMPSHIRE

Survey Type: MANUAL
LANCASHIRE

Survey Type: MANUAL
LINCOLNSHIRE

Survey Type: MANUAL
MERSEYSIDE

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
15

16

17

18

19

20

21

NE-03-A-02
HANOVER WALK

SEMI DETACHED & DETACHED

SCUNTHORPE
Edge of Town
No Sub Category
Total Number of dwellings:
Survey date: MONDAY
NE-03-A-03
PRIVATE HOUSES
STATION ROAD

432
12/05/14

SCUNTHORPE
Edge of Town Centre
Residential Zone
Total Number of dwellings:
180
Survey date: TUESDAY
20/05/14
NF-03-A-01
SEMI DET. & BUNGALOWS
YARMOUTH ROAD
CAISTER-ON-SEA
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: TUESDAY
NF-03-A-02
HOUSES & FLATS
DEREHAM ROAD

27
16/10/12

NORWICH
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: MONDAY
NF-03-A-03
DETACHED HOUSES
HALING WAY

98
22/10/12

THETFORD
Edge of Town
Residential Zone
Total Number of dwellings:
10
Survey date: WEDNESDAY
16/09/15
NY-03-A-06
BUNGALOWS & SEMI DET.
HORSEFAIR
BOROUGHBRIDGE
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: FRIDAY
NY-03-A-08
TERRACED HOUSES
NICHOLAS STREET
YORK
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: MONDAY

115
14/10/11

21
16/09/13

NORTH EAST LINCOLNSHIRE

Survey Type: MANUAL
NORTH EAST LINCOLNSHIRE

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORTH YORKSHIRE

Survey Type: MANUAL
NORTH YORKSHIRE

Survey Type: MANUAL
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22

23

24

25

26

27

28

NY-03-A-09
MIXED HOUSING
GRAMMAR SCHOOL LANE

NORTH YORKSHIRE

NORTHALLERTON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: MONDAY
NY-03-A-10
HOUSES AND FLATS
BOROUGHBRIDGE ROAD

52
16/09/13

RIPON
Edge of Town
No Sub Category
Total Number of dwellings:
Survey date: TUESDAY
NY-03-A-11
PRIVATE HOUSING
HORSEFAIR

71
17/09/13

BOROUGHBRIDGE
Edge of Town
Residential Zone
Total Number of dwellings:
Survey date: WEDNESDAY
NY-03-A-12
TOWN HOUSES
RACECOURSE LANE

23
18/09/13

NORTHALLERTON
Edge of Town Centre
Residential Zone
Total Number of dwellings:
47
Survey date: TUESDAY
27/09/16
SC-03-A-04
DETACHED & TERRACED
HIGH ROAD
BYFLEET
Edge of Town
Residential Zone
Total Number of dwellings:
71
Survey date: THURSDAY
23/01/14
SF-03-A-04
DETACHED & BUNGALOWS
NORMANSTON DRIVE
LOWESTOFT
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: TUESDAY
SF-03-A-05
DETACHED HOUSES
VALE LANE
BURY ST EDMUNDS
Edge of Town
Residential Zone
Total Number of dwellings:
Survey date: WEDNESDAY

7
23/10/12

18
09/09/15

Survey Type: MANUAL
NORTH YORKSHIRE

Survey Type: MANUAL
NORTH YORKSHIRE

Survey Type: MANUAL
NORTH YORKSHIRE

Survey Type: MANUAL
SURREY

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
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29

30

31

32

33

34

35

SH-03-A-03
DETATCHED
SOMERBY DRIVE
BICTON HEATH
SHREWSBURY
Edge of Town
No Sub Category
Total Number of dwellings:
Survey date: FRIDAY
SH-03-A-04
TERRACED
ST MICHAEL'S STREET

SHROPSHIRE

10
26/06/09

SHREWSBURY
Suburban Area (PPS6 Out of Centre)
No Sub Category
Total Number of dwellings:
108
Survey date: THURSDAY
11/06/09
SH-03-A-05
SEMI-DETACHED/TERRACED
SANDCROFT
SUTTON HILL
TELFORD
Edge of Town
Residential Zone
Total Number of dwellings:
54
Survey date: THURSDAY
24/10/13
SH-03-A-06
BUNGALOWS
ELLESMERE ROAD
SHREWSBURY
Edge of Town
Residential Zone
Total Number of dwellings:
16
Survey date: THURSDAY
22/05/14
SM-03-A-01
DETACHED & SEMI
WEMBDON ROAD
NORTHFIELD
BRIDGWATER
Edge of Town
Residential Zone
Total Number of dwellings:
33
Survey date: THURSDAY
24/09/15
ST-03-A-06
SEMI-DET. & TERRACED
STANFORD ROAD
BLAKENHALL
WOLVERHAMPTON
Edge of Town Centre
No Sub Category
Total Number of dwellings:
17
Survey date: FRIDAY
09/05/14
SY-03-A-01
SEMI DETACHED HOUSES
A19 BENTLEY ROAD
BENTLEY RISE
DONCASTER
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
54
Survey date: WEDNESDAY
18/09/13

Survey Type: MANUAL
SHROPSHIRE

Survey Type: MANUAL
SHROPSHIRE

Survey Type: MANUAL
SHROPSHIRE

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
STAFFORDSHIRE

Survey Type: MANUAL
SOUTH YORKSHIRE

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
36

37

38

39

40

TW-03-A-02
WEST PARK ROAD

SEMI-DETACHED

TYNE & WEAR

GATESHEAD
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
16
Survey date: MONDAY
07/10/13
WK-03-A-01
TERRACED/SEMI/DET.
ARLINGTON AVENUE
LEAMINGTON SPA
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: FRIDAY
WK-03-A-02
BUNGALOWS
NARBERTH WAY
POTTERS GREEN
COVENTRY
Edge of Town
Residential Zone
Total Number of dwellings:
Survey date: THURSDAY
WS-03-A-04
MIXED HOUSES
HILLS FARM LANE
BROADBRIDGE HEATH
HORSHAM
Edge of Town
Residential Zone
Total Number of dwellings:
Survey date: THURSDAY
WS-03-A-05
TERRACED & FLATS
UPPER SHOREHAM ROAD
SHOREHAM BY SEA
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: WEDNESDAY

6
21/10/11

17
17/10/13

151
11/12/14

48
18/04/12

Survey Type: MANUAL
WARWICKSHIRE

Survey Type: MANUAL
WARWICKSHIRE

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the week
and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL VEHICLES
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

Trip
Rate

0.065
0.130
0.139
0.134
0.139
0.155
0.148
0.149
0.235
0.257
0.309
0.216

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

2.076

Trip
Rate

0.262
0.355
0.153
0.153
0.146
0.154
0.144
0.173
0.172
0.166
0.161
0.160

2.199

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

Trip
Rate

0.327
0.485
0.292
0.287
0.285
0.309
0.292
0.322
0.407
0.423
0.470
0.376

4.275

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

6 - 432 (units: )
01/01/09 - 29/11/16
40
0
0
1
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL TOTAL RAIL PASSENGERS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

Trip
Rate

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.004
0.005

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

0.009

Trip
Rate

0.007
0.002
0.001
0.000
0.000
0.001
0.000
0.000
0.001
0.000
0.000
0.000

0.012

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

Trip
Rate

0.007
0.002
0.001
0.000
0.000
0.001
0.000
0.000
0.001
0.000
0.004
0.005

0.021

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

6 - 432 (units: )
01/01/09 - 29/11/16
40
0
0
1
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL TOTAL PEOPLE
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

Trip
Rate

0.096
0.200
0.212
0.217
0.222
0.254
0.237
0.246
0.500
0.490
0.529
0.345

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

3.548

Trip
Rate

0.418
0.695
0.266
0.260
0.241
0.244
0.249
0.285
0.299
0.279
0.254
0.268

3.758

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

57
57
57
57
57
57
57
57
57
57
57
57

Trip
Rate

0.514
0.895
0.478
0.477
0.463
0.498
0.486
0.531
0.799
0.769
0.783
0.613

7.306

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus
departures). Within each of these main columns are three sub-columns. These display the number of survey days where
count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

6 - 432 (units: )
01/01/09 - 29/11/16
40
0
0
1
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Land at Hollands Farm, Bourne End
Highway Rebuttal Statement
1.0

Introduction

1.1

David Tucker Associates (DTA) have been instructed to prepare a rebuttal statement
on behalf of Catesby Estates, in connection with representations made to the Local
Plan Inquiry by Keep Bourne End Green; in particular the Transport Feasibility
Appraisal produced by Motion.

1.2

Whilst the Motion Appraisal reviews the proposed allocations at Slate Meadow and
Hollands Farm, this document seeks to only respond to those points specifically raised
in association to the Hollands Farm draft allocation.

1.3

The summary of the appraisal states:
i.

There are several junctions that will operate at/overcapacity in 2033 irrespective of
any development at either the Hollands Farm and/or Slate Meadow sites.

ii.

The emerging Local Plan has identified a package of measures within Bourne End that
are expected to offset the impact of Hollands Farm. However, the Local Plan has not
identified potential solutions for all of the junctions that are currently subject to
capacity constraints.

iii.

There is thus a need for WDC to identify further mitigation schemes to that already
identified to ensure that the deliverability of the Local Plan is not compromised.

1.4

This document considers the points raised by Motion in their appraisal and responds
to each point in the context of the Catesby Estates PLC delivery document and
associated appendices (ID Ref: 1168); and where applicable references to the Local
Authority’s supporting transport evidence base.

1.5

The Transport Appraisal dated 13th August 2018 (DN/19107-01f) by DTA is included
within this Hearing Statement and should be read in conjunction with this rebuttal.
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2.0

Motion Transport Feasibility Appraisal – November 2017

Section 3
Para 3.10 : Given the important role that this junction [Cores End roundabout] will play in the
overall transport strategy for Bourne End, speed surveys and a Stage 1 Road Safety Audit
should be undertaken prior to the Local Plan being adopted. In the absence of this information
there can be no certainty that the relief road that has been identified for the Hollands Farm
site will benefit from a safe and suitable access.

2.1

It is clear that the Local Authority accept an improved junction will be required to
provide the northern connection at Princes Road/ Cores End Road for the
development spine road. Given the land available a suitable arrangement will be
deliverable. The Motion indicative layout simply shows a junction that fails to meet
the appropriate standards, this is not to say one cannot be designed. The need for
speed surveys and safety audits is a detailed matter that would be discuss during the
planning application stage. Within Bourne End, there are proposed to be the following
allocations for residential development:
• Slate meadows – 150 dwellings
• Hollands Farm – 467 dwellings
Para 3.11 : In addition to the above it is noteworthy that Princes Road is currently in private
ownership. In this regard, WDC should demonstrate that there are no land ownership issues
that will preclude the ability of this road being made up to adoptable standards. This will be
important given that the surface of Princes Road is currently unmade and does not benefit
from any footways. Nonetheless, it is accepted that if there are no legal impediments to
upgrading the surface of Princes Road there would appear to sufficient width to provide a 5.5
metres wide carriageway and two footways of 1.8 metres wide.

2.2

Princes Road is under the ownership of the northern landowner therefore,
deliverability is not considered an issue at this stage. An appropriate design would be
the matter for a detailed planning application.
Para 3.13 : In August 2016, McGough Planning Consultants Limited submitted representations
to WDC with respect to the Hollands Farm site. Appended to these representations were
various access drawings prepared by Odyssey Markides (OM), which included a potential
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design for the Hedsor Road junction that is highlighted on the illustrative layout above (see
Appendix B). Whilst the OM drawing shows visibility splays of 2.4 metres by 43 metres, onsite observations indicate that it is possible to achieve visibility splays of 2.4 metres by 45
metres to west and 2.4 metres by 90 to the east. Subject to the outcome of speed surveys,
these are considered appropriate in this location.

2.3

Within the submitted Site Transport Appraisal, Drawing 19107-09a shows the
proposed access from Hedsor Road can be designed to meet the required standards.
The visibility splays have been informed by a speed survey which require ‘x’ distances
of 45m.
Para 3.16 : Whilst it would appear that it would be possible to deliver an access on Hedsor
Road that can incorporate the required visibility splays, it should be noted that this access lies
within an area that is liable to flooding. In the absence of any suitable access to the north,
WDC should present evidence that safe access/egress can be provided in a flood event to
ensure that necessary mitigation measures (and the site as a whole) are deliverable. This has
not been provided to date, presumably on account of the fact WDC is content that the access
strategy shown on the Indicative Layout is acceptable. However, it is clear from the above
summary that there are significant questions that should be addressed before the allocation
of the Hollands Farm site can be found sound.

2.4

A compliant secondary access has been designed from the east of the site onto
Heavens Lea. This is shown on Drawing 19107-02. Again, the visibility splays have
been informed by recent traffic counts (section 3.3 of the Transport Appraisal). The
proposed access was discussed with the Local Highway Authority and accepted in
principle.
Para 3.17 : Evidently, WDC considers that the Hollands Farm access strategy has the potential
to facilitate the diversion of bus route 37. Indeed, the High Wycombe Highway Assignment
Model has assumed that this has the potential to secure a 4.5% modal shift towards bus use.
However, it should be noted that the potential routes identified by WDC to date would require
buses to travel along roads that do not form part of the adopted highway.
Para 3.19 : Without these agreements in place there can be no guarantee that the public
transport strategy for the site can be delivered. If this is the case, the modelling results that
have been presented to date to justify the Hollands Farm site will need to be updated given
the relatively large mode shifts that the diversion of route 37 is expected to secure.
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2.5

The detailed work undertaken in the DTA Site Appraisal document, has taken a robust
approach and makes no allowance for any reduction in single occupancy car use and
concludes the impact of the development can be suitably mitigated if necessary.
Furthermore, the number 37 bus service can be accessed within acceptable walking
distances of the site, should the operator not support the diversion of the service.

Section 4
Para 4.16 : In October 2017, BCC published a further report dealing with transportation
matters. Within this document BCC provides a summary of the work that has been undertaken
on its behalf since 2014, and how this has informed the draft Local Plan. From a Bourne End
and Wooburn perspective, it is stated at paragraph 4.41 that:
“In response to the impacts identified in the modelling, a spine road was tested through
Hollands Farm (BE2) site, in addition to junction capacity improvements in the area. The
modelling shows that the new link road allows traffic to avoid using roads in the centre of
Bourne End, and improves travel time on the A4094 Cores End Road and A4094 Hedsor
Road. However delays at the River Thames crossing (Cookham Bridge) remain a significant
constraint in the area. Should improvements to the bridge be possible, they should not
result in additional through traffic through the villages.”

2.6

Further to the analysis of the operation of Cookham Bridge presented in DTA’s Site
Appraisal document, it is clear this presents a constraint to traffic movements between
Bourne End and Maidenhead. However, the impact of the proposed allocation would
have little impact on the current operation and would be unlikely to lead to any
significant increases in queueing or delay, which would not result in a severe impact.
Para 4.19 : Moreover, it is not clear if WDC and BCC have given due consideration to the
parcels of land that are being promoted in Cookham through the emerging Royal Borough of
Windsor and Maidenhead Local Plan. It would seem illogical to assume that developments in
this location would not increase the demand for vehicles using Cookham Bridge.

2.7

The demands on the crossing for development south of the river would be the
opposite to those arising from development in Bourne End. The survey information
recorded the greatest traffic demand being southbound in the AM and northbound in
the PM. Traffic from Cookham and Maidenhead would travel in the opposite direction
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therefore, not materially affect the operation of the bridge.
Para 4.22 : A further useful reference point is the ‘Princes Risborough Tesco Roundabout
Modelling’ report, which also forms part of the Local Plan evidence base. When evaluating the
impact of the Local Plan upon Princes Risborough, Jacobs has considered how the performance
of a specific roundabout can be enhanced; namely the A4010/Longwick Road/Tesco
roundabout. This approach is welcomed given that it is consistent with the principles set out
in the PPG, as is the reference to detailed turning counts.
Para 4.23 : The failure to adopt this approach for the Bourne End/Wooburn area is therefore
troubling given that the Draft Local Plan considers the combined settlements of Bourne End
and Wooburn to be a ‘Tier 2 Settlement’ like Princes Risborough (see Policy CP3) Indeed, the
absence of a comparable assessment in the Bourne End/Wooburn area, which is known to be
subject to similar capacity issues to that associated with the A4010/Longwick Road/Tesco
roundabout, means that the Local Plan evidence base is not predicated on a consistent
methodology. The current evidence base does not therefore allow direct comparisons to be
drawn between similar ‘Tier 2 Settlements’ when judging the optimum location for new
developments.

2.8

There is a significant difference between the quantum of housing proposed between
Princes Risborough and Bourne End, with the former taking almost five times the level
of growth. Therefore, it isn’t necessary or reasonable to expect the same level of
detailed work to be undertaken at this stage. The work carried out by the Local
Highway Authority is at a strategic level and what would be expected for a high level
assessment to identify any significant constraints to development coming forward.
The level of detailed referred to would be appropriate in this location for a transport
assessment in support of a planning application. However, the DTA Appraisal does
consider in some detail the junctions local to the Hollands Farm site (Section 5).
Para 4.29 : Whilst it is considered that the trip rates outlined in the CM are reasonable, it is
important to recognise that a variety of different values have been identified for different
house types and tenures. It is thus important that clarification is provided on the mix of houses
that have been assumed when testing the impact of the emerging Local Plan to ensure it
accurately reflects the mix WDC are likely to request as part of a future planning application.
Without this there is the real risk that the modelling undertaken to date will have
underestimated the level of traffic that will be generated by the Slate Meadow and Hollands
Farm sites.
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2.9

Para 4.8 below from the same Motion report accepts that the level of traffic associated
with the consideration of Hollands Farm is appropriate and is therefore, somewhat
contradictory.
Para 4.8 : It is noted that the modelling undertaken by Jacobs was based on 510 dwellings
being constructed on the Hollands Farm site, whereas the current draft Local Plan has
identified the site having capacity for 467 dwellings. There is also no reference to the one
school entry primary school. Whilst the quantum of development is not consistent with the
current draft Local Plan, it is considered that this will not unduly affect the results contained
in this report. Indeed, the level of housing assessed by Jacobs will more than offset the fact
that the modelling undertaken to date has not made any allowance for the primary school
given the majority of trips associated with this will originate within the Hollands farm site and
thus not impact on the wider highway network.
Para 4.30 : Finally, the HWHAM appears to suggest that no vehicles associated with the
Hollands Farm site will travel south of Bourne End, either via Ferry Lane or Hedsor Hill. Given
that these routes provide access to the employment areas that are located in RBWM and
Slough the results shown on Figures 4.5 and 4.6 of the WLP STM are considered unrealistic.
The relevant figures are provided below for completeness.

2.10

The figures quoted are presented in the Jacobs report primarily to show the changes
in flow due to the inclusion of the link road. It states that:
•

The transport schemes HF1, HF2, and HF3 do result in a change to the local route
choice for traffic, with the new link road allowing traffic to avoid using roads in the
centre of Bourne End.

•

The new link through the Hollands Farm site is shown to reduce traffic using the
A4094 Cores End Road.

•

Figure 4.6 shows the flow changes without the link road. In this there is an increase
in traffic using the A4094 Cores End Road, which could be due to the junction
schemes included in HF2 providing additional capacity that can be utilised.

2.11

Therefore, is does not suggest traffic from the Hollands Farm site would not travel
south but simply there would be no changes in flow south of the Hedsor Road junction
due to the inclusion of the link road, which is a reasonable conclusion to reach. The
detailed work in the DTA Appraisal suggests 21% of the development traffic would
route south making no allowance for modal shift to public transport options.
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Section 5
Para 5.4 : As is set out in the Technical Note provided at Appendix A, the highway impact
assessment has been based upon the following:
•

Traffic surveys undertaken in 2016, which have been increased to reflect anticipated
growth in background traffic up to and including 2033 to reflect the end of the
emerging plan period.

•

Vehicular trip rates that have been established through reference to a local
established trip rate.

2.12

•

Development traffic distribution profiles that are based upon 2011 Census Data.

•

Five individual scenarios, which consist of the following:

The detailed work undertaken by DTA is supportive of the proposed Hollands Farm
allocation and has:
Been informed by 2017 and 2018 traffic counts at various key junctions

•

around Bourne End; including a detailed week long video survey of the
operation of Cookham Bridge.
Used trip rates derived from TRICS that are 20-30% higher than the locally

•

derived rates presented in the Motion Report.
Also uses the 2011 census data to distribute the development traffic and

•

applies local mode share data to forecast traffic generation.
Also assesses a 2033 forecast year.

•

Para 5.5 : As set out in Section 4 these include the Hollands Farm ‘Relief Road’ and
improvements to the Ferry Lane/Hedsor Road and Cores End Road/Station Road junctions.
Given that the Hollands Farm ‘Relief Road’ is expected to change the distribution of traffic
flows, it has been necessary to make adjust the traffic flows surveyed in 2016. As set out in
Appendix A, these include:
•

Re-distribution of baseline traffic travelling between Ferry Lane and Town Lane that
would currently use Furlong Road; and

•

Redistribution of Slate Meadow development traffic.
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2.13

The detailed work and scenarios presented in the DTA Appraisal is underpinned by a
Number Plate Recognition survey, therefore, the traffic currently routeing through the
centre of Bourne End heading south over Cookham Bridge has been quantified and
used within scenario testing (paras 6.1-6.4).
Para 5.13 : Whilst all of the above are considered to be representative of the ‘severe’ impact
that is referred to in the NPPF as a justifiable reason to resist development, the results returned
for Junction 11 are particularly noteworthy. As is shown below, the predicted queue lengths
are likely to extend back into the main A404 carriageway. Not only will this have an adverse
effect upon the capacity of the A404, which provides links the M4 and M40 motorways, it will
introduce a significant safety hazard on a strategically important route.

2.14

At present the Council have not identified this junction as requiring improvements.
However, with the IDP they clearly identify the A404 corridor as a strategic corridor
and one they are studying with Highways England. The IDP states:
The Bisham roundabout is located on the A404 between Marlow and Maidenhead. The A404
is part of the Strategic Road Network (SRN) linking the M40 at junction 4 (Handy Cross) with
the M4 at junction 8/9 (Maidenhead). The roundabout is operating at or above capacity and
commuters face congestion delays on a daily basis. As part of the Government’s pinch point
programme, in June 2015, Highways England consulted on three options to improve the
capacity of the junction. The three options were a fully or partial signalisation of the junction
or stopping right turns from local roads.
None of the options put forward were overly favoured during the consultation with the overall
feedback that Highways England should consider longer term solutions looking at the
A404/A404(M) corridor as a whole. Highways England therefore decided that none of the
three options should be taken forward and they are now working with the local highway
authorities and other stakeholders on developing longer term schemes.
M40 Junctions – The New Local Plan Options Consultation document, January 2014 proposed
a new M40 Motorway junction (3A) supplying the ‘missing’ accesses from Junction 3, to relieve
pressure from Handy Cross Junction 4 and to provide access to a strategic business area north
of Heath End Road.
Since this consultation, Highways England concluded that that the studies undertaken
provided an incomplete narrative and did not provide sufficient evidence for a new junction
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on the M40 to support access to High Wycombe. This was also within the context of a strategic
study of the M25 South West Quadrant area to assess options for improving the performance
of the transport network across all modes in and around a 15 mile radius of J10 - J16 of the
M25. The study area includes the areas of the M40 and A404 within Wycombe district.
A report published in March 2017 by the DfT and Highways England ruled out further widening
of the M25 in lieu of concentrating on measures and policies to reduce the need to travel, use
of technology to maximise capacity of the M25, measures to enable more journeys to be made
by sustainable modes and measures to enhance road infrastructure on routes which offer
alternatives to the M25 including the A404 corridor from the M40 to the M4.

2.15

Therefore, it is clear that the corridor and junctions along it are being considered for
improvements by the respective Highway Authorities. It would be reasonable for the
IDP as a ‘live’ document to be amended in the future to include schemes at the
junction identified. Indeed, a relatively straight forward option would be to signalise
the roundabout.
Para 5.16 : Without prejudice to the outcome of these assessments, it is reasonable to assume
that the performance of this junction will further deteriorate leading to prolonged periods of
congestion. Given that this junction is located at the southern end of the High Street, this has
the potential to result in air quality issues on a route that is well used by pedestrians. It is
therefore considered that WDC should be identifying alternative mitigation schemes in the
event that the Hollands Farm ‘Relief Road’ is found to be undeliverable. Paragraph 007 of ID54
of the PPG refers.

2.16

The DTA Appraisal includes assessments of the local junctions in 2033 without the
link road in place. This only identifies The Parade Roundabout for improvements given
the forecast performance with and without the proposed development (para 5.4).
Furthermore, air quality is an area where government clearly have ambitious targets
which is being supported by the increase in ownership of low/ zero emission vehicles.
Catesby are also committed to providing electric vehicle charging points at every
home.
Para 5.17 : This will be important given the draft wording of Policy BE2 notes the Slate Meadow
site will be required to contribute towards measures that retain the integrity of the A4094.
Notwithstanding, it is our view that a more appropriate mechanism to secure the necessary
improvements would be to include the measures required in the Bourne End/Wooburn area in
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the Draft IDP. This way WDC and BCC can ensure that they will be able to draw upon the
funds needed to improve the local highway network in the event that no development is
brought forward in this area of the district during the next plan period.

2.17

Any required mitigation and contributions whether they be via CIL or S106 will be
discussed and secured during the planning application process. Clearly any material
impacts will need to be appropriately mitigated which may also require highway works
under S278. An initial overview of potential measures is included in the IDP on pages
36 and 37 in relation to Bourne End and Wooburn.
Para 5.23 : For these reasons, WDC should identify further mitigation schemes to those already
outlined in the HWHAM to ensure that its plan is not compromised. Given the uncertainty that
has been highlighted with respect to the ‘Hollands Farm Link Road’, it will also be important
for WDC to demonstrate that it has considered potential alternative mitigation schemes. As
part of this process, WDC should consider an alternative quantum of development at the sites
already identified in the Bourne End/Wooburn area, as well as considering the transportation
merits of other sites that may have less of an impact upon the sensitive junctions that have
been assessed in Appendix A. Until this evidence is provided it would be inappropriate for the
Secretary of State to reach a judgement about the soundness of the Local Plan.

2.18

Whilst the link road would provide benefits to the centre of Bourne End and those
roads around it, it has been demonstrated that it is not necessary to release the land
at Hollands Farm for development (section 5). As demonstrated in the DTA Appraisal,
there are schemes that would adequately mitigate the existing and future capacity
constraints at those junctions identified in that Appraisal. Furthermore, impacts on a
more local junction level that would not be expected to be considered in the highlevel assessment carried out by the local authority would be for assessment during
the planning application process.
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Section 6
In this regard, this TFA has evaluated how the Hollands Farm and Slate Meadows sites conform
with the following planning tests of the National Planning Policy Framework that local
authorities are required to consider:

2.19

•

Whether safe and suitable access to the site can be achieved?

•

Whether the residual impact of the proposed development be severe?

The tests set out above are those that decision makers are expected to consider
during the planning application process and will ultimately form the basis of any
resolution. The relevant PPG (Paragraph: 003 Reference ID: 54-003-20141010) that
sets out the steps and considerations for transport evidence bases in plan making
states:
The key issues, which should be considered in developing a transport evidence base, include
the need to:
•

assess the existing situation and likely generation of trips over time by all modes and
the impact on the locality in economic, social and environmental terms

•

assess the opportunities to support a pattern of development that, where reasonable
to do so,

•

facilitates the use of sustainable modes of transport

•

highlight and promote opportunities to reduce the need for travel where appropriate

•

identify opportunities to prioritise the use of alternative modes in both existing and
new development locations if appropriate

•

consider the cumulative impacts of existing and proposed development on transport
networks

•

assess the quality and capacity of transport infrastructure and its ability to meet
forecast demands

•

2.20

identify the short, medium and long-term transport proposals across all modes

It is considered the Local Authority have carried out this work at the level expected
for a local plan, leaving elements of detail for the later stages of the process (planning
applications). Coupled with the Authority’s evidence base, the DTA appraisal also
concludes that there are no fundamental constraints in transport terms that would
prevent the Hollands Farm allocation coming forward.
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1

INTRODUCTION

1.1

RPS Consulting Services Limited (RPS) has been instructed to prepare a ‘Rebuttal Statement’ on
behalf of Catesby Estates Limited, in connection with the Sustainability Appraisal (SA)
completed by Pegasus Group (Pegasus) on behalf of Keep Bourne End Green (KBEG), for
Hollands Farm, Bourne End.

1.2

Specifically, this document seeks to clarify points raised in connection with Water and Flooding;
Pegasus have completed their own Sustainability Appraisal on the basis of a Flood Risk
Appraisal completed by Motion (herein referred to as the Motion Report) for KBEG, considering
Hollands Farm, as well as Slate Meadow Woburn.

1.3

Pegasus identify that, in terms of water and flooding, the Allocation at Hollands Farm, Bourne
End, is likely to have a neutral impact, but argue there may be a potentially minor negative impact
if other factors are accounted for. Indeed, Pegasus advise that:

1.4

•

The site is primarily in Flood Zone 1 with limited areas of the site in Flood Zone 2, but
may have other flood risk matters such as a high groundwater table and risk of
groundwater flooding.

•

The proposed southern access to the site would need to be closed during a 1:100 flood
event.

•

That groundwater levels are high at the site and SUDS is required to deal with this
matter.

•

Therefore the site may have a slightly more negative than neutral score, and flood risk
does impact the development of the site.

The remainder of this document considers the points raised by Pegasus in series, and scrutinises
these in the context of the Catesby Estates Limited Masterplan Delivery Document, December
2017, and associated Appendices.
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2

SUSTAINABILITY APPRAISAL REVIEW

2.1

For ease of reference, each of the points raised by Pegasus in Section 4.16 of their Sustainability
Appraisal are reproduced verbatim as subheadings below and the validity of the claims made
subsequently explored.

2.2

Pegasus Statement “KBEG evidence Motion (November 2017) flood appraisal work –
confirms the [site has less than 10% in FZ2 and less than 10% in medium or high SWF
[Surface Water Flooding] or is in FZ1 but has more than 10% in medium or high SWF] –
however it also alludes to other flood risk matters eg: high water table and risk of
groundwater flooding”
The Motion Report advises that the site is predominantly within Flood Zone 1. This is detailed
within Section 6 of the Catesby Masterplan Delivery Document, which confirms the
encroachment of Flood Zone 2 and 3 within the site. These areas do not pose a significant
constraint on the site.
The Motion Report advises that a Strategic Flood Risk Assessment identifies potential areas of
the site may be at risk of groundwater flooding. Such susceptibility mapping does not consider
the likelihood of such flooding occurring, rather that groundwater flooding could occur
considering prevailing ground conditions. Groundwater levels have been identified by way of
preliminary intrusive investigation, as reported within GRM Development Solutions letter report,
reference P7933/SLR/001, provided as Appendix A to this document. Groundwater was
identified within one location at a depth of approximately 1.8m; this is not considered shallow
and as such the risk of groundwater emergence, and associated flooding is considered to be
very low. Indeed, as noted by Motion, groundwater monitoring will be undertaken to further
identify groundwater levels and further assessment of the likelihood of such emergence. As
acknowledged by Motion (Section 4.5 of the Report) should groundwater be identified at shallow
depth during subsequent investigation, this can be readily accommodated by mitigation such as
raising site levels and the use of shallow features within drainage design. Consequently, it is not
considered that other sources of flooding such as groundwater would affect the deliverability of
residential development on site.

2.3

Pegasus Statement “That the proposed southern access to the site would need to be
closed during a 1:100 flood event”
The Site Allocation delivers access by way of Hedsor Road. During a 1:100 year or greater flood
event of the River Wye or Thames, it is anticipated that Hedsor Road could be inundated or
impassable. However, as illustrated by the Catesby Concept Masterplan, Catesby are able to
deliver a secondary access by way of Heavens Lea. This will ensure that access and egress
to/from the site can be maintained should a flood event persist, ensuring that the potential
resultant hazard to residents is managed. Consequently, Hedsor Road access becoming
impassable does not impact upon the deliverability of the proposed development.

5

rpsgroup.com/uk

2.4

Pegasus Statement “That ground water levels at the site are high & that SUDS is required
to deal with this matter”
As identified within Section 2.2 above, it is identified that groundwater may be identified at
shallow depth within the site. Indeed, again as noted above, should its presence be identified,
appropriate mitigation may be readily implemented within development proposals.
A SuDS drainage solution will be separately implemented and is an independent consideration
to groundwater. This will capture runoff from hardstanding areas within the site, restricting
discharge rates and ensuring that surface water is not contaminated when discharged from site.
This is in line with best practice; indeed neither the Sustainability Appraisal nor Motion Report
identify that attenuating flows from site to the 1 in 100 year design storm event with a 40%
allowance for Climate Change as confirmed within the Catesby Masterplan Delivery Document
provides a small environmental gain as water during and following such a storm will no longer
‘rush’ off site by way of overland flow, into adjacent areas, potentially causing or contributing to
flooding here, but will be managed in a controlled way.

2.5

Pegasus Statement “This might suggest that the site should have a slightly more negative
than neutral score – however it is physically possible for the site to accommodate the
number of dwellings proposed in Floodzone 1 – what it cannot do is provide a guaranteed
safe access and egress to the south of the site at all times.”
RPS disagrees with Pegasus’ statement that the site should have a slightly less than positive
score. As identified above, no negative impacts are identified when all facts are considered.
Indeed, when surface water drainage proposals are considered, it may be identified that the
scoring may actually be slightly more positive than neutral.
It has been acknowledged that the southern access may be impassable during extreme flood
events. For this reason, amongst others, a secondary site access is proposed off Heavens Lea
as identified within Section 2.3 above. This will provide a safe means of site access and egress
at all times; therefore Pegasus’ suggestion that no access is available, is not correct as shown
by Catesby’s Concept Masterplan.

2.6

Pegasus Statement “Therefore, flood risk does have an impact on the development site”
It is acknowledged within the Catesby Masterplan Delivery Document that flood risk, as well as
other technical considerations, have impacts upon the development site, however as identified
by the Masterplan Delivery Document, the proposed development can be delivered within these
constraints.

2.7

It is therefore concluded that the factors raised by Pegasus within their Sustainability Appraisal,
are therefore fully addressed. Indeed, it is considered that there are no technical reasons that
the site cannot be developed, insofar as flood risk and drainage matters. It may be considered
that there is a small environmental gain through developing the site in the resultant management
of surface water as identified within Section 2.4 above.
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APPENDIX A
GRM Development Solutions Report P7933/SLR/001
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GRM Development Solutions Ltd
Laurus House
First Avenue
Centrum 100
Burton upon Trent
Staffordshire
DE14 2WH
Tel:
Web:
Date:
Our Ref:

01283 551 249
www.grm-uk.com
27th June 2017
P7993/SLR/001

Jonathan Babb
Catesby Property Group
Catesby House
5b Tournament Court
Edgehill Drive
Warwick
CV34 6LG
Dear Jonathan,
RE: Land at Hollands Farm, Bourne End, Buckinghamshire – Initial Infiltration Testing,
Letter Report
Further to your recent instruction GRM attended the above site on the 14th June 2017, to undertake
infiltration testing to provide an initial appraisal of the strata for use in a soakaway drainage system.
Seven window sample boreholes were excavated at locations in accordance with your instructions
to establish the ground conditions and allow emplacement of standpipes for the infiltration
assessment.
Geology
The BGS map for the area indicates the majority of the site to be underlain by Superficial deposits of
Alluvium (Staines Alluvium), recorded as clayey gravel. The eastern area of the site is recorded to
be directly underlain by the Shepperton Gravel Member (Sand and Gravel); although the
Shepperton Gravel Member is considered to underlie the Alluvium across the remainder of the site.
The Superficial deposits are part of the Maidenhead Formation associated with the River Thames’
historical course and associated floodplain. A borehole record held by the British Geological Survey
and situated in the south east of the site indicates the Shepperton Gravel Member to be
approximately 8.8m in thickness. A copy of the BGS borehole log is appended to this letter report.
The Solid geology is recorded as the Lewes Nodular Chalk Formation – Chalk.
Ground Conditions
Topsoil was recorded in each exploratory hole to depths of between 0.3m and 0.45m below existing
ground level (begl), and comprising greyish brown, sandy gravelly silt varying locally to silty sand.
Underlying the topsoil in all locations, except WS07, was material which initially varied between silty
to very silty sand and very sandy silt and was observed to depths of between 0.7m and 1.15m begl.
A thin cohesive horizon comprising sandy gravelly clay was encountered in WS101 and WS105
between 1.15m to 1.6m and 1.3m to 1.45m begl respectively. Both the granular and cohesive strata
are considered to be representative of the Alluvium.

The material underlying the Alluvium, and encountered directly beneath the topsoil in WS107, was
recorded as dense silty sandy gravel with gravel including flint. The material was encountered in all
excavations and to the base of the exploratory holes at depths of between 1.1m and 3m begl. In all
exploratory holes, drilling refused within the sandy gravel, which is considered to be representative
of the Shepperton Gravel Member.
Groundwater was encountered in WS01 located in the north of the site, at a depth of 1.8m begl.
Groundwater was not encountered in any other borehole during drilling; however drilling methods
were rapid and may have masked small seepages.
Soakaway Testing
Following excavation the boreholes were installed with 35mm diameter slotted pipework and filled
with water using a series of barrels. The infiltration rates have been calculated in accordance with
the methodology outlined within British Standard 5930:1999 and A2:2010 Section 25.4 (Falling
Head Test). The table below summarises the results:Borehole
Number

WS101 Test 1
WS101 Test 2
WS101 Test 3
WS102 Test 1
WS102 Test 2
WS102 Test 3
WS103 Test 1
WS103 Test 2
WS103 Test 3
WS104 Test 1
WS104 Test 2
WS104 Test 3
WS105 Test 1
WS105 Test 2
WS105 Test 3
WS106 Test 1
WS106 Test 2
WS106 Test 3
WS107 Test 1
WS107 Test 2
WS107 Test 3

Maximum Depth
of the installation
(m)

Groundwater
encountered (m)

Predominant
material
encountered

Infiltration Rate
recorded (m/s)

1.64
1.64
1.64
1.96
1.96
1.96
0.93
0.93
0.93
1.74
1.74
1.74
1.96
1.96
1.96
2.66
2.66
2.66
0.95
0.95
0.95

1.80
1.80
1.80
-

Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular
Granular

Head not established
Head not established
Head not established
9.9 x 10-4
9.8 x 10-4
8.7 x 10-4
1.2 x 10-3
1.1 x 10-3
1.2 x 10-3
1.2 x 10-3
1.2 x 10-3
1.2 x 10-3
3.1 x 10-4
3.1 x 10-4
3.1 x 10-4
1.2 x 10-3
1.2 x 10-3
8.7 x 10-4
3.8 x 10-4
3.8 x 10-4
4.2 x 10-4

Summary
Rapid infiltration rates, with 100% infiltration taking a maximum of 5 minutes, were recorded within
the granular strata (Alluvium and Shepperton Gravel Formation) encountered across the site. An
infiltration rate could not be calculated for WS01 as no head could be established.
As the infiltration rates established by the falling testing are favourable, it is recommended that full
soakaway testing to BRE365 should be undertaken in order to better assess the infiltration rates.
This would facilitate detailed drainage design.
This report should be forwarded to the projects drainage engineer for review and consideration in
the design process.

We trust that the above is sufficient for your current purposes, however, if you have any queries
please do not hesitate to contact us.
Yours sincerely,
On behalf of GRM Development Solutions Ltd

Ryan Bolton
Geologist
Incl:
BGS Borehole Log
Exploratory Hole Location Plan
Window Sample Logs

Paul Wardle
Acting Principal Geologist
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The economic benefits of

Land at Jacksons Field and Hollands Farm,
Bourne End and Wooburn, Wycombe

Mr L Noe

The proposed development of up to 467 new homes and a 1 form entry
primary school offers the opportunity to stimulate economic growth,
create jobs, assist in meeting Wycombe District Council’s housing need
and add to the local authority’s revenues.

The proposal

467

New
homes

40%

Affordable
homes

Other details:

1 Form Entry Primary
School

68 FTE Jobs

Construction benefits

Construction jobs

(68 FTE jobs over the 8 year build period)

£13.1m GVA

£73.7m

Construction value

103 Jobs

Economic output

(total construction cost)

(additional GVA p.a.)

Supply chain jobs

(indirect/induced ‘spin-off’ FTE jobs supported)

Operational and expenditure benefits

£2.6m

£2.36m

22 Direct jobs

First occupation expenditure

Economic output from
Primary School

(FTE jobs from new
primary school)

(spending to make a house ‘feel like a home’)

(additional GVA p.a.)

£16.4m

Resident expenditure

(within local shops and services p.a.)

65 Supported jobs
(direct FTE jobs from increased
expenditure in local area)

Local Authority revenue benefits

£3.6m

New Homes Bonus
payments
(over a 4 year period)

Analysis and design by Lichfields (August 2018)

£905,000
Council Tax
revenues (p.a.)

£4.8m

Planning
contributions
(S106 or CIL)

S106 Provision

(highways improvement, travel plan,
green infrastructure and reservation
of land for doctors surgery)

(CL13542)
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Introduction
1.1

The need to increase the supply of housing in the UK has become an issue of increasing
importance and urgency for all levels of government. It is entirely appropriate that this should
be the case. In addition to the social imperative of ensuring that we can house the current and
future population, the delivery of housing is fundamental to the economic well-being of local
areas and the country as a whole. This was recognised by the Prime Minister in her foreword to
the Housing White Paper, in which she said that “our broken housing market is one of the
greatest barriers to progress in Britain today”, and continues throughout the document. The
first paragraph of the executive summary refers to the Government’s intention to boost housing
supply and create a more efficient housing market “which supports wider economic prosperity”.
This reflects the National Planning Policy Framework (NPPF, 2018) which re-states the
economic imperative behind the planning system and the need to increase housing supply.

1.2

Research undertaken by Lichfields in 2018 on behalf of the Home Builders Federation (HBF)
quantified the significant economic footprint of house building in England and Wales1. It
highlighted the role of housing as a driver of the UK economy, which:

1.3

1

Delivers “real” jobs and economic value;

2

Supports labour market mobility and well-being; and,

3

Enhances place competitiveness and local economic development.

It goes on to quantify the economic impact of housing at a national level:
1

£12bn invested in land and buildings for homes;

2

£11.7bn spent on suppliers, of which 90% remains within the UK;

3

Nearly 700,000 jobs supported; and,

4

£38bn economic output generated by house building each year.

1.4

It is also possible to measure the impact of individual development proposals. At a local level the
significance of residential development can be equally important.

1.5

This report has been prepared by Lichfields on behalf of Catesby Estates and Mr L Noe. It
assesses and summarises the potential economic impacts of a proposed residential allocation in
Bourne End and Wooburn, Wycombe. The proposed development comprises an indicative
capacity of at least 467 dwellings, including 40% affordable homes (c.187 units), and a 1 form
entry primary school.

1.6

The site is proposed for allocation under Policy BE2 (Hollands Farm, Bourne End and
Wooburn) of the draft Wycombe District Local Plan.

1.7

This report draws upon Lichfields’ “Evaluate” methodology which provides an analytical
framework for assessing the economic benefits arising from new development, as illustrated in
Figure 0.1. A summary infographic is provided at the start of this report and a glossary of the key
terms uses is appended. Technical details setting out how individual figures have been
calculated are contained in footnotes.

1

The Economic Impact of House Building in England and Wales (https://lichfields.uk/media/4313/the-economic-footprint-of-ukhouse-building.pdf)
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Figure 0.1 Evaluate Economic Benefits Framework

Source: Lichfields
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1.0

Construction Impacts
Capital Investment

1.1

The construction cost of the proposed development has been estimated at £73 million2.

Direct Employment
1.2

The development is expected to create 682 person-years of construction work over the 8year duration3 of the build4. In economic terms, there is a convention that 10-person years of
construction employment are equivalent to 1 Full Time Equivalent (FTE) job, so in this case a
total of 68 FTE construction jobs would be created.

1.3

Based on experience elsewhere it is expected that a proportion of the construction jobs created
by the proposed development will be taken up by the local workforce, particularly if measures
are in place to encourage local recruitment (for example through apprenticeships) and to raise
local skills levels. Given the duration of the build period, the construction employment will be in
place for a significant period of time.

Indirect and Induced Employment
1.4

In addition to direct employment opportunities, construction activity also involves purchases
from a range of suppliers (e.g. concrete, glass, steel), some of which will be based in the local
area. In turn, these suppliers purchase from other businesses further down the supply chain.
Consequently, a number of indirect jobs would be supported in companies supplying
construction materials and equipment.

1.5

Workers spending their wages in local shops, bars, restaurants and other facilities will help to
support the creation of induced jobs. Therefore, businesses in the local area and beyond are also
expected to benefit to some extent from temporary increases in expenditure linked to the direct
and indirect employment effects of the construction stage.

1.6

As a result, it is anticipated that the proposed development could support an additional 103
spin-off FTE jobs across the UK economy (in addition to the 68 FTE jobs set out above)5.

Economic Output
1.7

The construction phase of the proposed development will also make a contribution to local
economic output, as measured by Gross Value Added (GVA), a commonly used measure of
productivity and economic performance.

2

Construction cost based on:
a.
Residential: housing mix set out in Buckinghamshire Housing and Economic Development Needs Assessment Update
2016 (Addendum Report: September 2017); average unit size and build costs contained in Wycombe District Viability
Assessment (May 2017).
b. School: building size based on DfE Building Bulletin 103 (2014); build costs based on BCIS (2018), adjusted to South East
prices.
c.
Additional allowance of 15% to account for externals.
3 Build period based on information provided by Catesby Estates, and Lichfields’ Start to Finish research (2016) which states that
an average of 59.8 dwellings are completed each year on sites comprising between 100 and 499 dwellings
(https://lichfields.uk/media/1728/start-to-finish.pdf)
4 ONS Annual Business Survey data indicates that the average expenditure on materials, goods and services per job in the
construction sector in 2017 was £108,147. The figure for the number of jobs to be created is based on the application of this ratio
to the estimated construction cost. Data released May 2018.
5 This figure draws upon research undertaken on behalf of the National Housing Federation (NHF) in 2013 which indicates that the
construction industry has an indirect and induced employment multiplier of 1.51 (i.e. 1 job supports 1.51 spin-off jobs).
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1.8

The capital spending associated with the proposed development could deliver £5.4 million of
direct GVA for each year of construction6, whist the spin-off impact would equate to an
additional £7.7 million of GVA per annum during the build period7. It should be noted that
not all of the GVA impact will be retained locally.

1.9

The total GVA produced would therefore be £13.1 million.

6

This figure is based upon data published by Experian in September 2017 which indicates that the construction sector generates
an average GVA of £79,688 per FTE construction job in the South East of England.
7 This figure is based on research undertaken by CEBR on behalf of the NHF (2013) which indicates that £1 of GVA would support
£1.41 of indirect GVA.
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2.0

Operational Impacts
Direct Employment

2.1

Based upon the application of employment densities, it is estimated that the primary school that
is proposed as part of the scheme could support 36 jobs (22 FTEs).
Table A2.1 Gross employment impact of the proposed development

Use

No. pupils

Primary School
210
(D1)

Ratio: pupils/job

Number of
Jobs

Ratio: pupils/FTE

5.9

36

9.5

Number of FTEs
22

Source: Lichfields, 2016, based on HCA Employment Density Guide / Lichfields analysis

Indirect Employment
2.2

As with the construction jobs, the new jobs created at the school will support indirect
employment in the supply chain, and induced employment as a result of staff spending their
wages in the local area. It is estimated that the proposed school would also generate an
additional 16 indirect and induced jobs (10 FTE) in the South Each, of which 9 jobs (6 FTE) will
be based in Wycombe8.

Economic Output
2.3

As with the construction phase of the development, the operational phase will also make a
significant contribution to local economic output and GVA by supporting the creation of new
employment.

2.4

It is estimated that the 22 direct FTE jobs created at the new primary school would contribute
an additional £980,000 in GVA9. In addition, it is estimated that an additional £1.38m,000 in
spin-off GVA10 will be created, resulting in a total of £2.36mGVA.

8

Based on a multiplier of 0.45 for the region and 0.25 for the local area (i.e. 100 direct jobs would create 45 indirect/induced jobs
in the region, of which 25 would be located in the local area). Source: HCA Additionality Guide, Fourth Edition 2014
9 This figure is based upon data published by Experian in September 2017 which indicates that the education sector generates an
average GVA of £44,309 per FTE job in the South East of England.
10
This is based upon a multiplier of 1.41 as explained in footnote 7.
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3.0

Resident Expenditure Impacts
“First Occupation” Expenditure

3.1

Research conducted by Onepoll on behalf of Barratt Homes (2014) suggests that the average
homeowner spends approximately £5,500 within 18 months of moving to make the property
“feel like home”. First occupation expenditure typically involves furnishing and decorating a
property and will generate a range of economic benefits for the local economy by supporting
jobs within local businesses.

3.2

Applying this average level of one-off expenditure to the proposed 467 dwellings, it is estimated
that the proposed development will generate £2.6 million of first occupation
expenditure. This expenditure will be phased over a period of time, as new homes are built out
and occupied.

Ongoing Household Expenditure
3.3

Taking account of the ONS Family Spending Survey (2017 edition) provides data on typical
patterns of household expenditure. Having adjusted the average household expenditure figures
for these groups to reflect regional expenditure differentials11, it is estimated that the residents
of the 467 new homes could generate total gross expenditure of £16.4 million per annum.

3.4

A total of £5.5 million of this expenditure will be retail-related and £3.8 million will be leisurerelated. It is anticipated that this spending will generate 85 jobs (65 FTEs)12.

Net Additional Expenditure
3.5

It is recognised that not all residents of the proposed development will be “new” to the local
area. Taking account of data relating to the distance that people typically move from one home
to a new home13, and evidence that reveals that new people from outside the area may move into
homes that were vacated by people moving locally to the proposed development 14, it is estimated
that the level of new resident spending from households that previously lived more than 10
miles away – and that will therefore be additional to the local area – will be £11.2 million per
annum. Whilst not all of this will be retained locally, it will provide an important boost to local
shops and services

11

Average expenditure in the South East is approximately 18% higher than the national average
Based upon Business Population Estimates for the UK and Regions 2017, Published November 2017.
13 DCLG English Housing Survey 2013/14 (Headline Report, Table 1.1)
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/469213/English_Housing_Su
rvey_Headline_Report_2013-14.pdf
14
DCLG research indicates that there are, on average, four transactions in each housing chain
12
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4.0

Local Authority Revenue Benefits
Council Tax and New Homes Bonus

4.1

The proposed development is expected to generate Council Tax payments for Wycombe District
Council of approximately £905,000 per annum in perpetuity15.,

4.2

The proposal could also attract a New Homes Bonus (NHB) Payment to Wycombe District
Council of up to £890,000 per annum for four years16, equivalent to a total of £3.6 million.
This figure includes the affordable homes premium of £350 per annum for each affordable unit.
However, these payments will only be achieved if Wycombe District Council has increased its
dwelling stock above the annual national baseline level (which was set at 0.4% for 201717).

Section 106 and CIL Contributions
4.3

The proposed development is anticipated to attract CIL contributions of circa £4.8 million18.

4.4

In addition, a package of s.106 provisions is expected to incorporate:
1

Highways improvements;

2

Provision of a Travel Plan;

3

Green infrastructure; and,

4

The reservation of land for a doctor’s surgery.

15

Based on the Council’s 2017/18 Council Tax charges and the 2017 breakdown of homes in the District into Council Tax bands.
Under the Government’s proposed changes to the NHB
17 0.4% of the 2017 dwelling stock (72,680) (DCLG Table 100) equates to an additional 291 dwellings per annum. The average level
of net housing completions between 2012/13 and 2016/17 was 416dpa..
18 Based on a charge of £181.47/sqm for open market residential, £0 for affordable housing, and £0 for education facilities. The
total open market floorspace is based on the housing mix and dwellings size assumptions detailed in footnote 2.
16
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5.0

Conclusion

5.1

The proposed residential development at Bourne End and Wooburn, Wycombe is anticipated to
attract a capital investment of approximately £74 million and will generate a range of direct,
indirect and induced effects.

5.2

The key economic impacts of the proposed developments are likely to include:
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1

682 person-years of direct temporary construction employment, equivalent to
approximately 68 FTE construction jobs;

2

Expenditure within the supply chain and by construction workers is expected to support a
further 103 indirect and induced FTE jobs;

3

Total GVA generated by the construction phase of the scheme will amount to £13.1 million
per annum;

4

On-going employment within the primary school element of the scheme, supporting 36
direct jobs (22 FTE jobs) plus a further 16 indirect and induced jobs (10 FTE) in the SouthEast region, of which 9 jobs (6 FTE) will be based in Wycombe;

5

Total GVA generated by the primary school, once operational, will be £2.36m per annum;

6

£2.6 million of first occupation expenditure and a total annual resident expenditure of
£16.4 million, providing a significant boost to the local economy; and,

7

Once complete, the proposed development could generate £905,000 of additional Council
Tax receipts per year and a total of £3.6m in New Homes Bonus payments over a four-year
period.
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Glossary
Full Time Equivalent (FTE)
The number of equivalent employees working full-time. One FTE is equivalent to one employee
working full-time.

Gross Value Added (GVA)
The amount of wealth created by a company, calculated as net sales less the cost of bought-in
goods and services. This information can be aggregated up to provide average GVA per
employee by sector.

Indirect and Induced
Impacts supported by additional spending effects in an area as contractors/suppliers and
workers directly benefiting from an intervention purchase goods and services from local
providers.

Multiplier Effects
Further economic activity (jobs, expenditure or income) associated with additional local income,
local supplier purchases and longer-term effects.

National Planning Policy Framework (NPPF)
The NPPF sets out the Government’s planning policies for England and how these are expected
to be applied. The new NPPF was published on 24 July 2018.

New Homes Bonus
A grant paid by central government to local councils for increasing the number of homes and
their use. The New Homes Bonus is paid each year for 4 years. It is based on the amount of extra
Council Tax revenue raised for new-build homes, conversions and long-term empty homes
brought back into use. A premium is payable on affordable units.

Person Years
The amount of work done by an individual during a working year, on a specific job.

Section 106 Planning Obligation
Legal contracts made under Section 106 of the 1990 Town and Country Planning Act. They are
used to prescribe the nature of development to comply with policy; compensate for loss or
damage created by a development; and mitigate a development’s impact.
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