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Introduction
I wish to appear before the Inspector in order to reinforce the points made in my submission referred to above by reference to a number of specific plans, images, photographs and drawings. These
concern issues connected with the essential landscape character and how it should influence the proposed Princes Risborough zone for expansion. Many of the issues that I wish to draw particular
attention to the Inspector are pertinent to both Matter 5 (Natural, Built and Historic Environment) and Matter 8 (Development Framework – Princes Risborough) since the landscape context is closely related to and should inform the Development Framework, which should be a direct response to the site-specific sensitivities.

Matter 5
Analysis undertaken in studies commissioned by WDC quantify aspects of the natural, built and historic environment in relation to Princes Risborough and its setting. The policies put forward are
generic in their nature and therefore not sufficiently robust to ensure that proposals coming forward within the Princes Risborough Expansion zone can be made to mitigate against adverse impacts
on the landscape. This also applies to the Alscot Conservation Area. The risk of adverse impacts is enhanced simply because the expansion area is located outside the AONB and the Green Belt from
which it is acutely and critically visible in both the fore-ground and mid-ground of nationally important and panoramic views. I wish to assist the Inspector in understanding the important and special quality of the natural environment and setting of the expansion zone’s location and to stress the importance that the Inspector witnesses in person key views of the site from surrounding receptors to appreciate its unique character. In particular the views of national importance at Whiteleaf Cross and Brush Hill should be visited when visibility is good, together with views back to Princes
Risborough from the Longwick ridge. I wish to draw to the attention of the Inspector such special characteristics that should inform the development area by reference to the following illustrations;
Illustrations:
Key Views in from AONB – Location Plan
View from Whiteleaf Cross
View from Brush Hill
Key Views from Longwick Ridge – Location Plan
Views from Longwick Ridge
I refer to policy CP10 in which there is no reference to nationally important views, which is of critical importance in the case of development at Princes Risborough. The implication of this omission
is that the need for an exceptionally high provision of tree planting in the Expansion Zone may not be fully recognised and consequently challenged, and not carried out needing as it would a departure from the norm in terms of deployment and planning in of space for large trees. The following illustrations demonstrate in verified view form differing percentages of tree provision;
Illustrations:
View from Whiteleaf Cross - J Eyre/EDCO with WDC Masterplan (version 1 - full tree coverage)
View from Whiteleaf Cross - J Eyre/EDCO with WDC Masterplan (version 2 - reduced tree coverage)
View from Whiteleaf Cross - WDC Concept Plan, Reg 19 version (reduced tree coverage)
View from Brush Hill - J Eyre/EDCO with WDC Masterplan (version 1 - full tree coverage)
View from Brush Hill - J Eyre/EDCO with WDC Masterplan (version 2 - reduced tree coverage)
View from Brush Hill - WDC Concept Plan, Reg 19 version (reduced tree coverage)
I refer also to Policy DM32 Point 3. Without sufficient density of tree planting, organised broadly in lines that follow the contours the new development envisaged in the Expansion Zone would have
a significant adverse impact on the Nationally important views and would in our opinion be unacceptable. This is exacerbated by the fact that all the land west of Crowbrook Stream corridor is inclined towards the viewpoint. The effect on the long range (30 miles or more) view of fields going off into the distance could be severely compromised. Currently Princes Risborough is largely in the
immediate foreground but does not dominate as the eye is drawn into the middle distance and beyond.

Matter 8
I wish to explain by reference to the masterplanning work undertaken by David Coomes and myself in partnership with WDC how the development needs to respond to the topography and the nationally important views and that this need not conflict with other principles of good design. Accordingly in our plan housing is arranged where possible to be predominately aligned with the contours and to respect existing hedgerows. This arrangement allows zones for higher density tree planting to create an overall “woodland on a low hill” effect. Without this high level of tree planting
being directly secured through explicit policy requirements the expansion zone will be unduly prominent in the nationally important views.
Illustrations :
WDC Concept Plan - Feb 2016
WDC Concept Plan, Reg 19 version - Oct 2017
Masterplanning by J Eyre/EDCO with WDC - Contours and Built Development
Existing Network of Hedgerows and Trees
Masterplanning by J Eyre/EDCO with WDC - Proposed Masterplan
Masterplanning by J Eyre/EDCO with WDC - Proposed Tree Coverage
Additional Illustrations as referred to above regarding Matter 5.
In my original submission I referred to proposed alterations to policies PR4 and the ambiguity and risks associated with Policy PR4. At the examination I wish to present the case for a better
road alignment which will have less adverse impacts on noise, amenity and visual intrusion in the Crowbrook Stream Corridor and in nationally important views. In addition, I challenge the idea
of fixing the site of the school on the North side of Longwick road in the position shown on the concept plan. This will be supported by reference to the following plans and drawings, including
plans referred to above.;
Illustrations:
Proposed Alignment of Link Road - Masterplanning by J Eyre/EDCO with WDC
Proposed Alignment of Link Road - Masterplanning by J Eyre/EDCO with WDC - Section A
Proposed Alignment of Link Road - Masterplanning by J Eyre/EDCO with WDC - Section B
Proposed Alignment of Link Road - Comparison
View of Field adversely affected by WDC Reg 19 road proposal
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KEY VIEWS IN FROM THE AONB
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• There are two critical view points, from Whitleaf Cross and Brush Hill, both of which are
on the top of the escarpment of the Chiltern
Hills, elevated some 130m above the site,
over a distance of approx 2,000m.
• The views from these two vantage points
are of very high quality, and of considerable
distance across the Vale of Aylesbury looking
north and west.
• Assimilation of development within the Expansion Area in these views is a critical exercise. This needs to be checked via verified
views and by photo-real visualisations of the
proposed layout of both buildings and trees
so as to ensure that visual impact from the
AONB is minimised.
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Whiteleaf Cross
Princes Risborough
Town Centre
Brush Hill

AONB

A4010 to High Wycombe
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VIEW FROM WHITELEAF CROSS
EXISTING

• This is the existing view from Whiteleaf Cross

2

VIEW FROM BRUSH HILL
EXISTING

• This is the existing view from Brush Hill
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KEY VIEWS FROM LONGWICK RIDGE
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• For Views 1 and 2, see page 5
• For View 3, see page 22
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Whiteleaf Cross
Princes Risborough
Town Centre
Brush Hill

AONB

A4010 to High Wycombe
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VIEWS FROM LONGWICK RIDGE TOWARDS
CHILTERNS ESCARPMENT (AONB)

VIEW 1

VIEW 2
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VERIFIED VIEW FROM WHITELEAF CROSS
SHOWING DEVELOPMENT AS PER MASTERPLAN
BY J EYRE & EDCO DESIGN, IN PARTNERSHIP
WITH WDC
VERSION 1

• This shows the view from Whiteleaf Cross
with development as per the masterplan proposal by J Eyre & EDCO Design, in partnership
with WDC. See plan on page 16.
• This shows the high percentage of tree coverage proposed on the plan. See pages 16 and
17.
• The arrow indicates an area of greenery in
the view. Retaining this area of greenery is
vital in maintaining the depth of the view. It
provides a critical “green stepping stone” between the fore-ground, the mid-ground and
the horizon. It allows the countryside to run
harmoniously into the proposed new expansion of suburbia.
• The same green area is shaded in red on the
plan below.
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VERIFIED VIEW FROM WHITELEAF CROSS
SHOWING DEVELOPMENT AS PER MASTERPLAN
BY J EYRE & EDCO DESIGN, IN PARTNERSHIP
WITH WDC
VERSION 2 (reduced tree coverage)

• This shows the view from Whiteleaf Cross
with built development as per the masterplan proposal by J Eyre & EDCO Design, in
partnership with WDC. See plan on page 16.
• However, on this version, the proposed tree
coverage has been reduced by two thirds
which is more realistic.
• This illustrates that a reduction in tree coverage will have a significant negative effect on
the visual impact in the view.
• The arrow indicates the area of greenery
which should be retained.
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VERIFIED VIEW FROM WHITELEAF CROSS
SHOWING DEVELOPMENT AS PER WDC
LOCAL PLAN REG 19 VERSION (OCT 17)

• This shows the view from Whiteleaf Cross
with development as per the WDC Local Plan
Regulation 19 version. See plan on page 13.
• The tree coverage is the same as on the
previous page, ie it is a two thirds reduction
from the full extent of tree coverage proposed on the J Eyre / EDCO Design masterplan.
• The arrow indicates where the area of greenery shown on the previous page has been
lost to built development under the WDC
Local Plan Regulation 19 version. As a result,
depth is lost in the panoramic view - the difference is small but very significant.
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VERIFIED VIEW FROM BRUSH HILL
SHOWING DEVELOPMENT AS PER MASTERPLAN
BY J EYRE & EDCO DESIGN, IN PARTNERSHIP
WITH WDC
VERSION 1

• This shows the view from Brush Hill with
development as per the masterplan proposal
by J Eyre & EDCO Design, in partnership with
WDC. See plan on page 16.
• This shows the high percentage of tree coverage proposed on the plan. See pages 16 and
17.
• The arrow indicates an area of greenery in
the view. Retaining this area of greenery is
vital in maintaining the depth of the view. It
provides a critical “green stepping stone” between the fore-ground, the mid-ground and
the horizon. It allows the countryside to run
harmoniously into the proposed new expansion of suburbia.
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VERIFIED VIEW FROM BRUSH HILL
SHOWING DEVELOPMENT AS PER MASTERPLAN
BY J EYRE & EDCO DESIGN, IN PARTNERSHIP
WITH WDC
VERSION 2 (reduced tree coverage)

• This shows the view from Brush Hill with
built development as per the masterplan proposal by J Eyre & EDCO Design, in partnership
with WDC. See plan on page 16.
• However, on this version, the proposed tree
coverage has been reduced by two thirds
which is more realistic.
• This illustrates that a reduction in tree coverage will have a significant negative effect on
the visual impact in the view.
• The arrow indicates the area of greenery
which should be retained.
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VERIFIED VIEW FROM BRUSH HILL
SHOWING DEVELOPMENT AS PER WDC
LOCAL PLAN REG 19 VERSION (OCT 17)

• This shows the view from Brush Hill with development as per the WDC Local Plan Regulation 19 version. See plan on page 13.
• The tree coverage is the same as on the
previous page, ie it is a two thirds reduction
from the full extent of tree coverage proposed on the J Eyre / EDCO Design masterplan.
• The arrow indicates where the area of greenery shown on the previous page has been
lost to built development under the WDC
Local Plan Regulation 19 version. As a result,
depth is lost in the panoramic view - the difference is small but very significant.
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Higher density housing
Medium density housing

WYCOMBE DISTRICT COUNCIL CONCEPT PLAN
Draft Plan Consultation Document - Feb 2016

Low density housing
Employment area
Primary school 1FE/2FE
Local centre
Existing developed areas
Retail / Mixed uses
Local open space
Strategic open space
Nature conservation area

• The Drawing shows the Princes Risborough
Town Plan - Draft Plan Consultation Document February 2016.
• Critically, the Crowbrook Stream Corridor
including the Kingsmead Meadow LWS and
Longwick Bog LWS is defined as a Nature
conservation area which unifies the development.

Local Wildlife Sites
Lower Icknield
Flood plain
Surface water flooding
Watercourse
Conservation Areas
Existing (and realigned)
right of way
Proposed foot / cycle path
Existing green spaces
Existing hedgerows
Railway line
Proposed new road
Wider relief road option
STW Sewage works
Area of uncertainty
Foot bridge
Subway
Primary School
Secondary School
Fire Station
Police Station
GP’s Surgery
Community Centre
Library
Local Centre
Public House
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Higher density housing
Medium density housing

WYCOMBE DISTRICT COUNCIL CONCEPT PLAN
Regulation 19 Publication Version - Oct 2017

Lower density housing
Employment area
allocated/reserved
Primary school 2FE
Local centre
Green Belt & AONB
Approved residential
development
Neighbourhood &
strategic open space
Nature conservation area
Local Wildlife or biological
notification site
Lower Icknield
green buffer
Allotments
Conservation Areas
Existing developed areas
GP Surgery
Flood plain & surface
water flooding
Watercourse
Culverton Mill Corridor
Proposed foot / cycle path
Existing/realigned right
of way
Connection to
countryside
Existing hedgerows
Green Corridor
Railway Line
Indicative new road
Sewage treatment works
Odour buffer
Rail station
Footbridge over rail line
New foot/cycle path
through underpass
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MASTERPLANNING UNDERTAKEN BY J EYRE &
EDCO DESIGN, IN PARTNERSHIP WITH WDC

N
• This plan shows the existing contours and the
proposed built development.
• The housing layout follows generally the
contours and therefore preserves the valley
form which is subtle but key to the character
of the landscape.
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EXISTING NETWORK OF HEDGEROWS AND TREES

N
The Existing Vegetation within the Expansion
Area mainly comprises:
• Isolated Mature Oak Trees
• Willow Trees along the Crowbrook Stream
Corridor
• Woodland at Alscot Lodge
• Woodland adjacent to the Kingsey Cuttle
Brook
• Hedgerows of varying types which are degenerating or in need of maintenance/ replanting.
• Vegetation at Longwick Bog

Typical Hedgerows
(degenerating)

Woodland at
Alscot Lodge

Longwick Bog

Willows

The masterplanning work undertaken by J Eyre
& EDCO Design, in partnership with WDC
proposed to retain/enhance the majority of
the existing hedgerows and trees as a means
of governance for development, ie as a framework for the proposed layout.

Oak

Woodland
Planning Permission for 96
Dwellings granted 31.03.16,
ref:15/07349/FUL (Former Leo
Laboratories site)
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PROPOSED MASTERPLAN BY J EYRE &
EDCO DESIGN, IN PARTNERSHIP WITH WDC
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• The built layout is in response to the contours
and the field pattern.
• There is a provision of trees to an unusually high
degree, to mitigate the effects of the built proposal.
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PROPOSED MASTERPLAN BY J EYRE &
EDCO DESIGN, IN PARTNERSHIP WITH WDC

N

PROPOSED TREE COVERAGE - SITE WIDE
• It is proposed to expand the existing woodland at Alscot Lodge across much of the site
so that the development is part of a large
new woodland, carefully woven within it.
• A large number of trees are proposed, and
their end state canopies (10 years +) are illustrated on this plan.
• The proposals developed here exclude any
allowance for planting in private gardens as
this cannot be guaranteed.
• The average mature tree canopy cover within
the proposed housing areas (excluding gardens) is in excess of WDC’s guideline of 25%
(which includes gardens).
• Such a large scale landscape proposal requires commitment and ongoing management and maintenance over the years to
ensure that long term trees as shown reach
their full maturity.
• The quantum and regularity of tree planting
needed to make this development proposal
sustainable as shown would require an overarching commitment from WDC and the year
on year delivery of management and maintenance. This would require thinking and delivery “outside of the box” which is unlikely to
occur.
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New Link Road joins
existing Lower Icknield Way

0.5m Contours shown.
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New Link Road

Expansion Area Boundary
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Longwick Bog

New Low Road Bridge

EXISTING CONTOURS AND PROPOSED
ALIGNMENT OF NEW LINK ROAD AS PER
MASTERPLANNING WORK UNDERTAKEN BY
J EYRE & EDCO DESIGN, IN PARTNERSHIP WITH
WDC

• Within the yellow ellipse, the road has been
routed outside of the Crowbrook Stream
Corridor and its sensitive valley topography
so as to minimise noise, air pollution and
its general influence within the Crowbrook
Valley.
• By locating the road along the top of the
ridge, its noise and air pollution will dissipate more sustainably to the north and
west which is far more open, and not concentrated into the smaller scale valley of the
Crowbrook Stream Corridor.
• The topography needs to be critically arranged where the road runs along the ridge
line. See Sections A and B on pages 19 and
20.

Odour Contour
(as provided by
WDC)

New Widened Bridges
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SECTION A-A
5m Front Garden

proposed
leaf protected by
Views From White
ed Views
- Subject to Verifi

1.5 m Foot path

2m Grass verge

5.5m Carriage way Two-Way

New Heath

2m Grass Verge

New Elevated View Point

2m Foot path

2m Foot path

2m Slopoing verge

3m Cycle path

2m Sloping Verge

3m Central Reservation

5m Carriageway

2m Sloping Verge

3m Shared Foot / Cycle

SECTION A-A

A
A

A
A

Landform

Existing Ground Level
2m

1.5m
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SECTION B-B
3m Shared Foot/Cyclepath

B

2m Grass verge

5m Carriageway, one way

Swale

3m Central Reservation

B

5m Carriageway, one way

3m Cyclepath

2m Footpath

SECTION B-B

B

B

5.5m Carriageway

Existing Ground Level

Centre of
Existing Hedge
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New Link Road joins
existing Lower Icknield Way

0.5m Contours shown.

WYCOMBE DISTRICT LOCAL PLAN
REGULATION 19 VERSION (OCTOBER 2017)
PROPOSED ROAD ALIGNMENT COMPARISON
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Link Road - J Eyre/EDCO
Expansion Area Boundary

Link Road - WDC Reg 19
Link Road - J Eyre/EDCO

Link Road - WDC Reg 19
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Longwick Bog

• The road in the location as per the WDC Reg
19 version (shown in blue) destroys the field
shaded in green, by running through the middle of it.
• This is very regrettable as the field has a
strong structure and excellent views. See
View 3 on page 22.
• It would be highly preferable to locate the
road away from this field, as per the alignment proposed by J Eyre/EDCO Design

Odour Contour
(as provided by
WDC)

New Widened Bridges
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VIEW OF FIELD ADVERSELY AFFECTED BY THE
WDC REG 19 PROPOSED ROAD ALIGNMENT

VIEW 3 - Location shown on page 4
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