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1. Introduction
1.1

This statement has been prepared on behalf of our Client, IM Land, in relation to
Matter 3 of the Wycombe District Council (‘WDC’) Local Plan Examination.

1.2

Our Client has promoted ‘Land at Holtspur Avenue, Wooburn Green’ through the
emerging Local Plan and whilst we appreciate that the Inspector does not wish to
consider omission sites at this time, there are a number of issues which are pertinent
to considering whether the Local Plan meets the tests of soundness as required under
paragraph 182 of the Framework. We consider that our client’s site has not been
adequately considered or assessed by the Council, despite its merits.

1.3

Our Client has submitted representations to the AVDC Local Plan Examination on
account of number of matters being raised by the Inspector relating to the soundness
of the Local Plan. In particular he is raising questions regarding whether the level of
unmet needing to be accommodated within AVDC from the Buckinghamshire
Authorities is appropriate and justified. We would invite the WDC Inspector to liaise
with her colleague on this matter, given that the AVDC EiP will be held slightly in
advance and concurrent to that for WDC.

1.4

We do not repeat the detailed submissions made at Regulation 19 stage.

1.5

This statement specifically addresses Issues raised by the Inspector under Matter 3 of
the Hearing Timetable which relate to the Inspector’s questions associated with the
Housing Provision, Supply, Affordability and Gypsy and Traveller accommodation.

1

2. Matters to be examined
Matter 3 ‐ Housing Provision, Supply, Affordability and Gypsy and Traveller
accommodation
Issue 1 ‐ Is the objectively‐assessed need for housing soundly based, supported by
robust and credible evidence and is it consistent with national policy? And will it be
met during the Plan Period?
Have the Housing and Economic Development Needs Assessments been positively
prepared and are their conclusions in respect of housing soundly based and justified?
2.1

No. Our Regulation 19 representations included a comprehensive technical review and
critique of the Council’s SHMA evidence base as represented by the cited iterations of
the HEDNA reports.

2.2

Table 2.3 of our technical report provides a chronology of the Council’s housing need
evidence, including the HEDNA 21, 32 and 53 studies, confirming that over the course of
the period covered by their preparation (October 2015 – December 2016) the Council’s
concluded OAN has fallen from 750 dpa to 655 dpa. This represents a drop of almost
15%.

2.3

We have set out within our technical report a set of detailed points of critique of the
application of the PPG methodology employed within the HEDNA reports. This strongly
challenges the assertion implied by the Council’s evidence that needs have fallen when
considered in the context of the overall housing situation evident in Wycombe and
across the wider HMA within which it is located.

2.4

In summary the following key areas of concern were identified with regards to the
methodology underpinning the Council’s concluded OAN:
•

Insufficient evidence was presented to justify a small downward adjustment (4%)
to the demographic starting point. In this context it was noted that the HEDNA
applies inconsistent methodological approaches to the derivation of variant
demographic projections across the HMA to those published by the ONS. This
creates a basic inconsistency which is insufficiently explained;

•

The HEDNA under‐estimates likely future job growth with the result being that
the jobs‐led OAN concluded under‐represents the full need for housing on the
basis of this factor alone;

•

The HEDNA’s judgement as to the scale of market signals adjustment is
insufficient to respond positively to the implications of affordability and to
ensure that affordability will improve in the future.
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Buckinghamshire HEDNA Update 2016 – Addendum Report (December 2016)
Buckinghamshire HEDNA Update 2016 – report of findings (January 2016)
3
Buckinghamshire HEDNA 2015 – report of findings (October 2015)
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2.5

Our technical report advances an alternative OAN calculated following the PPG
methodology of 720 dpa. This is some 10%, or 65 dpa, higher than the Council’s
purported OAN. We note that a number of other representors have also submitted
alternative calculated OANs for Wycombe. These range from between 7244 and 7755
dpa.

2.6

We are therefore of the view that the concluded OAN reached within the latest
published HEDNA 2 report is not soundly based or justified. This is the case with
regards to both the concluded OAN for Wycombe as well as the OAN which is
concluded across the four Buckinghamshire authorities.
Issue 2 ‐ Is the objectively‐assessed need for housing (OAN) of 13,200 additional
dwellings over the plan period (660 dwellings per annum) based on robust and up‐to‐
date evidence?

2.7

No. The OAN is derived from the HEDNA 2 report which is now over 18 months old. It
relies upon demographic and economic evidence and forecasts which have been
updated, the same is also true of the analysis of market signals.

2.8

Our technical report provides an updated position as of November 2017. We would,
however, acknowledge that further data updates have become available which can be
considered in the context of both the Council’s OAN and our own submitted technical
evidence.

2.9

We have included at Appendix 1 a technical update which considers in high level terms
the implications of data which has been published since the preparation of our
technical OAN report.

2.10

This continues to validate the conclusion that the HEDNA under‐estimates the full need
for housing in Wycombe.
Issue 3 ‐ In order to meet the OAN for housing Policy CP4 (Delivering Homes)
indicates that land will be allocated for 10,925 dwellings (550 per annum) to be
constructed in Wycombe over the Plan period. How and where will the remaining
2,275 dwellings be delivered?

2.11

Under the MoU it is purported that the identified unmet need will be accommodated
within Aylesbury Vale. AVDC have confirmed in evidence to the VALP examination that
this was agreed on the basis that ‘Aylesbury Vale had sufficient capacity to
accommodate the unmet need within the best fit HMA it was accepted by AVDC that it
would be reasonable and sustainable to do so.’6

2.12

This is not a realistic proposition when considering that:

4

Nexus Planning, Representations to Policy CP4 ‘Delivering Homes’ submitted on behalf of
Inland Homes
5
Barton Willmore, Buckinghamshire HMA Housing Need Technical Review (November 2017),
submitted on behalf of Gallagher Estates Ltd and Richborough Estates.
6

AVDC response to Inspector’s Question 29 (see Appendix 2)
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•

The HEDNA 2’s calculated OAN for Aylesbury Vale is substantially under‐
estimated. IM Land has submitted evidence to the Aylesbury Local Plan EiP
supporting this conclusion. This view is also shared by a number of other
representors which have individually identified that the OAN for Aylesbury Vale
is closer to 1,300 dpa, some 330 dpa higher than the HEDNA’s concluded OAN7.

•

Whilst it is considered that it could be reasonable to see Aylesbury Vale see a
further raising of levels of completions above those seen recently there is a
recognised potential constraint on the demand for new housing development.
This is not the case in Wycombe or the other southern Buckinghamshire
authorities where it is acknowledged that there is very strong demand in no
small part as a result of low levels of historic development8.

•

The spatial strategy proposed through the Aylesbury Plan suggests that needs
will be met primarily in the north of the borough. This will not address unmet
needs arising in Wycombe without having significantly detrimental implications
for sustainable commuting trips.

2.13

The unrealistic proposition that needs can be met in Aylesbury is compounded by the
evidenced higher OAN in Wycombe as expressed through our responses to Questions 1
and 2.

2.14

Whilst the Council has sought to unload a proportion of its own unmet needs it has not
provided sufficient evidence that it has not engaged in recognising that unmet needs
exist in other authorities with which there are shared HMA geographies. Specifically it
is noted that West Berkshire Council have highlighted the existence of unmet needs in
the eastern Berkshire HMA which overlaps into South Bucks and therefore the HMA
within which Wycombe is located. Elsewhere within the HMA it is also noted that
Aylesbury Vale has chosen to ignore the unmet need in Luton despite clear guidance
from the Inspector examining the now adopted Luton Plan that there was a need for
some 400 homes to be met in Aylesbury Vale.

2.15

Collectively these factors place an even greater imperative on Wycombe to explore the
extent to which higher levels of housing can be accommodated sustainably in the
District.
Issue 4 ‐ Will there be a 5 year supply of housing for the duration of the Plan period,
how has this been calculated and is the delivery profile realistic?

2.1

No. We do not consider that the Appendix 7 of the HEELA (HELS1) is robust, and we
wish to raise questions over the assumed delivery of sites, especially earlier in the plan
period. Wycombe District must be regarded as a 20% buffer authority given their
ongoing failure to demonstrate a five year housing land supply.

7

A list of OAN’s submitted is included on the final page of the submission by ORS to the VALP Examination ‘Vale of
Aylesbury Local Plan EIP: Response to the Inspector’s initial questions on OAN’ (see Appendix 3). It is noted that this
suggests a range of between 1,174 dpa – 1,518 dpa, with an average of 1,323 dpa. This excludes the OAN submitted
by Turley on behalf of IM Land which concluded with an OAN of 1,300 dpa.
8
We have referenced the conclusions of the Wessex Economics report ‘Housing Delivery Study for Buckinghamshire
– Final Report’ (August 2017) in our technical submission at paragraphs 6.10 to 6.15
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2.2

The Annual Monitoring Report (HELS7) identifies that between 2013‐2016, WDC
delivered 1,853 dwellings, equating to an average of 463 dwellings per year, which is
significantly below the anticipated delivery rates identified within the trajectory over
the first 5 years of the plan. We note historically delivery has been significantly lower
than this, averaging 450 dpa over a 10 year period, with a spike in delivery noted of
788 in 2016‐2017 and before that a peak of 625 dpa in 2008/9, before the recession .
Extract shown below:

2.3

The HELAA states that the Council has an assumed housing target of 10,925 dwellings
over the plan period, equivalent to 546.25 pa. It is quite apparent that the Council’s
trajectory is seeking to justify a significant upturn in delivery in the first 5/6 years,
which given past performance appears unrealistic.

2.4

Our principal concerns relate:


Whether planning permissions issued over 3 years ago have now lapsed and
whether the assumed delivery is appropriate (Site ID: SRD0144, SMA0043,
SHW0543)



Can sites deliver at the rates anticipated (Site ID: SHW0327, SPR0090);



Are sites that were identified within the Site Allocations DPD (2013) and have
yet to deliver, with no evidence of planning permission secured, likely to
contribute to supply (Site ID: SHW0339, SHW0440, SHW0322, SHW0332,
SHW0334, SHW0463) ‐ can the Council explain why they haven’t come
forward?;



Are the reserve sites, which were released back in 2014, likely to start to finally
deliver by next year without any evidence of outline, or reserved matters
applications being submitted? (Site ID: SHW0004, SHW0283,
SHW0428,SHW0429); and



How can sites deliver this year if no reserved matters approval has been
secured on site (Site ID: SLK0008, SLK0010).
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2.5

We further note that delivery falls considerably towards the end of the plan period, of
which the majority of the delivery identified arises solely from the urban extension at
Princes Risborough. We do not consider such an approach is justify and places a heavy
reliance on Princes Risborough delivery a consistently high delivery rate for a single
settlement.
Issue 5 ‐ Is the make‐up of the housing supply justified and supported by robust
evidence? (a)

2.6

No. Appendix 7 of the HEELA (September 2017) identifies all the sites contained within
the housing trajectory over the plan period. Previous concerns were raised over the
main sites proposed for allocation within the Local Plan in terms of suitability,
availability and deliverability ‐ and consistency with the Council’s evidence base (as
discussed in our response to Matters 2 and 6). This is discussed at Issue 6.

2.7

The Council was also required to release its Reserve Green Belt sites (identified within
the adopted Development Plan) in November 2014 and since this time has still not
maintained a five year supply position. These sites have been subject to the
preparation of SPD’s but limited progress has been made to contribute towards
housing delivery.

2.8

We would encourage WDC to identify safeguarded sites within the Local Plan reflective
of the reserve sites mentioned above, to ensure flexibility within the Local Plan to
assist in the retention of a five year supply

2.9

We have further concerns over the application of densities to sites contained within
housing trajectory, with no capacity studies prepared for those sites outside of the
AONB or Green Belt. The capacity studies for these sites are important given the
Council has indicated that densities for some sites are over 70 dwellings per hectare
with limited consideration as to the local character of areas and how the Council’s
proposed Development Management policies (Policy DM35 requiring at least 25% tree
coverage on proposed allocations) would be applied (see response to Matter 5: Issue 1
i)).
Issue 6 ‐ Are the allocations supported by a robust and comprehensive site
assessment methodology, free from significant development constraints and
demonstrated to be economically viable?

2.10

No. We have updated the previously submitted Site Allocation Critique Table contained
within our Regulation 19 representations to inform the Hearing Sessions which seeks to
summarise the position contained within the Council’s own evidence base in relation to
specific sites assessed ( enclosed at Appendix 4). In essence, there are number of
matters which have not been considered to demonstrate that a number of sites are
suitable for allocation, these include:


A lack of evidence to support the capacity of sites against constraint and the
findings of the Council’s own Capacity Assessment in relation to AONB and
Green Belt sites;
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2.11



The SA (2017) highlights concerns over the accessibility of a number of sites
given the settlements at which developments are being proposed;



Lack of landscape considerations over the impact of ‘major development’ on
the AONB;



A lack of assessment of the reserve sites on whether the capacities identified
are deliverable in light of constraints, given the reliance on them to deliver a
significant proportion of growth for the District;



The Council’s emerging policy seeking 25% tree cover on allocated sites and
the impact of this on densities;



The sites identified for allocation are not based on a SA (2017) which is based
on ‘all reasonable alternatives’ (See response to Matter 1);



A number of allocations are contrary to the Council’s own evidence especially
in relation to proposed Green Belt release.

We have further enclosed an independent review by Turley of the LVIA position in
relation to the proposed residential allocations for consideration at Examination
enclosed at Appendix 5.
Issue 7 ‐ Will the Plan be an effective mechanism for delivering the housing
requirements contained in Policy CP4?
a) Are the site allocations available and deliverable within the anticipated
timescales?

2.12

The Council is best placed to confirm this position, given a number of sites contained
within Appendix 7 of the HEELA are subject to long term leases, flooding and a lack of
technical evidence to support their suitability and delivery.
b) Should the Plan include a policy for the phased release of land for
housing?

2.13

Given the need within the District, we do not consider that the phased release of land
would be appropriate unless there is a need for significant infrastructure required to
mitigate any new development coming forward. We do however consider that as per
the last plan, reserve sites should be identified in order that any shortfall in provision
can be swiftly met. This may include further Green Belt sites that can be safeguarded,
in accordance with the NPPF.
Issue 8 ‐ Will Policy DM22 (Housing Mix) be an effective mechanism for delivering an
appropriate mix of housing types, sizes and tenures?

2.14

The Policy seeks to require all developments of 100 houses or more to include at least
5% of the proposed dwelling numbers as self‐build plots. We note that this Policy only
applies to the delivery of houses and that the provision of flats will not count towards
the threshold requirement being met.

7

2.15

Whilst we agree that self‐build (and custom build housing which is also normally
provided for under similar mechanisms) may be appropriate for some schemes, we do
not consider that large strategic sites are an appropriate location and are unlikely to be
taken up.

2.16

Furthermore the policy wording contains no provision to allow the plots to revert to
the developer should there be insufficient demand for such plots. Clearly this raises the
risk that some schemes could remain incomplete for an indeterminate period and
brings into question the deliverability of the Council’s housing target which these plots
would count towards.

2.17

Furthermore the PPG makes clear that the Local Planning Authority must assess the
local demand for self‐build housing. The PPG advises:
“Plan makers should, therefore, consider surveying local residents, possibly as part of
any wider surveys, to assess local housing need for this type of housing, and compile a
local list or register of people who want to build their own homes.” (ID 2a‐020‐
20140306)

2.18

Topic Paper 2 advises that:
“Table 7 of the Plan (page 50) indicates that just under 60% of our housing supply is
likely to come forward on sites of 100+units and these sites will be in accordance with
DM22 and expected to provide 5% for self‐build or custom‐build. The application of this
policy should be more than adequate to deal with the identified interest which is less
than 2% of the total supply. If 5% is applied to sites of 100+units identified in the plan,
this will provide 327 plots, compared to expressions of interest amounting to 194.”

2.19

Clearly from the Topic Paper it would appear that the Council are envisaging that the
policy will apply to both self‐build and custom‐build housing and as such, if the Policy is
to be proceeded with, this should be reflected in the Policy text.

2.20

From the information provided in Topic Paper 2 it is apparent that the proposed policy
could potentially deliver far in excess of the quantum of plots required. As such it is
questioned what justification the Council has for proposing the 5% requirement. At best,
this should be reduced to c.3% to meet projected need. Furthermore, this adds further
credence to the concern raised above that these plots will in the future remain
undeveloped if the current Policy wording is proceeded with, without a clause to allow
the plots to revert to the developer.

Issue 9 ‐ Will Policy DM21 (Location of New housing) and Policy DM27 (Housing for
Rural workers) provide an appropriate framework for managing the location of new
housing development?
2.21

We object on the basis of our comments on the soundness of the allocations proposed
within the Plan, as detailed elsewhere in our submissions.

8
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Appendix 1:

Technical Update to the OAN
Critique
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Technical Update to the Wycombe OAN Critique
On behalf of IM Land (Representor ID 1165)
June 2018
Introduction
1.

In November 2017, Turley prepared a technical OAN critique that was submitted in response to
the Regulation 19 consultation on the Wycombe Local Plan, which closed on 4 December 2017. In
the intervening period, there have been a number of data releases which could be considered as
having implications for the calculation of the OAN in Wycombe and indeed across
Buckinghamshire, noting that this is the area considered by the Council’s Housing and Economic
Development Needs Assessment (HEDNA).

2.

It is also acknowledged that the authors of the HEDNA have submitted further evidence to the
Vale of Aylesbury Local Plan (VALP) which is also currently at examination.

3.

This technical update is not intended to present an alternative OAN figure to that concluded
within our previous technical critique (720 dpa, 2013 – 2033), but assesses the extent to which
new data and information validates or challenges the scale of housing need concluded.

4.

To this end, the paper considers each of the key input steps to the calculation of the OAN
following the PPG methodology before presenting a conclusion as to their cumulative
implications on the OAN.

Demographic datasets
5.

The latest HEDNA is informed by the 2014‐based sub‐national household projections. These
remain the most up‐to‐date official household projection, and the ‘starting point’ as prescribed
through the PPG.

6.

The HEDNA adopts a position whereby it prefers to base trends on a longer‐term period,
deviating from the approach consistently taken by the ONS in its production of official population
projections. Such a systematic adjustment does not accord with the PPG, although it is
recognised that there can be a justification for exploring variant projections, including those
drawing upon a longer historic period where there is evidence of the ‘consequences of the past
under delivery of housing’1 and to take account of the ‘most recent demographic evidence’2.

7.

Following the production of the HEDNA (December 2016) and our technical critique (November
2017), there have been a number of official demographic datasets released by the ONS, namely:
•

1
2

Revised mid‐year population estimates (MYE) for five years since the Census (2012 – 2016),
released in March 2018. In publishing this dataset, the ONS has applied methodological

PPG Reference ID: 2a‐015‐20140306
PPG Reference ID: 2a‐017‐20140306

improvements to estimating local authority level international emigration and foreign
armed forces dependents; and
•

The 2016‐based sub‐national population projections (SNPP), released in May 2018. These
integrate the revised population estimates above alongside updated demographic
assumptions which include, for example, changes to fertility and mortality rates.

8.

The analysis below confirms that the latest demographic evidence implies a degree of change in
Wycombe. In turn, this could be viewed as having an impact on the scale of housing need in the
district over the plan period. However, it is noted that submissions to the VALP by the authors of
the HEDNA have not sought to update or change conclusions on the OAN in Aylesbury Vale, or by
implication across the HEDNA study area of Buckinghamshire. This reflects the reliance on their
own generated demographic datasets in preference to the ONS published official statistics, which
– in the case of Wycombe, and as acknowledged in our technical critique – leads to a slightly
lower projection of population and household growth, relative to the official 2014‐based
projections.

9.

Looking initially at the revised MYE, these suggest a modest reduction in the estimated
population of Wycombe, with the revised 2016 estimate (175,363) circa 1,505 persons lower
than originally estimated (176,868). This represents a reduction of only 0.9%, which – whilst
higher than seen in a number of other authorities – is evidently a small proportion of the overall
population.

10.

The HEDNA interrogated the previous iteration of the MYE dataset for Wycombe and concluded
that they appeared reasonable3. Whilst it is evident that the ONS has slightly downgraded these
estimates, there appears to be consensus that they provide an adequate estimate of change from
which to consider future projections of need. It is noted that the revised MYE dataset suggest an
even more modest adjustment across Buckinghamshire, equating to a reduction of only 1,664
persons or 0.3%. This provides an important validation of the modelling undertaken within our
technical report of variant demographic projections across the HMA and within Wycombe as
these integrated the MYE’s up to the 2016 dataset4.

11.

Whilst the MYE dataset shows a modest albeit downward change, the 2016‐based SNPP suggest
for Wycombe in particular a markedly different projection of growth over the plan period when
compared to the 2014‐based SNPP. This is illustrated in Figure 1, with the change in population
indexed for both datasets for Wycombe and Buckinghamshire as a whole.

3

ORS, Buckinghamshire Housing and Economic Development Needs Assessment Update (December 2016), paragraph 3.72
It is noted in this context that across the HMA other concerns raised within the HEDNA around inaccuracies between the
Census years should be framed at a HMA level in the context that the ONS only identified a UPC of +386 persons across the HMA
with adjustments in Aylesbury Vale and Wycombe serving to broadly cancel one another out (see paragraph 3.5 bullet 2 of our
previously submitted technical report). It is also noted that where UPC is included within the ten year projections (as it is
understood is advocated in the HEDNA) the POPGROUP modelling within our technical report suggests a notably higher ‘need’ is
projected, some 678 homes per annum in Wycombe (Table 3.3 of our technical report).
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Figure 1:

Indexed comparison of 2014‐based SNPP vs 2016‐based SNPP for Wycombe and
Buckinghamshire
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Source: ONS
12.

It is readily apparent that the implied scale of change in the projected growth of Wycombe
stands in contrast to the earlier projections and the more evident consistency at a HMA level.

13.

It is also useful to frame the projected population under each projection in the context of historic
levels of population growth. These are shown on the basis of annual population growth rates in
Figure 2.

3

Figure 2:

Annual population growth rates Wycombe historically and projected under the
2014 and 2016 SNPP

Annual Population Change (%)
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Source: ONS
14.

It is apparent that the 2014‐based SNPP appeared to present a more reasonable projection of
population growth recognising historic trends, not just over the short term but also the longer
term. In contrast the 2016‐based SNPP represent a notable departure from rates of growth seen
consistently before 2011.

15.

While the PPG confirms that the latest available information should be taken into account, it is
clear to state that:
“A meaningful change in the housing situation should be considered in this context, but this does
not automatically mean that housing assessments are rendered outdated every time new
projections are issued”5 (emphasis added)

16.

5

In considering the ‘housing situation’ in the round, it is apparent that:
•

There remains a significant demand for housing in the district, reflected in comparatively
high house prices and worsening market signals. Further evidence of this nature is
considered later in this note;

•

Wycombe remains an economically successful area, with data from the Business Register
and Employment Survey (BRES) suggesting that total employment in the district grew at
over three times the national rate in the last year6;

•

Wycombe continues to be located in an area of significant housing market pressure and
stress, with the population of the wider South East projected to grow faster than the

PPG Reference ID: 2a‐016‐20150227
ONS (2017) Business Register and Employment Survey. Total employment in Wycombe increased by 5.9% between 2015 and
2016, over three times the 1.7% growth recorded nationally

6
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national rate7. Parts of the region have also been identified as a nationally significant
growth area by the National Infrastructure Commission8 (NIC);
•

With the exception of the last year, levels of housing supply have followed a general
downward direction of travel from a peak in 2008/09 (Figure 3). Over the five years to
2011, an average of 544 homes were completed annually in Wycombe, which fell by over a
third to average 360 homes per annum over the following five years (2011 – 2016). This
represents the trend period for the 2016‐based SNPP, with housing delivery in this period
demonstrably insufficient to meet assessed housing need; and

Figure 3:

Net completions in Wycombe (2006 – 2017)

900
Dwellijngs per annum

800
700
600
500
400
300
200
100
0

Net completions
2013 SHMA (range)
Central Bucks/Bucks HEDNA (Oct 2015/Jan 16)
Bucks HEDNA (Dec 16)

Source: Wycombe annual monitoring data
•

17.

7

Over the first four years of the plan period (2013 – 2017), there has been an under‐delivery
of housing relative to the proposed requirement, equating to circa 330 homes. This
increases to circa 790 homes when compared with the OAN presented in the HEDNA, to
suggest that no more than 70% of housing need has been met since 2013.

The above does not suggest there has been a meaningful change in the drivers of the housing
market in Wycombe over the last two years. Rather it suggests that there has been a sustained
failure to deliver the homes which have identified as being needed. This would not suggest that
the overall scale of the OAN has changed to the extent implied by the latest population
projections if they are considered in isolation.

2016‐based SNPP project growth of 5.9% across England over the next decade (2016 – 2026), with the South East population
projected to grow by 6.4% during this period
8
NIC, Partnering for Prosperity: A new deal for the Cambridge‐Milton Keynes‐Oxford Arc (November 2017)
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18.

Outside of the above and as previously noted, the HEDNA prefers a ten year period from which to
base future projections. In the context of Wycombe – and reflecting the falling rate of
completions, which could be potentially misrepresentative if relying solely on recent trends – it is
agreed that there is merit in such an approach to avoid an underlying demographic projection
which is unduly affected by under‐delivery.

19.

In our previously submitted technical report, we presented a range of different ten year trend‐
based projections which took account of more recent demographic data than that used in the
HEDNA, albeit not the revised MYEs. Table 3 replicates the table included in our technical report.
Table 1:

Replicated Table 3.3 ‘Demographic Modelling based on 10 year Migration Trends
in Wycombe (2013 – 2033)’
Households

Dwellings

Dwellings per
annum

POPGROUP 10 years

13,135

13,565

678

GLA Central variant

11,186

11,553

578

2014‐based SNHP

10,991

11,352

568

HEDNA demographic scenario

10,552

10,923

546

Source: GLA; Turley; ORS; Edge Analytics
20.

This confirms that the level of projected growth under the 2014‐based SNPP broadly aligns with
the other variant approaches, albeit with a higher need implied by the GLA and POPGROUP
modelled scenarios. Within our technical report on the basis of this alignment we did not suggest
there was sufficient justification in departing from the scale of growth implied by this version of
the official projections. In the context of the modest reduction in the more recent estimates of
population change (as noted above), it could be anticipated that these would be brought more
into alignment with the 2014‐based SNPP, further reinforcing this conclusion. It is clear, however,
that the range of variant projections – each adopting an approach which draws on a longer
historic period – does not support a position where the pronounced reduction in the projected
population growth implied by the 2016‐based SNPP should be preferred uncritically.

Likely Employment Growth
21.

The OAN for 720 dwellings per annum concluded within our technical critique was found to be
sufficient to support a higher level of employment growth than assumed within the HEDNA9.

22.

The HEDNA assumes forecast job growth of 11,350 jobs over the plan period in Wycombe. This is
directly aligned to a forecast prepared by Oxford Economics in April 2016. Our technical report
sourced a number of up‐to‐date forecasts to determine the extent to which this forecast level of
job growth was reasonable and reflective of changing economic circumstances which each
forecasting house takes account of.

9

Figure 7.1 shows that an employment‐led scenario would be expected to generate a need for 709 dwellings per annum. This
falls below the OAN for 720 dwellings per annum
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23.

We have subsequently obtained the most up‐to‐date forecast in the form of a June 2018 forecast
from Experian. This is included alongside the other forecasts referenced within our report, and
the forecast used in the HEDNA in Figure 3.
Figure 4:

Forecast Employment Growth in Wycombe (2013 – 2033)

Experian, June 2018
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Source: Experian; Oxford Economics; Cambridge Econometrics
24.

Our technical report highlighted that forecast used in the HEDNA fell very much at the lower end
of the range (paragraph 4.11). It is apparent that Experian have further elevated their view as to
the employment growth prospects of Wycombe, with the latest forecast now suggesting job
growth of slightly in excess of 18,000 jobs and some 900 additional to those forecast in
September 2017. The higher forecast equates to an average of circa 905 jobs per annum over the
plan period, which still remains slightly below the level of growth recorded by BRES over recent
years10.

25.

It is considered that this provides further validation of the conclusion that growth of 13,000 jobs
– based on the averaging of the previous three forecasts, and preferred within our technical
report –represents a more reasonable and justified forecast, without being unduly reliant on any
one specific forecast or forecasting house.

26.

It is of note that the latest Experian forecast also suggests a stronger level of job growth across
Buckinghamshire than the previous September 2017 dataset referenced. This further reinforces
the sense of strong economic growth across the wider HMA reflecting the ongoing positive
messaging from Government as to the support being given to realise the Oxford‐Milton Keynes‐
Cambridge Growth Arc within which Wycombe and Buckinghamshire are located.

27.

This support continues to be reinforced with the Government publishing its vision for the corridor
alongside last year’s Autumn Budget. It intends to formally respond to the NIC report this year,

10

ONS (2017) Business Register and Employment Survey, excluding units registered for PAYE only. Over the period for which
consistent time series data is available (2009 – 2015), BRES data suggests that total employment has increased by an average of
1,097 per annum
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but ‘recognises now its central finding that in order to enable the corridor to meet its full
economic potential there needs to be an integrated approach to the planning and delivery of
infrastructure, homes and business growth’11. It expressly welcomes the finding that up to 1
million homes are needed if the area is to realise its economic potential, with the Government
pledging to work with the central and eastern parts of the corridor to ‘realise its housing
ambitions’12.
28.

In this context, our conclusion that 709 dwellings per annum are needed to support 13,000
additional jobs in Wycombe can be increasingly viewed as a minimum need, further validating
the OAN of 720 dwellings per annum.

Market Signals
29.

30.

The technical critique report submitted for Wycombe in November 2017 summarised the
HEDNA’s conclusions on market signals across Buckinghamshire, and highlighted that the then‐
latest datasets showed a continued worsening. Further updates to these datasets released in the
past six months importantly show that:
•

The mean price paid in Wycombe has continued to increase, with prices over the year to
September 2017 some 7.7% higher than one year previously13. This growth ranks the
district amongst the top 30% worst performing authorities in England, and exceeds both
national (3.8%) and regional (6.4%) growth over this period;

•

Relative to 2016, an additional year’s income would need to have been spent in 2017 to
access entry level housing in Wycombe14. This 8.1% growth in the affordability ratio
exceeds the year‐on‐year growth seen in the district at any point since 2012/13, and
similarly surpasses the scale of worsening seen nationally (1.4%) and in the wider South
East (5.5%) over the last year; and

•

With lower quartile house prices in Wycombe equating to 12.03 years’ earnings in 2017,
the district continues to rank amongst the 30% least affordable authorities in England, and
the top 20% outside London.

Our technical report concluded a cumulative adjustment of just over 25% was reasonable and
appropriate in order to ensure an improvement in affordability. This was based on two separate
adjustments:
(a)

11

An adjustment to account for suppressed household formation rates in younger
households. This indicated a need to adjust the household projections upwards by around
15% to offset the implications of historic suppression associated with affordability
worsening; and

HM Treasury (22 November 2017) Helping the Cambridge, Milton Keynes and Oxford corridor reach its potential, paragraph
1.5
12
Ibid, paragraph 1.9
13
ONS (2018) Mean price paid for administrative geographies – HPSSA Dataset 12
14
ONS (2018) House price to workplace‐based earnings ratio; ratio of lower quartile house price to lower quartile earnings.
Ratio increased by 0.90, which is rounded to one year
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(b)

A separate 10% supply‐led adjustment to address direct evidence of wider worsening in
market signals.

31.

It is not considered that the above review of the latest data of market signals suggests that a
lower adjustment would be more reasonable or appropriate.

32.

It is also possible to consider the scale of this uplift and the implied impact of its application on
the household projections in the context of it serving to improve affordability:
•

The application of the 25% adjustment results in an OAN of 720 dpa. This is equivalent to
growing the housing stock in Wycombe by an average of 0.93% per annum (CAGR) over the
plan period15. This is slightly higher than that implied by the HEDNA’s concluded OAN
(0.86%).

•

Across Buckinghamshire, the OAN concluded in the HEDNA is equivalent to growing the
housing stock of Buckinghamshire by an average of 1.0% per annum over the plan period16.
An identical figure is referenced at its paragraph 7.102 of the HEDNA, where it is suggested
that comparable growth nationally could annually deliver 239,500 homes across England.
This confirms that growth of this scale would fall some 20% short of the Government’s
stated target of delivering 300,000 homes each year, and only modestly uplift current
levels of national delivery by 10%17. The 720 dpa OAN would bring the rate of housing
growth in Wycombe closer to the level recognised as being required at a national level to
address the longstanding failure to provide the homes that are needed.

•

Whilst a more marked uplift than recommended in the HEDNA, an uplift of 25% still falls
notably below that suggested by the Government’s arithmetic formula within the
proposed standard method to address affordability issues based on the latest 2017
affordability ratio. This formula would suggest an uplift of 50% in Wycombe and 56%
across Buckinghamshire.

33.

The recommended 25% adjustment – whilst only marginally above that concluded in the HEDNA
(20%) – is considered to be more reasonable in the context of a continued worsening of market
signals in the last two years, since which the HEDNA was prepared, and on the basis that it will
have a more marked impact on seeking to improve affordability.

34.

Outside of the adjustment to market signals, it is noted that the PPG requires consideration to be
given to the justification for an uplift being applied to the level of housing provision where it
would support an increase in affordable housing where there is an identified need.

35.

A review of the latest available monitoring data confirms that an average of 130 affordable
homes (gross) have been delivered annually in Wycombe since 2006. This has fallen to 75

15

MHCLG (2018) Table 125: dwelling stock estimates by local authority district. Based on change from 2013 onwards, with
compound average growth rate calculated based on annual change to 2033
16
MHCLG (2018) Table 125: dwelling stock estimates by local authority district. Based on change from 2013 onwards, with
compound average growth rate calculated based on annual change to 2033
17
MHCLG (2017) Table 122: components of net housing supply, England. In 2016/17, 217,350 net additional dwellings were
delivered in England.
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affordable homes per annum since the start of the emerging plan period. This is less than half the
155 affordable homes calculated as being needed in Wycombe within the HEDNA18.
36.

It is considered that this provides further context in reinforcing a more positive judgement being
applied in the derivation of the OAN than applied within the HEDNA.

Implications on the concluded OAN of 720 dpa (2013 – 2033)
37.

Our technical report prepared in November 2017 concluded with an OAN of 720 dpa for
Wycombe, uplifting the HEDNA’s concluded OAN for the district by 65 dpa. This scale of need was
judged to be justified on the basis of:
•

Projected population growth which was slightly higher than that preferred within the
HEDNA, reflecting the then‐latest 2014‐based official SNPP and based on a consideration of
sensitivity scenarios considering the implications of basing trends on longer historic
periods and an acknowledgement of the HEDNAs raised concern with regards to historic
errors in the population counts (UPC etc…);

•

Evidence of suppressed demand in the form of increasing proportions of younger
households being prevented from forming their own household. A positive adjustment was
applied to household formation rates to respond appropriately to this issue, which was
considered to be associated with worsening affordability over recent years;

•

The application of a reasonable supply‐led adjustment to address evidence of worsening
affordability. The scale of adjustment was judged in the context of the aforementioned
adjustment to household formation rates, recognising that both aspects respond to
affordability issues but that the PPG requires them to be considered distinctly and
separately; and

•

Its alignment with the housing needed to support likely future job growth (709dpa),
drawing upon a range of up‐to‐date economic forecasts and the wider economic context
for the district. It was noted that the HEDNA was likely to underestimate future
employment growth, and therefore risked underestimating the housing needed to support
the local economy.

38.

Within our technical report, we presented separate OAN figures to meet jobs growth – and
address the direct implications of suppressed household demand – and to respond to market
signals, in accordance with the PPG. The higher of the two figures should be considered the full
OAN.

39.

The concluded OAN of 720 dpa is in the context of evidence subsequently published to remain
justified. The latest evidence serves to reinforce this as a minimum projection of need on the
basis that:
•

18

Figure 78
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The ONS revised MYEs show only a comparatively modest downward adjustment in
Wycombe and more evidently across the HMA and do not on this basis serve to undermine
the demographic modelling in our previous technical report. It is of note that the revised
estimates continue confirm a growing population in Wycombe and across the HMA despite

the constraints imposed as a result of a general trend of falling levels of development in
the former over recent years;

40.

•

There is evidence of stronger forecast job growth being likely. This accords with the
location of the district within a national priority growth area and the scale of investment
planned in economic and transport infrastructure; and

•

There remains an imperative to significantly boost housing supply in order to improve
affordability and address the clear consequences of a failure to provide the homes that are
needed in the district and across Buckinghamshire.

The higher concluded OAN than that arrived at within the 2016 HEDNA should also be considered
in the context of more up‐to‐date evidence which strongly indicates that the OAN across the
Buckinghamshire authorities is also above that concluded within the HEDNA. This has
implications for the establishment of the housing requirement in Wycombe, acknowledging that
the current requirement for Wycombe is reliant on Aylesbury Vale addressing a level of their
unmet need based on the Council’s assessment of capacity to accommodate new residential
development.

28 June 2018
IMLR3001
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Inspector’s Question 29
(For the answers to parts i. iii. and iv. of the Inspector’s question 29 reference should
be made to the submissions by Opinion Research Services (ORS).)
Q29 ii) Whether it is justified for VALP to make provision for a defined quantity of
housing demand displaced from Wycombe, Chiltern and South Bucks in advance of
adopted Local Plans for those areas defining the quantity of unmet need to make no
provision for unmet need displaced from Luton when there is an adopted plan for
that area which defines the quantity of displacement which Aylesbury Vale is likely to
experience.
AVDC Response
As set out in the report considering the definition of the HMA the closest relationship
was determined to be with the other Bucks council and not as had historically been
the case with Milton Keynes. This led to the definition of the best fit HMA to
overcome the impracticality of the VALP attempting to deal with three housing
market areas and address the unmet need arising in adjacent council areas. No
evidence of unmet need has ben put forward by Milton Keynes or either of the
adjacent Oxfordshire councils so consideration of their unmet need does not arise.
However the other Bucks councils were able to justify their need for unmet need to
be accommodated within Aylesbury Vale on the basis of detailed cooperative work
between the councils. Given that Aylesbury Vale had sufficient capacity to
accommodate the unmet need within the best fit HMA it was accepted by AVDC that
it would be reasonable and sustainable to do so.
An important aspect of the best fit approach to the HMA is that it is accepted by the
adjacent councils that the need arising from their HMAs within Aylesbury Vale is
being met by the Bucks best fit HMA’s housing requirement. This is a feature of the
signed MoUs.
In relation to Luton it has a highly constraining boundary and a key issue that it
needed to address in its local plan was where its unmet need could be located. This
led to a broad agreement about the likely levels of need that would need to be met in
the various parts of the Luton HMA which is the source of the 400 dwellings referred
to in the Inspector’s question. As stated above the delivery of this housing is
subsumed into the overall best fit HMA housing figures for the Bucks councils
including the very limited area of the Luton HMA which projects into Aylesbury Vale.
There is therefore no need to make a specific provision to meet this need in the
VALP.
Nevertheless the only significant settlement within Aylesbury Vale within the Luton
HMA is the village of Edlesborough. As set out in the positively prepared soundness

test unmet requirements from neighbouring authorities should be met where it is
reasonable to do so and is consistent with achieving sustainable development. The
Edlesborough Neighbourhood Plan allocates land for housing which together with
commitments will deliver 176 dwellings as recognized in Table 2 of VALP. It is
considered that this level of housing is reasonable and sustainable in terms of
meeting the broad indication of housing delivery that is indicated for this part of the
Luton HMA and as such Aylesbury Vale is playing its part as far as possible in
meeting the Luton HMA’s needs. Further provision within the part of the Luton HMA
that extends into Aylesbury Vale, apart from small windfall developments, would not
be reasonable or sustainable given the isolated nature of Edlesborough close to the
Chilterns AONB with its poor connections to Dunstable.
Q29 v) Likely delivery rates and concentration on large allocations around
Aylesbury
Aylesbury is identified in evidence as the most sustainable settlement in the District.
The Settlement Hierarchy document (CD/MIS/003) assessed settlements against the
following criteria: size, connectivity, employment provision, facilities and services. As
Aylesbury has by far the highest population of any settlement in the District,
combined with the provision of significant employment and transport, the provision of
a great number of services and facilities, it is identified as being a ‘sub-regional
strategic settlement’. As such it is the focus of a large percentage of the District’s
committed and proposed growth.
The suitability and capacity of individual sites were assessed as part of the Housing
and Economic Land Availability Assessment (HELAA) (CD/HOU/007) process.
Suitable sites in the HELAA can be regarded as developable in accord with the
definition set out in footnote 12 of the NPPF. The Sustainability Appraisal main
report (CD/SUB/004) then looked at site options in detail, particularly in section 6.5,
and the SA Technical Annex (CD/SUB/005) supplements this analysis regarding site
options and settlement options. Paragraphs 6.5.5 – 6.5.13 of the main SA report set
out specific information relating to the options in relation to Aylesbury and concludes
that any option of low growth at Aylesbury would be unreasonable. The SA
summarises the Council’s reasons for selecting the preferred approach:
Aylesbury - Aylesbury is a large market town and has a significantly higher
population than the other settlements within the district, with a population of
71,500 within the urban area and also a substantially higher level of facilities.
As such, Aylesbury is recognised in the Settlement Hierarchy (2017) as being
the primary settlement in the district – a ‘sub-regional strategic settlement’ and
is a highly sustainable location for growth. Aylesbury is therefore the focus of
the majority of the district’s housing growth. Aylesbury also has garden town
status based on it delivering a significant growth, consistent with the garden
town bid document of 2016. All the possible growth that can be allocated at

Aylesbury is therefore considered a constant and is included in all the options
including Option 3.

The vast majority of sites at Aylesbury either have planning permission or are
approved subject to section 106 agreements. A number of them are already building
out such as at Berryfields to the north and other large sites have commenced
delivery such as at Kingsbrook to the south of Bierton. Significantly higher than
normal delivery rates have been achieved at Berryfields with 450 dwellings delivered
in 2014/15 and a total of 1,376 between 2013 and 2017 at an average of 344
dwellings per annum.
Also as set out in paragraph 4.8 of the Housing Delivery Study for Buckinghamshire
(Wessex Economics, August 2017) CD/HOU/009 “Figure 9 shows that Aylesbury
Vale has the highest ratio of housing delivery to existing housing stock of any other
authority in Cambridge-Milton Keynes-Oxford Corridor, (and probably in England)
based on analysis of housing delivery over the 5 year period 2011/12 to 2015/16,
using the DCLG data set on net additions to housing stock”. The study goes on to
state in paragraph “despite a smaller population and employment base, Aylesbury
Vale is delivering at the same rate as Milton Keynes, without there being an
identifiable special set of circumstances, and without an up to-date Local Plan.
Therefore attaining current levels of delivery should be sustainable, and in the
context of the national priority for delivery of new homes, it should be possible to
deliver at a higher rate than achieved in the first four years of the Local Plan”.
Expectations of continued high delivery rates are therefore supported by the study.
More information about this is set out in the VALP Housing Land Supply Soundness
document (December 2017) (CD/HOU/010 ). This sets out the housing trajectory
and housing land supply position based on the housing requirement and allocations
within the Proposed Submission VALP. It contains phasing information for each of
the committed sites and proposed allocations and concludes that a 5.3 year housing
land supply can be demonstrated at the point of adoption (for the period 1 April 2018
– 31 March 2023). All sites have been individually assessed to determine likely build
out rates with promoters/landowners of the site allocations having been contacted.
Past delivery rates at Aylesbury, combined with the high levels of existing
commitments underpin the delivery expectations of these sites.
In addition the council is preparing Site Delivery Statements for sites around
Aylesbury with the assistance of site promoters to confirm the deliverability and
capacity of the allocated sites. The council is aiming to agree these in the near future
as resources permit but work is well advanced and draft agreements exist for the
allocated sites around Aylesbury with agreement being sought with the interested
parties on final versions.

The council has also prepared a detailed Infrastructure Delivery Plan CD/INF/001
that sets out the infrastructure required for the allocated sites around Aylesbury so
that there is certainty regarding the delivery of necessary infrastructure. With the
assistance of the County Council the council is also seeking government funding to
support the delivery of infrastructure. Funding has already been secured in relation
to the delivery of part of the road network through the Woodlands site and a wider
funding bid is being considered in detail by the Government. Lastly Aylesbury has
been designated as a Garden Town and is receiving government support to ensure
that the Garden Town delivers development in the format expected for a Garden
Town.
Given this context the council is confident that expected delivery rates for Aylesbury
are feasible.

Q29 vi) Justification of the strategy of allocations to smaller settlement by
capacity
The Settlement Hierarchy document (CD/MIS/003) assessed settlements in the
District against the following criteria: size, connectivity, employment provision,
facilities and services. This placed settlements into a category of either strategic
settlements, larger, medium and smaller villages or other settlement. VALP is based
on the overall principle of allocating growth in the most sustainable locations, and
therefore allocates sites in strategic settlements, larger and medium villages and
makes provision for limited housing growth in smaller settlements.
Initially the council attempted to determine overall percentage targets for smaller
settlements in the draft but it was considered by respondents that this was
mechanistic approach that did not reflect the identified capacity in smaller
settlements or their constraints. Indeed the proposed housing levels exceeded the
identified capacity in a number of settlements meaning that extra capacity needed to
be realised. Attempts to identify this extra capacity did not however realise additional
capacity so the council turned to a capacity based approach that reflected the
availability of sites and constraints.
Individual sites were assessed as part of the Housing and Economic Land
Availability Assessment (HELAA) (CD/HOU/007) process to ensure that sites were
developable. Further detailed work was then undertaken prior to the allocation of
sites in VALP to ensure that sites were being considered realistically. The
Sustainability Appraisal main report (CD/SUB/004) then looked at site options in
detail, particularly in section 6.5, and the SA Technical Annex (CD/SUB/005)
supplements this analysis regarding site options and settlement options. Paragraph
9.2.4 reviews the distribution of development across settlements in Aylesbury Vale
as set out in the proposed submission VALP. The strategy and policies of the VALP,

including the distribution of development, is then considered against a range of
sustainability matters such as biodiversity. Within that assessment it is noted at
10.5.9 that “The focus of growth at strategic settlements has increased since the
Draft VALP (2016) stage, with the corollary that the focus of growth at non-strategic
settlements has decreased”. In relation to housing, including the distribution of
housing, the SA concludes at 10.8.13 that “significant positive effects are predicted”.
Overall the SA concludes at 10.14.1 that “The appraisal finds the Proposed
Submission VALP to perform well in terms of a number of sustainability objectives,
with ‘significant positive effects’ predicted in terms of Communities, Economy,
Housing and Transport” with the main negative effect being loss of BMV agricultural
land. The distribution of development in the VALP, including the level of growth in
rural areas, is therefore regarded as being broadly sustainable.
The council considers that, in combination with the answer to Inspector’s Question 1,
the distribution of development across smaller rural settlements is justified and
sustainable in many cases reflecting the level of development that the communities
themselves have committed to through their neighbourhood plans
Q29 vii) Should the requirement for affordable housing be varied between
different parts of Aylesbury Vale
There is no evidential basis for varying the requirement for affordable housing
between different parts of the District. Around two thirds of the population of
Aylesbury Vale is within the Central Buckinghamshire Housing Market Area (Housing
Market Areas and Functional Economic Market Areas in Buckinghamshire and the
Surrounding Areas) (CD/HOU/001) and as such Aylesbury Vale operates as a
largely single market area where there is no significant variation in prices or
incomes. It is considered that affordability is broadly comparable across all of the
district meaning that a variation on an areas basis is not justified. The
Buckinghamshire Housing and Economic Development Needs Assessment
(CD/HOU/004) contains no suggestion that the affordable housing should be varied
across different parts of the District.
Q29 viii) Whether policy H6 requirements for special needs housing take
adequate account of the critical mass required for such provision
It is considered that this aspect of the Inspector’s question has been addressed in
the council’s answer to Inspector’s questions 41 and 82
Inspector’s Question 51
(For matters related to question 29 answered by Opinion Research Services (ORS)
reference should be made to their separate submissions)

ix) Supply of sufficient deliverable sites to provide five years’ worth of housing
As set out in paragraphs 3.78 – 3.80 of the Submission VALP, the allocations in the
Plan (along with existing commitments) will ensure that the Council will meet the
overall housing requirements and maintain a five year housing land supply. This is
further detailed in CD/HOU/010 – VALP Housing Land Supply Soundness document
(December 2017). This sets out the housing trajectory and housing land supply
position based on the housing requirement and allocations within the Proposed
Submission VALP. It shows that a 5.3 year housing land supply can be
demonstrated at the point of adoption (for the period 1 April 2018 – 31 March 2023).
All sites have been individually assessed to determine likely build out rates with
promoters/landowners of the site allocations having been contacted. A 10%
deduction has been applied to all proposed allocations to take into account the risk
of unexpected delays. NB a revised version of the soundness document is submitted
alongside this answer.
Q51 x) Whether it is justified to pray in aid the potential effects of the OxfordCambridge expressway for retaining a greater quantity of employment land than
economic forecasts suggest is necessary, whilst not identifying a greater quantity of
housing allocations to meet the housing demand expected to result from the OxfordCambridge expressway.
AVDC Response
There is a fundamental difference in relation to employment and housing sites
referred to in this question. The housing sites which may need to be allocated are
not identified yet whereas the employment over supply referred to is already in
existence and mostly consists of committed and permitted sites. Were the council to
seek to reduce this oversupply of employment land it would face the prospect of then
trying to identify new employment sites to replace those that it had just disposed of.
On a practical basis it seems to the council that disposing of a ready supply of
development land which may be needed to meet a future strategy in an early local
plan review would not be a sensible approach. The sensible approach would rather
to be to reconsider the overprovision once the essential elements of the context for
the local plan review, like the location of the expressway and the implications of the
new OAN calculation method, are defined in more detail.
There is also the fact that the forecast employment requirement is not matching the
activity on the ground in the employment development market. The forecast predicts
growth in office development and contraction of traditional B2 employment when it
appears the opposite is happening. As well as this there is the need for employment
development to meet the implications of the 8,000 dwellings unmet housing need
requirement which does not form part of the forecast. Combined with the lack of

confidence in the economic forecast it is considered that these factors justify the
precautionary approach taken to employment land in the VALP.
The situation for housing is very different. The reservoir of permitted and committed
housing sites does not meet projected need so further sites need to be allocated.
However whatever housing allocations need to be made to support growth in the
corridor engendered by the Expressway do not have any factual basis as yet so
there is no factual basis for further housing allocations. Without a location for the
Expressway and whatever other transport improvements may arrive with it is also
impossible to formulate a spatial strategy for the distribution of any new housing.
There is therefore no justification for including allocations to address the impact of
the Expressway in this local plan. However these are matters which will be
addressed in the early review of the local plan when further detail on the future
transport context, any cooperative working with adjacent councils and the
implications of the new OAN calculation method will then play a part.
It is therefore a more complicated situation than would be considered if the
discussion was focused down on more employment should mean more housing.
Instead the benefit of having capacity for more employment development to match
potential future housing growth should be regarded as a positive benefit for the local
plan review. In that review a more considered approach can be taken when the
employment market may have evolved along the lines suggested by the forecast
within the HEDNA or it may have evolved differently as suggested by the current
market situation. Essentially the Expressway is not the justification for over supply of
employment land but is the potential beneficiary of reservoir of available employment
sites which will need to be refined in the local plan review.
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Vale of Aylesbury Local Plan EiP
Response to the Inspector’s initial questions on the HEDNA
1.

Question 29 of the Inspector’s initial questions set out eight points raised in some of the submissions
related to housing targets, the spatial distribution strategy, housing mix and affordable housing. These
issues included points concerning the demographic projections and the market uplift for affordability:
Question 29 (extracts)
i.

Whether it is justified to base the housing requirement for VALP solely on an analysis of the
“best fit” HMA for the four Buckinghamshire authorities, bearing in mind that Aylesbury Vale
itself is fairly evenly split three ways between the Oxford, Milton Keynes and South Bucks HMAs,
has a significant relationship with the Luton HMA and directly borders the developed area of
Milton Keynes

iii. Whether it is justified to adjust the demographic base on which the housing demand is
predicated to such an extent that population growth and housing demand counterintuitively
projects a downward trend both in opposition to DCLG’s upward trend and in contrast to the
levels of housing delivery recently achieved in AVDC. (points made concern migration rates, UPC
rates, household formation rates and commuting ratios)
iv. Whether the market uplift for affordability should be 10% or higher.
2.

Question 51 of the Inspector’s initial questions subsequently raised further specific points of clarification
relating to the treatment of migration rates and UPC rates:
Question 51 (extract)
Amongst the eight issues identified [in question 29] was (iii) which included points made concerning
migration rates and UPC rates. I note that in paragraph 35 of his report of January 2014, Inspector
Kevin Ward found that whilst an over-estimation of migration may play a significant part in the
unattributable component of change in the mid-year estimates, there is insufficient basis to
conclude that it accounts for 100% of this figure. He found that whilst the Council has concerns as to
the assumptions which underpin the projections, there was insufficient evidence to conclude that
they are inaccurate to the extent suggested. My understanding is that the Council has made the
same kind of adjustment to the (now different) population projections underpinning the presently
submitted plan’s housing requirements. I need to understand what has changed since 2014 which
would lead me to come to a different conclusion to that of Kevin Ward on the soundness of this
adjustment to the demographic base for the housing figures.

3.

The Council has asked Opinion Research Services (ORS) to respond to these points to provide the Inspector
with the reassurance needed in the context of the detailed points that have been raised, particularly in
those submissions identified by the Inspector.
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Housing Market Area
4.

The Buckinghamshire functional HMA accurately “reflects the key functional linkages between where
people live and work” (PPG ID 2a-010) based on the most up-to-date data. This takes account of house
prices, household migration and other contextual data.

5.

The functional HMA boundary was identified by the study “Housing Market Areas and Functional Economic
Market Areas in Buckinghamshire and the surrounding areas” (ORS/Atkins, March 2015), which was
commissioned by Aylesbury Vale District Council in partnership with the other Buckinghamshire local
planning authorities. The same boundary was confirmed by the subsequent study “Housing Market Areas
in Bedfordshire and surrounding areas” (ORS, December 2015), which was commissioned by Aylesbury Vale
District Council in partnership with another six local planning authorities (Bedford, Central Bedfordshire,
Luton, Milton Keynes, North Herts and Stevenage). Both studies engaged with other neighbouring local
authorities under the Duty to Cooperate, and their feedback was almost universally supportive.

6.

Both studies recognised that parts of Aylesbury Vale are in three other housing market areas – Luton,
Milton Keynes and Oxford – but each of these housing market areas only covers a minority of the Aylesbury
Vale population; and in each case, Aylesbury Vale represents only a minority of the housing market area
population. It is therefore not necessary for Aylesbury Vale to be involved in the commissioning of any
HEDNA or SHMA for these areas, although the Council will continue to work with their neighbours as other
studies are prepared.

7.

Whilst the process of establishing which local planning authorities should be involved in the commissioning
of the HEDNA was directly informed by the housing market area analysis, the demographic projections,
analysis of market signals and deriving the associated Objectively Assessed Housing Need in the HEDNA are
considered with reference to the four Buckinghamshire local planning authority areas. Given this context,
the HEDNA provides results for the whole of Buckinghamshire county.

8.

It is necessary to establish a “best fit” to administrative boundaries due to much of the data needed to
assess overall housing need not being published for smaller geographies. This is recognised by the OAN
Technical Advice Note (PAS 2015, para 5.21):
It is best if HMAs, as defined for the purpose of needs assessments, do not straddle local
authority boundaries. For areas smaller than local authorities data availability is poor and
analysis becomes impossibly complex.

9.

The “best fit” grouping does not change the actual geography of the functional housing market areas that
have been identified – it simply provides a pragmatic arrangement for the purposes of establishing the
evidence required and developing local policies, as suggested by the PAS technical advice note. However,
the HEDNA has identified the overall need for the whole of Aylesbury Vale district, including those areas of
Aylesbury Vale that are in other functional housing markets. On this basis, the VALP takes account of the
needs of the whole population, as well as those unmet needs identified by neighbouring areas.
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Adjustments to the Demographic Base
10.

Planning Practice Guidance (PPG) sets out that “household projections published by the Department for
Communities and Local Government should provide the starting point estimate of overall housing need”
(ID 2a-015). The household projections are published on a biennial basis, with information from both the
2012-based and 2014-based projections having informed the HEDNA:
»

The Consultation Draft of the Buckinghamshire HEDNA (January 2016) took the CLG 2012-based
household projections as the starting point.

»

The Buckinghamshire HEDNA Update (December 2016) took the CLG 2014-based household
projections as the starting point.

11.

The CLG 2012-based household projection identified a growth of 18,404 households over the 20-year
period 2013-33, which compares to a growth of 21,027 households in the 2014-based projection; so the
2014-based data provides a higher starting point estimate of overall housing need. Nevertheless, the
household projection from the Original HEDNA (informed by the 2012-based data) identified a growth of
18,144 households, compared to a growth of 16,934 households in the HEDNA Update (informed by the
2014-based data); so the HEDNA Update identifies a lower rate of demographic growth despite the higher
starting point.

12.

A number of submissions suggest a fundamental inconsistency in this outcome (see, for example, Regeneris
(table 3.2), HBF (page 2), Turley’s (para 2.45), Bidwell’s (page 4) and Gardner Planning (para 2.37)).
However, the changes in the underlying components of the 2012-based and 2014-based data are set out at
paragraphs 3.111-3.115 of the HEDNA Update (page 77).

13.

In summary, the 2014-based data generally shows lower fertility and higher mortality; fewer births and
more deaths. Both of these reduce the projected population growth. The CLG 2014-based household
projections also show a lower rate of decline in average household size than the 2012-based data; so whilst
households are continuing to get smaller, this is at a slower pace than was previously projected. These
factors all contribute to lower household projections.

14.

The fundamental driver for the 2014-based projection being higher than the 2012-based figures is the
projected rate of migration. An increase in migration trends between 2007-12 (the period which informs
the 2012-based data) and 2009-14 (the period for the 2014-based data) has led to higher rates of migration
being assumed in the more recent projection. However, the Original HEDNA relied on a different period for
establishing migration trends: the 10-year period 2004-14. The HEDNA Update took the period 2005-15,
giving a 9-year overlap with the original data. On this basis, whilst changes to the migration period
informing the CLG projections led to substantial differences in the migration trends assumed, the
Original HEDNA and the HEDNA Update were both based on far more consistent migration data.
Furthermore, the HEDNA also sets out fundamental concerns about the reliability of the trend-based data
that is used to inform the CLG figures.
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Data Quality Concerns
15.

Following the 2011 Census, the ONS recognised that there was a problem with the mid-year population
estimates for Aylesbury Vale. As a consequence, the ONS applied a downward adjustment of 5,855 persons
(known as Unattributable Population Change, UPC) which reduced the population growth estimated for the
decade 2001-11 by over a third.

16.

The OAN that was considered by Inspector Kevin Ward at the previous examination was based on
household projections which assumed that all of the UPC adjustment was a consequence of errors in the
migration estimates. Nevertheless, he was not presented with sufficient evidence to support this position.
In contrast, the HEDNA presented a detailed analysis of population trends for Aylesbury Vale which
considered a wide range of information (HEDNA Update paras 3.11-3.48). This concluded that migration
was unlikely to account for 100% of the UPC adjustment, and that at least part of the adjustment was likely
to be a consequence of under-enumeration in the 2001 Census. Therefore, the HEDNA’s treatment of UPC
is fundamentally different to that considered at the previous examination.

17.

However, notwithstanding these fundamental differences in approach, the HEDNA did conclude that there
were problems with the migration estimates between 2001-2011 and also concluded that these problems
continue to affect the official population estimates from 2011 onwards. Whilst these conclusions took
account of all relevant sources of robust evidence, and were clearly explained and justified by the HEDNA,
the resulting downward adjustment has already been challenged at numerous planning appeals – so
further evidence has been presented as part of the Council’s response to arguments from appellants.
Several submissions to this Examination repeat the same arguments, therefore the Council’s relevant
proofs from two recent appeals are annexed to this response:
»

Annex 1: Proof of Evidence of Jonathan Lee for an appeal by Gladman Developments Ltd
Land off Chilton Road, Long Crendon (APP/J0405/W/16/3142524)

»

Annex 2: Proof of Evidence of Jonathan Lee for an appeal by Catesby Estates Ltd
Land East Buckingham, Stratford Road, Maids Moreton (APP/J0405/W/17/3175193)

»

Annex 3: Rebuttal Proof of Evidence of Jonathan Lee for an appeal by Catesby Estates Ltd
Land East Buckingham, Stratford Road, Maids Moreton (APP/J0405/W/17/3175193)

18.

These proofs set out in detail the approach taken by the HEDNA to establishing the overall housing need,
including the issues surrounding data quality concerns. When assessing housing need, PPG recognises that
“no single source will provide a definitive answer” (ID 2a-014). The HEDNA does not rely on any individual
source to justify the adjustments made. Instead, it considers the wide range of factors summarised below
which collectively support the downward adjustment made in the HEDNA:
i)

The 2014-based sub-national population projections (on which the CLG starting point is based)
indicate that Aylesbury Vale would fall within the top 10% of all local authorities in England in
terms of its population growth, with a rate of growth that is more than double the average.
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While that level of growth does not necessarily indicate an error in the projections, at the very
least it warrants further investigation (Annex 2 paras 3.30-3.36);
ii)

The ONS has recognised that there was a problem with the mid-year estimates (MYE) between
2001 and 2011 of around 6,000 people. In 2011 it made a downward UPC adjustment of 5,855
for Aylesbury Vale. Of that, the HEDNA concluded that some 2,400 relates to overstatement of
net migration during this period (HEDNA Update paras 3.30-3.37);

iii)

This adjustment was needed despite the ONS Migration Statistics Improvement Programme
(MSIP) having improved the reliability of migration data nationally. The effect of MSIP in
Aylesbury Vale has been to exacerbate the inaccuracies. This is plain to see from the divergence
of the MSIP-informed migration estimates post-2005 from the previous MYE (HEDNA Update
figure 20);

iv)

It is highly unlikely that the error in migration data relates solely to the earlier part of the
decade. If the overestimate of 2,400 was attributed to the pre-MSIP years, the effect would be
that there was no population growth in Aylesbury Vale during that time: a phenomenon that
would be entirely out of kilter with previous population trends and with the post-2005
substantial increase in net migration assumed by the MSIP-adjusted MYEs. It is far more likely
that the overestimate is attributable to the period from 2005-11 when the MSIP adjustments
substantially increased estimated net migration, which then had to be adjusted downwards to
reflect reality after the 2011 Census (Annex 3 paras 11-15);

v)

The post-2011 MYEs show net migration to be exceptionally high in Aylesbury Vale. Between
1991 and 2011, net inward migration exceeded 2,000 in only one year. From 2012 the MYE
show it exceeding that figure in every year (HEDNA Update figure 21);

vi)

In the 10 years between 2001 and 2011 there was an increase of 12,390 people, or on average,
1,239 per year. According to the MYE, there was growth of 13,827 people between 2011 and
2015, which equates to 3,457 per year. Taken at face value, the MYE suggest 12% more growth
occurred in those four years than in the previous 10 years altogether. The untested MYE for
Aylesbury Vale since 2011 bear very little resemblance to the actual population trends it has
seen up to 2011, which benefit from calibration against reliable Census data;

vii)

At the time that the HEDNA was prepared, there had been no change in the methodology
behind the MYE since the 2011 Census. Any systematic error causing the overstatement in
population estimates prior to 2011 would persist in projections of future population. In short,
the problem that caused the overestimate up to 2011 has not been resolved;

viii)

The ONS themselves recognise the ongoing uncertainty with the MYE for Aylesbury Vale. They
place the latest estimates within a very wide range and confirm that most of their uncertainty is
a consequence of the migration data. The MYE suggest 188,707 but ONS’s uncertainty measure
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indicates that the Aylesbury Vale population range is likely to lie between 181,378 and 196,036.
The majority (68%) of the uncertainty over the population relates to international migration
data which means that there is uncertainty as to the migration data to the tune of 9,967 people.
ONS uncertainty in its estimates appears to be increasing year-on-year. In 2016 the uncertainty
relating to net international migration in Aylesbury Vale amounts to 12,835 people (Annex 3
paras 16-18);
ix)

ONS’s ‘empirical confidence interval’ reveals that based on 1,000 simulations, the vast majority
(935) identify a population estimate that was lower than the current MYE for 2016. Just 65
yielded a population that was higher than the MYE. The simulations yield a similar conclusion
for 2015. All of this indicates that there is considerable uncertainty as to the migration figures
in the MYE and that this has likely resulted in the overstatement of population growth (Annex 3
paras 19-21);

x)

In light of the fact that the MYE for 2001-2011 are known to have been too high, and given the
MSIP-adjusted MYEs were higher still, consideration was given to other administrative data,
including the Patient Record, school census and pensions data. Each piece of administrative
data suggests that the population is not growing as fast as suggested by the MYEs. While the
Patient Register is not a measure of population (it is normally higher than the actual
population), one would expect it to normally grow in proportion with the population. While the
population and Patient Register showed this expected correlation in 2011, and so looks about
right, by 2015 the correlation has inverted, with the Patient Register sitting below the 2015
population estimate. The Patient Register indicates a 2011 - 2015 population growth of 9,680
which is close to the growth of 9,464 in the HEDNA (paras 3.38-3.41 of the HEDNA and Annex 2
paras 3.16-3.21);

xi)

House-building rates for the period 2011-15 also indicate that the population is not growing as
fast as the MYEs suggest. In that time, 4,446 dwellings were delivered. Allowing for a vacancy
rate of 3.7% and an average household size of 2.46 persons per dwelling, this suggests that
some 10,525 (4,446 x 96.3% x 2.46) have been accommodated in those new homes, rather than
the 13,827 shown in the MYEs. In light of the administrative data showing slower growth rates
than anticipated by the MYE, the housing delivery rates further indicate that the MYEs for the
period since 2011 are too high (Annex 3 paras 22-26);

xii)

More recently, the ONS has issued revised mid-year estimates for the period 2012-2016
following further improvements to the methodology (the most significant change relating to
international out migration), and this has reduced the official population estimate for mid-2016
by 433 persons. Further improvements are planned relating to the treatment of students in
domestic migration estimates, which may be introduced when the mid-2017 estimates are
published this year;
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There is also an ONS research project ongoing to provide population estimates based on
administrative data without depending on Census data being rolled-forward from year-to-year.
Whilst the Statistical Population Dataset (SPD) does not yet provide official population
estimates, it is likely that this will become the preferred measure for population estimates once
it is fully developed. Currently, the methodology tends to over-estimate population in certain
age groups, in particular males of working age. For Aylesbury Vale, the SPD estimated a
population of 183,343 persons in mid-2015, a figure that is broadly consistent with the base
population of 184,526 persons assumed by the HEDNA. This compares to the original MYE of
188,707 persons and the revised MYE of 188,312 persons for the same year. In other words,
the SPD (which is currently known to typically overestimate population) identifies considerably
fewer people than the official estimates and is actually lower than the HEDNA estimate.1

19.

Critically, it is not only one factor that is cause for concern. There are many factors, all of which
consistently identify that the MYEs for the period since 2011 are too high. Taken in the context of the ONS
already having corrected the MYEs from 2001-2011 with a substantial downward adjustment following the
2011 Census, it is evident that it would be wrong to rely on the latest MYE in Aylesbury Vale uncritically.

20.

The HEDNA gave careful consideration to the accuracy of the MYE and the resulting CLG projections; and
reached the conclusion that a downward adjustment was required. The adjustment is based on reasonable
and plausible assumptions that are supported by robust evidence explained in the HEDNA. That is precisely
the type of exercise envisaged by the PPG. Without those adjustments, the household projections would
significantly overestimate population growth in Aylesbury Vale. That is the problem with the CLG starting
point. The approach taken in the HEDNA to adjusting the CLG projections is both clearly allowed for in the
PPG, is reasonable and must be preferred.

21.

As noted above, the HEDNA has been directly challenged at a number of planning appeals with evidence
being presented by a range of different experts, including Nexus Planning, Regeneris and Lichfields;
however, following lengthy discussion of the issues at each appeal, Inspectors have consistently supported
the HEDNA approach. Whilst none of these appeals can or should provide a replacement for the Local Plan
process, the arguments and evidence remain the same and the Inspectors’ decisions from the appeals
summarised below are clearly relevant:
i)

In the Castlemilk appeal in July 2017 (APP/J0405/V/16/3151297), the Secretary of State
accepted the recommendation of his Inspector and found the HEDNA to be “a reasonable basis
on which to calculate the 5 year HLS for the purposes of these proposals”. The Inspector in that
case rejected challenges to the HEDNA approach to adjusting MYE on account of data quality
issues relating to migration and also rejected a proposed 15% uplift for market signals;

1

https://www.ons.gov.uk/census/censustransformationprogramme/administrativedatacensusproject/administrativedatacensusresearchoutputs/
sizeofthepopulation/researchoutputsestimatingthesizeofthepopulationinenglandandwales2016release
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In the Long Crendon appeal decision of August 2017 (APP/J0405/W/16/3142524), the Inspector
found that while the HEDNA’s OAN figure was untested, it was “based on reasonable and
plausible assumptions” and was the appropriate figure to use in the assessment of housing land
supply. In respect of the main issues in dispute, namely issues surrounding data quality;
migration rates and market signals uplift, she was “satisfied on the basis of the evidence that I
heard that in the 2011 census the ONS Mid Year Estimates (MYE) were overestimates”; that “for
the purposes of this appeal the use of long term trends for calculating migration levels is an
acceptable approach” and that “the use of a 10% uplift is reasonable”;

iii)

In the Winslow appeal decision of November 2017 (APP/J0405/W/15/3137920), the Secretary
of State found the HEDNA Update to represent “the most reasonable basis on which to calculate
the 5 year HLS for the purpose of determining this appeal”;

iv)

In the Stratford Road appeal decision of February 2018 (APP/J0405/W/17/3175193), the
Inspector “was presented with a substantial amount of evidence and heard a considerable
amount of discussion about the HEDNA”. He agreed that “it is entirely reasonable to look at
other evidence about the realism of the 2014-based projections, and to make adjustments if
necessary in light of this” and went on to conclude that “whilst none of those sources of
information could be relied on individually to provide a sound basis for projecting future
population growth, collectively they support the downward adjustment made in the HEDNA”.

22.

PPG recognises that “establishing future need for housing is not an exact science” (ID 2a-014). Using the
standard methodology set out in the existing PPG, the HEDNA provides a “thorough but proportionate”
assessment (ID 2a-005) which takes proper account of the particular local circumstances that are relevant
to Aylesbury Vale, and establishes a robust and objective assessment of housing need.

Migration Trends
23.

Aside from the underlying data quality issues, the HEDNA projections are based on 10-year migration
trends in preference to the short-term 5-year trends on which the ONS sub-national population projections
are based. The reasons for this are set out in detail at paras 3.73-3.82 of the HEDNA Update. There are a
number of representations which relate to the most appropriate trend period to use for migration, and
there is clearly a range of different views:
»

Barton Wilmore (para 2.29) and Pegasus (Chelmer report para 6.1) are both supportive of the
use of 10-year trends;

»

SPRU is critical of the use of 10-year trends (para 2.23 and 3.4), but choose to rely on the most
recent GLA “central” population projection as the basis for their calculations, which in turn is
based on 10-year trends;

»

Bidwell’s (page 4 para 2) and Indigo Planning (para 2.11) are both critical of 10-year trends; and
Turley’s (figure 7.1) consider both 5-year and 10-year trends but prefer the short-term figures;
8
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Regeneris (para 3.72), Lichfields (para 2.5) and Nexus Planning (para 34) all take the SNPP 5-year
trends as a starting point and then inflate them further through incorporating more recent MYE
into their projections, thereby compounding the reliance on the MYE. This is despite all three
being involved in extended debates about these issues at separate planning appeals.

24.

In planning for the long-term provision of housing, longer term migration trends should be preferred to
short-term trends which are more likely to capture and roll forward a peak or trough in migration levels.
The use of longer-term trends is supported by the Planning Advisory service (PAS), by academic experts in
demographic analysis and has been endorsed by Local Plan and s.78 Inspectors elsewhere.

Household Formation Rates
25.

The HEDNA makes an upward adjustment of 135 dwellings (over the plan period) to account for concealed
and homeless households not counted by the household projections. A comparably sized (but different)
adjustment is made in representations from Regeneris (para 3.74), Barton Wilmore (para 2.42) and Nexus
Planning (para 77). The adjustments made in these representations are to household formation rates and
range between approximately 90 and 110 extra dwellings (4-6 dwellings per annum).

26.

Chilmark consider that response is inadequate since it does not address what they describe as “a clear
record of persistent under-delivery” (Chilmark S1 para 37). The HEDNA considers the issue of backlog at
paras 7.88-7.91 and concludes that all needs are properly counted within the OAN. This approach is
consistent with the Zurich Assurance vs Winchester Council Judgment (March 2014, para 94-95).

27.

Further information on the approach to household formation are set out in Annex 1 paras 3.89-3.103.

Aligning Jobs and Workers
28.

The HEDNA considers the alignment between future jobs growth and workers, and the approach taken to a
number of detailed assumptions has been criticised in a number of representations.

29.

A key point of difference is the reliance on commuting ratios instead of commuting rates, as used by the
HEDNA (HEDNA Update para 7.41). This issue has been raised by Regeneris (para 3.99), Barton Wilmore
(paras 3.16-3.18 and 5.11) and Pegasus (para 4.29 of their Chelmer report). All argue that it is appropriate
to hold the commuting ratio constant across the plan period to establish the overall housing need when
aligning jobs and workers. Nevertheless, this ratio does not necessarily remain constant over time. A
substantial increase in jobs tends to reduce the ratio whereas the ratio tends to increase when there is a
substantial increase in resident workers.

30.

Reliance on a fixed commuting ratio assumes a positive correlation between the number of jobs created
locally and the level of out commuting (i.e. the more jobs created locally, the higher the number of outcommuters). It would be far more logical to assume that a higher number of jobs created locally would
lead to a lower number of workers commuting to work elsewhere (i.e. a negative correlation between the
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number of jobs created locally and the level of out-commuting). There is no justification for a higher
number of jobs being created locally needing a higher level of out-commuting to align jobs and workers.
31.

The use of commuting rates is inherently preferable to commuting ratios as it considers the growth of jobs
separately from the growth of resident workers. This approach has been used consistently by ORS when
assessing housing need for all of its HEDNA and SHMA work, and has recently been accepted by Local Plan
Inspectors in Luton, Stevenage and East Hertfordshire, and was specifically endorsed by the Local Plan
Inspector in Cheshire East (see Annex 1 paras 2.43-2.44).

32.

Regeneris identify further concerns about a number of the HEDNA labour force assumptions (para 3.903.103). Whilst Regeneris agree that the assumptions underlying the HEDNA calculations are consistent with
those underlying the Oxford Economics projection which informed the economic growth analysis, they
continue to challenge the HEDNA analysis. These issues were considered at length at the Long Crendon
appeal, where the Inspector clearly endorsed the HEDNA approach in favour of the analysis put forward by
Regeneris. The issues raised are addressed in Annex 1 (see Annex 1, in particular paras 2.57-2.61).

33.

SPRU also criticise the employment analysis in the HEDNA at paragraphs 2.60-2.71. They object to the
HEDNA economic activity rates and reference two figures from the HEDNA to support the “substantive
impact” of the HEDNAs approach. They note that the economically active residents in AVDC is projected to
increase by 13,906 (HEDNA figure 92) but suggest that the total population aged 15+ will only increase by
8,401 persons (HEDNA figure 45). However, figure 45 relates to Chiltern. Figure 43 provides the equivalent
table for Aylesbury Vale, which shows an increase of 17,300 persons aged 15-75. Allowing for those in the
group still in full time education and those who have retired, there is clearly no inconsistency with the
13,906 increase in economically active residents.

Other Matters Concerning Population Adjustments
34.

Pegasus group (CALA rep para 5), Lichfields (para 2.3) and Barton Wilmore (para 2.22) all level concerns
about the lack of consistency in the way in which the HEDNA approached the demographics for different
parts of Buckinghamshire when establishing migration trends. However, the HEDNA is entirely consistent
in its approach.

35.

The estimates of migration for all four districts are based on the overall change in population and the level
of natural change recorded (births minus deaths) between 2005-2015. Any change that is not attributed to
natural growth is counted as migration. The data for all districts was based on the most recent ONS
population estimates available at that time for the population in 2005 and 2015, and ONS data on births
and deaths. The only variation to this standardised approach was the use of alternative population
estimates for the overall Aylesbury Vale population, which was necessary and justified as discussed above.

36.

With regard to the example of Wycombe and Aylesbury Vale, it is not the case that the issues “cancel one
another out” as Pegasus suggest (para 5).

After the ONS implemented their Migration Statistics

Improvement Program (MSIP) following the issues highlighted by the 2011 census (and associated UPC
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adjustment), this seemed to correct Wycombe’s data quality issues, since changes in the Patient Register
after 2011 were roughly in line with the population change enumerated by the post MSIP Mid-Year
Estimates. In contrast, this was not the case in Aylesbury Vale, where the problems seem to persist, or
have even been exacerbated by the measure. As such, it is not appropriate to combine the districts
together and make a single adjustment, as they demonstrably do not all experience the same issues.

Responding to Market Signals
37.

The HEDNA proposed a market signals adjustment of around 15% across Buckinghamshire HMA. This was
based on a comprehensive review of the market signals indicators as set out by PPG (ID 2a-019; HEDNA
Update pages 148-156) with the HMA indicators considered in the context of relevant comparisons with
other areas of similar demographic and economic characteristics (PPG ID 2a-020).

38.

The HEDNA recognised that indicators for the local HMA covering the southern Buckinghamshire districts
(Chiltern, South Bucks, Wycombe) were considerably more acute than the indicators for the Aylesbury Vale
local HMA. As a consequence, the HEDNA proposed an increase of 20% for the southern Buckinghamshire
districts and 10% for Aylesbury Vale, which combined to give the overall HMA-wide adjustment of 15%.

39.

There are a number of representations which relate to the most appropriate uplift in response to market
signals, and there is clearly a range of different views:
»

Pegasus group (CALA rep para 31) broadly support the 10% uplift proposed;

»

SPRU (pages 14-19) argue that an uplift of 20% is appropriate, based largely on the LPEG
recommendations, but adopt a 10% uplift when establishing their proposed OAN (table 11);

»

Lichfields (para 2.8) take the view that considering the national housing need, an uplift of 15%
would be appropriate. However, their approach is entirely inconsistent with the PPG; and as
discussed at the Stratford Road appeal, an uplift of 15% isn’t actually justified, and 9% would be
the relevant national uplift needed (Annex 3 paras 56-58);

»

Nexus Planning (pages 12 + 13) assert that 15% is a more appropriate figure without any
substantive justification. No recommendation is made for the HMA overall and no comparator
evidence is provided for the conclusion, despite both being required by PPG;

»

Regeneris (pages 34 and 35) consider a 20% adjustment reasonable. However, they apply this
adjustment to a figure already increased to support future employment growth (paragraph
3.124) rather than applying it to the demographic “housing need number suggested by
household projections” as required by PPG (ID 2a-019). Annex 1 paras 3.104-3.113 addresses
these points in further detail;

»

Barton Wilmore’s analysis of market signals (summarised on page 27 of their “HMA Housing
Need review”) makes no appropriate comparators and bases its conclusion on the LPEG
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methodology; however, their application of this methodology concludes that 25% is appropriate
for Aylesbury Vale;
»

Chilmark Consulting also assert 25% supported by LPEG (Chilmark S1 para 51), again absent any
PPG compliant process.

40.

In order to provide a wider benchmarking of market signals and the associated responses, we have
considered the OAN informing all Local Plans prepared by LPAs across the Wider South East (i.e. the former
East of England and South East Government Office Regions) which have been adopted in the last 2 years.
We have also included evidence on the OAN informing Local Plans that are currently under examination
where the Inspector’s final report or an interim view has been published.

41.

A summary of the household projection-based estimate of housing need, the final OAN and the percentage
uplift is provided in the schedule overleaf, together with any further relevant details of the approach taken
in each area. Note that these figures relate to the housing need rather than the final housing target
included in each Plan (which is sometimes higher and sometimes lower than the identified housing need).
The schedule also provides a summary of each of the market signals indicators that are identified by PPG
based on information published for 2016, with the exception of overcrowding which has a base date of
2011. Cells highlighted in blue represent market indicators that are better than the equivalent indicator for
Aylesbury Vale, whereas cells highlighted in orange represent indicators that are worse:

42.

»

Lower quartile house price and lower quartile affordability based on data published by ONS;

»

Average private rent based on data published by VOA;

»

Overcrowding based on Census 2011 data;

»

Rate of housing delivery 2006-2016 based on data published by CLG.

Across the Wider South East, uplifts applied to the household projection-based estimates of housing need
range from 0% up to 138%. The highest proportionate uplifts are all associated with aligning jobs and
workers, with the lowest such uplift being 29%.
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Housing Need
Local Planning
Authority

Aylesbury Vale

Market Signals Indicators

Household
projectionbased
estimate
(dpa)

OAN
(dpa)

Overall
uplift

879

969

10%

Notes

Lower
quartile
house
price

Lower
quartile
affordability

Average
market
rent

Overcrowding

Rate of
delivery
2006-16

225,000

10.92

909

6.3%

12.5%

OAN based on household projection without any uplift
0%
(19%)

Although the OAN did not include any uplift, the housing target was
increased from 260 to 310 dpa (an uplift of 19%) to align with the
planned target for additional jobs and allow for extra migration in
future from London

225,000

11.38

802

3.5%

5.8%

LPA had proposed a 5% uplift but this was removed by the Inspector
given that the household projection-based housing need already
represented such a large uplift in housing supply

196,000

9.95

816

6.7%

11.1%

167,500

8.38

704

6.1%

10.4%
6.6%

Maldon

260

260
(310)

Maidstone

883

883

0%

Swale

776

776

0%

OAN based on household projection with an adjustment for suppressed household formation
Lewes

460

520

13%

236,000

11.66

1,005

5.9%

Crawley

614

675

10%

220,000

9.52

961

9.8%

8.2%

Basingstoke & Deane

813

850

5%

220,000

9.56

936

5.5%

11.0%

Arun

889

919

3%

200,000

11.69

779

6.7%

7.9%

Horsham

628

650

4%

278,000

14.45

1,065

5.3%

10.2%

-

420

-

115,000

5.79

536

6.0%

6.4%

310,000

15.54

1,166

4.7%

5.2%

Great Yarmouth

In both areas, the Inspector concluded that no specific adjustment
was needed for market signals, but based the OAN on a household
projection that included an adjustment for suppressed household
formation

OAN based on a specific uplift to the household projection-based estimate of housing need
Waverley

396

495

25%

LPA proposed to only uplift in response to suppressed household
formation; an uplift from 493 to 519 dpa using 2012-based CLG
projections. The 2014-based projections reduced the starting point
to 396 dpa; but the Inspector proposed a 25% uplift to this figure

Mid Sussex

730

876

20%

LPA proposed to only uplift in response to suppressed household
formation but the Inspector concluded that a further uplift was
justified and his interim views recommended an uplift of 20%

260,250

13.17

1,047

5.6%

10.5%

Luton

738

890

20%

Uplift proposed by ORS due to market indicators identifying acute
overcrowding and homelessness pressures, despite the area being
more affordable

170,000

8.48

788

15.4%

4.8%
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Housing Need
Local Planning
Authority

Household
projectionbased
estimate
(dpa)

OAN
(dpa)

Market Signals Indicators

Notes

Overall
uplift

Lower
quartile
house
price

Lower
quartile
affordability

Average
market
rent

Overcrowding

Rate of
delivery
2006-16

275,000

13.10

1,020

6.2%

9.7%

244,000

11.51

1,295

17.1%

4.4%

OAN based on a specific uplift to the household projection-based estimate of housing need (continued)
East Hertfordshire

Uplift proposed by ORS due to market indicators identifying high
house prices and rents and substantial affordability pressures

736

836

14%

1,373

1,506

10%

Adur

295

325

10%

LPA did not propose any increase, but a 10% uplift was agreed to be
appropriate during the course of the Examination

235,500

12.44

866

5.6%

4.8%

Eastleigh

549

604

10%

The Plan wasn’t found sound, but the Inspector’s report concluded
that an uplift of 10% would have been appropriate

210,000

10.18

834

5.0%

9.0%

South Cambridgeshire

879

967

10%

This is the uplift proposed based on additional work that was
requested by the Inspector, but no further views have been given
about whether or not the OAN has now been accepted

262,000

11.03

932

3.9%

13.6%

138%

The Inspector discussed whether or not the jobs number was
realistic, but concluded that it provided a reasonable basis for
aligning workers despite it yielding a number that was substantially
higher than the household projection-based estimate of housing
need

255,000

10.08

1,019

4.9%

10.9%

320,000

13.32

1,118

14.1%

13.7%

Brighton & Hove

OAN based on an uplift to align jobs and workers with no further uplift for market signals

Vale of White Horse

432

1,028

Cambridge

503

700

39%

A market signals uplift of 30% was proposed based on additional
work that was requested by the Inspector, but as this yielded a
number that was lower than the jobs based figure it was the jobs
number that was taken as the OAN without any further uplift for
market signals. No further views have been given by the Inspector
about whether or not the OAN has now been accepted

Test Valley

450

588

31%

No specific market signals uplift proposed, but consider jobs uplift
would provide sufficient response

215,000

10.30

975

4.0%

11.4%

Canterbury

620

800

29%

Market signals uplift of more than 10% proposed and tested at 20%,
but Inspector did not consider it appropriate to apply a market
signals uplift cumulative to the jobs uplift

210,000

11.10

968

7.6%

9.3%
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The only effective way to compare the OAN across different authorities is to consider the overall rate of
growth in relation to the existing dwelling stock. The following chart identifies the rate of growth necessary
to meet the housing need based on household projections together with the uplifts applied for market
signals (including suppressed household formation) and aligning jobs and workers.

44.

It is clear that the rate of growth identified for Aylesbury Vale based on the OAN (1.25% per year) is higher
than many other plans areas the Wider South East, and is around 20% higher than the 1.05% needed
nationally to deliver 250,000 dwellings each year.
Housing need based on household projections

Vale of White Horse

Market signals uplift

0.80%

1.90%

+138%

Crawley

1.37%

South Cambs

1.35%

Mid Sussex
East Herts

+10%

+14%

0.97%

1.37%
1.35%

+39%

Swale

1.29%

1.29%

Maidstone

1.29%

1.29%
3 1.25%

1.21%

Aylesbury Vale

+10% 1.25%

1.13%

Canterbury

0.94%

Brighton & Hove

1.08%

Basingstoke & Deane

1.11%

1.21%

+29%

+10% 1.19%
5

1.16%
1.16%

Lewes

1.02%

+13%

Adur

1.05%

+10% 1.15%

Luton

0.95%

Test Valley

0.93% + 0.18%
+10% 1.10%

1.00%

Horsham

4 1.08%

1.04%

Waverley

0.75%

Great Yarmouth

+25%

0.50%

0.94%
0.93%

0.93%

0.25%

1.14%
1.11%

+31%

0.93%

Eastleigh

0.00%

+20%

0.85%

Maldon

1.48%

1.41%

+20%

1.21%

Arun

1.51%

+10%

1.17%

Cambridge

Jobs/workers uplift

0.75%

1.00%

1.25%

1.50%

1.75%

1.05% needed nationally to deliver
250,000 homes per year

15
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Impact of the Uplift on Affordability
45.

Work undertaken for the National Housing and Planning Advisory Unit (NHPAU) based on the Reading
Affordability Model identified the following key elasticities when modelling house prices:2
The key elasticities in the model are presented below:
Income Elasticity: The elasticity of house prices with respect to real incomes is
approximately 2.0. In other words, a 1% rise in real incomes would increase house
prices by 2%, holding all other influences constant. This elasticity is determined by
the income elasticity of demand and the price elasticity of demand. Since the income
elasticity of demand is 1 the 1% increase in income increases the demand by 1%.
Since the supply is fixed in the short-term, the adjustment comes from changes in
price: the price will increase in order to reduce the demand to its initial level and
restore market equilibrium. The required price increase depends on the price
elasticity of demand, which is -0.5. Hence, to offset the 1% increase of demand the
price will eventually increase by 2%.
Interest Rate Elasticity: If interest rates rise by one per cent, house prices will fall.
This fall will differ across the regions, e.g. in London the fall in prices in the second
year will be approximately 6%, in the Midlands 3% and in the North 1%.
Housing Stock Elasticity: The long-run elasticity of house prices with respect to the
housing stock is estimated as -2. That is if housing stock increases by 1%, house
prices will fall by about 2%.
Elasticity of house price with respect to Household formation: If the number of
households increases by 1%, then house prices will increase by about 2%.

46.

The HEDNA Update projected an increase of 16,933 households in Aylesbury Vale, which represented an
increase of 23.7% over the 20-year period 2013-2033. On the basis of every 1% increase in households
increasing house prices by 2%, the model would suggest that this level of household growth would lead to
house prices increasing by 47.5% above inflation – but that assumes that no additional dwellings were
provided.

47.

The proposed OAN for Aylesbury Vale is 19,385 dwellings, which represents an increase of 26.2% over the
20-year period 2013-2033. On the basis of every 1% increase in dwellings reducing house prices by 2%, the
model would suggest that this level of housing delivery would lead to house prices reducing by 52.4% after
taking account of inflation – but that assumes that there was no increase in households.

48.

Taking the 23.7% increase in households and the 26.2% increase in dwellings together (and assuming no
change in incomes or interest rates or any other factors that might influence house prices), the model
suggests that there would be an overall reduction of 4.9% in real house prices after inflation. On this basis,
the house price affordability ratio would also reduce by 4.9% (given that it is assumed that there is no
change in income).
2

http://webarchive.nationalarchives.gov.uk/20121029114150/http://www.communities.gov.uk/documents/507390/pdf/1345079.pdf
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The Office for Budget Responsibility (OBR) has recently published results of further modelling which
considers this relationship.3 This report sets out the income elasticity and the housing supply elasticity in
the context of other studies:

The elasticity of house prices to income is consistent with the literature, but the elasticity of
prices to supply is low. This may be due to mis-measurement of supply in the model. As
explained in paragraph 2.11, we use the owner-occupied housing stock for the variable hshh.
However, there has been rapid expansion of the supply of buy-to-let rental property in recent
years, which may be an increasingly close substitute for owner-occupation.

50.

The housing supply elasticity in other studies has ranged from -1.5 to -2.2, which is consistent with the 2.0%
identified by the NHPAU work (which was based on a version of the model produced by Professor Meen).
However, the latest OBR model suggests a weaker relationship between house prices and housing supply –
though recognises that this may be associated with the supply of buy-to-let properties which their model
does not include.

51.

However, it is important to recognise that these elasticities relate to regional or national models and would
not apply to an individual local authority area in isolation. Therefore, any conclusions would depend on all
local authorities adopting a similar approach across a region-wide basis. Furthermore, the relationship
between housing supply and house prices is uncertain, and this was recognised in the original Barker report
and subsequent studies – so any conclusions must be considered in that context.

52.

In summary, the OAN proposed for Aylesbury Vale should lead to a reduction in house prices and an
improvement in affordability of around 5% might be expected – but the extent of improvement that is
actually realised would be inherently uncertain and will inevitably depend on a wide range of factors.
Nevertheless, based on reasonable assumptions, the proposed OAN and the resulting increase to planned
housing supply could be expected to improve affordability.

3

http://budgetresponsibility.org.uk/docs/dlm_uploads/WP06-final-v2.pdf
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Standard Methodology
53.

Several representations have made reference to the “Standard Methodology” that the Government has
proposed, that is included within the draft revised version of the NPPF. This suggests an adjustment of 40%
to the household projections for Aylesbury Vale. Whilst the representations recognise that the standard
methodology does not apply and that the Vale of Aylesbury Local Plan will be examined under the current
NPPF and PPG, many suggest that the standard methodology “points the way forward”.

54.

Nevertheless, the proposed adjustment is not only a response to market signals. It would cover vacant and
second homes as well as any allowance for C2 bedspaces in addition to an uplift for market signals. The
HEDNA Update allows for:

55.

»

651 vacant or second homes when converting from households to dwellings;

»

135 dwellings for concealed households and suppressed household formation;

»

1,666 dwellings to ensure alignment between jobs and workers; and

»

1,023 bedspaces for older persons needing residential care.

Therefore, there is an overall allowance for 3,475 dwellings in addition to the 16,933 household projection;
which represents an overall uplift of 20.5%. Whilst this remains less than the 40% proposed by the draft
standard methodology, it is clear that the overall uplift comprises more than the 10% market signals
response.

56.

The comparative information about those authorities across the Wider South East identify that many have
market signals indicators that are more acute than Aylesbury Vale. Despite this, the majority have been
found sound based on an OAN that includes a market signals uplift of 10% or less, and the OAN figures for
most areas represent lower rates of growth than that the HEDNA identified for Aylesbury Vale. The HEDNA
provides a robust assessment of OAN based on the existing NPPF and PPG under which the evidence is
being tested.
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Summary of views set out in Participant Statements relating to the HEDNA and OAN
Issue

Buckinghamshire HEDNA Update
2016

Regeneris

Lichfields

Pegasus (Chelmer Report)

SPRU

Barton Willmore

Indigo Planning

Nexus Planning

Population
projections

Use 10-year migration trends and
take account of issues affecting
local demography; including
unrealistic Mid-Year Estimates
for Aylesbury Vale.
10 year trend 2005-15 suggests a
growth of 34,800 persons over
the 20-year period 2013-33.

Uses SNPP 2014 5/6 year
adjusted for recent MYEs (short
term trend).
Also tests long-term trend
2002-15.

Uses SNPP 2014 5/6 year
adjusted for recent MYEs.

Supportive of 10-year trends.
Adjusts SNPP 2014 to reflect
10-year migration trend 2005-15.

Critical of 10-year migration
trends.
Prefer GLA 2016-based central
scenario; which uses trends from
the 10-year period 2006-16.

Uses 10-year trend 2005-15.

Not discussed.

Uses SNPP 2014 5/6 year
adjusted for recent MYEs.

Household
projections

Use the CLG 2014-based
household representative rates.
Growth of 847 household per
year over the 20-year period
2013-33.

Long-term trend (02-15) =
755 dpa
Short term trend (SNPP adjusted
for post 2014 MYEs) = 1,120 dpa

Range of 1,010-1,309 dpa based
on different assumptions.
Prefers 1,137 dpa based on SNPP
adjusted for MYE.

1,189 dpa based on long-term
migration trends.

Growth of 1,089 hh / 1,131
dwellings per year based on GLA
2016-based central scenario.

1,070 HH/1,113 dpa.

Unadjusted CLG 2014 household
projection starting point of 1,051
hh / 1,084 dpa.

1,142 HH per annum
incorporating 25-34 adjustment.
1,186 dwellings per annum.

Suppressed
household
formation

Specific adjustment to ensure
needs at the start of the period
are captured.
Household projection-based
estimate of housing need
increased by 135 dwellings in AV.

Based on adjustment to
household formation rates for
population aged 25-34 with uplift
of 105-110 dpa.
Long-term trend = 860 dpa.
Short-term trend = 1,230 dpa.

No adjustment.

Representation accepts HEDNAs
135 dwellings.

No adjustment.

1,168 HH / 1,214 dpa based on
adjustment to household
formation rates for population
aged 25-44, based on LPEG
recommendations (+101 dpa).

Agrees with HEDNA’s 135
dwellings.

Based on adjustment to
household formation rates for
population aged 25-34 (50%
return to 2008-based rates).

Housing
market
signals

Recognise need for uplift to the
household projection-based
estimate of housing need.
Propose 10% uplift in response to
market signals, which includes
the allowance for suppressed
household formation.

Propose 15% uplift in response to
market signals, which includes
the allowance for suppressed
household formation, applied to
the figure assessed to support
employment growth.

Proposes 15% uplift as minimum
in response to market signals.

Propose 10% uplift to 1,189
demographic model in response
to market signals.

Propose 20% uplift in response to
market signals, based on LPEG
recommendations, although 10%
used in SPRU summary table 11
(1,131 +10% = 1,244).

Propose 25% uplift in response to
market signals based on LPEG
recommendations, applied
cumulatively to the allowance for
suppressed household formation.

No adjustment.

Proposes 15% uplift as minimum
in response to market signals,
applied cumulatively to the
allowance for suppressed
household formation.

Housing-jobs
balance

The HEDNA Update identifies
that 1,666 dwellings (2013-33, =
83 dpa) is likely to yield 2,412
extra workers based on OBR
changes to economic activity
rates.
Commuting rates held constant
based on 2011 Census data.

1,070 dpa to ensure sufficient
workers for projected jobs
growth.

1,137 dpa demographic-led
projection is sufficient to meet
jobs growth.

1,189 demographic-led
projection is sufficient to meet
jobs growth as projected by OE.

Notes higher jobs growth
identified by EEFM.
Discusses lack of provision for
employment growth in London
and Milton Keynes.

1,113 dpa demographic-led
projection is sufficient to meet
jobs growth.

Agrees with HEDNA employment
based calculation of 1,666
dwellings = 83 dpa.

No adjustment.

Objectively
Assessed
Housing
Need

969 dwellings per annum for
Aylesbury Vale.
2,276 dwellings for
Buckinghamshire.

1,230 dpa.
(1,070 employment figure +
15%).

1,300 dpa.
(1,137 + 15% market signals).

1,308 dpa.
(1,189 + 10% market signals)

1,370 dpa stated at SPRU report
(para 3.6)
Calculation shows 1,131 + 20%
market signals, which yields
1,357 dpa

1,518 dpa.
(1,214 + 25% market signals)
Rounded to 1,520 dpa.

1084 dpa + 7 dpa suppressed hh
adjustment + 83 dpa
employment uplift = 1,174 dpa.

1,364 dpa.
(1,186 + 15% market signals)

Affordable
housing need

The SHMA identifies the range of
housing required using a whole
market approach which relates
directly to household projections
and the OAN.

Critical of levels in the VALP but
does not provide any alternative
figures.

Critical of HEDNA assessment but
does not provide any alternative
figures.

Not discussed.

Not discussed.

Not discussed.

Not discussed.

Critical of levels chosen by the
VALP, prefers HEDNA “top end of
range” figure, providing
affordable housing to all Housing
Benefit claimants.

Unmet needs
from
elsewhere

The HEDNA identifies the
Objectively Assessed Need for
the housing market area. The
study does not seek to identify
where the identified needs
should be met.
Any unmet needs from other
areas would be identified by the
relevant Local Planning Authority
and considered under the Dutyto-Cooperate.

Need to consider Milton Keynes
and pressures from London.

Unmet need should be higher as
consider that the HEDNA
underestimates the OAN for the
rest of Buckinghamshire.

Unmet need should be higher as
consider that the HEDNA
underestimates the OAN for the
rest of Buckinghamshire, along
with unmet need for Luton.

Unmet need should be reduced
as consider that the HEDNA
overestimates the unmet need
for the rest of Buckinghamshire
when calculated against GLA
figures.
Extra 307 dpa (SPRU para 3.7)
from GLA figures, rather than 401
(1,370 plan target minus 969
HEDNA OAN for AV, cited at para
SPRU para 3.8) or 410 (SPRU
table 11, added to plan target of
1,370, which already includes
401 dpa unmet need).

Unmet need should be higher as
consider that the HEDNA
underestimates the OAN for the
rest of Buckinghamshire.

Unmet need should be higher as
consider that the HEDNA
underestimates the OAN for the
rest of Buckinghamshire.

Unmet need should be higher as
consider that the HEDNA
underestimates the OAN for the
rest of Buckinghamshire.
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Site
Reference

Site Name

Tier
Settlement

Status

No of
dwellings
proposed

WDC Urban
Turley Comment
Capacity
Assessment
(AONB and Green
Belt Sites Only)

Sites Proposed within High Wycombe
HW4

Abbey Barn
North

1

Former
Reserved
Green Belt
Site

100

-

Comments raised to the 2016 Consultation that WDC should work with neighbouring authorities to ensure developments on the fringe of
High Wycombe infrastructure requirements do no impact neighbouring authorities under the Duty to Cooperate.
The Sustainability Appraisal (SA) 2017 identifies that the site contains the best and most versatile agricultural land, has limited public
transport connectivity, and does not meet one out of three distance threshold for local services 1
Can the Council advise on timescales for the delivery of the reserve site given it was release as a reserve site in 2015.

HW5

HW6

Abbey Barn
South and
Wycombe
Summit

1

Gomm Valley
and Ashwells

1

Former
Reserved
Green Belt
Site

505

Former
Reserved
Green Belt
Site

530

-

The SA identifies that the site has best and most versatile agricultural land, limited availability of public transport and is not within any of
the distance thresholds from a school, town centre and doctors surgery2.
We appreciate that the site was a former reserve site, although a Development Brief was prepared in July 2016 and no application has
yet to materialise on site. Does the capacity of the site have to be re-visited if there are capacity/ technical issues?

-

Significant number of environment constraints, includes areas of nature conservation importance (including SSSI) and high landscape
value3.
Natural England raised concerns to the June 2016 consultation document on the impact that 600 units would have an impact on the
AONB and suggested an LVIA supported the allocation.
Comments raised regarding the evidence within the SA being opposed to the proposal for the site, supporting concerns regarding loss of
green space and increased traffic4.
SA (2017) raises concerns that the site has potential for major negative effect on designated site (European site or SSSI) and does not
meet one out of three distance threshold for local services. 5

HW7

Terriers Farm
and Terriers
House

1

Former
Reserved
Green Belt
Site

500

-

Adjoins AONB and a Conservation Area
Natural England raised concerns to the June 2016 consultation document on the impact that 600 units would have an impact on the
AONB and suggested an LVIA supported the allocation.
Concerns raised regarding the proposed second site access which will pass through ancient woodland, an area which plays a role in
restricting sprawl of High Wycombe 6
The SA identifies that the site has the best and most versatile agricultural land, and does not meet one out of three distance threshold
for local services7
The Terriers Farm Development Brief was approved by Cabinet in March 2018 - Can the Council confirm the anticipated timescales for
delivery.

HW8

1

Land off
Amersham
Road Trallee
Farm (HW8)

1

GB and
abuts the
AONB on
southern

350
dwellings

350 dwellings

Site considered as a site for further consideration within Part 1 of the Green Belt Assessment and Chiltern are pursuing the eastern
parcel of the site through its Local Plan.

Sustainability Appraisal Report (September 2017)
Sustainability Appraisal Report (September 2017)
3
Paragraph 6.71 of Topic Paper 3
4
Draft Local Plan Proposes Site Allocations Policies - Summary of Responses to Consultation (2016)
5
Sustainability Appraisal Report (September 2017)
6
Draft Local Plan Proposes Site Allocations Policies - Summary of Responses to Consultation (2016)
7
Sustainability Appraisal Report (September 2017)
2

boundary
HW9

Green Farm,
off Glynswood
High Wycombe
(HW9)

1

GB and
AONB

50 dwellings

43 dwellings

The site within the AONB and abuts a heritage asset. Current unresolved issues relating to site access and the level of landscaping
mitigation required given the location of the site within the AONB.
Proposals do not allow for a minimum 10m buffer to the Hughenden Stream as required by DM15 of the Delivery and Site Allocations
Plan8
The SA (2017) identifies that the site does not meet the distance threshold for one of the three key local services: school, doctor’s
surgery, town centre9.

HW10

Green Belt

Horns Lane,
Booker (HW10)

64 (2.04 ha)

55 dwellings

Limited information provided on the quantum of the site required as a noise buffer
We note the M40 is considered an appropriate defensible boundary for the Green Belt
The GB Part 2 Assessment states that the site is bounded by Horns Lane and the M40 along the western boundary. The site promoted
for housing has strong permanent boundaries on 3 sides and moderate boundary to the north.
Natural England raised concerns to the June 2016 consultation document on the impact that up to 50 units would have the AONB and
suggested an LVIA supported the allocation. Requires an LVIA to demonstrate 50 units was deliverable.
The SA assesses the site as having poor accessibility, failing to meet the distance threshold for all three key services10

HW11

Green Belt

Clay Lane,
Booker

30

No assessment

Site assessed as strongly satisfying the Green Belt criteria in the GB assessment report11. Why has this site been further considered
given it strongly serves the purposes of the Green Belt, whilst the Council has dismissed other sites which have a lesser role at the start
of the Local Plan preparation process.
The SA assesses the site as having poor accessibility, failing to meet the distance threshold for all three key services12

HW12

HW13

Leigh Street,
Desborough
Area, High
Wycombe

275 ( 1.21
ha)

Former
Bassetsbury
Allotments

30

No assessment

We question of 227 dwellings per hectare could be accommodated on site. The council need to clarify how the density and site
capacities have been derived on sites which are relied upon within High Wycombe on Appendix 7 of the Housing Land Supply
Statement.
The SA (2017) - “The site contains a number of buildings and their importance will need to be considered in more detailed through lower
level studies accompanying any planning application. Potential for a significant major negative effect until further information is known
about the importance of the buildings and if they will be protected or enhanced through any proposal for development.” - has the Council
considered this position in the capacity assessment for the site?

No assessment

The HEELA (2017) identifies the site as within Flood Zone 2 although considered appropriate for residential development.
The site is within Wycombe’s ownership.
10% or more of the site is within Flood Zone 3 (FZ3) and more than 10% of medium or high surface water flood risk in FZ3, as identified
in the SA13.
The SA (2017) states that the redevelopment could have the ‘potential for a residual minor long-term negative effect on the historic
environment. Has any work been produced to demonstrate this would not occur?

HW14

14 (0.62ha)

Highbury
Works,
Chestnut Lane

No assessment

HEELA (2017) identifies that the site could come forward in the short term albeit developable within 6- 10 years.
The SA identifies that the site is over 1km of a designated Town or District centre, business or industrial park and would result in the loss
of employment 14.

Sites within Marlow
MR6

8

Land adjacent
to 89 Seymour

2

GB and
AONB

9 dwellings
(0.3 ha)

8 dwellings

The site is within the AONB and given prevailing character it is considered that only a linear development would be appropriate. Within a
biodiversity opportunity area.

Draft Local Plan Proposes Site Allocations Policies - Summary of Responses to Consultation (2016)
Sustainability Appraisal Report (September 2017)
10
Sustainability Appraisal Report (September 2017)
11
Draft Local Plan Proposes Site Allocations Policies - Summary of Responses to Consultation (2016)
12
Sustainability Appraisal Report (September 2017)
13
Sustainability Appraisal Report (September 2017)
14
Sustainability Appraisal Report (September 2017)
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2

Court Road,
Marlow (MR6)

3

Sites within Bourne End
BE1

Slate Meadow

2

Reserve GB
Site

150

Capacity is limited by flood risk issues and a statutory village green status ( Para 5.43 of Topic Paper 1)
The draft Development Brief identifies that to meet 150 dwellings part of the site would accommodate a density of 60 dph - we consider
this is too high.
Concerns raised to the 2016 consultation regarding the SA and the proportion of site indicated as at risk of flooding being too low15.
The SA identifies that the site contains the best and most versatile agricultural land16.
The Settlement Hierarchy Study identifies that the settlement is lacking the provision of a leisure centre17

BE2

Hollands Farm
Bourne End

2

GB

467 (23.75
ha)

394 dwellings

Failing to consider Purpose 4 within the Green Belt Assessment given proximity to Hedsor Conservation Area
Paragraph 5.48 states that ‘ help to provide some relief on local road and in the centre of Bourne End, whilst recognising there is still a
constraint at Cookham Bridge’
Accessibility into the site needs to be explored before determining site capacity alongside the form, layout and size of the school
The SA identifies that the site contains the best and most versatile agricultural land18.

Rural Sites (Tiers 3-6)
RUR3

RUR11

RUR7

East of Sidney
House, Lane
End (RUR3)

3

Heavens
Above, Marlow
Bottom
(RUR11)

3

Land off
Clappins Lane,
Naphill (RUR 7)

3

GB and AONB

No figure
provided

GB and AONB 20 (1.14 ha)

Not assessed

A small area of Green Belt land cut off from the wider countryside by the M40 motorway and within the AONB
No capacity for the site is provided.

Not assessed

The site is currently used as a Wildlife Sanctuary. There are a number of covenants across the site although considered not to affect
deliverability. Deliverable in 6- 10 years.
The SA (2017) assesses the site as having poor accessibility, failing to meet the three required thresholds19

GB and AONB

64 (2.24ha)

55 dwellings

There are unresolved issues relating to site access with the entire site being within the AONB - potential for it to be considered major
development within the AONB. Clappins Lane is rural in character.
The HEELA (2017) sets out that it is within 500m of the Chilterns Beechwood SAC and part of the site is a high risk of surface flooding.
The Green Belt Part 2 considers that the site is within a sustainable location.20
The SA assesses the settlement of Naphill & Walters Ash as having no higher-order facilities, lacking secondary schools, a dentist,
pharmacy, library and leisure centre and also lacking a GP Surgery, a key service provision 21

RUR1

15

Land south of
Finings Road,
Lane End
(RUR1)

3

AONB

19 (0.86ha)

9-12 dwellings

The site abuts a number of heritage assets and is considered to be relatively secluded22. The site is within the AONB with the SA (2017)
statting that redevelopment could affect the setting of the listed building. The site is adjacent to an Ancient Woodland and LWS
The Settlement Hierarchy (SH) identifies that Lane End does not perform well against the test for higher-order facilities, with the absence
of secondary schools, a dentist, a leisure centre or a library23

Draft Local Plan Proposes Site Allocations Policies - Summary of Responses to Consultation (2016)
Sustainability Appraisal Report (September 2017)
17
Settlement Hierarchy Study (September 2017)
18
Sustainability Appraisal Report (September 2017)
19
Sustainability Appraisal Report (September 2017)
20
Page 51 of Green Belt Assessment Part 2 (2017)
21
Settlement Hierarchy Study (September 2017)
22
AONB and Green Belt Site Assessments Development Capacity (2017)
23
Settlement Hierarchy Study (September 2017)
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RUR 2

Land between
Chalky Field
and Marlow
Road, Lane
End (RUR2)

3

AONB

27 (1.27 ha)

19-26 dwellings

The site is on the edge of Lane End and could be seen beyond the edge of Lane End24. In addition, there are service runs across the
site from Water and Gas stations and queries of the capacity of the existing access.
HEELA (2017) states the site is within 500m of an SSSI buffer with a range of surface water risk across the site. In addition, there is a
pumping station on part of the site. Developable within 6- 10 years.
The SA assesses the site as having somewhat limited accessibility to services and transport, and as concerns regarding coalescence
with other communities25
The Settlement Hierarchy (SH 2017) identifies that Lane End does not perform well against the test for higher-order facilities, with the
absence of secondary schools, a dentist, a leisure centre or a library26

RUR8

Land off Mill
Road,
Stokenchurch
(RUR8)

3

AONB

100
dwellings
(4.97ha)

83-116 dwellings

We consider the site to be major development within the AONB - contrary to the Council’s position
Requirement for existing houses to be reconfigured to allow access - such issues appear outstanding.27
The site is a considerable distance from the village centre on the other side of the M40 - is this a truly sustainable location?
The site is controlled by different landowners/ interests.
The SA assesses the site as having poor accessibility, failing to meet the three required thresholds28
The SH identifies that the settlement of Stokenchurch is lacking a range of higher-order facilities to support development including a
secondary school, pharmacy, leisure centre and only has access to a private dental practice 29

RUR9

Land at Wood
Farm,
Stokenchurch
(RUR9)

3

AONB

28 (0.9ha)

15-21 dwellings

Site is within the AONB - Paragraph 5.46 of Topic Paper 1 states that ‘Stokenchurch and Flackwell Heath do not have as many higher
tier services (both lack secondary school and possess a significantly weaker employment base’.
Comments raised over the visibility of the site from the wider rural valley landscape from the north30 with a requirement for considerable
mitigation to conceal the development
Within the 500m buffer of Aston Rowant Woods SAC and in close proximity to a Grade II Listed building.
The SA states that the site has the potential to negatively impact the landscape, even if mitigation is implemented. It is also stated that
the site would have a residual major negative effect on the nearby listed building31
The SH identifies that the settlement of Stokenchurch is lacking a range of higher-order facilities to support development including a
secondary school, pharmacy, leisure centre and only has access to a private dental practice 32

24

AONB and Green Belt Site Assessments Development Capacity (2017)
Sustainability Appraisal Report (September 2017))
26
Settlement Hierarchy Study (September 2017)
27
AONB and Green Belt Site Assessments Development Capacity
28
Sustainability Appraisal Report (September 2017)
29
Settlement Hierarchy Study (September 2017)
30
AONB and Green Belt Site Assessments Capacity
31
Sustainability Appraisal Report (September 2017)
32
Settlement Hierarchy Study (September 2017)
25
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Neighbourhood Plans
RUR 5

Longwick cumImer Parish

4

300

No assessment

Challenge the reliance on a Neighbourhood Plan to bring forward such a large quantum of development at a Tier 4 settlement.
Paragraph 5.47 of Topic Paper 1 recognises that the settlement proposes a significant increase in the size of settlement.
Paragraph 5.55 of Topic Paper 1 appears to imply that higher levels of growth are proposed on account of these locations being outside
of the Green Belt and AONB areas.
The HEELA (2017) sets out 8 sites that have been promoted and of these only 4 are considered developable. This accounts for a total of
283 dwellings.
It is identified in the SH (2017) that the village of Longwick fails the test for all higher-order facilities, and also lacks a GP surgery. Whilst
the village of Ilmer fails the test for all higher-order facilities and the only key service provision is high-speed broadband access 33.

RUR6

Great and little
Kimble-cumMarsh Parish

4

160

No assessment

Challenge the reliance on a Neighbourhood Plan to bring forward such a large quantum of development at a Tier 4 settlement
Limited justification as to why the site increased from a Tier 4 settlement from a Tier 5 in the regulation 19 version of the Local Plan
(para. 6.60 of Topic Paper 2).
HEELA (2017) assesses of 13 sites put forward within Great and Little Kimble only 3 are potential suitable for residential development.
There is no certainty until more detailed is provided that these could come forward, and the indicative capacities only amount to 127
dwellings. We question whether 160 dwellings is appropriate figure to be identifying especially given it is proposed to be delivered
through a Neighbourhood Plan.
The Settlement Hierarchy assess the villages of Great and Little Kimble as having only half the identified key services, and does have
any higher order-facilities34
An additional 160 dwellings in the Parish would amount to approximately a 37% increase in the number of dwellings, if development
35
were concentrated in the villages of Great/Little Kimble and Smokey Row then this percentage increase would be higher.

33

Settlement Hierarchy Study (September 2017)
Settlement Hierarchy (September 2017)
35
Paragraph 12.9 of the Review of Housing Capacity in New Wycombe Local Plan Consultation Draft (2016)
34
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Appendix 5:

Turley LVIA Review of Proposed
Residential Allocations

Part 2 - Outline Landscape and Visual
Analysis of Residential Sites
Land off Holtspur Avenue, Wooburn Green
November 2017
Introduction
1.

This note provides analysis on landscape and visual matters in relation to providing residential
development at land off Holtspur Avenue, Wooburn Green. It compares this site with others that
have been allocated for residential development in the Wycombe District Council draft New Local
Plan, publication version.

2.

This has been further informed by an additional high level field study of the Holtspur Avenue site,
the Stokenchurch site and the Holland Park site by a chartered landscape architect from Turley on
the 1st November 2017. It should be noted that access could not be gained to the Stokenchurch
and Holland Park sites, so assumptions have been made based on the visibility from surrounding
public highways and rights of way, alongside available aerial images and OS data.

3.

To provide further high level analysis of similarly constrained sites that are coming forward in the
draft Local Plan, a series of other sites are compared with Holtspur Avenue. These sites were not
visited so findings are based on available desktop information.

Comparison of residential sites
4.

There are eight sites within the Wycombe District Local Plan that have been identified for
residential use, that are considered comparable to the site at Holtspur Avenue. All of the sites
have identified sensitivities in terms of Green Belt or the Chilterns AONB. It is noted that a large
number of sites are identified in the Chilterns AONB, a landscape that should be afforded the
highest status of protection in relation to landscape and scenic beauty alongside National Parks
and the Broads. Natural England’s response to the Wycombe Local Plan consultation states:
‘Natural England are pleased to see that cherishing the Chilterns is one of the key objectives of
this document. However we are of the opinion that this objective could go further from a
Landscape perspective. We would ask you to give very careful consideration to the views and
advice of the Chilterns AONB Conservation Board on this matter, and take into account the aims
and objectives of the Chilterns AONB Management Plan.
That said, Natural England currently does not consider the evidence outlined in this suite of
documents to be sufficiently robust to justify the scale of impact of homes upon the Chilterns
AONB. There are alternative solutions available including discharging larger areas of Green Belt
which aren’t in the AONB, or allocating houses in areas outside of both Green Belt and AONB. We
are concerned that with high housing numbers in this locality of the AONB, the environmental
limits will be reached with regard to impacts on the AONB. We would wish to see clear justification
that all reasonable alternatives have been considered’.

5.

The following analysis provides a comparison of the Holtspur Avenue site with allocated sites to
consider their suitability for development in landscape and visual terms.

Abbey Barn North
6.

The Abbey Barn North site is allocated under Policy HW4 for residential development. The
narrative in the local plan describes it as a ‘sloping and elevated site that is visible from the
opposite side of the Wye Valley and is covered by a mix of scrub and woodland’. The site falls
outside of the Green Belt and is a ‘reserved site for future development’.

7.

The policy guidance states that development would need to be sensitively designed to
accommodate the ‘bowl’ shaped topography and sloping nature of the site. It also states that
development must ensure there is no loss or deterioration to Deangarden Wood; ensure any
increase in use of this woodland does not lead to a negative ecological impact; minimise impact
upon wider views over and through the valley from the surrounding landscape; retain a wooded
backdrop to the settled valley floor; retain mature woodland to the eastern corner; and, minimise
the removal of young woodland along Abbey Barn Lane.

8.

Policy HW5 identifies Abbey Barn South and Wycombe summit as an allocated site for residential
led mixed use development. It is described as a ‘flat area which is mainly farmland with a
significant Ride running through the site’. The policy provides an illustrative layout accommodating
505 dwellings. The site is not within the Green Belt or the AONB.

9.

The guidance for development within the site includes the need to improve public accessibility to
the Ride and Deangarden and Keep Hill Woods; retain the Ride as open space; manage and
maintain the Ride and Deangarden Wood to retain their landscape character and maximise their
biodiversity value; and, provide new tree planting to create a wooded skyline and sylvan character
when viewed across the valley.

10.

Land off Amersham Road including Tralee Farm, Hazlemere is allocated for residential use and
the site is currently a mix of farmland and woodland located adjacent to the A404. The site is
within the Green Belt but outside the AONB.

11.

The policy guidance states that development of the site would be required to maintain the sense of
separation between Hazelmere and Holmer Green. In terms of Green Infrastructure, the
development must retain and protect the existing orchard to the northeast of site; retain the
woodland to the southeast corner; provide a link between these two features; and retain the field
boundaries within the site.

12.

An illustrative plan is included within the policy demonstrating these features and the site is
proposed to be taken out of the Green Belt. The green infrastructure corridor is intended to provide
a sense of separation between the two communities of Hazelmere and Holmer Green.

Abbey Barn South and Wycombe Summit

Land of Amersham Road Trallee Farm

Green Farm, off Glynswood, High Wycombe
13.

2

Policy HW9 allocates part of Greens Farm, Glynswood, Green Hill in High Wycombe for residential
use with an indicative capacity of 50 dwellings. This site falls within both the Green Belt and the
Chilterns AONB. The policy guidance requires development to be landscape-led to limit the impact
on the AONB and avoid adverse impacts on long distance views from Hughenden Park and
Manor.

14.

It is proposed that the site would be taken out of the Green Belt. The narrative associated with the
policy states:
‘The Council’s initial analysis suggests that there is scope for some residential development on the
part of the site without significant visual harm. The topography steeply rises giving long distance
views towards the Chilterns Area of Outstanding Natural Beauty and Hughenden Park and Manor.
A more detailed assessment is required by the developer in the form of a landscape and visual
impact assessment to determine the impact, particularly in relation to longer distance views,
including those from Hughenden Park and Manor’.

15.

The illustrative masterplan indicates residential development across most of the site with proposed
planting and footpath connections shown to the peripheries.

Slate Meadow, Bourne End
16.

Slate Meadow is a 10ha site in Bourne End and Wooburn located between the A4094 and the
former High Wycombe to Bourne End railway. The site is not within the Green Belt or the AONB

17.

Policy BE1 requires development to retain an undeveloped area between Bourne End and
Wooburn and retain the existing village green within the site. In terms of Green Infrastructure and
landscape, requirements include the need to provide a semi-naturally landscaped and accessible
corridor beside the River Wye; retain views up to the valley sides to the north and south both from
within the site and from outside the site across/ through the developed areas within it; and, provide
a layout, scale and appearance of the development that minimises the impact on views down from
the valley sides.

18.

The narrative states that access needs to be created in a way that does not have a negative
impact on the surrounding residential areas.

19.

Hollands Farm is allocated for residential development under Policy BE2. The site is outside the
AONB but falls within the Green Belt in a gap between Bourne End and Hawks Hill and is a 23.7
ha greenfield site.

20.

Development is required to adopt a landscape-led approach to design and layout to limit its impact
on the landscape; not have an impact on the setting of the Hedsor Road and Riverdale Bourne
End and Wooburn Conservation Area; and, maintain a sense of separation between Harvest Hill
and the development.

21.

An illustrative layout is provided for the site which provides open space to the western boundary,
reduced density development to the eastern edge and tree belts adjacent to Harvest Hill.

22.

This site is in the Chilterns AONB and situated to the southeast of Lane End. Policy RUR2 states
that development must not extend beyond the boundary of Cutlers House, Marlow Road; create a
landscape structure for the southern boundary; and, maintain and enhance screening from Marlow
Road into Lane End.

23.

The illustrative layout provides for 27 dwellings and the narrative states that development must
form a clear landscaped edge that is consistent with the clear edge to the village defined by the
prominent Cutlers House on the north side of Marlow Road.

Hollands Farm, Bourne End

Land between Chalky Field and Marlow, Lane End
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Land off Mill Road, Stokenchurch
24.

Policy RUR8 allocates land south of Mill road, Stokenchurch for residential development. The site
is located in the Chilterns AONB but does not lie within the Green Belt.

25.

The policy requires development of the site to adopt a landscape-led approach to limit its impact
on the AONB and mitigate the visual impact along the existing residential boundary. The Green
Infrastructure requirements include providing a landscaped edge along the eastern boundary and
southern boundaries and providing green infrastructure with north south links.

26.

The illustrative layout provides open space to the northeast corner and tree planting along the
southeast and southwest boundaries.

27.

Tables 1-7 set out on the following pages summarise the evidence base material for each of the
sites in relation to landscape character, the openness of the Green Belt, the Chilterns AONB and
visual amenity. Commentary is then provided by Turley on these findings with consideration of
how development in these sites may affect these factors. A comparison is then provided of these
effects between the sites and that of Holtspur Avenue.

Conclusion
28.

Each of the sites have a varying degree of landscape and visual sensitivities. The analysis of the
Holtspur Avenue site and the accompanying Suggested Design Plan identifies the potential to
accommodate residential development whilst enhancing the existing settlement edge and making
contributions to the Green Infrastructure network.

29.

It is recognised that several of the other sites have greater visual enclosure than the Holtspur
Avenue particularly the ‘Land off Amersham Road, Trallee Farm’; Hollands Farm; and, Green
Farm, off Glynswood, High Wycombe. However, several of the sites have a comparable level of
visual enclosure or less visual enclosure than the Holtspur Avenue. The Abbey Barn North site is a
similarly sloping site, with views towards it across the Wye Valley which would be affected by the
removal of trees to accommodate development. The Slate Meadow site would be seen on the
valley floor from public rights of way on elevated land to the north. Development here would be
read in context with existing development on the valley floor, although is likely to influence the
perceived separation between Bourne End and Wooburn. Development within the Stokenchurch
and Land between Chalky Field and Marlow sites would be seen in views from public rights of way
within the Chilterns AONB and the latter is likely to influence the historic setting of Lane End.

30.

In terms of landscape character, the Holtspur Lane site falls within a LCA that is identified to be of
moderate strength of character and intactness in the Wycombe District Landscape Character
Assessment. The other sites falls within landscapes that vary in strength of character from
moderate to strong. Urbanising influences of surrounding development and roads are noted in all
of the sites and there is a varied amount of landscape features present within them. Of particular
note is the Ancient and Semi-Natural woodland that surrounds the Abbey Barn North site and the
Abbey Barn South and Wycombe Summit sites. Other areas of sensitivity include the location of
the land between Chalky Field and Marlow Road site on the approach to the historic settlement of
Lane End and the Green Wood site in close proximity to Hughenden Manor and Registered Park
and Garden.
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31.

The analysis of the sites demonstrates that all locations would have landscape and visual
constraints to overcome to successfully integrate residential development within the landscape. It
is considered that given the large amount of sites that have been allocated within the Chilterns
AONB which would be likely to result in a cumulative impact on its scenic beauty and character,
sites in potentially less sensitive locations in terms of landscape value should be considered. The
site at Holtspur Avenue can demonstrate that with landscape mitigation measures, landscape
features associated with the site can be retained and enhanced and development could be
accommodated with minimal effects on the character of the surrounding landscape. Furthermore,
the development on the site provides the opportunity to bring some local green infrastructure
benefits.

32.

In conclusion, it is recommended that the Holtspur Avenue site should therefore be considered
alongside these draft allocated sites as a suitable place, in landscape and visual terms, for
residential development.
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Table 1:

Green Belt

Abbey Barn North (Policy HW4)

Summary of Evidence base documents

Turley Comments

Comparison with Holtspur
Avenue

The site is not located within the boundary of the Green Belt.

N/A

Holtspur Avenue falls within the Green
Belt, the most recent assessment states
it performs strongly against the NPPF
purposes and the former states it
performs moderately.

Chilterns
AONB

N/A - The site does not fall within the Chilterns AONB.

Landscape
Character

The site is located within ‘LCA 19.1 High Wycombe Settled River Valley’ in the Wycombe

The site falls adjacent to Deangarden Wood which

The transport and accessibility analysis

District Landscape Character Assessment. The description references the settled valley

is Ancient and Semi-Natural Woodland which are

for the Holtspur Avenue site has

floor that is contained by largely undeveloped valley slopes with some significant blocks

classed as irreplaceable in the NPPF. Any

described vehicular access as readily

of ancient beech and yew woodland (e.g. Kingswood and Deangarden Wood). The

development within the site would need to be

available from Holtspur Lane. This would

relevant key characteristics include:

sufficiently offset from this to avoid any loss of

be far easier than for the Abbey Barn

deterioration to the woodland.

North site with significantly less potential

The site is visually enclosed from the AONB.

Holtspur Avenue is similarly enclosed
from the AONB.

•

•

Large blocks of ancient beech and yew woodland occur on valley

effects on the character of the

slopes in the north. Woodland is sparse in the rest of the area with

The policy states that Abbey Barn Lane would

surrounding road network. The access

small blocks interspersed with farmland or along valley tops.

need to be realigned in order to accommodate

requirements would have minimal impact

access into the site, which would change the

on existing trees and hedgerows.

Views are from either side of the valley to the other, to development

character of the wooded approach to High

climbing up the valley sides in the west and wooded and convex

Wycombe. The policy notes that providing access

Holtspur Avenue is also located on an

farmed slopes in the east. The valley slopes in the south and east,

to the site would be ‘problematic’, ‘expensive’ and

undeveloped valley slope which is a key

including woodland, farmland and parkland provide an important

‘complex’

element of the landscape character. It

setting to High Wycombe which extends along the valley floor.

does not have the sensitivity of ancient
A key element of landscape character is the views

woodland enclosing it or woodland within

The strength of character and intactness is identified as moderate. Despite the presence

across the Wye Valley to wooded and farmed

it and is better connected to the main

of settlement, the undeveloped valley slopes in the east retain a rural character. The

slopes. It is considered that removing the

landscape character assessment identifies Landscape Guidelines. The following are

establishing woodland (that is currently surrounded

considered relevant to development within the Abbey Barn North site:

by Ancient and Semi-Natural Woodland on the

town and road network.

valley slope) from the site to accommodate
•

Conserve the remaining undeveloped valley sides in the south and

development is likely to result in the development

east which contain and form a setting to the developed valley floor.

become a prominent feature in views from across

Resist incremental development which would alter the character of the

the valley.

valley
•

Conserve and manage woodlands to maintain visual containment and
promote biodiversity value.

•

Conserve views from each side of the Wye Valley, across the valley to
wooded and farmed slopes.

•

Maintain the rural character of roads, avoiding road improvements and
widening which would alter their character.

Visual
Amenity

The local plan references the existing views of the site from the opposite side of the Wye

The removal of woodland within the site to

Both sites would be visible in views

Valley.

accommodate development would form a

across the Wye Valley from public rights

noticeable change to views across the valley.

of way and highways on the opposite
valley slopes.

Green
Infrastructure
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The guidance for Policy HW16 states that appropriate boundary landscaping must be

Despite the policy guidance requiring the retention

There would be minimal loss of existing

provided. Policy DM34 in the draft Local Plan states that all development is required to

of mature woodland to the eastern corner,

landscape features to accommodate

protect and enhance green infrastructure features and networks both on and off site. A

minimising the loss of young woodland along

development within the Holtspur Avenue

requirement includes the need for all out of town centre sites over 0.5ha need to achieve

Abbey Barn Lane and the retention of a substantial

site.

a future canopy cover of at least 25%.

area of chalk grassland. It is still likely that to
accommodate development and access, a number

Both sites provide the opportunity to

of landscape features would be lost which in the

enhance Green Infrastructure although

short term would affect the green infrastructure

the information on the Abbey Barn North

network.

site does not provide an illustrative

Development may put pressure on the

layout.

Deangarden Wood Ancient and Semi-natural
Woodland.

Table 2:

Green Belt

Abbey Barn South and Wycombe Summit (Policy HW5)

Summary of Evidence base documents

Turley Comments

Comparison with Holtspur
Avenue

The site is not located within the boundary of the Green Belt.

The site falls adjacent to the edge of the Green

Holtspur Avenue falls within the Green

Belt.

Belt, the most recent assessment states
it performs strongly against the NPPF
purposes and the former states it
performs moderately.

Chilterns
AONB

N/A - The site does not fall within the Chilterns AONB.

The site is separated from the AONB by mature

Holtspur Avenue does not fall within the

vegetation associated with the M40 corridor and

AONB or its setting.

the sloping landform is likely to prevent views from
the AONB to the site.
The illustrative layout locates employment
development adjacent the boundary with the
AONB and dependant on building heights could
affect the setting.

Landscape
Character

The site is located with ‘LCA 18.1 Great Marlow Rolling Farmland’ in the Wycombe

The policy guidance to improve access to

Holtspur Avenue is also located on an

District Landscape Character Assessment and the character description includes:

Deangarden Woods may have an adverse effect

undeveloped valley slope which is a key

on this Ancient and Semi-Natural Woodland

element of the landscape character. It

‘A large scale landscape with a varied geology, giving rise to a rolling landform.
Dominated by large arable fields, with pasture on steeper chalk slopes and woodland,

3

does not have the sensitivity of ancient
The illustrative layout sets out features that would

woodland enclosing it or woodland within

much of which is ancient, interspersed throughout. Woodland included broadleaved,

enhance elements of landscape character.

it and is better connected to the
settlement and road network.

mixed, and coniferous with small areas of acid marshy and calcareous grassland
designated as SSSIs or local wildlife sites... Away from the M40 corridor, the sweeping

Development in this location would have adverse

landform, prominence of woodland cover and limited settlement, creates a tranquil

effects on the rural character of the approach to

landscape, with a uniform and balanced character’.

Wycombe on Abbey Barn Lane.

The strength of character and intactness is described as moderate. Although key
characteristics are strongly conveyed, evidence of human impact alongside th4e M40
corridor and A404 reduce the distinctiveness of character. The landscape character
assessment identifies Landscape Guidelines. The following are considered relevant to
development within the Abbey Barn South and Wycombe Summit:
•

Conserve and appropriately manage areas of woodland for biodiversity
and recreational benefits.

•

Conserve open views across arable farmland to woodland and longer
views out to adjacent landscapes.

•

Ensure that new buildings and development are sensitively integrated
into the landscape through careful siting and design.

•

Conserve the character of rural roads.

•

Promote appropriate management of farmland, to help generate a
wildlife rich habitat, and visually attractive landscape.

Visual
Amenity

The policy states:

Views towards the site from across the Wye Valley

Development of the Holtspur Avenue

are likely to be possible albeit glimpsed.

site would have a greater effect on visual

‘The site is on the hill top, and it is important that lessons are learned from previous
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amenity although the presence of built

generations’ development of hill top locations in the town to achieve a greater sensitivity

There would be an adverse effect on existing

development would be seen in context

to the Chilterns valley setting in which the town lies’.

views across agricultural farmland from Abney

with development within Wooburn

Green
Infrastructure

Barn Lane.

Green.

The guidance for Policy HW5 states: ‘a significant feature of the site is the woodland ride

The retention of the Ride within the scheme as

There would be minimal loss of existing

and the neighbouring Deangarden Wood which provide both a setting and context for a

illustrated in the illustrative layout would provide a

landscape features to accommodate

quality new development offering opportunities to create accessible public spaces as

strong Green Infrastructure link.

development within the Holtspur Avenue
site.

well as enhancing green infrastructure and habitats both on and adjacent to the site’.
Development may put pressure on the
Policy DM34 in the draft Local Plan states that all development is required to protect and

Deangarden Wood Ancient and Semi-natural

Both sites provide the opportunity to

enhance green infrastructure features and networks both on and off site. A requirement

Woodland.

enhance Green Infrastructure.

Summary of Evidence base documents

Turley Comments

Comparison with Holtspur
Avenue

In the GBA Part 1, the site is assessed under sub-area RSA-9 and has a medium score

From google images, built form looks to be

The site performed weakly against the

against the NPPF purposes. It describes the wider area as having a strong visual and

contained to the peripheries.

NPPF purposes and the latest version of

includes the need for all out of town centre sites over 0.5ha need to achieve a future
canopy cover of at least 25%.

Table 3:

Green Belt

Land off Amersham Road, Trallee Farm (Policy HW8)

functional connection with the wider countryside, but the site as being physically severed

the GBA states that Holtspur Lane

with a strong sense of enclosure and a visually prominent urban edge. It states that the

Query whether the rural elements of the character

performs strongly. The previous version

rurality of the area has been diminished and the area has suffered encroachment along

have been downplayed; Site contains open fields

of the assessment states it performed

the A404.

with established hedgerows and tree belts and

moderately.

Traditional Orchard (priority habitat inventory)
In the GBA Part 2 the site is assessed under Site reference SHZ0035. It is said to be

which enclose the built form. (scored as 2)
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Inconsistencies in how gaps between
sites are assessed with Holtspur Avenue

largely enclosed by a single built-up area which does not serve as a barrier against
sprawl. The site is said to comprise only a very small part of the gap between High

The policy guidance states that development of

scoring 5 in comparison with this site

Wycombe, Amersham and Beaconsfield and makes no discernible contribution to

the site would need ensure the retention of a

scoring 0.

separation. It is described as having a semi-urban character containing 10% built form

sense of separation between Hazlemere and

with buildings being sporadic and inconsistent.

Holmer Green.

The site is said to perform weakly against the NPPF purposes. Landscape mitigation
measures to the eastern boundary would be dependent on whether adjoining land within
Chiltern District Council is also removed. It is said to be capable of removal from the
Green Belt.
In consideration of whether it is otherwise developable, the assessment states that there
is a traditional orchard identified as a UK BAP priority habitat to the northeast and some
TPO trees and woodland. The landscape appraisal states:
‘The perception of the site from the public realm is that of an enclosed site, where its
contribution to open countryside is not evident. There appears to be a strong capacity for
residential development without significant adverse impacts upon landscape character,
visual amenity or the openness of the Green Belt, provided that perimeter screening is
retained and enhanced and the former orchard is protected. There are strong internal
boundaries defined by mature hedgerows that would allow natural subdivision and/or a
basis for phased development’.
The assessment concludes the site is capable of removal from the Green Belt and is
otherwise developable.

Chilterns
AONB

N/A - The site does not fall within the Chilterns AONB.

Landscape
Character

The site falls within the setting of the Chilterns

Holtspur Avenue does not fall within the

AONB and shares two boundaries with it.

AONB or its setting.

The site is located within ‘LCA 18.2 Penn Rolling Farmland’ in the Wycombe District

Elements considered to have a strong landscape

Holtspur Avenue is located within a LCA

Landscape Character Assessment. The relevant key characteristics include:

character present in the site include the historic

said to be of moderate strength of

field boundaries and the Traditional Orchard.

character and this site falls within a LCA

•

Large arable fields delineated by an intact network of hedgerows.
There are smaller fields of rough grazing, pasture, paddock, pig farms
located closer to settlement. Woodland often provides a backdrop to
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with a strong character.

open fields
•

The sweeping topography and farmland land cover with limited
settlement contributes to a well-balanced and uniform landscape.

The strength of character and intactness of LCA 18.2 is described as strong with
prominent key characteristics and a lack of intrusive features making it a visually and
physically intact landscape. The landscape character assessment identifies Landscape
Guidelines. The following are considered relevant to development within the land of
Amersham Road, Trallee Farm site include:
•

Conserve the areas of woodland which provide enclosure and form an
important character of the area, and provide invaluable biodiversity
benefit and recreational resource.

•

Conserve and manage the network of dense hedgerows, and
hedgerow trees. Consider replanting hedgerows which have been lost.

•

Promote appropriate management of farmland, to help generate a
wildlife rich habitat, and visually attractive landscape.

•

Ensure that new buildings and development is sensitively integrated
into the landscape through careful siting.

•

Conserve historic elements, such as archaeological monuments and
their setting; conserve early field enclosures, which provide evidence of
past use of the land.

Visual
Amenity

The landscape assessment in the GBA Part 2 identifies that there are no public views

The site is enclosed from public viewpoints. There

There site is more visually enclosed than

towards the site but it is overlooked by adjoining dwellings and commercial units.

are likely to be views from residential properties

Holtspur Avenue.

within both Holmer Green and Hazlemere.
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Green
Infrastructure

The guidance for Policy HW16 states that appropriate boundary landscaping must be

The existing landscape framework is retained

There would be minimal loss of existing

provided.

within the illustrative layout and looks to provide

landscape features to accommodate

enhancements to green infrastructure through the

development within the Holtspur Avenue

creation of a new green corridor.

site.

Policy DM34 in the draft Local Plan states that all development is required to protect and
enhance green infrastructure features and networks both on and off site. A requirement
includes the need for all out of town centre sites over 0.5ha need to achieve a future

Both sites provide the opportunity to

canopy cover of at least 25%.

enhance Green Infrastructure.

Table 4:

Green Farm, off Glynswood, High Wycombe (Policy HW9)

Summary of Evidence base documents

Green Belt

Turley Comments

Comparison with Holtspur
Avenue

In the GBA Part 1, the site falls within GA 25a which is said to perform strongly against

It is recognised that development of the

the NPPF purposes. The assessments states that the area performs moderately in terms

site would have little influence on the

of preventing sprawl and maintaining separation between High Wycombe and

wider function of the Green Belt. In this

Hughenden Valley and strongly in preventing encroachment of the countryside. The area

regard it is less constrained in Green

is within the AONB and forms part of the setting to Hughenden Manor.

Belt terms than the Holtspur Avenue
site.

In the GBA Part 2 (2017) the site is assessed under Site Reference SHW0663. The site
is described as a semi-natural green space which is set apart from the surrounding
farmland and enclosed by housing on two sides. The site is part of the transition between
the town and countryside but its small scale and enclosure result in a semi-urban
character. In consideration of whether the site is capable of removal from the Green Belt
the assessments states:
‘Yes – In the 2016 draft assessment the site included a further triangle of land to the east
of the footpath. However this was shown to be undevelopable (with regards to immediate
landscape impacts, and possible ecology impacts) and the inclusion of this area is not
needed to achieve a rational Green Belt amendment’.
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The assessment concludes that the site is capable of removal from the Green Belt and is
otherwise developable. As such the potential for exceptional circumstances should be
considered further.

Chilterns
AONB

The site is assessed under reference SHW0633 in the AONB assessment. It lies to the

The site falls fully within the Chilterns AONB.

Holtspur Avenue does not fall within the

southern edge of the Hughenden Chalk River Valley and comprises rough grassland and

Policy DM30 states that development in the

AONB or its setting. The exceptional

scrub with occasional garden extensions. It states:

Chilterns AONB would need to:

landscape value of the AONB, and the
need for its protection, suggests that

‘The site is low-lying and well contained with a strong urban influence from the adjacent

•

Conserve and where possible

undesignated sites with potential for

housing, resulting in capacity for residential development without significant adverse

enhance, the natural beauty of

residential development should be

impacts upon wider visual amenity – a landscape and visual impact assessment would

the Chilterns AONB

considered first.

need to assess any proposed development’.
•

Be appropriate to the economic

The assessment describes the visual sensitivity as medium due to open views from

and social wellbeing of the local

adjacent public right of way and housing and long distance views confined to high

communities within the AONB, or

ground to the west /northwest contained elsewhere by nearby topography, trees and

to promote the understanding or

settlement. It has a low landscape sensitivity due to it being cut off from the surrounding

enjoyment of the AONB

Hughenden Manor Estate and no longer in agricultural use. The wider landscape
character sensitivity is medium/high and the overall landscape capacity is medium.

•

Deliver the highest quality design
which respects the natural

The potential impacts of housing include:

beauty and built heritage of the
Chilterns and enhances the

•

Enclosure to one side of existing public right-of-way (PRoW) adjoining

sense of place and local

site

character.

•

Extension of urban edge to adjoin Hughenden Manor Estate

•

Loss of existing ‘field’, though not in agricultural use

•

Reduced views westwards from adjoining PRoW

•

Significant change to existing rural outlook from neighbouring private

The NPPF states that ‘great weight should be
given to conserving landscape and scenic beauty
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in National Parks, the broads and AONB, which
have the highest status of protection in relation to
landscape and scenic beauty.’
It is recognised that this site is influenced by

residences

surrounding urban development. However,
development would still be cutting into the AONB

•

Slight / imperceptible change to views from Hughenden Park

•

Unlikely to feature significantly in views from the wider AONB

•

Minor extension of the urban area into an isolated field at the edge of

and would have an urbanising influence on the
surrounding designated landscape.

the AONB

Landscape
Character

The site is located within ‘LCA 13.3 Hughenden Chalk River Valley’ in the Wycombe

The site is located in close proximity to Hughenden

The site falls within an LCA of strong

District Landscape Character Assessment. The key characteristics include:

Park Registered Park and Garden and is likely to

character. The LCA that Holtspur

be seen in views from the wider rural landscape.

Avenue is located in is of moderate

Field boundaries defined by hedgerows and hedgerow tree lines with

However, it is recognised that the site is influenced

strength of character.

woodland boundaries on upper slopes providing more sinuous field

by the surrounding residential development and

boundaries.

separated in character from the rural landscape.

•

•

Hughenden Park is a Registered Historic Park, in the lower section of
the valley. The open parkland with scattered trees allows views over
the surrounding valley and back towards High Wycombe town, and
contributes to the character of this area.

•

Local footpaths run along the valley floor along and up valley slopes.

•

A tranquil landscape with a rural character, away from busier roads.

In reference to Hughenden Manor it states: ‘the parkland of Hughenden Manor is
prominent on the western side of the Hughenden Stream extending southwards to the
edge of High Wycombe and contributing to historic character’.
The strength of character and intactness is described as strong. The landscape
character assessment identifies Landscape Guidelines. The following are considered
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relevant to development within the Green Farm, off Glynswood site:
•

Conserve the mosaic of land use and land cover within the valley.
Maintain the contrast between the smooth valley side and wooded
slopes/tops. Promote appropriate management of farmland, to
encourage and create more biodiverse habitats, as well as
agriculturally productive landscapes.

•

Maintain views to and from valleys sides. Ensure the built townscape of
High Wycombe continues to be integrated by managing tree cover.

•

Conserve the historic parkland and landscape setting of Hughenden
Manor.

Visual
Amenity

The landscape assessment in the GBA Part 2 references views towards the site from

N/A

The visual receptors to the Green Farm

rear/upper floors of adjacent houses, long distance views from elevated ground to the

site are potentially of higher sensitivity

west/northwest and a later note references views from Disraeli monument to the west

due to the presence of historic

side of the valley.

designations than the Holtspur Avenue
site.

‘Sensitive visual receptors are likely to be adjacent residents, local public footpath users
and possibly visitors to Hughenden Park nearby. The western half of the site is relatively
low-lying and well contained with a strong urban influence from the adjacent housing,
where there is capacity for residential development without significant adverse impacts
upon wider visual amenity – a landscape and visual impact assessment would need to
assess any proposed development’.

Green
Infrastructure

The guidance for Policy HW16 states that appropriate boundary landscaping must be

There are greater opportunities to
enhance green infrastructure within the

protect and enhance green infrastructure features and networks both on and off site. A

Holtspur Avenue site due to scale.

requirement includes the need for all out of town centre sites over 0.5ha need to achieve
a future canopy cover of at least 25%.
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N/A

provided. Policy DM34 in the draft Local Plan states that all development is required to

The guidelines for development provided in the AONB assessment state the need to:
•

Establish/reinstate native hedgerow and trees along PRoW at eastern
site boundary to screen adjacent development and maintain sense of a
rural green corridor;

•

Incorporate landscaped boundaries with existing housing and with the
adjoining Hughenden Manor Estate;

•

Provide tree planting through site to provide setting for housing and
help diversify habitats;

•

Use low level lighting strategy to avoid light pollution to the remaining
dark landscape;

•

Use building styles and materials that complement existing housing
and allow new development to recede into the landscape where seen
from the adjoining AONB and Hughenden Manor Estate.

Table 5:

Green Belt

Slate Meadow (Policy BE1)

Summary of Evidence base documents

Turley Comments

Comparison with Holtspur
Avenue

The site is not located within the Green Belt.

N/A

Holtspur Avenue falls within the Green
Belt, the most recent assessment states
it performs strongly against the NPPF
purposes and the former states it
performs moderately.
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Chilterns
AONB

N/A - The site does not fall within the Chilterns AONB.

Landscape
Character

N/A.

N/A

The site is located within ‘LCA 19.1 High Wycombe Settled River Valley’ in the Wycombe

The site has a rural character and provides a

Development of both sites would have

District Landscape Character Assessment. The relevant key characteristics include:

break between Bourne End and Wooburn Green.

some adverse effects on landscape
character. However, both sites have

•

Chalk river valley cutting the dipslope and containing the River Wye

On the approach to Wooburn Green on the A4094

provided illustrative layouts that would

between High Wycombe and Bourne End where it flows into the

there are views across the grazing land to the

provide enhancements to landscape

Thames.

elevated slopes of the Wye Valley. The Wye Valley

features.

runs through the eastern side of the site.
•

The River Wye is hidden in the wider landscape by settlement and is
often culverted, although is prominent at The Rye where the river and
valley setting forms a distinctive part of the townscape.

•

Interspersed arable and pasture farmland comprising medium sized
fields delineated by hedgerows. In the south arable dominates the west
facing slopes and pasture the east.

•

Views are from either side of the valley to the other, to development
climbing up the valley sides in the west and wooded and convex
farmed slopes in the east. The valley slopes in the south and east,
including woodland, farmland and parkland provide an important
setting to High Wycombe which extends along the valley floor.

The strength of character and intactness is described as moderate. The landscape
character assessment identifies Landscape Guidelines. The following are considered
relevant to development within the Slate Meadow site:
•

Conserve and enhance the water quality and flow of the River Wye.
Consider opening up the river where possible to create more of a
feature
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•

Conserve views from each side of the Wye Valley, across the valley to
wooded and farmed slopes.

Visual
Amenity

N/A

From a review of aerial information and OS data it

Development of both sites would have

is considered that there would be views of the site

an effect on views from public rights of

from residential properties within Bourne End and

way within the rural landscape. In these

Wooburn Green. There would also be views

views, development would be seen in

across the site from public rights of way on

context with surrounding development

elevated land to the north.

and areas of open space would be
retained.

Green
Infrastructure

The guidance for Policy HW16 states that appropriate boundary landscaping must be

N/A

provided.

There would be minimal loss of existing
landscape features to accommodate
development within the Holtspur Avenue

Policy DM34 in the draft Local Plan states that all development is required to protect and

site.

enhance green infrastructure features and networks both on and off site. A requirement
includes the need for all out of town centre sites over 0.5ha need to achieve a future

Both sites provide the opportunity to

canopy cover of at least 25%.

enhance Green Infrastructure.

Table 6:

Green Belt
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Holland Farm, Bourne End (Policy BE2)

Summary of Evidence base documents

Turley Comments

Comparison with Holtspur
Avenue

In the GBA Part 1 the is located within GA 58a which is described as being enclosed

In the Policy BE2 the guidance states that the site

The site performed moderately against

within the settlement footprint of Bourne End/Wooburn with little connection to the wider

is located within a gap between Bourne End and

the NPPF purposes. Holtspur Avenue

countryside and a semi-urban character. It scores medium in the overall summary

Hawks Hill and that separation should be provided

falls within the Green Belt, the most

against the NPPF purposes.

between Hawks Hill and the development. As

recent assessment states it performs

these settlement areas are both within the Green

strongly against the NPPF purposes and

In the GBA Part 2 (2017) the site is assessed under Site Reference SBE0027 and

Belt it suggests that the site should score higher

the former states it performs moderately.

SBE0028. The assessment states that the site does not provide a gap between

than 0 against the purpose of preventing towns

settlements and makes no discernible contribution to separation. In terms of removal

from merging.

Based on the illustrative layouts,
development would result in gaps of

from the Green Belt it states:

under 100m between the development
‘Site is bounded on three sides by built-up areas of non-green belt land at Bourne End

and Hawks Hill formed by proposed

and Hawks Hill. It would form a rational built-up area appropriate to the general extent of

planting. The break between

the Green Belt’.

development within the Holtspur Avenue
site and Beaconsfield would be

‘The new boundary would be Hedsor Road to the south. No additional mitigation would

approximately 400m at its closest point

be required’.

with a number of existing physical
features forming the separation.

The site is said to perform moderately against the NPPF in the GBA Part 2. The
conclusion is that it is capable of removal from the Green Belt. The landscape appraisal
states:
‘The landscape lacks notable special qualities but benefits from a ‘wooded’ outlook over
rising ground to the east and views to low hills to the north. The northern half of the site,
particularly the most northerly field, has a high capacity for development where the site is
relatively enclosed and the landscape is most heavily influenced by neighbouring
development. The southern half of the site is more open and rural in character but with
significant urban influences from the industrial estate to the west and the rear of
dwellings along Hedsor Road. Low-density housing within mature and wooded gardens
also occurs on higher/rising ground to the east and, to some degree, overlooks the site.
The southern part of the site has a moderate to high capacity for development provided
the outlook from neighbouring residential areas (dwellings to the east and Hedsor Road
Conservation Area)is addressed by way of layout/character areas, buffering and/or
screening’.

Chilterns
AONB

N/A - The site does not fall within the Chilterns AONB.

Landscape

The site is located within the urban area in the Wycombe District Landscape Character.
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N/A

Both sites would not affect the AONB or
its setting.

Development would partly abut the Hedsor Road

Both sites would result in the loss of

and Riversdale Bourne End Conservation Area

agricultural landscape, thus affecting the

Character

and is likely to influence the character of Hedsor

landscape character of the area. The

Road.

rural landscape of the Holland Farm site
is important to the setting of Hawks Hill
and the separation between it and
Bourne End. The Holtspur Avenue site
has stronger connections with the
existing road network and main
settlement edge.

Visual
Amenity

The landscape assessment in the GBA Part 2 references that the site is overlooked by

There would be views form residential properties

There are likely to be visual impacts

neighbouring dwellings and is likely to be visible in potential views from footpaths on the

within Bourne End and Hawks Hill.

arising from development on both sites.

N/A

There would be minimal loss of existing

higher ground to the north and east. From within the site there are long distance views to
elevated countryside to the north and there is a wooded outlook over rising ground to the
east.

Green
Infrastructure

The guidance for Policy HW16 states that appropriate boundary landscaping must be
provided.

landscape features to accommodate
development within the Holtspur Avenue

Policy DM34 in the draft Local Plan states that all development is required to protect and

site.

enhance green infrastructure features and networks both on and off site. A requirement
includes the need for all out of town centre sites over 0.5ha need to achieve a future

Both sites provide the opportunity to

canopy cover of at least 25%.

enhance Green Infrastructure.

Table 7:

Green Belt

Land between Chalky Field and Marlow, Lane End (Policy RUR2)

Summary of Evidence base documents

Turley Comments

Comparison with Holtspur
Avenue

N/A - The site is not located within the Green Belt.

N/A

Holtspur Avenue is within the Green Belt
and said to perform strongly against the
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.

Chilterns
AONB

NPPF.

In the AONB site assessment, the site is reviewed under reference SLE0027 and is

It is considered the visual sensitivity of the site has

Holtspur Avenue does not fall within the

located at the eastern end of Lane End. It is formed of two fenced paddocks which form

been underplayed with it described as low despite

AONB or its setting. The exceptional

part of a larger group of fields. The boundaries are formed of post and wire fencing and

the views on the approach to Lane End from the

landscape value of the AONB, and the

have no historic relevance or associated vegetation. The site is overlooked by housing to

south and the overlooking from the properties and

need for its protection, suggests that

the north and allotment gardens.

allotments to the north.

undesignated sites with potential for

The assessment describes the visual sensitivity as low stating it is contained to the north

Policy DM30 states that development in the

and east by housing and vegetation, open to the south and west but visually contained in

Chilterns AONB would need to:

residential development should be

longer views by woodlands and landform and glimpsed views possible from public rights
of way to the southeast. The landscape sensitivity is described as medium/low due to it

•

Conserve and where possible

being part of a larger characteristic field, influences by surrounding development and the

enhance, the natural beauty of

shallow valley topography. The wider landscape sensitivity is medium due to the sites

the Chilterns AONB

role in the setting to Lane End and the shared characteristics with the wider countryside.
The overall landscape capacity is considered medium.

•

Be appropriate to the economic
and social wellbeing of the local
communities within the AONB, or

The potential impacts on housing include:

to promote the understanding or
•

Reduction of characteristic landscape feature (agricultural field)

•

Unlikely to impact on views from the wider AONB

•

Some effect on views from housing to north and potentially from PRoW

beauty and built heritage of the

to southeast

Chilterns and enhances the

enjoyment of the AONB
•

Deliver the highest quality design
which respects the natural

sense of place and local
•

Some potential effect on setting of Lane End

•

Loss of part of a characteristic field in AONB

character.
The NPPF states that ‘great weight should be
given to conserving landscape and scenic beauty
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considered first

The site is described to have capacity to accommodate areas of new development in

in National Parks, the broads and AONB, which

some parts providing it has regard to the setting and form of the existing settlement and

have the highest status of protection in relation to

the adjacent landscape character areas.

landscape and scenic beauty.’
It is recognised that this site is influenced by
surrounding urban development. However,
development would still be cutting into the AONB
and would have an urbanising influence on the
surrounding designated landscape.

Landscape
Character

The site is located with ‘LCA 16.1 Stokenchurch Settled Plateau’ in the Wycombe District

The site is occupied by grazed pasture and forms

It is considered that the Holtspur Avenue

Landscape Character Assessment. The key characteristics include:

part of a wider agricultural field, separated by post

site is more strongly influenced by the

and wire fencing.

surrounding urban edge and settlement.

defined by hedgerows and wooden fencing, and interlocked with areas

The landscape has a role in preserving the rural

The Chalky Field site has stronger rural

of woodland which create a landscape of both openness and

setting to Lane End.

characteristics and reduced associations

•

A mosaic of arable fields, rough grazing, paddock and pasture are

enclosure. Smaller fields of paddock are often closely associated with

with the main settlement. Development

settlement edge.

in this location would have an impact on
the character on the approach to the

•

Settlement is concentrated in the north and south of the area, at
Stokenchurch and Lane End, respectively. Modern development
dominates these villages. Smaller rural villages, and isolated properties
/farmsteads, with a strong historical character, are dispersed along
roads.

•

Pre 18th century irregular field enclosures and 20th century enclosures
dominate, with areas of 19th century enclosure and extended fields.
Extensive boundary loss is often closely associated with development.

•

Limited rights of way network and few roads away from main transport
corridors. Small rural roads and lanes are often lined and enclosed by
hedgerows. The M40 cuts through the landscape, creating a noticeable
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village.

audible and visual impact.
•

Views are often confined by woodland, with some long views across
open fields to a wooded or open skyline. Important views across the
Hambleden Valley,

•

A simple and legible landscape, with a tranquil character away from
settlement areas and transport corridors.

The strength of character and intactness is described as moderate. The landscape
character assessment identifies Landscape Guidelines. The following are considered
relevant to development within the Land between Chalky Field and Marlow site:
•

Promote appropriate management of arable farmland, rough grazing,
pasture and paddock, to help generate a wildlife rich habitat, and
visually attractive landscape

•

Conserve common land and common edge settlement, and ensure
proper management of these spaces. Conserve the loose settlement
character preventing infilling and nucleation

•

Maintain the rural character of roads, avoiding road improvements (e.g.
widening) which would alter their character.

Visual
Amenity

The narrative in the AONB assessment states the site contributes to the rural setting of

Development would be visible on the approach to

The view of Holtspur Lane would be

Labe End in views on the approach from the southeast.

Lane End on the Marlow Road. There are also

seen in context with development on the

likely to be views from public rights of way in the

existing settlement edge. Development

wider landscape.

at the Chalky Field site would become
visible at the rural approach to the
village where there is only a small
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amount of existing development.

Green
Infrastructure

The guidance for Policy HW16 states that appropriate boundary landscaping must be

N/A

There would be minimal loss of existing

provided. Policy DM34 in the draft Local Plan states that all development is required to

landscape features to accommodate

protect and enhance green infrastructure features and networks both on and off site. A

development within the Holtspur Avenue

requirement includes the need for all out of town centre sites over 0.5ha need to achieve

site.

a future canopy cover of at least 25%.
Both sites provide the opportunity to
Landscape guidelines provided in the AONB site assessment states the need to:
•

enhance Green Infrastructure.

Establish mixed native vegetation along south and west boundaries
including trees, to strengthen the settlement edge, provide screening
from the south east, and to create a landscape structure which
contributes towards creating links with existing hedgerow and
woodland network.

•

Provide tree planting through site to provide setting for housing and
contribute to habitat diversity

•

Take account of the adjoining pond in considering new landscape
structure and link to other habitats

•

Retain roadside vegetation and incorporate into new landscape
structure

Table 8:

Land off Mill Road, Stokenchurch (Policy RUR8)

Summary of Evidence base documents
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Turley Comments

Comparison with Holtspur
Avenue

Green Belt

N/A - The site is not located within the Green Belt.

N/A

Holtspur Avenue is within the Green Belt
and said to perform strongly against the
NPPF.

Chilterns
AONB

The site falls within the Chilterns AONB and has been assessed under site references

Policy DM30 states that development in the

Holtspur Avenue does not fall within the

SSC0037 & SSC0035. The initial description of Rear of Mill Road states:

Chilterns AONB would need to:

AONB or its setting. The exceptional
landscape value of the AONB, and the

•

Conserve and where possible

need for its protection, suggests that

that encroach out into the countryside. Near to the settlement edge the topography is

enhance, the natural beauty of

undesignated sites with potential for

flatter and there are no public footpaths giving access. A lost historic field boundary and

the Chilterns AONB

residential development should be

‘The settlement edge is weak on this side, broken by outbuildings and a salvage yard

the existing rear boundaries of the salvage yard and outbuildings combine to offer a
logical extent to a settlement extension’.

considered first.
•

Be appropriate to the economic
and social wellbeing of the local

The description for SSC0035 references the flat, open, arable farmland located to the

communities within the AONB, or

south-western edge of Stokenchurch and southern side of the M40. There is no public

to promote the understanding or

access but a footpath runs along part of the northern boundary connecting with the M40

enjoyment of the AONB

footbridge. The site boundaries are formed by a variety of closed and open fencing,
hedges and outbuildings. The eastern boundary is open following the line of a former

•

Deliver the highest quality design

historic field boundary. The visual and landscape sensitivity is described as low due to

which respects the natural

the influence of adjacent development, noise from the M40, the containment in wider

beauty and built heritage of the

views due to woodland, and glimpsed views from the Chiltern Way. Despite the shared

Chilterns and enhances the

physical characteristics with the wider countryside the poor settlement edge leads to a

sense of place and local

medium/low wider landscape sensitivity. This combined with a medium/high landscape

character.

value leads to a medium/high landscape capacity.
The NPPF states that ‘great weight should be
The potential impacts of housing on the site are:

given to conserving landscape and scenic beauty
in National Parks, the broads and AONB, which

•

Reduction of characteristic landscape feature (agricultural field)

•

Replacement of historic field boundary on eastern side

have the highest status of protection in relation to
landscape and scenic beauty.’
It is recognised that this site is influenced by
surrounding urban development. However,
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•

Unlikely to impact on views from the wider AONB

•

Some effect on views from PRoW to south-east and north

•

Loss of part of a characteristic field in AONB

development would still be cutting into the AONB
and would have an urbanising influence on the
surrounding designated landscape.

Site SSC0037 is a salvage yard which is also described to have a medium/high
landscape capacity. The site is described as incongruous with adjacent land uses,
heavily influenced by urban fringe uses and is not an important part of the adjacent wider
landscape into which it protrudes. There are similar conclusions reached in the
assessment, with additional effects highlighted referencing an increase in evening
activity and lighting.

Landscape
Character

he site is located with ‘LCA 16.1 Stokenchurch Settled Plateau’ in the Wycombe District

Development would result in the loss of an

Development within the Holtspur Avenue

Landscape Character Assessment. The key characteristics include:

characteristic agricultural field that is connected to

site would be contained within an

the wider rural landscape.

existing framework of residential

•

A mosaic of arable fields, rough grazing, paddock and pasture are

development and roads which therefore

defined by hedgerows and wooden fencing, and interlocked with areas

gas a reduced connection with the wider

of woodland which create a landscape of both openness and

rural landscape.

enclosure. Smaller fields of paddock are often closely associated with
settlement edge.
•

Settlement is concentrated in the north and south of the area, at
Stokenchurch and Lane End, respectively. Modern development
dominates these villages. Smaller rural villages, and isolated properties
/farmsteads, with a strong historical character, are dispersed along
roads.

•

Pre 18th century irregular field enclosures and 20th century enclosures
dominate, with areas of 19th century enclosure and extended fields.
Extensive boundary loss is often closely associated with development.
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•

Limited rights of way network and few roads away from main transport
corridors. Small rural roads and lanes are often lined and enclosed by
hedgerows. The M40 cuts through the landscape, creating a noticeable
audible and visual impact.

•

Views are often confined by woodland, with some long views across
open fields to a wooded or open skyline. Important views across the
Hambleden Valley,

•

A simple and legible landscape, with a tranquil character away from
settlement areas and transport corridors.

The strength of character and intactness is described as moderate. The landscape
character assessment identifies Landscape Guidelines. The following are considered
relevant to development within the Land between Chalky Field and Marlow site:
•

Promote appropriate management of arable farmland, rough grazing,
pasture and paddock, to help generate a wildlife rich habitat, and
visually attractive landscape

•

Conserve common land and common edge settlement, and ensure
proper management of these spaces. Conserve the loose settlement
character preventing infilling and nucleation

•

Maintain the rural character of roads, avoiding road improvements (e.g.
widening) which would alter their character.

Visual
Amenity

The AONB assessment states that there are views towards the site from the Chiltern

The eastern boundary of the site is open which

Views of development within the

Way to the south and near Coopers Court Farm.

would result in prominent visual effects on views in

Holtspur Avenue site would be seen in

the short term while any new boundary planting is

context with the existing framework of

establishing.

roads and development. The
Stokenchurch site is connected to the
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Green
Infrastructure

The guidance for Policy HW16 states that appropriate boundary landscaping must be

In views from the footpath to the north, open

settlement edge but is also open to the

agricultural fields would be replaced with

surrounding rural landscape to the east,

residential development.

within the wider AONB.

N/A

There would be minimal loss of existing

provided. Policy DM34 in the draft Local Plan states that all development is required to

landscape features to accommodate

protect and enhance green infrastructure features and networks both on and off site. A

development within the Holtspur Avenue

requirement includes the need for all out of town centre sites over 0.5ha need to achieve

site.

a future canopy cover of at least 25%.
Both sites provide the opportunity to
The guidelines for development in the AONB assessment include the need to:
•

Establish native hedgerow and tree planting along eastern boundary to
reinstate historic field boundary and provide screening from PRoW in
south east.

•

Create safe and pleasant pedestrian link to footbridge linking with
centre of Stokenchurch

•

Investigate use of non-visually intrusive features to reduce noise
pollution from M40

•

Retain an undeveloped area adjacent to M40 as a buffer to the
motorway and for green infrastructure purposes

•

Enhance remaining boundaries with mixed native planting to contribute
towards creating/reinstating links with nearby hedgerows and ancient
woodland

•

Provide tree planting through site to provide setting for housing and
help diversify habitats
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enhance Green Infrastructure.

Contact
Isabel Jones
isabel.jones@turley.co.uk
19 November 2017
SEGR3001
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