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1. Introduction
1.1

This statement has been prepared on behalf of our Client, IM Land, in relation to
Matter 6 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. This
statement specifically addresses Issues raised by the Inspector under Matter 6 of the
Hearing Timetable which relate to the Inspector’s questions associated with the Green
Belt Sessions.
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2. Matters to be examined
Matter 6 ‐ Green Belt Session
Do the exceptional circumstances exist to justify the proposed revision of the Green
Belt boundaries and can the need for housing and employment development be
accommodated without releasing land from the Green Belt?
2.1

Yes. There are exceptional circumstances on account of the significant housing need
that is required to be accommodated across the District to 2031 that support the need
for releases to meet the full OAN. The constraints associated with AONB and Green
Belt designations have restricted the ability for the District to retain a five year supply.
As such, we consider it appropriate for this Local Plan to consider all site opportunities
within the Green Belt to meet housing requirements across the District through the
review of the Local Plan (para. 83 of the Framework).
Issue 1 ‐ Are the Green Belt Assessments (GB1 and GB2) soundly based, justified and
consistent with national policy?

2.2

In light of the above, and the questions being raised by the AVDC Inspector to the Local
Plan EiP on the approach to unmet need and the ability for AVDC to deliver such a
significant quantum of development over its plan period, we wish to continue to object
to the soundness of the methodology and findings of Green Belt Assessments Part 1
and 2. Our reservations were continually highlighted within our Regulation 18 and 19
representations.

2.3

A summary of our concerns over the Assessment is noted below:
Green Belt Part 1 Assessment (prepared by Arup)


The broad identification of ‘general areas’ extend to up to 1000ha is not
appropriate given it fails to assess smaller parcels adjacent to settlement
boundaries, also failing to identifying physical and permanent boundaries for
development parcels in line with paragraph 85 of the Framework;



The narrow focussed methodology of Green Belt reviews, ‘general areas’ close
to urban areas and in locations which would be logical well-placed urban
extensions to an existing settlement, are being disregarded on the basis that the
parcel of land contributes to at least one of five purposes of the Green Belt.

Green Belt Assessment Part 2 (prepared by WDC)
2.4

The initial Part 2 Assessment was prepared by WDC in 2016 (supporting the Regulation
18 Local Plan) enclosed at Appendix 1. Amendments were undertaken to the
Assessment to support the Regulation 19 Local Plan with limited justification for these
amendments which raises questions over whether the Green Belt Assessment has
informed appropriate site selection.
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2.5

Whilst this is partly due to the critique provided by Arup (Appendix GB3 of the Green
Belt Assessment Part 2) where a series of comments were raised to assist in refining
the methodology to accord with the Framework, there are a number of inconsistencies
with the approach being taken in the revised Green Belt Part 2 Assessment. These are
set out on page 22 (paras 6.27 ‐ 6.35) of our Regulation 19 Representations enclosed at
Appendix 2 for ease.

2.6

It would have been beneficial for Arup to have provided a further critique once the
Green Belt Assessment Part 2 had been finalised, and prior to publication for
consultation, in order to understand whether all matters were addressed. It is noted
that Green Belt Assessment Part 2 (2017) gives rise to inconsistencies with Green Belt
Part 1 which was prepared by Arup.

2.7

The above is also relevant given AVDC issued a Housing Capacity Study (August 2016)
to WDC on account of considerable questions being raised through AVDC’s Local Plan
consultations relating to whether it was appropriate for AVDC to be taking such a
significant quantum of WDC’s. AVDC state that local authorities including Wycombe
District, ‘will have to demonstrate that made every effort to bring forward sites for
housing development, despite the AONB and Green Belt designations’.

2.8

The Local Plan has failed to respond to AVDC’s request and does not demonstrate that
the sites proposed for Green Belt release are justified when considered against
reasonable alternative sites available within the Green Belt, nor that all sites have been
included.

2.9

Such a position undermines the Buckinghamshire authority MoU, and raises significant
questions over whether WDC has robustly considered opportunities for Green Belt
release.

2.10

In addition, we question the methodology to identifying growth contained with the
Green Belt Assessment Part 2 (2017). This states: ‘ (i) The location is capable of
contributing to sustainable development. This means it must be a logical extension to
an existing settlement in Tiers 1 – 4 as identified in the Settlement Hierarchy.
(Settlements in these tiers include all identified transport hubs).’

2.11

This position has not been reflected within the assessment of sites for Green Belt
release, and WDC has prioritised Green Belt release at the lesser sustainable locations
(inconsistent with para. 85 of the Framework) and in locations which are not
contiguous with existing settlements.

2.12

A summary of the sites proposed for Green Belt release is noted below:
Proposed Allocation for Green Belt
release

Settlement Hierarchy Position

High Wycombe Air Park

Allocations not adjacent to a defined
settlement. A ‘hole’ in the Green Belt.

Marlow Bottom

Tier 3 (Marlow Bottom)

Hollands Farm

Tier 2 (Bourne End)
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2.13

Land at Amersham Road

Tier 1 (High Wycombe)

Sidney House, Lane End

Tier 3 (Lane End). Within the AONB

Clappins Lane, Naphill

Tier 3 (Naphill). Within the AONB

Greens Farm, Glynswood

High Wycombe (Tier 1). Within the AONB.

Land off Seymour Court Road, Marlow

Marlow (Tier 2). Within AONB.

We do not consider that the Green Belt Assessments meet the requirements of the
Framework should be considered in line with our response to Matter 1.
a) Can the need for housing and employment development be accommodated on
deliverable sites within settlement without releasing land from the Green Belt?

2.14

No. The adopted Development Plan was reliant on the delivery of reserve sites outside
the development boundary at High Wycombe to meet its needs. These have still stalled
despite release a number of years ago.

2.15

It is considered that there are limited opportunities within existing settlements for
further development, especially given competing uses and the need to ensure a
balanced community within town centres. WDC is supported in its approach to
considering growth beyond existing settlement boundaries. However, WDC has failed
to consider appropriate land for Green Belt release in light of the requirements
contained within the Framework – this includes our clients site
b) Has the capacity of areas within settlement to accommodate growth been robustly
assessed and what were the conclusions?

2.16

No. As per our response to Matter 1: Issue 6, the Council has not considered the
greater growth opportunities at the higher tier settlements for Green Belt release given
paragraph 84 of the Framework states ‘When drawing up or reviewing Green Belt
boundaries local planning authorities should take account of the need to promote
sustainable patterns of development’.

2.17

It is somewhat concerning that the Council has stated in the Green Belt Assessment
Part 2 that in considering reasonable alternatives to meet its OAN, “the Council has
sought to prioritise development potential outside of the Green Belt in preference to
releasing Green Belt land. A wide range of sources of supply and locations have been
assessed”. This includes (our response in red):
(i) Making effective use of brownfield land through a identifying a wide range of
sites, including sites in employment use that no longer fulfil an economic role,
and the scope for intensifying employment uses on existing sites elsewhere
through regeneration and reinvestment.
(ii) The use of surplus public sector land, including land in the Council’s
ownership. - A number of the sites proposed for Green Belt release are public
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sector land for which Green Belt release is not supported by the Council’s
evidence base.
(iii) Redevelopment proposals of former public sector and housing association
housing stock – estate renewal.
(iv) Reviewing the density assumptions for sites, both brownfield and greenfield,
to ensure they are optimised, whilst properly taking into account site constraints
and local context. - We have raised questions over the densities for PDL sites
within Matter 3.
(v) Appropriate growth in villages in the Chilterns Area of Outstanding Beauty
(beyond the Green Belt) - There are outstanding objections to major
development within the AONB by the Chiltern Conservation Board with
development at Tier 3-6 settlements.
(vi) Through the Duty to Co-operate working with less constrained adjoining
authorities to seek an agreement on the potential for un-met housing needs to
be accommodated.” - The Buckinghamshire MoU has been agreed without
WDC fully considering all development options and applying its Green Belt
Assessment Part 2 consistently before agreeing to this position.

2.18

It is considered that Green Belt release is required and we support the Council’s
position that there is insufficient land within existing settlements to accommodate its
OAN. However, we question whether the sites identified for release are the most
appropriate and align with the requirements of the Framework (as below).
c) How were the removal sites identified and assessed?
d) Was an assessment undertaken of the contribution of each of the removal sites to
the Green Belt purposes and what were the conclusions?

2.19

Despite our reservations on the soundness of Part 1 and our objections to the
assessment of our Client’s site assessment by WDC, Arup suggested the following sites
for further consideration:
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2.20

We note that Part 1 did not consider that any sites scored weakly against the purposes,
thus further consideration was given to site with medium or strong functions.

2.21

We question why sites that scored strongly were recommended for consideration
rather than those that scored ‘medium’ ‐ especially in the absence of a detailed Green
Belt Assessment for smaller parcels that have been actively promoted through the
Local Plan (thus considered available and deliverable over the plan period).

2.22

We have set out below a review of the sites scoring ‘medium’ ( see Appendix 3),
although continue to maintain reservations about the methodology with the Part 1
Assessment.

2.23

Part 1 does not identify why some of these medium sites were not ‘recommended sites
for further considerations’ given some do benefit for weakly performing sub‐areas. We
consider WDC should have re‐considered these sites more robustly in response to the
Aylesbury Capacity Study (2017).

2.24

Of note, is parcel 55 which in fact scores ‘strongly’ by WDC Part 2 Assessment (2017)
and ‘medium’ by Arup (GB1) ‐ extract enclosed at Appendix 4 including a critique of
our Client’s Green Belt Assessment by WDC. This position is considered contradictory
given the site abuts a Tier 1 settlement with strong permanent boundaries, with the
assessment not consistent with sites proposed for Green Belt release.
Green Belt Assessment Part 2
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2.25

In contrast, Part 2 (Reg 18) discounted a number of Arup’s sites and chose to identify
sites based on ‘developer promoted sites’ and ‘wider sense check sites’, despite not
being supported by the Part 1 Assessment. Whilst the Council states that these sites
were in line with paragraph 84 given they were ‘land parcels adjoining urban areas’
(page 14), this is not the case for the following:


Wycombe Air Park 1 and 2 ‐ not adjacent to an existing settlement (Part 2:
Stated not exceptional circumstances for removal).1



Land adjoining High Heavens ‐ not adjacent to an existing settlement (( Part 2:
Stated not exceptional circumstances for removal)

2.26

Of developer promoted sites, a raft of sites were excluded from assessment due to
being with Tier 5 and 6 settlements ‐ despite the above sites not abutting an existing
settlement. In addition, not all HEELA sites were included within the Part 2 Assessment
(2016).

2.27

It is clear that questions still arise over the following in light of failings within the
methodology within the GB2 (2016) and GB2 (2017):


Justification for the allocation of the Air Park and High Heavens which is not
supported through the evidence base;



Justification for Green Belt release at lower tier settlement contrary to
paragraph 85 of the Framework with limited assessment of sustainability of the
sites;



Identifying a larger proportion of the sites at lower tier settlements constituting
‘major development within the AONB’ an d Green Belt; and



The lack of consideration for any other sites that were promoted through the
2017 version despite objections to the methodology and the needs to robustly
consider all Green Belt sites following the Housing Capacity Study (2016).
Similar sites continued to be proposed for allocation through the Regulation 18
and 19 consultations despite further information being submitted on sites for
consideration.

Overall approach to Green Belt Part 2
2.1

A further key concern is that the Green Belt assessment has been undertaken in
isolation to the wider evidence base with no consideration of the Sustainability
Appraisal, landscape evidence or settlement hierarchy informing the decisions that
WDC has taken to inform its spatial strategy. Please see response to Matter 1.

2.2

We consider this raises similar concerns as those that arose during the Joint Cambridge
City and South Cambridgeshire Local Plan Examination (Preliminary findings at
Appendix 5) which relating to the whether the underling strategy was promoting

1

Question whether these sites are directly adjacent to the settlement of Booker (Tier 5) within
the Green Belt Assessment (2016).
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sustainable patterns of development. The Inspector concluded: “…we have found it
difficult to understand how the various dimensions of sustainable development were
assessed in accordance with the requirements of paragraph 85 of 20 the National
Planning Policy Framework … Bearing in mind the conclusions of the SDSR [Sustainable
Development Strategy Review] and the apparent shortcomings of the Green Belt
Review, we have significant concerns regarding the robustness of the SEA/SA process.”
2.3

This case clearly demonstrates that Inspector’s expect local authorities to fully consider
paragraphs 84 and 85 of the NPPF, and ensure that the plan making process is
reflective of ensuring that the delivery of sustainable patterns of growth is the main
priority when determining the most appropriate spatial strategy.

2.4

As such, Green Belt Reviews should not be solely based on reviewing existing
boundaries, but more robust approach to identifying Green Belt boundaries to satisfy
paragraph 85 of the NPPF once the need assessment findings are known. Green Belt
reviews should be undertaken in the context of a sustainability appraisal bearing in
mind that Green Belt is only one of a number of range of technical constraints, albeit
one to which significant weight should be afforded, that can influence a spatial
strategy. Green Belt is a spatial policy and planning designation that does not
contribute to delivering sustainable development in itself, but more should be a
consideration in identifying sustainable patterns of growth. WDC has failed to do this
through its plan making process.

Issue 2 ‐ Is the approach to amending Green Belt boundaries to release sites for
development soundly based and is it consistent with the conclusions of the review in respect
of their contribution to Green Belt purposes?
2.5

Given the NPPF at paragraph 83, as supported by numerous appeal decisions, sets out
that Green Belt boundaries should ‘only be altered in exceptional circumstances,
through the preparation or review of the Local Plan’, the preparation of a Local Plan is
the most appropriate mechanism in which to comprehensively review the Green Belt
boundary.

2.6

As above, the Council’s spatial strategy and Green Belt releases are unsound when
considering the sites proposed for Green Belt release against the purposes and the
requirements of the Framework, and the Plan’s allocations are inconsistent with the
Green Belt Review process, which is itself flawed.

Issue 3 ‐ Do the exceptional circumstances exist to justify the proposed revision of the Green
Belt boundaries?
2.7

As noted at paragraph 2.1 there are strategic exceptional circumstances to warrant
Green Belt release on the basis that a comprehensive review of all Green Belt
boundaries is undertaken. We question whether local exceptional circumstances exist
for the release of individual sites on the basis of a flawed evidence base and a lack of
technical evidence. The Council has failed to consider all reasonable alternatives
through its evidence base.

Issue 4 ‐ What are the exceptional circumstances, as required by the NPPF paragraphs 79 –
86, that justify the Plan’s proposed revision of the boundaries of the Green Belt?
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2.8

As stated above, we consider the Council should provide local exceptional
circumstances for each site proposed for release on account of the flawed evidence
base supporting the Local Plan. Overall, we consider the plan unsound on the basis of
Green Belt consideration in line with paragraphs 79‐86 of the Framework as follows:


The Green Belt Assessment Part 2 fails to consistently and robustly apply its
methodology to reviewing sites against the five purposes under paragraph 80
especially with regard to ‘Wider Sense check sites’ or ‘Developer promoted
sites’, of which some conclusions are contrary to Arup’s recommendations;



Little weight has been given to sites with permanent boundaries on the basis of
physical infrastructure (i.e. M40): (paragraph 83)



Failed to consider robustly all sites promoted through the Local Plan to ensure
that all Green Belt options are exhausted in line with the AVDC Housing
Capacity Study and to ensure that the ‘boundaries are capable of enduring
beyond the plan period’. WDC currently anticipate an early review ‐ how will
any additional needs be accommodated? (paragraph 83)



No weight given to the location of sites adjacent to the highest tier
settlements, with the majority of Green Belt release at Tier 3 or below, or as
‘holes’ in the Green Belt. The spatial strategy fails ‘to promote sustainable
patterns of development’ demonstrated by the lack of consistency between
the SA and the Green Belt Assessments (paragraph 84);



When assessed against paragraph 85, the Plan is unsound as follows:
‐ The plan’s spatial strategy fails to deliver sustainable development;
‐ The plan failed to consider Arup’s Part 1 Assessment and overlooked sites
where Green Belt release would be appropriate;
‐ WDC consider that it cannot meet its OAN (despite evidence to the contrary)
and has not considered whether ‘safeguarded land’ would be appropriate
‘between urban areas and the Green Belt’ at the higher tier settlements to
meet long‐term development needs ‐ especially given WDC perception that it
cannot accommodate its full OAN;
‐ The reliance on a five year review and the potential implications arising from
the AVDC Examination, the Plan is not sufficiently robust to demonstrate that a
further Green Belt review will not be required early within the plan period; and
‐ WDC lack consistency in how readily recognisable and likely permanent
boundaries are considered within its Assessments, undermining its conclusions
on site’s for Green Belt release.
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(2016)
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Introduction
Purpose of the Green Belt Assessment
The fundamental purpose of the Green Belt assessment is to test whether Green
Belt land is still meeting its purposes as defined by national policy and to identify
whether exceptional circumstances exist to warrant the removal of land from the
Green Belt to assist meeting housing and other development needs in the interest of
sustainable development. Following on from a Part 1 strategic county wide
assessment of the Green Belt across Buckinghamshire undertaken by consultants
Arup, this Part 2 report assesses a number of sites in more detail both in terms of
their performance against Green Belt purposes but also an initial assessment of their
development potential.
This is a draft report to accompany the consultation on the draft Local Plan and we
welcome comments on the report by 8th August 2016. The report will be finalised and
issued to accompany the pre-submission version of the Plan, scheduled to be
published in January 2017.

Context
The Buckinghamshire Housing and Economic Development Needs Assessment
(HEDNA) (January 2016) identifies an objectively assessed housing need for
approximately 50,000 new homes over the next 20 years for the Buckinghamshire
Housing Market Area (Aylesbury Vale, Chiltern, Wycombe and South Bucks
Districts). Need for approximately 20,000 homes have been identified in Aylesbury
Vale, 15,000 houses in Chiltern and South Bucks districts and a further 15,000 in
Wycombe District. Land in the south of the county, mainly within Chiltern, Wycombe
and South Bucks, is constrained by large areas of the London Metropolitan Green
Belt, resulting in these districts being unable to meet their full objectively assessed
housing need. The land within the Green Belt is therefore being considered as an
option to identify whether there are any development opportunities, whilst taking into
account national policy for the protection of these areas. Housing needs should be
met within the Housing Market Area. Therefore this is an important option to assess
for meeting housing needs locally.
Paragraphs 79 - 85 of the NPPF set out the Government’s policy for the Green Belt
and for the review of Green Belt boundaries.
The national Planning Practice Guidance (PPG) reiterates the importance of the
Green Belt acknowledging that Green Belt may affect the ability of an area to meet
housing need. The following paragraphs are central to a Green Belt Assessment:
Paragraph 044 Do housing and economic needs override constraints on the
use of land, such as Green Belt? – ‘The NPPF should be read as a whole:
need alone is not the only factor to be considered when drawing up a Local
Plan. The Framework is clear that local planning authorities should, through
[1]

their Local Plans, meet objectively assessed needs unless any adverse
impacts of doing so would significantly and demonstrably outweigh the
benefits when assessed against the policies in the Framework as a whole, or
specific policies in the Framework indicate that development should be
restricted’ (as it is with land designated as Green Belt). ‘The Framework
makes clear that, once established, Green Belt boundaries should only be
altered in exceptional circumstances, through the preparation or review of the
Local Plan.’
Paragraph 045 Do local planning authorities have to meet in full housing
needs identified in needs assessments? – ‘Assessing need is just the first
stage in developing a Local Plan. Once need has been assessed, the local
planning authority should prepare a Strategic Housing Land Availability
Assessment to establish realistic assumptions about the availability, suitability
and the likely economic viability of land to meet the identified need for housing
over the plan period, and in so doing take account of any constraints such as
Green Belt, which indicate that development should be restricted and which
may limit the ability of an authority to meet its need.’

How the Green Belt Assessment has been carried out
The assessment has been split into two parts:
Part 1 of the assessment has been carried out by planning consultants Arup
who were appointed by South Bucks District Council, on behalf of the four
Buckinghamshire District Councils and Buckinghamshire County Council. The
assessment considered 157 Green Belt General Areas as well as 14 nonGreen Belt General Areas against Green Belt purposes as defined in the
National Planning Policy Framework (NPPF)1, encompassing areas at the
edge of the Metropolitan Green Belt and four former areas of safeguarded
land in Wycombe District. The Methodology and Report for Part 1 is published
as part of a separate document2. It should be noted that this assessment did
not consider the development potential of sites or areas including other
planning and environmental constraints.
This report forms Part 2 of the Green Belt Assessment. Part 2 takes forward
‘general areas’ and ‘sub-parcel areas’ that have been identified in Part 1 of
the assessment as warranting further consideration for potential removal from
the Green Belt, plus smaller land parcels which have been promoted to the
Council for development and a series of ‘wider sense check’ sites identified by
Wycombe District Council. A joint methodology for Part 2 has been agreed
between the 4 districts and this is reproduced at Appendix 1.
1

NPPF, Paragraph 80
https://www.wycombe.gov.uk/pages/Planning-and-building-control/New-local-plan/New-local-plansupporting-evidence.aspx
2

[2]

Each site has been assessed according to the joint Part 2 methodology. The key
points of each site assessment are:
An initial Green Belt assessment comprising:
A score for each site against the following Green Belt purposes:
to check the unrestricted sprawl of large built-up areas;
to prevent neighbouring towns merging into one another;
to assist in safeguarding the countryside from encroachment;
to preserve the setting and special character of historic towns;
This utilises the same assessment approach and scoring system used
by Arup in the Part 1 assessment. An extract of this methodology is
included at Appendix 2. The key points of this are that each site is
scored 0 to 5 (weak to strong) against the purposes of including land in
the Green Belt. Sites which perform moderately or strongly (3 to 5) are
generally considered inappropriate for removal from the Green Belt.
An assessment of the strength and permanence of the new Green Belt
boundary that would be created if the site was removed from the Green
Belt. Taking account of policy set down in paragraph 85 of the NPPF,
boundaries that are weak or lack permanence should be avoided.
An assessment of the relationship between Green Belt land and nonGreen Belt land in the vicinity of the site. Small or disconnected parcels
of Green Belt land (or non-Green Belt land) should be avoided.
This initial Green Belt assessment will establish whether the site is capable of
being removed from the Green Belt. Sites will be considered capable of
removal from the Green Belt when they perform weakly against all of the
Green Belt purposes and the resultant boundaries and arrangement of Green
Belt land would be acceptable.
An initial planning assessment as to whether the site would generally be
developable if the site was removed from the Green Belt, taking account of
issues such as landscape impact and highways access, as well as heritage
and biodiversity designations, for example. At this stage an assessment of the
availability of the site has not been undertaken – for instance whether the
landowner would be willing to make the site available for development –
although many of the sites are being actively promoted for development which
gives some initial indication that they are likely to be available.
A consideration of whether exceptional circumstances are likely to exist for
each site. This is a matter of planning judgement in each case having regard
to whether a site is capable of being removed from the Green Belt and
[3]

whether the site would be developable. The relative scarcity of alternative
deliverable sites for different land uses will also be a factor, particularly with
regard to sites promoted for economic development.
Where the Council has concluded that exceptional circumstances may exist for the
removal of a specific site the assessment also includes the findings of an initial study
‘Development Capacity of Green Belt residential sites’.
The findings of these reports will help inform development capacity for the Local
Plan, building on what has already been identified through the draft Housing and
Economic Land Availability Assessments (HELAA). The combined Green Belt
Assessment for Parts 1 and 2 will provide an objective appraisal of all the existing
Green Belt land within Buckinghamshire – this draft Part 2 report just addresses the
sites considered in more detail in Wycombe District. Sites identified for proposed
release from the Green Belt will also be considered through the Sustainability
Appraisal process. This report is being published in draft at this stage to accompany
the consultation on the draft Local Plan in June – August 2016. It will be finalised to
accompany the publication of the Local Plan in January 2017 which will then be
submitted to the Planning Inspectorate in March 2017 for examination.
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Scope of Sites Assessed

Selection of Sites
This part 2 assessment considers 3 categories of sites:
Sub areas identified in the Part 1 Assessment
Developer promoted sites
Wider sense check sites

Summary and recommendations of the Part 1 Assessment
The results of Part 1 showed that whilst it is clear that the majority of the
Buckinghamshire Green Belt is performing an important role in terms of the NPPF
purposes and every General Area assessed was found to meet the NPPF purposes
to some extent, a small number were found to perform weakly or a sub part may be
performing weakly as Green Belt and have thus been recommended for further
[4]

consideration. The areas for further consideration are broadly be categorised as the
following:
Category 1: General Areas which score weakly overall against the NPPF
purposes (e.g. attain low scores across all criteria)
Category 2: Whole General Areas or clusters of General Areas which,
although medium or strongly scoring against the NPPF purposes, have
particular characteristics or synergies with neighbouring weaker General
Areas
Category 3: Medium or strongly scoring General Areas where there is clear
scope for sub-division to identify weakly performing ‘sub-areas’, including the
presence of boundary features which have the potential to be permanent and
recognisable
Category 4: Non-Green Belt General Areas which could be considered for
inclusion in the Green Belt.
Each Green Belt purpose has been scored against a criteria from 1 – 5, with 5
scoring the highest for meeting the Green Belt purposes. In concluding the overall
summary score for each General Area, where a score of 4 is given for any 1 of the
purposes, the overall summary is identified to score ‘strongly’. Where a score of 3 is
given for any one of the purposes, the overall summary is identified to be a ‘medium’
score. Where a score of 2 or less is given for any one of the purposes, the overall
summary is identified to score weakly. Only two of the strategic land parcels scored
weakly overall which were for parcels in South Bucks.
For Wycombe district seven sub-parcel areas (category 3) have been recommended
to be taken forward to stage 2 for further consideration (note that two of these subparcel areas fall within one of the larger parcels, area 58a).
For each General Area Part 1 of the report concluded a sub-area could be
considered to be performing more weakly compared to the wider General Area. The
key findings from Arup are summarised below:

[5]

RSA 4 – Culverton Hill
A very small identified area in the north of the parcel, RSA-4, is effectively ‘enclosed’
within the built-up area of Princes Risborough and its linkage to the wider
countryside is weakened as a result of Upper Icknield Way, which binds the area to
the south; while this is an un-made road, it still physically severs the link between
this area of land and the countryside beyond and could therefore check the outward
spread of the Princes Risborough / Monks Risborough large built-up area, thus
diminishing the role of the Green Belt here in preventing sprawl (Purpose 1). This
area makes no contribution to separation between settlements (physically and
visually separated from the area of the parcel separating Princes Risborough from
Lacey Green/Loosley Row) and would, if considered separately from the wider
General Area, make a lesser contribution to Purpose 3 as a result of its sense of
envelopment within the built-form of Princes Risborough (though the visual link with
the countryside to the south as a result of the steeply sloping topography should be
noted in any further consideration of this area).
Parcel 9a –South of Princes Risborough/Monks Risborough

Purpose 4 – to preserve
the setting of historic
towns
Overall Summary

330.1 Pass

Purpose 3 – to
safeguard the
countryside

Area (ha)

Wycombe

Purpose 2 To prevent
neighbouring towns from
merging

Local Authority

9a

Purpose 1 (b) to check
unrestricted sprawl

General Area

Purpose 1 (a) is the land
parcel on the edge of a
built up area?

Part 1 General Area Assessment

3+

3

4

0

[6]

Strong

RSA 5 RAF Walters Ash
The identified sub-area in the north-west, RSA-5, differs in character from the rest of
the parcel. It is effectively urbanised, containing substantial built-form associated
with the Walters Ash RAF Air Command, diminishing its openness and reducing its
connection with the wider countryside (Purpose 3). Though part of the Green Belt,
RSA-5 is visually and functionally linked to the settlement of Walters Ash / Naphill
and, considered alone, makes little or no contribution to preventing coalescence
between Walters Ash / Naphill and Lacey Green / Loosley Row (Purpose 2);
furthermore, sizeable separation would still be maintained.

Parcel 9g – Walters Ash

[7]

4

Purpose 4 – to preserve
the setting of historic
towns
Overall Summary

3

Purpose 3 – to safeguard
the countryside

0

Purpose 2 To prevent
neighbouring towns from
merging

Fail

Purpose 1 (b) to check
unrestricted sprawl

768.8

Purpose 1 (a) is the land
parcel on the edge of a
built up area?

Wycombe

Area (ha)

9g

Local Authority

General Area

Part 1 General Area Assessment

0

Strong

RSA 9 – Tralee Farm and adjoining land
The identified sub-area in the west, west of Earl Howe Road (RSA-9), is of a small
scale and, considered alone, could be described as almost entirely enclosed within
the built area of Hazlemere / Holmer Green, enveloped by built-form to the north,
west and partially to the east. Furthermore, it is strongly bounded by defensible
features (the A404 (Amersham Road) and Earl Howe Road) which would check the
outward sprawl of the High Wycombe large built-up area, thus diminishing its role in
preventing sprawl (Purpose 1). While much of General Area 24a has a strong visual
and functional connection with the wider countryside, RSA-9 is physically severed
and has a strong sense of enclosure, while the edge of the urban area is visually
more prominent. The rurality of this area has already been diminished, and the area
has suffered some encroachment along the A404 (Amersham Road), thus may
score weakly against Purpose 3.
Parcel 24a – South of Holmer Green

Purpose 1 (a) is the land
parcel on the edge of a
built up area?

Purpose 1 (b) to check
unrestricted sprawl

Purpose 2 To prevent
neighbouring towns from
merging

Purpose 3 – to
safeguard the
countryside

Purpose 4 – to preserve
the setting of historic
towns
Overall Summary

Wycombe
/ Chiltern

Area (ha)

24a

Local Authority

General Area

Part 1 General Area Assessment

78.5

Pass

3+

1

3

0

[8]

Medium

RSA 14 – South of Park Lane, Lane End
A small identified sub-area, RSA-14, may perform weakly against the NPPF
purposes if considered separately. This area, west of Widdenton Park Wood and
directly east of the settlement of Lane End and south of Park Lane, is more linked
visually and in terms of character with the edge of Lane End than the countryside
beyond. It does not adjoin a defined large built-up area and thus does not meet
Purpose 1, and plays little role in preventing the coalescence of Lane End and High
Wycombe as a result of its effective containment and separation from the wider
swathe of countryside that separates the settlements (Purpose 2). While the
character of RSA-14 is not inherently urban, it’s somewhat degraded character,
small scale and weak linkage with the wider countryside would result in a lesser
contribution to Purpose 3.
Parcel 43b – Lane End to Booker

General Area

Local Authority

Area (ha)

Purpose 1 (a) is the land
parcel on the edge of a
built up area?

Purpose 1 (b) to check
unrestricted sprawl

Purpose 2 To prevent
neighbouring towns from
merging

Purpose 3 – to
safeguard the
countryside

Purpose 4 – to preserve
the setting of historic
towns
Overall Summary

Part 1 General Area Assessment

43b

Wycombe

238.2

Pass

3

5

3

0

[9]

Strong

RSA 19 – Hollands Farm (north)
RSA 20 – Hollands Farm (west)
Two areas have been identified within the General Area which may perform weakly
against Purpose 3: RSA-19 in the north (to the north of Hedsor Road); and RSA-20
in the south-west (to the west of Ferry Lane). These areas are effectively enclosed
within the settlement footprint of Bourne End / Wooburn with little linkage to the wider
countryside, and have a more semi-urban character, in contrast with the remainder
of the parcel RSA-19 is almost completely enveloped by built form as a result of
extensive ribbon development on Hedsor Road, which although washed over in the
Green Belt, has an urban character and is functionally linked to Bourne End /
Wooburn. While the sub-area is largely open, the influence of built-form reduces its
sense of rurality.
RSA-20 in the south-west of the General Area has a rural feel (related in terms of
landscape typology with the wider Green Belt to the east), but is closely surrounded
by residential development to the north, south and west and thus subject to
urbanising influences. Furthermore, it is of a very small scale and plays little role in
maintaining the integrity of the wider countryside.
Parcel 58a – South of Bourne End

General Area

Local Authority

Area (ha)

Purpose 1 (a) is the land
parcel on the edge of a
built up area?

Purpose 1 (b) to check
unrestricted sprawl

Purpose 2 To prevent
neighbouring towns from
merging

Purpose 3 – to
safeguard the
countryside

Purpose 4 – to preserve
the setting of historic
towns
Overall Summary

Part 1 General Area Assessment

58a

Wycombe

91.8

Fail

0

0

3

0

[10]

Medium

RSA 21 – Coldmoorholme Lane
An identified sub-area in the east of the General Areas, RSA-21, may meet the
purposes weakly if considered separately. In contrast to the wider General Areas this
sub-area, east of Coldmoorholme Lane /Upper Thames Way, is effectively enclosed
within the settlement of Bourne End / Wooburn, enveloped by its urban form to the
north and east, and makes little contribution to the gap with Marlow. It is judged that,
if considered alone, RSA-21 would do little to maintain the scale of this gap as a
result of its small scale and weak relationship with the wider countryside (Purpose 2).
Parcel 60 – Bourne End to Marlow

Purpose 4 – to preserve
the setting of historic
towns
Overall Summary

293.1 Pass

Purpose 3 – to
safeguard the
countryside

Area (ha)

Wycombe

Purpose 2 To prevent
neighbouring towns from
merging

Local Authority

60

Purpose 1 (b) to check
unrestricted sprawl

General Area

Purpose 1 (a) is the land
parcel on the edge of a
built up area?

Part 1 General Area Assessment

3

5

2

0

[11]

Strong

Wider Sense Check Sites
Due to the scale of the Part 1 study, the sizes of the strategic parcels are relatively
large. It is the purpose of this assessment to carry out a validation exercise by
reviewing the assessments for each strategic area to check whether there is any
further scope for sub-divided smaller areas within the strategic parcel which are
performing more weakly and therefore may warrant further investigation for
development potential. This is a validation exercise and does not seek to make
changes to the stage 1 scoring for the assessment of the General Areas, but
specifically will look at the detailed assessment for each general area to see if there
is any scope for further sub-division based on smaller land parcels. This validation
exercise considers the following:
Wider sense check for land parcels adjoining urban areas - Paragraph 84 of the
NPPF identifies that when drawing up or reviewing Green Belt boundaries local
planning authorities should take account the need to promote sustainable patterns of
development and that development should be channelled towards urban areas within
the Green Belt. As such particular attention will be given to the strategic land parcels
which abut the High Wycombe urban area, Princes Risborough, Marlow and Bourne
End as these locations form Tier 1 and 2 of the Settlement Hierarchy identifying
these locations as the most sustainable for the district. Sites have also been
assessed where a site adjoins a Tier 5 or 6 settlement which closely adjoins a higher
level settlement (e.g. Booker and High Wycombe).
A limited number of smaller parcels of land have been identified as part of a wider
sense check for these locations. These wider sense check sites are reviewed
against NPPF Green Belt purposes using Part 1 of the Green Belt methodology.
Where the site is considered to perform weakly, it is then taken forward to Part 2 of
the assessment to consider the development potential and whether there are
exceptional circumstances for the site to be removed from the Green Belt. These
sites are listed in Table 1 below:

[12]

Table 1: Wider sense check sites
Site ref

Address

Settlement
(as identified by
Settlement Hierarchy)

Settlement
Tier

Part of GA 33a

Land fronting Penn Road
at Hazlemere Golf Club

High Wycombe

1

Part of GA 50a

Land between Marlow
and Bovingdon Green

Marlow

2

SPR0088

Culverton Farm
Wycombe Road
Princes Risborough
Buckinghamshire HP27
0EU

Princes Risborough

2

Airpark 1

Wycombe Airpark (1)

Booker

5

Airpark 2

Wycombe Airpark (2)

Booker

5

High Heavens
Employment

Land adjoining High
Heavens

Booker

5

[13]

Developer Promoted Sites
Developer Promoted Sites (DPS) – There are a number of developer promoted sites
that have been promoted to the Council which are within the Green Belt. Generally
these sites are smaller parcel areas than those considered in Part 1 of the Green
Belt Assessment. Smaller parcel areas could result in a different assessment for
Green Belt purposes than when compared to larger parcels areas, as such it was
considered that these smaller site areas should be assessed against NPPF
purposes and for development potential. It is also generally considered where a site
is being promoted for development there is a greater potential for it to be available
for development and hence there is more certainty for development. Whilst this does
not impact on the purposes of the Green Belt, it is a reasonable option to consider all
alternatives for potential sites within the Green Belt (subject to their location in
relation to settlements – see below). As such individual DPS have been assessed
separately against the purposes of the Green Belt using the Part 1 methodology to
review whether the same conclusion is valid for the smaller site area. Where the site
is considered to perform weakly, it is then taken forward to Part 2 of the assessment
to consider the development potential and whether there are exceptional
circumstances for the site to be removed from the Green Belt.
Taking into account paragraph 84 of the NPPF and the need to promote sustainable
development, developer promoted sites for Tier 4 and above have been assessed as
these are considered the most sustainable towns and villages within the district.
Tiers 5 and 6 of the settlement hierarchy represent small villages and hamlets which
are not considered sustainable for future housing allocations, and therefore unlikely
to warrant exceptional circumstances for removal from the Green Belt. Sites have
also been assessed where a site adjoins a Tier 5 or 6 settlement which closely
adjoins a higher level settlement (e.g. Hedsor and Bourne End or Booker and High
Wycombe).
Table 2 below list the developer promoted sites that were assessed. Table 3 lists
those developer promoted sites excluded from the assessment for sustainability
reasons.

[14]

Table 2: Developer promoted sites included in the scope of the
part 2 assessment
Site ref

Address

Settlement

Tier

(as
identified
by
Settlement Hierarchy)
SDL0019

Paddock
Downley
Downley

South
of
Farm Barns, High Wycombe

SHW0462

Land at
Booker

Horns

High Wycombe

1

SHW0633

Part of Greens Farm,
Glynswood, Green Hill, High Wycombe
High Wycombe

1

SHZ0030

Land Off Penn
Hazlemere

High Wycombe

1

SHZ0035

Land off Amersham Road
incl.
Tralee
Farm, High Wycombe
Hazlemere/Holmer Green

1

SHZ0041

Queensway Open Space,
High Wycombe
Queensway, Hazlemere

1

SLW0025

Burleighfield
House,
High Wycombe
London Rd, Loudwater

1

SWC0048

Penn
School
Road Penn

High Wycombe

1

SWC0051

Land at Grange Farm,
High Wycombe
Widmer End

1

SWC0077

Tycoed, Sandpit
Tylers Green

High Wycombe

1

SWC0085

Land off Hammersley
High Wycombe
Lane, Penn

1

SWE0005

Land at Grange Road,
High Wycombe
Widmer End

1

SWG0026

Land at Old Moor Lane,
High Wycombe
Wooburn Moor

1

SMA0083

Land to the north of
Chalkpit Lane, Woodside Marlow
Farm, Marlow

2

Lane,

Road,

Church

Lane,

[15]

1

SMA0085

Land to the east of Oak
Marlow
Tree Road, Marlow

2

SMA0086

Land to the west of Oak
Marlow
Tree Road, Marlow

2

SMA0105

Land adjacent to 89
Seymour Court Road, Marlow
Marlow

2

SPR0036

Land off Poppy Road,
Princes Risborough
Princes Risborough

2

SPR0057

Molins Sports Ground, Off
Mill
Lane,
Monks Princes Risborough
Risborough

2

SPR0078

Land at Aylesbury Road,
Princes Risborough
Monk Risborough

2

SPR0082

108 Wycombe Road,
Princes Risborough
Princes Risborough

2

SPR0085

Culverton Farm, Princes
Princes Risborough
Risborough

2

SRD0153

Peters
Lane,
Risborough

2

SBE0027

Jacksons Field, Bourne
Bourne End
End

2

SBE0028

Hollands Farm (north)

Bourne End

2

SBE0045

Land to the north
A4155 at Well End

Bourne End

2

SBE0048

Land East of Chapman
Bourne End
Lane, Bourne End

2

SBE0049

Land
off
Northern
Bourne End
Heights, Bourne End

2

SBE0054

Hollands Farm
Bourne End

Bourne End

2

SWC0069

Harvest Hill and Branch
Lane, Hedsor and Bourne Bourne End
End

2

SWC0070

Land north of Heath End
Flackwell Heath
Road, Flackwell Heath

3

Monks

of

(east),

[16]

Princes Risborough

SLE0010

Land south of Park Lane,
Lane End
Lane End

3

SLE0019

Land off Park Lane, East
Lane End
of Lane End

3

SLE0020

Land east of Sidney
Lane End
House, Lane End

3

SLE0031

Lane End playing fields,
Lane End
Lane End

3

SNH0014

Land to front of Great
Moseley Farm, 198 Main Naphill/Walters Ash
Road, Naphill

3

SNH0016

Land with frontage to
Main road and Stocking Naphill/Walters Ash
Lane, Naphill

3

SNH0017

Coombe Farm, Naphill

Naphill/Walters Ash

3

SNH0019

OS Parcel 1789 Clappins
Naphill/Walters Ash
Lane, Naphill

3

SRD0120

Land at Eastwood Farm,
Stokenchurch
Stokenchurch

3

SGK0010

Land at Cherry Tree
Farm, Missenden Road, Great Kingshill
Great Kingshill

4

SGK0005

Hoppers Farm Cockpit
Great Kingshill
Road Great Kingshill

4

SGK0009

Land to the rear of
Spurlands End Road, Great Kingshill
Great Kingshill

4

SRD0156

Hopkins Yard and Long
Lea Meadow, Hughenden Hughenden Valley
Valley

4

SRD0158

Clappers,
Cryers
Road, Cryers Hill

Hughenden Valley

4

SRD0159

Valley Road, Hughenden
Hughenden Valley
Valley

4

SRD0163

Land adjoining Chiltern
House, Stocking Lane, Hughenden Valley
Hughenden Valley

4

Hill

[17]

SRD0168

Coldharbour Farm, Cryers Hughenden
Hill
Valley/Cryers Hill

4 and 5

SRD0151

Land at Hillcroft, Loosley Lacey
Row, Lacey Green
Row

4

SMB0010

Furze
Farm,
Burford
Marlow Bottom
Close, Marlow Bottom

4

SHW0529

Land north of Cressex
Booker
Road, High Wycombe

5

SHW0559

Clay Lane, Booker, High
Booker
Wycombe

5

SMA0087

Land east of Wiltshire
Little Marlow
Road, Marlow

5

SWC0080

Land to West of Hedsor
Lodge,
Harvest
Hill, Hedsor
Hedsor

6

SWC0081

Land off Hedsor Footpath,
Hedsor
Harvest Hill, Hedsor

6

[18]

Green/Loosley

Table 3: Developer promoted sites excluded from the scope of the
part 2 assessment
Site ref

Address

Settlement
(as
identified
by
Settlement Hierarchy)

Settlement
Tier

SRD0147

Askett
Nurseries,
Great and Little Kimble
Aylesbury Road, Askett

5

SMA0088

Land east of A404, Little
Little Marlow
Marlow

5

SMA0089

Land
west
of
Winchbottom Lane, Little Little Marlow
Marlow

5

SWC0071

Land to the east of A404,
Merton
Dell
Farm,
Little Marlow
Monkton
Lane,
Little
Marlow

5

SWC0072

Land to the west of A404,
Merton
Dell
Farm,
Little Marlow
Monkton
Lane,
Little
Marlow

5

SWC0073

Land south west of Pump
Lane North at The Old Little Marlow
Nursery, Little Marlow

5

SWC0074

Walled
garden,
Westhorpe Caravan park, Little Marlow
Little Marlow

5

SWC0076

Land known as Burrough
Little Marlow
Grove, Little Marlow

5

SWC0089

Land between Elmtrees
Park and Wilton Farm Little Marlow
Cottages, Little Marlow

5

SWC0090

Land at Wilton
Little Marlow

Little Marlow

5

SWC0091

Land to the rear of
Viewpoint, Fern Lane, Little Marlow
Little Marlow

5

SRD0165

Land west of Bella Vista,
Radnage
City Road, Radnage

5

Farm,
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SWC0087

Land between Woodside
and Woodlands, Marlow
Bovingdon Green
Common road, Marlow
Common

6

SRD0167

Chalkshire Road, Butlers
Butlers Cross
Cross

6

SRD0176

Land at junction of
Chalkshire
Road
/
Butlers Cross
Risborough Road, Butlers
Cross

6

SRD0180

Land
adjacent
to Great Hampden
Beechwood Farm, Speen Little Hampden

SRD0157

North Field, Speen Road,
North Dean
Upper North Dean

6

SRD0145

Land
adjacent
to
Saunderton
Lodge,
Saunderton
Wycombe
Road,
Saunderton

6

SRD0160

Slough Lane, Saunderton

Saunderton

6

SRD0166

Land West of Wycombe
Saunderton
Road, Saunderton

6

SRD0170

Land south of Molins,
Saunderton
Saunderton

6

SRD0171

Land east of West Yard,
Saunderton
Saunderton

6

SRD0149

Land at entrance of
Studley Green Farm,
Studley Green
Wycombe Road, Studley
Green

6

SRD0178

Land to the south west
side of Wycombe Road, Studley Green
Studley Green

6

SRD0181

Car park, Flowers Bottom Located
outside
Lane, Speen
identified settlement

and

of

6

N/A

A further factor in considering sites within the Green Belt is the Chilterns Area of
Outstanding Natural Beauty. A large proportion of the Green Belt is also within the
Chilterns AONB. Of the 7 sub-parcel areas identified for further consideration in
Wycombe District by Arup in Part 1 of the Green Belt assessment, 3 are within the
[20]

Chilterns AONB. Paragraph 116 of the NPPF identifies that major development
should only take place in exceptional circumstances. Whilst the tests for what is
appropriate development in the AONB are not relevant for the purposes of the Green
Belt, it does have implications for land parcel sizes. Only relatively small sub-parcel
areas are likely to meet the tests of the NPPF for future development potential due to
their likely impact on the AONB. This is another reason why it is appropriate to
consider smaller site areas for Part 2 of the Green Belt Assessment.

3

Findings of the Part 2 Assessment
As noted in the introduction to this report, these assessments have been carried out
in accordance with the methodology established in the Stage 1 assessment by Arup.
Please see page 3 and Appendix 2 for further detail.
Appendix 4 contains the sixty two individual site assessments. The summary findings
of these assessments are included in Table 4 overleaf. The score against the Green
Belt purposes is the ‘high score’ the site recorded against the four purposes. The
remaining questions are summarised with a simple yes/no score.
The conclusions are set out on page 35. Nine of the sixty two sites were initially
identified for removal from the Green Belt with a further four sites (or groups of sites)
identified for further consideration. Of these additional sites the report recommends a
comprehensive review of the Green Belt boundary in the area around Wycombe Air
Park and High Heavens. The remaining three sites should be aired for public
consultation on a provisional basis. (Penn Road, Northern Heights and Oak Tree
Road).

[21]

Table 4: Summary table of individual site assessments

Wycombe
Airpark (2)

Land
adjoining
High
Heavens

1

3

2

3

Does
the
site
possess
appropriate boundaries to
form a new strong and
permanent
green
belt
boundary?

No

No

No

No

Would the site be contiguous
with other non-green belt
land?
(And avoid an
unacceptable small hole in
the green belt.)

No

No

No

Yes

No

No

No

No

Can we be confident that the
site could contribute to
meeting housing or other
needs if it was removed from
green belt?

Yes

Yes

No

No

Are
exceptional
circumstances
likely
to
exist so as to justify an
alteration to the green belt
boundary?

No

No

No

No

Did
the
individual
site
assessment highlight any
other reasons to consider this
site further?

Yes

Yes

Yes

No

Airpark 2

High
Heavens

Wycombe
Address Airpark (1)

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)

Therefore, is the site capable
of removal from the green
belt?

Site reference

Airpark 1
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Land
Land fronting between
Hazlemere Marlow and
Golf Club Bovingdon
Green
3

No

Yes

No

Yes

No

No

Part of GA
33a
Part of GA
50a

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possess
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Hollands
Farm,
Bourne
End

Land East
of
Land to the Chapman
north of
Lane,
A4155 at
Bourne
Well End
End

Land off
Northern
Heights,
Bourne
End

Hollands
Farm
(west),
Bourne
End

2

3

4

2

2

Yes

No

No

Yes

Yes

Yes

No

Yes

Yes

Yes

Yes

No

No

Yes

Yes

Yes

No

No

Yes

No

Yes

No

No

Yes

No

N/A

No

No

Yes

No

SBE0027+
SBE0028

SBE0045
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SBE0048

SBE0049

SBE0053

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possesses
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Hollands
Farm
(east),
Bourne
End

Abbots
Brook,
Land rear
of railway
line

Paddock
South of
Downley
Farm
Barns,
Downley

Hoppers
Farm
Cockpit
Road
Great
Kingshill

Land to
the rear of
Spurlands
End Road,
Great
Kingshill

5

3

3

4

5

No

Yes

No

No

No

No

Yes

Yes

Yes

No

No

No

No

No

No

No

No

No

No

No

No

No

No

No

No

No

No

No

No

No

SBE0054

SBE0057
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SDL0019

SGK0005

SGK0009

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possess
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Land at
Cherry
Tree Farm,
Missenden
Road,
Great
Kingshill

Land at
Horns
Lane,
Booker

Land north
of Cressex
Road, High
Wycombe

Clay Lane,
Booker,
High
Wycombe

Glynswood,
Green Hill,
High
Wycombe

3

2

2

2

2

No

Yes

Yes

No

Yes

Yes

Yes

No

No

Yes

No

Yes

No

No

Yes

Yes

Yes

Yes

No

Yes

No

Yes

No

No

Yes

No

Yes

Yes

No

N/A

SHW0462

SHW0529

SHW0559

SHW0633

SGK0010
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Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possess
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Land Off
Penn
Road,
Hazlemere

Land off
Amersham
Road incl.
Tralee
Farm.

Land off
Simmons
Way, Lane
End

Land off
Park Lane,
East of
Lane End

Land east
of Sidney
House,
Lane End

3

2

3

3

2

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

No

No

Yes

Yes

Yes

No

Yes

Yes

No

Yes

No

No

Yes

Yes

Yes

No

No

N/A

SHZ0030

SHZ0035
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SLE0010+
SLE0018

SLE0019

SLE0020

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possess
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Lane End
Cricket
Fields, Lane
End

London Rd,
Loudwater,
High
Wycombe,

Land to the
north of
Chalkpit
Lane,
Woodside
Farm,
Marlow

2

5

3

3

3

No

Yes

No

Yes

Yes

No

Yes

Yes

Yes

Yes

No

No

No

Yes

Yes

No

Yes

No

Yes

Yes

No

No

No

No

No

No

No

No

Yes

Yes

SLE0031

Burleighfield
House,

SLW0025
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SMA0083

Land to the
east of Oak
Tree Road,
Marlow

SMA0085

Land to the
west of Oak
Tree Road,
Marlow

SMA0086

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possess
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Land
adjacent to
89
Seymour
Land east
Court
of Wiltshire Road,
Road
Marlow

Furze
Farm,
Burford
Close,
Marlow
Bottom

Land to
front of
Great
Moseley
Farm, 198
Main Road,
Naphill,

Land with
frontage to
Main road
and
Stocking
Lane,
Naphill,

3

2

3

3

4

No

Yes

No

No

No

Yes

Yes

Yes

Yes

No

No

Yes

No

No

No

No

Yes

Yes

No

No

No

Yes

No

No

No

No

No

No

No

No

SMA0087

SMA0105
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SMB0010

SNH0014

SNH0016

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possess
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Molins
sports
Ground, Off
Mill Lane,
Monks
Risborough

Coombe
Farm, land
at Naphill,
High
Wycombe

OS Parcel
1789
Clappins
Lane,
Naphill

5

2

2

2

5

No

Yes

No

Yes

No

Yes

Yes

Yes

Yes

Yes

No

Yes

No

Yes

No

No

Yes

Yes

No

No

No

Yes

No

No

No

No

No

Yes

No

No

SNH0017

SNH0019
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Land off
Poppy
Road

SPR0036

SPR0057

Land at
Aylesbury
Road, Monk
Risborough

SPR0078

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possess
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Culverton
Farm
Wycombe
Road
Princes
Risborough

108
Wycombe
Road,
Princes
Risborough

Land at
Culverton
Farm,
Princes
Risborough

OS Parcel
7376,
Princes
Risborough

2

5

5

2

4

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

No

No

Yes

No

No

Yes

Yes

No

No

No

No

No

No

No

Yes

Yes

No

Yes

No

SPR0082

SPR0085
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SPR0087

SPR0088

Land at
Eastwood
Farm,

Stokenchurch

SRD0120

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possess
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Land at
Hillcroft,
Loosley
Row,
Lacey
Green,

Hopkins
Yard and
Peters
Long Lea
Lane,
Meadow,
Monks
Hughenden
Risborough Valley

Clappers,
Cryers Hill
Road,
Cryers Hill

Valley Road,
Hughenden
Valley

2

3

5

4

4

No

No

No

No

No

No

No

No

No

No

No

No

No

No

No

Yes

Yes

Yes

No

No

No

No

No

No

No

No

No

No

No

No

SRD0151

SRD0153
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SRD0156

SRD0158

SRD0159

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possesses
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Land
adjoining
Chiltern
House,
Stocking
Lane,
Hughenden
Valley

Harvest
Hill and
Branch
Lane,
Hedsor
and
Bourne
End

Coldharbour

RAF Walters
Ash and
Land north of
OS parcel
770

5

5

0

3

4

No

No

Yes

No

No

No

No

Yes

No

Yes

No

No

Yes

No

No

No

No

Yes

No

No

No

No

Yes

No

No

No

No

N/A

No

No

SWC0051

SWC0069

SRD0163

Farm,
Cryers Hill

SRD0168
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SWA0007

Land at
Grange
Farm

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possesses
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Land north
of Heath
End Road

Tycoed,
Sandpit
Lane,
Tylers
Green,
HP10 8HD

Land to
West of
Hedsor
Lodge,
Harvest Hill,
Hedsor

4

1

1

2

2

Yes

No

No

No

No

Yes

No

Yes

Yes

No

No

No

No

No

No

Yes

Yes

No

No

Yes

No

No

No

No

No

No

No

No

No

No

SWC0070

SWC0077

SWC0081

SWC0085
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SWC0080

Land off
Hedsor
Footpath,
Harvest
Hill,
Hedsor

land off

Hammersley

Lane,
Penn

Address

How strongly does the site
perform against green belt
purposes? ( Scored 0 - 5)
Does the site possesses
appropriate boundaries to
form a new strong and
permanent green belt
boundary?
Would the site be
contiguous with other nongreen belt land?
(And
avoid an unacceptable
small hole in the green
belt.)

Therefore, is the site
capable of removal from the
green belt?
Can we be confident that
the site could contribute to
meeting housing or other
needs if it was removed
from green belt?
Are exceptional
circumstances likely to
exist so as to justify an
alteration to the green
belt boundary?

Did the individual site
assessment highlight any
other reasons to consider
this site further?

Site reference

Land at
Grange
Road,
Widmer
End

Land at
Old Moor
Lane,
Wooburn
Moor

3

5

No

No

No

Yes

No

No

No

Yes

No

No

No

No

SWE0005

SWG0026
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Sites identified for release at assessment stage
The part 2 assessment has considered a total of sixty two sites. This includes the
Part 1 sub-areas, developer promoted sites, and wider sense check sites. (NB There
is some overlap between these categories.) Nine sites were identified where
exceptional circumstances are likely to exist. In each of these cases it is considered
that the site is capable of being removed from the Green Belt and that it is otherwise
suitable for development. With the exception of RAF Walters Ash these sites are all
considered generally appropriate for residential development, whilst Land at Sidney
House is considered suitable in principle for housing subject to overcoming site
specific constraints. Against the background context of the level of housing need
identified in the District and the relevant national policy and guidance it is considered
that there are exceptional circumstances to remove these sites from the Green Belt:
1 Hollands Farm, Bourne
End
2 Land at Horns Lane,
Booker, High Wycombe
3 Part of Greens Farm,
Glynswood, Green Hill, High
Wycombe
4 Land off Amersham Road,
including
Tralee
Farm,
Hazlemere, High Wycombe
5 Land east of
House, Lane End

Sidney

6 Land
Seymour
Marlow

to 89
Road,

adjacent
Court

7 OS Parcel 1789, Clappins
Lane, Naphill
8 RAF Walters Ash
9 Land off Northern Heights,
Bourne End

Figure 1:: Sites identified for release at assessment stage

RAF Walters Ash is different as it is an existing developed site. In the current Local
Plan it is designated as a ‘major developed site in the green belt’ – a designation
which provided a great deal of flexibility but a designation which will not be carried
forwards into the new Local Plan. The exceptional circumstances here relate to the
existing self-contained built-up nature of the site and the need for future flexibility to
allow for the efficient operation of this nationally important military base.
[35]

land off H

land off

Sites identified for further consideration at assessment stage
Four further sites or groups of sites have been identified where the individual site
assessment concluded further consideration of possible exceptional circumstances
would be justified. These are:
1 Land off Penn Road,
Hazlemere
2 Land at Oak Tree
Road, Marlow
3 Sites located at and
close
by
Booker
Airpark,
possibly
including land at High
Heavens
4 Land at and adjoining
Culverton
Farm,
Princes Risborough

Figure 2: Sites identified for further consideration at assessment stage

Each of these sites / areas will be considered further below.

[36]

Land off Penn Road, Hazlemere

A key issue for this site is the extent to which this site helps prevent urban sprawl
when assessed against the criteria. The site is connected to the urban area but has
some sense of enclosure. This site scores weakly or relatively weakly against the
other Green Belt purposes, and possesses suitable boundaries. The landscape
assessment concluded that the site has some capacity for development. The site
has a long frontage to Penn Road and the highway authority has no objection. The
landscape assessment indicates some constraints on the extent of development
possible – unless a more comprehensive scheme could be devised which would
‘establish a new relationship between the existing urban area and nearby woodland
to the north’. Given that this site is also on the District boundary, and adjoining land
in Chiltern District Council area is being promoted for development, there is a need
to look at this area more comprehensively across the two areas and also consider
whether development of the larger area would constitute major development in the
AONB. This is a site that should be considered further following public consultation
on the draft Local Plan including further discussions with Chiltern District Council
regarding the adjoining site.

[37]

Land at Oak Tree Road, Marlow

These two sites are closely related to each other, sitting to the east and west of Oak
Tree Road in Marlow. Both sites scored weakly against the majority of the Green
Belt purposes, and they would be well related to the built-up area outside of the
Green Belt. A key issue is the degree to which the sites prevent urban sprawl and
separation of Marlow from Marlow Bottom, and the degree to which this function is
lessened by surrounding development at Seymour Plain.
The landscape assessment concluded that the site has some capacity for
development although a key question for the consultation is whether development
constitutes major development in the AONB. The sites have highway frontage and
the highway authority has no objection in principle.
Contra-indicators for these sites are that achieving appropriate access to the site
would have a significant impact on the protected trees on Oak Tree Road and,
depending on the access arrangements, levels difference between the lane and the
sites mean significant engineering works to access the sites – both of these could
have a landscape impact that would have to be assessed in more detail.
In addition the new Green Belt boundary that would result if the sites were removed
would be a boundary between two residential areas – the new development and the
existing Green Belt housing at Seymour Plain. This is a site that should be
considered further following public consultation on the draft Local Plan.

[38]

Sites located at and close by Booker Airpark, including land at High
Heavens

This group of sites includes two sites at the Airpark and a site at High Heavens being
considered for low intensity employment development and three smaller sites
(SHW0462 SHW0529 and SHW0559) promoted for housing. Wycombe Air Park is
currently designated as a ‘Major Developed Site in the Green Belt’ and already
accommodates a range of employment uses alongside the flying activities. Next to
the Air Park, the area also contains a garden centre, two small housing
developments, a number of single dwellings and a farm. To the east, the M40
motorway forms the Green Belt boundary but the Green Belt crosses the motorway
at this point and continues north, with the boundary formed by the edge of the built
up area. In similar fashion, whilst there is generally very little development in the
Green Belt along the southern motorway edge of High Wycombe, in this location
there is a significant amount of existing development with the Green Belt. High
[39]

Heavens is a waste and recycling disposal and transfer site slightly separate from Air
Park area and adjoining development. .

North of the M40
The site at Horns Lane (SHW0462) has already been identified for removal from the
Green Belt, with the assessment suggesting that the adjoining allotments to the north
should also be removed as this would create a more consistent boundary and the
finger of development on Booker Common would provide a stronger and more
permanent boundary in line with the NPPF. Whilst there is no suggestion of the
allotments being developed, it does appear that their removal from the Green Belt
could be justified.

South of the M40 - West of Clay Lane
The small site off Cressex Road/ Clay Lane (SHW0529) was generally considered
justified for removal from the Green Belt, with the only significant question being the
issue of contiguity. If the site was removed from the Green Belt in isolation it would
form a small and inappropriate hole in the Green Belt however, with the removal of
the Horns Lane site and the short stretch of motorway between the two sites this
objection would be overcome.
The two Airpark sites would not be suitable for housing but they are suitable and
available for economic development. The site assessments identify some questions
around the suitability of the suggested new green belt boundary which would run
across open fields with no physical demarcation. However there are underlying
aviation licensing constraints to further development which are well established and
have a sense of strength and permanence that to some extent belies the lack of
physical boundaries. Weighing up the moderate Green Belt obstacles against the
significant positive of bringing forwards a new deliverable site for economic
development it is considered that exceptional circumstances exist to justify the
removal of these sites from the Green Belt. Removal of the Airpark sites from the
Green Belt means that it would also be appropriate to remove the adjoining built
up/residential areas to the east on Clay Lane to create a more coherent Green Belt
boundary.

South of the M40 - East of Clay Lane
As with the Airpark, the site at High Heavens is being considered for economic
development comprising low value open yard type uses. Previous evidence suggests
that such uses (whilst low value) nonetheless play an essential supporting role in the
local economy and also that such uses are difficult to accommodate in built-up
areas. The assessment of the site shows that it performs weakly against Green Belt
purposes and if the land was removed from the Green Belt durable new boundaries
could be created, albeit that an “inset” would be created in the Green Belt It is
therefore considered that exceptional circumstances could exist to justify the removal
[40]

of this site from the Green Belt as well. This is a site that should be considered
further following public consultation on the draft Local Plan.
The final site, land at Clay Lane (SHW0559) has been promoted for housing. The
site assessment concluded: Site scores weakly, and issues relating to contiguity
could perhaps be addressed holistically with other promoted sites in the vicinity,
however the north and east boundaries to the adjoining fields lack any strength or
permanence and this will not be addressed by other sites. In conclusion, the site is
not suitable for removal from the Green Belt either on its own or in combination with
other sites.

Recommendations for the Booker area
Taking account of all of the above together with the individual site assessments and
the existing physical and policy context it is considered that five of the six sites
should be removed from the Green Belt along with other incidental Green Belt land
(such as the connecting section of the M40), although further consideration should
be given to the High Heavens site following the public consultation. It may also be
appropriate to remove immediately adjoining areas of existing housing and
employment development. It is recommended that the new Local Plan should identify
a comprehensive amendment to the Green Belt boundary in this local area.

[41]

Land at and adjoining Culverton Farm, Princes Risborough

Part of the context for this site is that the Council has previously consulted on a
Town Plan (AAP) for Princes Risborough, and in response to the public consultation
the Council is undertaking further work to consider alternative options for strategic
traffic routes around the south of the town. This includes the consideration of
potential routes across land at Culverton Farm (Culverton Manor) – shown
indicatively by the blue dashed lines on the plan above. Alongside this a number of
sites in this area have been promoted for development. The individual site
assessments do not support the removal of any of these sites from the Green Belt at
this time, but they also highlight how significantly a new road across this land would
alter the context. As such it is entirely reasonable to speculate that if in time the
Town Plan includes a new road here as an essential part of the transport
infrastructure to support the growth of the town then the removal of some land here
from the Green Belt would probably be justified. As such it would be appropriate to
consult on this possibility as part of the new Local Plan.

[42]

Conclusions
This Part 2 Green Belt assessment concludes the Council’s comprehensive
assessment of the Green Belt within its area. This assessment has been undertaken
in the context of considering the scope for meeting housing and economic
development needs as part of the preparation of the new Local Plan. The Part 1
(countywide) assessment concluded that almost all Green Belt land in Wycombe
District contributes positively to the purposes of including land in the Green Belt, and
that there is therefore very little scope for amendments to the current Green Belt. It
did however identify some smaller sub-areas that warranted further investigation and
we have considered these alongside other similar sites and developer promoted
sites. We have concluded that the vast majority of the sites assessed should remain
in the Green Belt and should not be developed. We have however identified a
handful of sites which could sensibly be removed from the Green Belt and this report
recommends that these sites should be considered further in the preparation of the
new Local Plan.

[43]

Draft Green Belt Assessment Part
2 Methodology
Aylesbury Vale District Council, Chiltern
District Council, South Bucks District Council
and Wycombe District Council
July 2016

1

1.0 Introduction
Purpose of the study
1.1 The Buckinghamshire Housing and Economic Development Needs Assessment
(HEDNA) (January 2016) identifies an objectively assessed housing need for
approximately 50,000 new homes over the next 20 years for the
Buckinghamshire Housing Market Area (Aylesbury Vale, Chiltern, Wycombe and
South Bucks Districts). Approximately 20,000 homes have been identified in
Aylesbury Vale, 15,000 houses in Chiltern and South Bucks districts and a
further 15,000 in Wycombe district. Land in the south of the county, mainly within
for Chiltern, Wycombe and South Bucks, is constrained by large areas of the
London Metropolitan Green Belt, resulting in these districts being unable to meet
their full objectively assessed housing need. The land within the Green Belt is
therefore being considered as an option to identify whether there are any
development opportunities, whilst taking into account national policy for the
protection of these areas. Housing needs should be met within the housing
market area, therefore this is an important option to assess for meeting housing
needs locally.
1.2 The Green Belt assessment has been split into two parts. Part 1 of the
assessment has been carried out by Arup planning consultants who were
appointed by South Bucks District Council, on behalf of the Buckinghamshire
District Councils and Buckinghamshire County Council. The assessment
considered 157 Green Belt General Areas as well as 14 non-Green Belt General
Areas, encompassing areas at the edge of the Metropolitan Green Belt and four
former areas of safeguarded land in Wycombe District. Further information is set
out in the Buckinghamshire Green Belt Assessment Part 1A: Methodology 1.
1.3 Part 1 assessed strategic land parcels, ‘General Areas’, against the purposes of
the Green Belt as defined in the National Planning Policy Framework (NPPF)2,
recommending areas that warrant further consideration. Following this further
consideration, further decision making by the Buckinghamshire Authorities in
updating relevant local development plans will determine which areas, if any,
might be released from or added to the Green Belt. Paragraph 80 of the NPPF
sets out the five Green Belt purposes:





to check the unrestricted sprawl of large built-up areas;
to prevent neighbouring towns merging into one another;
to assist in safeguarding the countryside from encroachment;
to preserve the setting and special character of historic towns; and

1

http://www.wycombe.gov.uk/council-services/planning-and-buildings/planning-policy/new-localplan/supporting-evidence.aspx
2
NPPF, Paragraph 80

2



to assist in urban regeneration, by encouraging the recycling of derelict and
other urban land

1.4 The purpose of the Green Belt assessment is to ensure the Green Belt is still
meeting its purposes as defined by national policy. Whilst it is clear that the
majority of the Buckinghamshire Green Belt is performing an important role in
terms of the NPPF purposes and every General Area assessed was found to
meet the NPPF purposes to some extent, a small number were found to score
weakly or have a sub area that would potentially perform weakly as Green Belt
and have thus been recommended for further consideration. There are also
areas which themselves score medium or strongly against the purposes, have
particular characteristics or synergies with neighbouring weaker areas. Where
the assessment identifies land which is no longer performing Green Belt or
weakly performing Green Belt purposes, exceptional circumstances for making
changes to the Green Belt must be identified to justify any changes to the Green
Belt boundary.
1.5 This methodology identifies how Part 2 of the Green Belt assessment will assess
the ‘general areas’ and ‘sub-parcel areas’ that have been identified in Part 1 of
the assessment as warranting further consideration for potential removal from
the Green Belt, as well as other options Councils are considering for land within
the Green Belt. Other Council options may include sites promoted by developers
or sites of a smaller scale than the Arup ‘general areas’ or ‘sub-parcel areas’.
1.6 The areas for further consideration have broadly been categorised by Arups as
the following:
-

-

-

Category 1: General Areas which score weakly overall against the
NPPF purposes (e.g. attain low scores across all criteria)
Category 2: Whole General Areas or clusters of General Areas which,
although medium or strongly scoring against the NPPF purposes, have
particular characteristics or synergies with neighbouring weaker
General Areas
Category 3: Medium or strongly scoring General Areas where there is
clear scope for sub-division to identify weakly performing ‘sub-areas’,
including the presence of boundary features which have the potential to
be permanent and recognisable
Category 4: Non-Green Belt General Areas which could be considered
for inclusion in the Green Belt.

1.7 Appendix A sets out these identified General Areas or sub-areas to be taken
forward in Part 2 of the Green Belt assessment. These areas recommended for
further consideration are distributed throughout Buckinghamshire, but tend to be
more concentrated in the south and east of the county. As a result of rapid
urbanisation in the early-mid 20th Century, much of this area experienced
substantial settlement growth and piecemeal development in rural areas at the
3

edge of settlements, resulting in the fragmentation of the countryside to a greater
degree than elsewhere in the Buckinghamshire Green Belt. This fragmentation
has often resulted in the presence of small, isolated areas of Green Belt which
tend to make little contribution to the integrity of the wider Metropolitan Green
Belt and contribute weakly to the NPPF purposes. Elsewhere, areas of land
which have suffered more substantial encroachment or urbanisation, harming the
overall integrity of the Green Belt, have also been identified.
1.8 The findings of Part 2 of the assessment will help inform capacity for
development for each Local Plan, building on what has already been identified
through the draft Housing and Economic Land Availability Assessments
(HELAA).
1.9 The combined Green Belt Assessment for Parts 1 and 2 will provide an objective
appraisal of all the existing Green Belt land within Buckinghamshire. Sites
identified for proposed release from the Green Belt will also be considered
through the Sustainability Appraisal process of each council.
Assessment Objectives
1.10









The purpose of the assessment is to:
Give further consideration to the areas of land identified as performing weakly
against the Green Belt purposes, sub areas that have the potential to perform
weakly if considered in isolation, areas which, although medium or strongly
scoring against the NPPF purposes, have particular characteristics or
synergies with neighbouring weaker General Areas, and non-Green Belt
areas that could be considered for inclusion in the Green Belt
Undertake an assessment of the deliverability and suitability of potential
development sites in the Green Belt via the jointly agreed HELAA
methodology (published May 2015)
Ensure site boundaries have clear physical features that are readily
recognisable, likely to be permanent, are capable of enduring beyond the plan
period in line with NPPF requirements
Consider the wider cumulative impacts on the Green Belt when proposed
sites are removed
Determine whether there are exceptional circumstances for removing areas of
land from the Green Belt.

2.0 Policy Context
National Policy
2.1 The heart of the NPPF is a presumption in favour of sustainable development
which for plan making means that local planning authorities should positively
seek opportunities to meet the development needs of their area unless any
adverse impacts of doing so would significantly and demonstrably outweigh the
4

benefits, when assessed against the policies in the Framework taken as a whole;
or specific policies in this Framework indicate development should be restricted.
2.2 Protection of the Green Belts around urban areas is a core planning principle of
the NPPF. Policy for protecting Green Belt land is set out in section 9 of the
Framework which emphasises the great importance that the Government attaches
to Green Belts.
2.3 Green Belt boundaries should only be altered in exceptional circumstances,
through the preparation or review of the Local Plan. At that time, authorities
should consider the Green Belt boundaries having regard to their intended
permanence in the long term, so that they should be capable of enduring beyond
the plan period (NPPF paragraph 83).
2.4 When drawing up or reviewing Green Belt boundaries local planning authorities
should take account of the need to promote sustainable patterns of development.
They should consider the consequences for sustainable development of
channelling development towards urban areas inside the Green Belt boundary,
towards towns and villages inset within the Green Belt or towards locations
beyond the outer Green Belt boundary.
2.5 When defining boundaries, local planning authorities should:









ensure consistency with the Local Plan strategy for meeting identified
requirements for sustainable development;
not include land which it is unnecessary to keep permanently open;
where necessary, identify in their plans areas of ‘safeguarded land’ between
the urban area and the Green Belt, in order to meet longer-term development
needs stretching well beyond the plan period;
make clear that the safeguarded land is not allocated for development at the
present time. Planning permission for the permanent development of
safeguarded land should only be granted following a Local Plan review which
proposes the development;
satisfy themselves that Green Belt boundaries will not need to be altered at
the end of the development plan period; and
define boundaries clearly, using physical features that are readily recognisable
and likely to be permanent.

2.6 The national Planning Practice Guidance (PPG) reiterates the importance of the
Green Belt acknowledging that Green Belt may affect the ability of an area to
meet housing need. The following paragraphs are relevant to Green Belt
Assessment:


Paragraph 044 Do housing and economic needs override constraints on
the use of land, such as Green Belt? – ‘The NPPF should be read as a
whole: need alone is not the only factor to be considered when drawing up a
Local Plan. The Framework is clear that local planning authorities should,
5

through their Local Plans, meet objectively assessed needs unless any
adverse impacts of doing so would significantly and demonstrably outweigh
the benefits when assessed against the policies in the Framework as a whole,
or specific policies in the Framework indicate that development should be
restricted’ (as it is with land designated as Green Belt). ‘The Framework
makes clear that, once established, Green Belt boundaries should only be
altered in exceptional circumstances, through the preparation or review of the
Local Plan.’


Paragraph 045 Do local planning authorities have to meet in full housing
needs identified in needs assessments? – ‘Assessing need is just the first
stage in developing a local plan. Once need has been assessed, the local
planning authority should prepare a Strategic Housing Land Availability
Assessment to establish realistic assumptions about the availability, suitability
and the likely economic viability of land to meet the identified need for housing
over the plan period, and in so doing take account of any constraints such as
Green Belt, which indicate that development should be restricted and which
may limit the ability of an authority to meet its need.’

2.7 The PPG identifies how the assessment of land for future development should
be carried out. This is split into suitability, availability and achievability for
housing and economic development uses. This process is the same as that
carried out for the Housing and Economic Land Availability Assessment
(HELAA) (formerly known as a Strategic Housing Land Availability Assessment).
The PPG identifies assessment should:
 Identify sites and broad locations for potential development
 Assess their suitability for development and the likelihood of development
coming forward (their availability and achievability)
 Provide an initial assessment of their development potential (how much
housing and economic development and when)
2.8 In deciding how to allocate sites, the NPPF identifies that allocations of land
should prefer land of lesser environmental value, however from the presumption
it is clear that consideration can be given to both constraints and opportunities
presented by sites. The definition of sustainable development and the
sustainability objectives also acknowledge that sustainability is a balance
between social and economic needs and environmental impacts.

3.0 Methodology
3.1 This part of the methodology identifies the assessment process for taking land
out of the Green Belt which is relevant for Categories 1 to 3 from Part 1
recommendations (see paragraph 1.6). This is the assessment of General Areas
or ‘Sub-Areas’ which score weakly; Whole General Areas or clusters of General
Areas which perform medium or strongly scoring against the NPPF purposes but
have particular characteristics or synergies with neighbouring weaker General
Areas; and assessment of medium to strong NPPF purposes where there is
scope for sub-division.
6

3.2 There are two types of sites to consider, those with new development
opportunities (flow Chart 1) and those without new development opportunities
where development is already present (flow chart 2). The first step is to establish
what assessment is relevant. In some cases both processes could be relevant
where there is a mixture of existing development and potentially new
development opportunities.
3.3 Each stage of the below has its own purpose which is of equal importance and
forms an iterative process. This will be carried out for each sub-parcel/general
area recommended by Part 1 of the assessment, plus any additional Green Belt
options considered by each Council. Appendix B identifies a proforma used to
assess land to be considered for removal from the Green Belt.
Flow Chart 1 – Sites which are new development opportunities

Stage 1
A. Review NPPF
Green Belt purposes
if it is a sub parcel

B. Review whether
site boundaries meet
NPPF requirements

C. Carry out ‘HELAA Site
Assessment’ process on
suitability, availability and
achievability, including
whether major
development in AONB

Stage 2
Consider whether there are
exceptional circumstances for
altering the Green Belt

Stage 3
Consider cumulative impacts for
releasing sites from Green Belt &
recheck exceptional circumstances

7

Stage 1
3.4 For each site the following three steps for Stage 1 are iterative. If one of the three
steps changes the other two steps should be rechecked to ensure previous
assessments have not changed as a result. For instance, if the size of a site is
considered major development within the AONB as part of the site assessment,
the site boundary should be reconsidered to identify whether a smaller part of the
site could be identified which would not be ‘major development’ in the AONB,
ensuring strong defensible boundaries can be identified for a smaller site area.
Each time the site area changes, the NPPF Green Belt purposes should be
rechecked to identify whether this would result in a change to the assessment.
A. Reviewing NPPF Green Belt Purposes

3.5 The purpose of Part 1 was to assess the strategic land parcels ‘General Areas’
against the purposes of the Green Belt as defined in the NPPF. Within the
assessment recommended ‘General Areas’ and ‘Sub-Areas’ have been identified if
the area of land was considered to be weakly performing against green belt
purposes. Stage 1 will review each smaller sites area against the five NPPF
purposes following the same methodology as Part 1 of the Green Belt Assessment.
Where moderate and strong NPPF purposes are being met by the site, this site
should not be taken forward for subsequent stages of assessment.
B. Defining the site boundary

3.6 Alterations to the Green Belt must be based on a new permanent and defensible
boundary. The following features have been considered:














Motorways;
A and B Roads;
Railway lines;
River Chess;
River Colne;
River Misbourne;
River Thames; and
River Wye.
Unclassified public roads and private roads;
Smaller water features, including streams, canals and other watercourses;
Prominent physical features (e.g. ridgelines);
Existing development with strongly established, regular or consistent
boundaries; and
Protected woodland or hedgerows.
8

3.7 ‘General Area’ and ‘Sub-areas’ identified for further consideration in Part 1 of the
Green Belt Assessment need to be further consideration against requirements
set out in paragraph 85 of the NPPF, in order to identify whether the site area is
consistent with the NPPF requirements. Where a strong defensible boundary
cannot be identified the site should not normally be taken forward for subsequent
stages of the assessment.
C.

HELAA Sites Assessment – Suitability, Availability & Achievability

3.8 The PPG sets out in detail how potential development sites should be assessed.
This is identified in the jointly agreed ‘HELAA methodology’3 that was published
in May after being consulted on earlier that year. The suitability of a site in terms
of the constraints set out in the HELAA methodology will be identified as these
issues may limit or restrict the ability of a site to be developed and will therefore
influence whether there is justification of exceptional circumstances for release.
In some instances constraints will prevent development, whilst in it others might
limit or influence the type, form or capacity of a site.
3.9 If a site is not considered to be suitable for development then there are unlikely
to be exception circumstances and therefore it should not be taken forward to
the next stage.
Stage 2
3.10 This stage is to identify whether there are exceptional circumstances for the site
to be removed from the Green Belt. The key exceptional circumstance for Green
Belt release in Buckinghamshire is the need to provide more housing as set out in
the NPPF, and the significant shortfall of housing capacity in parts of the county.
As such each site should be considered in terms of whether it would provide
opportunity to help meet housing need as well as its assessment against the
purposes of the Green Belt.
Stage 3
3.11 This stage considers the wider cumulate impacts on the surrounding Green Belt
area in terms of meeting NPPF purposes and exceptional circumstances for
removing sites from the Green belt. If a site is considered to be released from the
Green Belt, the wider knock-on effects should be considered. For instance how
the site relates to existing Green Belt and non-Green belt land is a factor. If a site
is identified in a settlement that is washed over by the Green Belt, simply
removing that site would effectively result in a ‘hole’ in the Green Belt which
would weaken the overall function of the Green Belt. Where this is the case
consideration should be given to whether there are exceptional circumstances to
remove the settlement from the Green Belt, so that the identified site would be
contiguous to non-Green Belt land and form a sensible Green Belt boundary.
3

http://www.aylesburyvaledc.gov.uk/supporting-evidence
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3.12 Paragraph 86 of the NPPF identifies if it is necessary to prevent development in
a village primarily because of the important contribution which the open
character of the village makes to the openness of the Green Belt, the village
should be included in the Green Belt. If, however, the character of the village
needs to be protected for other reasons, other means should be used, such as
conservation area or normal development management policies, and the village
should be excluded from the Green Belt. As such there may be reasons why a
village should be removed from the Green Belt.
3.13 In some cases the area of land proposed to be removed from the Green Belt may
have a strong contiguous relationship to land that is not within the Green Belt, as
such removal of this site is less likely to weaken the overall form and function of
the Green Belt.
3.14 As part of this stage the cumulative impacts when considering all sites collectively
that have been identified to be released from the Green Belt should be assessed
to identify whether there are exceptional circumstances for Green Belt releases.
The overall form and function of the Green belt should be considered.
Flow Chart 2 – Sites which are already developed
3.15 This process is relevant where an area of land is already developed, for example
a settlement which is washed over by the Green Belt and proposed to be taken
out of the Green Belt or an existing major developed site in the Green Belt.
3.16 This option does not seek to review NPPF purposes for the Green Belt or the site
assessment process as development is already present. As such stage 1 only
identifies whether a strong defensible boundary can be identified.

Stage 1
A. Review NPPF Green Belt
purposes if it’s a sub area

B. Review boundary to check
it meets NPPF requirements

Stage 2 – Consider whether
there are exceptional
circumstances for altering the
Green Belt
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Stage 3 – Consider
cumulative impacts for
releasing sites from Green
Belt & recheck exceptional
circumstances

Stage 4 – Apply Stage 1 A
and C from flow chart 1 if new
development opportunities are
identified

Category 4: Non-Green Belt General Areas which could be considered
for inclusion in the Green Belt.
3.17 In addition to identifying weakly performing Green Belt, Part 1 of the Green Belt
Assessment also considered whether there is any land currently outside the
Green Belt which meets Green Belt purposes. Assessment of these non-Green
Belt General Areas against the NPPF purposes suggests that they all meet
Green Belt purposes to a varying extent. This should be considered in the
context of other local designations in the relevant development plans. Each
Council will consider whether there are exceptional circumstances that justify the
alternation to the Green Belt boundary to include additional land within the Green
Belt.
3.18 Paragraph 82 of the NPPF sets out the following points that should be done if new
Green Belt is proposed:
 demonstrate why normal planning and development management
policies would not be adequate;
 set out whether any major changes in circumstances have made the
adoption of this exceptional measure necessary;
 show what the consequences of the proposal would be for sustainable
development;
 demonstrate the necessity for the Green Belt and its consistency with
Local Plans for adjoining areas; and
 show how the Green Belt would meet the other objectives of the
Framework.
3.19 Paragraph 85 of the NPPF identifies when defining boundaries, local planning
authorities should:
 ensure consistency with the Local Plan strategy for meeting identified
requirements for sustainable development;
 not include land which it is unnecessary to keep permanently open;
11




satisfy themselves that Green Belt boundaries will not need to be
altered at the end of the development plan period; and
define boundaries clearly, using physical features that are readily
recognisable and likely to be permanent.
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Appendix A –Recommended Areas to be assessed for Part
2
80a 1 RGA-1 South Bucks
92 1 RGA-2 South Bucks
13a 2 RGA-3 Chiltern
30 2 RGA-4 Chiltern
31 2 RGA-5 Chiltern
57a 2 RGA-6 Chiltern / South Bucks
65a 2 RGA-7 South Bucks
84 & 89 2 RGA-8 South Bucks
2a 3 RSA-1 Aylesbury Vale / Central Bedfordshire
7a 3 RSA-2 Aylesbury Vale
8b 3 RSA-3 Aylesbury Vale
9a 3 RSA-4 Wycombe
9g 3 RSA-5 Wycombe
15 3 RSA-6 Chiltern
22a 3 RSA-7 Chiltern
23a 3 RSA-8 Chiltern
24a 3 RSA-9 Chiltern / Wycombe
29 & 35 3 RSA-10 Chiltern
32a 3 RSA-11 Chiltern
38a 3 RSA-12 Chiltern
40b 3 RSA-13 South Bucks
43b 3 RSA-14 Wycombe
44a 3 RSA-15 Chiltern
47a 3 RSA-16 South Bucks
47b 3 RSA-17 South Bucks
53b 3 RSA-18 South Bucks
58a 3 RSA-19 & RSA-20 Wycombe
60 & 67 3 RSA-21 Wycombe
66 3 RSA-22 South Bucks
74 3 RSA-23 & RSA-24 South Bucks
76 & 85b 3 RSA-25 South Bucks
76 & 80b 3 RSA-26 South Bucks
80b 3 RSA-27 South Bucks ry
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Appendix B – Assessment Proforma (sites considered to be removed from the
Green Belt)

Site Reference:

Site Area (ha):

Address:

Stage 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes
General area map:
Part 1 Parcel
Area:
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary (extract from Part 1 Report)

a) Land parcel is at the edge of one
or more distinct large built-up
areas.
b) Prevents the outward sprawl of a
large built-up area into open land,
and serves as a barrier at the edge
of a large built-up area in the
absence of another durable
boundary.
2) To prevent neighbouring towns
from merging
(3) Assist in safeguarding the
countryside from encroachment
4) To preserved the setting and
special character of historic towns
Overall Score
Site Location Plan:
O.S Map + Aerial image
Stage 1 A(ii): Review of NPPF purposes against site area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a
barrier at the edge of a large built-up area in
the absence of another durable boundary.
2) To prevent neighbouring towns from merging
(3) Assist in safeguarding the countryside from
encroachment
4) To preserved the setting and special
character of historic towns
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Overall Score
Stage 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
Stage 1 A&B Overall Conclusion – Pass /
Fail
Stage 1 C HELAA Site Assessment

Site Potential Capacity

Stage 2 Overall Conclusion
– (consideration of
exceptional)
Overall Conclusion – Pass / Fail
Site Photos:
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Site Assessments
Development Capacity of Green Belt
residential sites
Final 20/06/16

Green Belt Site Assessments Development Capacity
Notes regarding the assessments:
The assessments were carried out in May - June 2016 by Chris Kennet and Jonathan
Crowhurst of Wycombe District Council.
Their purpose was to provide high-level development capacity advice for the various
sites identified.
The assessments include a detailed summary for each site setting out:


site constraints;



potential place-making features that the development could take advantage
of;



details of development capacity in terms of a range of dwelling numbers and
density; and



a sketch plan showing an indicative layout.

It should be noted that this assessment is for high-level development capacity setting
purposes only and further assessment work will be required to confirm the
conclusions reached and finalise the urban design principles for each site. This study
has been undertaken in parallel with and informed by the landscape assessment work
also undertaken for these sites.

The site area quoted includes all the land within the site boundaries.

Density figures quoted are net density (dwellings per hectare of residential
development land excluding areas of open space and significant access routes on
larger sites) but do not take account of any site-specific requirements regarding
dwelling type or mix. On larger sites the density quoted is an average figure over the
whole site. Densities in different areas of the site may vary to meet good urban
design principles.

June 2016
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Green Belt Site Assessments Development Capacity

Summary of development capacities for the sites assessed
Site

Overall area
(Ha)

*

Residential area

Dph*

Approx
dwelling

(Ha)

numbers

Tralee Farm SHZ0035

14.05

8

35

280

Hollands Farm 58aii /SBE0027+SBE0028

23.6

14.28

30

428

Booker SHW0462

1.78

1.44

30

43

Greens Farm SHW0633

2.25

1.30

30

39

Seymour Court Road SMA0105

0.3

0.2

30

6

Clappins Lane SNH0019

2.24

1.65

35

58

Density figure here is net density (dwellings per hectare of residential development land)

June 2016
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Green Belt Site Assessments Development Capacity
Land off Amersham Road incl Tralee Farm, Hazlemere (24a / SHZ0035)
Site constraints/ issues


Site access from Wycombe Road is poor. The existing farm access suffers from a
poor relationship with existing properties which would need to be resolved if
these routes were used to ensure the site was accessed in a positive way. The
alternative access is via Dean Way a residential cul-de-sac which as well as
impacting existing residential properties would cut through the existing tree belt



Some existing residential dwellings with shallow rear gardens along the south
west and north eastern boundaries



Existing spacious and well treed residential plots bounding Amersham Road



Existing mature hedgerows and woodland areas



Shallow valley in central part of site running south into wooded area between
existing properties off Badger Way



No existing footpath links across the site means the site is currently not well
integrated with the surrounding residential area

Place making/ Character


Existing wooded areas and hedgerows within the site and along Amersham Road
create a great setting and resource for the new residential area



Shallow valley within the site could be used as a focus for open space and SuDS

Development capacity
Site area: 14.05Ha
Assuming a density of 35dph this site could accommodate 280 dwellings (range
30-40dph: 240 -320) with about 57% of the site area developed (8 Ha).

A site of this size would need to provide some strategic as well as local open space.
Assuming development levels given above approximately 3.30 Ha of open space
would need to be provided on site. This could be located in the central part of the
site linking the wooded area to the north east with that of the south west along the
line of the shallow valley
June 2016
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Green Belt Site Assessments Development Capacity
Land off Amersham Road incl Tralee Farm, Hazlemere (24a / SHZ0035)
Key issues to resolve


Access from Wycombe Road – either option will require significant intervention
to the residential properties along Wycombe Road or the site will feel isolated
and “backland” in character



Provision of a link from Amersham Road to Wycombe Road to aid permeability
and legibility – should this be vehicular and pedestrian or just pedestrian?



Exploring opportunities to provide footpath links to existing residential areas in
east/ west direction across the site



Dealing successfully with existing tight residential relationships along some
boundaries



Integrating the shallow valley feature into the development



Retention of existing wooded areas and hedgerows and integrating them into the
new development



Type and nature of strategic open space provided on site

June 2016
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Green Belt Site Assessments Development Capacity
Land off Amersham Road incl Tralee Farm, Hazlemere (24a / SHZ0035)
Indicative development areas:
.

June 2016
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Green Belt Site Assessments Development Capacity
Hollands Farm, Bourne End (58aii SBE0027 SBE0028)
Site constraints/ issues


Site access



Existing footpaths across the site



Residential boundaries to north and south which have shallow rear gardens in
places and in some places limited screening



Conservation area along the southern boundary with some tight residential
relationships



Industrial area to the west which as well as being visually unattractive could
create noise impacts for the new residential areas



Maintaining visual separation and the setting of Hedsor and Harvest Hill



Existing trees/ hedgerows within the site

Place making/ Character


Conservation area to the south may provide some character and context to
draw on in the design of the new development



Rural and Sylvian character to the west

Development capacity
Site area: 23.6Ha
Assuming a density of 30dph this site could accommodate 428 dwellings (range
25-35dph: 355 -500) with about 60% of the site area developed (14.28 Ha).

A site of this size would need to provide some strategic as well as local open space.
Assuming development levels given above approximately 5.22 Ha of open space
would need to be provided on site.
This has been located along the boundary with the industrial area and residential
areas to the west and north to both help ease these relationships and provide
strategic north/ south/ east west footpath links

June 2016
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Green Belt Site Assessments Development Capacity
Hollands Farm, Bourne End (58aii SBE0027 SBE0028)
Key issues to resolve


Extent of buffer required to maintain separation with Hedsor/ Harvest Hill and
appropriate treatment of the buffer – the plan shows creation of new tree belts
to reinforce the separation



Treatment of boundary with Conservation area – the plan shows a footpath link
and planting along this boundary to ease the relationship



Incorporation or diversion of existing footpaths along the newly created open
space



Treatment of access points into the site and whether these should link together
to provide new vehicular routes through the development



Type and nature of strategic open space provided on site



Integration of existing hedgerows into the new layout

June 2016

Page 8 of 17

Green Belt Site Assessments Development Capacity
Hollands Farm, Bourne End (58aii SBE0027 SBE0028)
Indicative development areas:
.

June 2016
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Green Belt Site Assessments Development Capacity
Land at Horns Lane, Booker (SHW0462)
Site constraints/ issues


M40 Motorway to the south west



Existing residential properties backing onto the site along eastern boundary –
some with quite shallow rear gardens



Existing footpath running along northern boundary and allotment site beyond



Retention of existing tree belt along Horns Lane



Connecting the site to existing footpaths

Place making/ Character


Landscape setting



Simple suburban forms of existing post war housing

Development capacity
Site area: 1.78Ha
Assuming a density of 30dph this site could accommodate 43 dwellings (range
25-35dph: 36-50) with about 81% of the site area developed (1.44 Ha).

A site of this size would only need to provide local open space on site with a
contribution to strategic open space off site. Assuming development levels given
above approximately 0.13 Ha of open space would need to be provided on site.

Key issues to resolve


Mitigating noise from M40 potentially with a noise barrier



Appropriate strengthening of vegetation to protect existing rear residential
boundaries. New residential development backing onto these boundaries



Creating a setting for the existing footpath



Location of access off Horns Lane to minimise tree loss



Creating footpath links to the south either via the Paddocks or along Horns lane

June 2016
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Green Belt Site Assessments Development Capacity
Land at Horns Lane, Booker (SHW0462)
Indicative development areas:
.

June 2016
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Green Belt Site Assessments Development Capacity
Part of Greens Farm, Glynswood, Green Hill, High Wycombe (SHW0633)
Site constraints/ issues


Topography with more pronounced slope on eastern side



Existing footpath running through the site



Existing residential dwellings backing onto western and southern boundaries



Longer distance views from higher ground to the west and north west especially
to eastern side of site

Place making/ Character


Existing Victorian/ Edwardian character of properties along Hughenden Road



Rural setting to north and east



Hughenden Park to the west

Development capacity
Site area: 2.25Ha
Assuming a density of 30dph this site could accommodate 39 dwellings (range
25-35dph: 33-46) with about 58% of the site area developed (1.3 Ha).

A site of this size would only need to provide local open space on site with a
contribution to strategic open space off site. Assuming development levels given
above approximately 0.12 Ha of open space would need to be provided on site.
Key issues to resolve


Incorporating the existing footpath running up the centre of the site



Mitigating impact upon existing residential boundaries



Locating development only on the western side of the site to ensure wider views
are not adversely impacted.



Providing a footpath link to Hughenden Park



Securing/ bolstering existing newly planted woodland screen along northern
boundary



Long term management/ open space function of eastern side of site

June 2016
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Green Belt Site Assessments Development Capacity
Part of Greens Farm, Glynswood, Green Hill, High Wycombe (SHW0633)
Indicative development areas:
.

June 2016
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Green Belt Site Assessments Development Capacity
Land adjacent to 89 Seymour Court Road, Marlow (SMA0105)
Site constraints/ issues


Existing footpath running along eastern boundary



Access across existing residential drive



Wooded boundaries



Overlooking from side elevation of 89 Seymour Court Road



Views from higher ground from the west

Place making/ Character


Mature tree/ hedgerow boundaries



Wider setting of open countryside



Linear nature of existing residential development

Development capacity
Site area: 0.3Ha
Assuming a density of 30dph this site could accommodate 6 dwellings (range 2535dph: 5-7) with about 67% of the site area developed (0.2 Ha).

A site of this size would only need to provide local open space on site with a
contribution to strategic open space off site. Assuming development levels given
above approximately 0.02 Ha of open space would need to be provided on site.

Key issues to resolve


Supplementing existing boundary vegetation to screen new development



Integrating and protecting setting of existing footpath



Site access



Relationship with 89 Seymour Court Road

June 2016
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Green Belt Site Assessments Development Capacity
Land adjacent to 89 Seymour Court Road, Marlow (SMA0105)
Indicative development areas:
.

June 2016
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Green Belt Site Assessments Development Capacity
OS Parcel 1789 Clappins Lane, Naphill (SNH0019)
Site constraints/ issues


Rural nature of Clappins Lane limiting access for both vehicles and pedestrians



Levels falling towards eastern corner



Existing residential properties backing onto the site along western and northern
boundaries with quite shallow rear gardens and varied existing screening
vegetation



Long distance views from the east

Place making/ Character


Rural character of Clappins Lane



Simple forms of existing post war housing and linear grid of existing residential
streets

Development capacity
Site area: 2.24Ha
Assuming a density of 35dph this site could accommodate 58 dwellings (range
30-40dph: 50-66) with about 74% of the site area developed (1.65 Ha).

A site of this size would only need to provide local open space on site with a
contribution to strategic open space off site. Assuming development levels given
above approximately 0.18 Ha of open space would need to be provided on site. This
could be located in the western corner of the site and be associated with SuDS.
Key issues to resolve


Site access



Location of open space



Pedestrian links to existing footpaths



Treatment of sensitive residential boundaries

June 2016
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Green Belt Site Assessments Development Capacity
OS Parcel 1789 Clappins Lane, Naphill (SNH0019)
Indicative development areas:
.

June 2016
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Appendix 4 – Individual site assessments
This appendix sets out the detailed site assessments of each site in accordance with
the methodology. It should be noted that, for context, each site assessment starts by
setting out the summary assessment undertaken by Arups in the Part 1 Green Belt
assessment for the larger parcel of land that the site falls within. It is followed by the
detailed assessment of the site itself.

Index of Sites
Site Reference

Site Address

Page

Airpark 1

Wycombe Airpark (1)

1

Airpark 2

Wycombe Airpark (2)

11

High Heavens

Land adjoining High Heavens

19

Part of GA 33a

Land fronting Penn Road at Hazlemere Golf Club

23

Part of GA 50a

Land between Marlow and Bovingdon Green

30

SBE0027+SBE0028 Hollands Farm, Bourne End

37

SBE0045

Land to the north of A4155 at Well End

47

SBE0048

Land East of Chapman Lane, Bourne End

54

SBE0049

Land off Northern Heights, Bourne End

61

SBE0053

Hollands Farm (west), Bourne End

68

SBE0054

Hollands Farm (east), Bourne End

72

SBE0057

Abbots Brook, Land rear of railway line adjacent
to Little Marlow foot

80

SDL0019

Paddock South of Downley Farm Barns, Downley

86

SGK0005

Hoppers Farm Cockpit Road Great Kingshill
Buckinghamshire HP15 6ES

94

SGK0009

Land to the rear of Spurlands End Road, Great
Kingshill

102

SGK0010

Land at Cherry Tree Farm, Missenden Road,
Great Kingshill

109

SHW0462

Land at Horns Lane, Booker

115

SHW0529

Land north of Cressex Road, High Wycombe

123

SHW0559

Clay Lane, Booker, High Wycombe

128

SHW0633

Part of Greens Farm, Glynswood, Green Hill,
High Wycombe

135

SHZ0030

Land Off Penn Road, Hazlemere

145

SHZ0035

Land off Amersham Road incl. Tralee Farm.

153

SLE0010+SLE0018

Land off Simmons Way, Lane End

161

SLE0019

Land off Park Lane, East of Lane End

170

SLE0020

Land east of Sidney House, Lane End

175

SLE0031

Handleton Common, Lane End

182

SLW0025

Burleighfield House, London Rd, Loudwater, High
Wycombe, Bucks

186

SMA0083

Land to the north of Chalkpit Lane, Woodside
Farm, Marlow

195

SMA0085

Land to the east of Oak Tree Road, Marlow

201

SMA0086

Land to the west of Oak Tree Road, Marlow

209

SMA0087

Land east of Wiltshire Road

217

SMA0105

Land adjacent to 89 Seymour Court Road,
Marlow

224

SMB0010

Furze Farm, Burford Close, Marlow Bottom

232

SNH0014

Land to front of Great Moseley Farm, 198 Main
Road, Naphill, HP14 4RX

238

SNH0016

Land with frontage to Main road and Stocking
Lane, Naphill, HP14 4RX

245

SNH0017

Coombe Farm, land at Naphill, High Wycombe

253

SNH0019

OS Parcel 1789 Clappins Lane, Naphill

261

SPR0036

Land off Poppy Road

269

SPR0057

Molins sports Ground, Off Mill Lane, Monks
Risborough

276

SPR0078

Land at Aylesbury Road, Monk Risborough

280

SPR0082

108 Wycombe Road, Princes Risborough

287

SPR0085

Culverton Farm, Princes Risborough

294

SPR0087

OS Parcel 7376, Princes Risborough

302

SPR0088

Culverton Farm Wycombe Road Princes
Risborough Buckinghamshire HP27 0EU

308

SRD0120

Land at Eastwood Farm, Stokenchurch

315

SRD0151

Land at Hillcroft, Loosley Row, Lacey Green,
Bucks

323

SRD0153

Peters Lane, Monks Risborough

330

SRD0156

Hopkins Yard and Long Lea Meadow, Hughenden
336
Valley

SRD0158

Clappers, Cryers Hill Road, Cryers Hill

343

SRD0159

Valley Road, Hughenden Valley

351

SRD0163

Land adjoining Chiltern House, Stocking Lane,
Hughenden Valley

360

SRD0168

Coldharbour Farm, Cryers Hill

369

SWA0007

RAF Walters Ash and Land north of OS parcel
770

378

SWC0051

Land at Grange Farm

384

SWC0069

Harvest Hill and Branch Lane, Hedsor and
Bourne End

394

SWC0070

Land north of Heath End Road

401

SWC0077

Tycoed, Sandpit Lane, Tylers Green, HP10 8HD

409

SWC0080

Land to West of Hedsor Lodge, Harvest Hill,
Hedsor

417

SWC0081

Land off Hedsor Footpath, Harvest Hill, Hedsor

423

SWC0085

land off Hammersley Lane, Penn

429

SWE0005

Land at Grange Road, Widmer End

436

SWG0026

Land at Old Moor Lane, Wooburn Moor

442

Site Reference:

Site Area (ha):

Address:

Airpark 1

11.47

Wycombe Air Park (north)

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or Pass
more distinct large built-up areas.
3
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary
The land parcel is connected to the large built-up
area of High Wycombe in its very north-east
corner, preventing its outward sprawl into open
land.
The boundary between the land parcel and the
large built-up area of High Wycombe is bordered
by the permanent and prominent feature of the
M40. The land parcel serves as an
additional barrier to sprawl.

1

2) To prevent neighbouring towns
from merging

5

(3) Assist in safeguarding the
countryside from encroachment

3

4) To preserved the setting and
special character of historic towns

0

Overall Score

STRONG

The parcel forms a significant part of the essential
gap between the non-Green Belt settlements of
Lane End and High Wycombe, as well as the gap
between Lane End and the Green Belt settlement
of Claymoor / Clayhill, which is of a narrow scale.
While the M40 and Widdenton Park Wood to the
east of Lane End may act as a partial barrier to
coalescence, overall, development may both
physically and visually reduce the perceived and
actual distance between Lane End and High
Wycombe.
While less than 5% of the land parcel is covered
by built form, there are a number of urbanising
influences adjacent to and within the parcel itself
which diminish the feeling of unspoilt rurality.
Built form is centred around Clay Lane and
includes Wycombe Air Park landing strip and
associated buildings and storage facilities. Other
buildings include a gliding club, a racket sports
club and residential development at Clay Lane
and a clay pigeon shooting ground in the north of
the parcel.
These developments locally reduce the parcel’s
openness and rurality. Much of the rest of the land
parcel is characterised arable fields and patches of
woodland. The open area to the west of
Widdenton Park Wood is visually and physically
more connected with the edge of Lane End,
consisting of
parkland and a series of degraded fields.
The majority of the land parcel consists of open
fields and wooded areas and, despite the
clustering of built form in the south-east of the
parcel, as well as the urbanising influences on its
fringes, the parcel has a largely rural open
character
overall.
This land parcel does not abut an identified historic
settlement core and does not meet this purpose.

2

Site Location Plan:

3

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose

Review of Score

(1) To check the unrestricted sprawl of large builtup areas

Site does not directly adjoin the edge of a
large, built-up area but is located very
near.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large built-up
area into open land, and serves as a barrier at the
edge of a large built-up area in the absence of
another durable boundary.
(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

Score: a) Pass b) 1

Site encroaches marginally into an
essential gap between High Wycombe and
Lane End. Impact on sprawl reduced as
much of site already developed.
Score: 1
Over 60% of the site is covered by built
form, which contains a collection of
buildings in use by the air park including a
large watch tower to the western
boundary. Much of the northern part of the
site is vacant, although used ancillary to
the air park. Site feels urban in character,
due to the large coverage of built form.

(4) To preserved the setting and special character
of historic towns

Score: 1
Site does not abut an identified historic
settlement core nor impact the landscape
or setting of a historic town.

Overall Score

Score: 0
Site scores weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Part only – Clay Lane is a strong and enduring boundary
Is the settlement washed over by the Green Belt? / Would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the nearby area is entirely washed over by the Green Belt. Removal of this area
would result in the site forming a ‘hole’ in the Green Belt. However there are other green belt areas
nearby being reviewed at this time and this issue will need to be considered holistically.
Section 1 A&B Overall Conclusion – Pass /
Fail

The boundary and contiguity issues
suggest a provisional ‘fail’ at this stage.
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Section 2A: Site Assessment

However, the operational constraints
affecting the airpark may provide a more
durable constraint to further development
than is apparent on the ground, and the
issues of contiguity will need to be
considered holistically with other
proposed changes in the area.

The Airpark as a whole contains a range of employment uses alongside the flight activities.
Site is inset from the AONB. There is an archaeological notification area running along the north
boundary. There are some indicators of local surface water flooding related to existing hard
surfaced areas.
No other relevant planning constraints – although the site is also constrained by CAA licensing and
property constraints.
This is part of an existing developed site which has previously been designated as a ‘major
developed site in the green belt’. As it is not envisaged that the new Local Plan will include any
such designation (following the shift in approach evident from PPG2 to the NPPF) it appears that
the LPA should in effect consider whether the site should remain in the green belt or whether it
should be excluded from it.
Section 2B: Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

Airpark 1, Wycombe Air Park
06/06/2016
Dry, sunny, visibility very good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
No
No
No
No
No
No

Landscape Character Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: Great Marlow Rolling Farmland (18.1)
Flat
Amenity grass; perimeter hedgerow (north); woodland (east).
Apron, hangars, workshops, offices, air traffic control tower
Open boundary to W (airfield), hedgerow and trees to N and E, access
road to wider air park at S.
Airfield; council depot; residential; agriculture; motorway.
Residential estates close to southern boundary, farms and individual
dwellings near eastern boundary. Principal urban area lies north of
motorway.

Adjoining land uses
Settlement Patterns

5

Access/Rights-of-Way
Recreation & culture
Views inwards
Views outwards
Skyline/panorama/l’mark

None.
None.
None.
None.
Air traffic control tower

Landscape & Visual
Appraisal

Wycombe Air Park as a whole lies on a plateau at about 150m O.D.,
with the airport buildings and apron clustered towards the eastern
edge. Hedgerows and trees occur at the edges of the wider airfield
while mature trees and woodland occur along the eastern and
southern edges of the site. Elevation and perimeter vegetation
combine to provide strong visual enclosure to the airfield. The oulook
from the Air Traffic Control Tower suggests there are no significant
inward views from the surrounding area. Buildings within the site
enjoy screening from the east and south afforded by existing
trees/woodland belts. The wider airfield retains an essentially rural
character, while the site itself is heavily urbanised by the presence of
buildings, aircraft and the concrete apron.
The site is already substantially developed, with the northern portion
of the site currently greenfield. Its sensitivity to further development is
low provided that existing vegetation and screening is retained and
enhanced, and that new building heights are controlled to reflect
those already present.
Development capacity for this site is high. New development should
respect the form and scale of existing development at the site, with
particular attention to minimising building heights, utilising building
colours that recede into the landscape and reinforcing or adding to
existing screening vegetation.

Strengths & sensitivities

Development capacity &
mitigation

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

View
NE from Air Traffic Control tower (source: Wycombe District Council)

7

View E from Air Traffic Control tower (source: Wycombe District Council)

View SE from Air Traffic Control tower (source: Wycombe District Council)

8

View S from Air Traffic Control tower (source: Wycombe District Council)

Highway Considerations

Capacity assessment required for John Hall Way/Cressex Road/New Road junction, and potential
Handy Cross. In addition, either site traffic should be directed away from the Clay Lane/Marlow
Road (B482) junction to prevent heavier traffic going through Marlow, Cadmore End and
Stokenchurch, or a new layout for this junction should form part of development proposals.
Section 2 Overall Conclusion – Consideration
of exceptional circumstances

Site performs weakly against the green belt
purpose but has provisional issues relating to
boundaries and contiguity. The issues relating
to boundaries and contiguity should be
reconsidered holistically with other sites in the
area.
Another factor relevant to the possibility of
exceptional circumstances in this case is that
the site is promoted for employment use, and
the market supply of deliverable land for
employment uses is much smaller than for
housing.
Taking the site out of the green belt will also
provide continued operational flexibility in the
long term for the existing businesses. This
flexibility has previously been provided by the
site’s designation as ‘a major developed site’
9

Site Potential Capacity
Key Policy Considerations:

but this designation will not be carried
forwards. Overall it is considered that
exceptional circumstances are likely to exist
for additional employment development at this
site.
Illustrative Masterplan
To be considered further

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Site is not in the AONB

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

Airpark 2

15.51

Wycombe Air Park (south)

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or Pass
more distinct large built-up areas.
3
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of

Commentary
The land parcel is connected to the large built-up
area of High Wycombe in its very north-east
corner, preventing its outward sprawl into open
land.
The boundary between the land parcel and the
large built-up area of High Wycombe is bordered
by the permanent and prominent feature of the
M40. The land parcel serves as an
additional barrier to sprawl.

11

another durable boundary.

(2) To prevent neighbouring towns
from merging

5

(3) Assist in safeguarding the
countryside from encroachment

3

(4) To preserved the setting and
special character of historic towns

0

Overall Score

STRONG

The parcel forms a significant part of the essential
gap between the non-Green Belt settlements of
Lane End and High Wycombe, as well as the gap
between Lane End and the Green Belt settlement
of Claymoor / Clayhill, which is of a narrow scale.
While the M40 and Widdenton Park Wood to the
east of Lane End may act as a partial barrier to
coalescence, overall, development may both
physically and visually reduce the perceived and
actual distance between Lane End and High
Wycombe.
While less than 5% of the land parcel is covered
by built form, there are a number of urbanising
influences adjacent to and within the parcel itself
which diminish the feeling of unspoilt rurality.
Built form is centred around Clay Lane and
includes Wycombe Air Park landing strip and
associated buildings and storage facilities. Other
buildings include a gliding club, a racket sports
club and residential development at Clay Lane
and a clay pigeon shooting ground in the north of
the parcel.
These developments locally reduce the parcel’s
openness and rurality. Much of the rest of the land
parcel is characterised arable fields and patches of
woodland. The open area to the west of
Widdenton Park Wood is visually and physically
more connected with the edge of Lane End,
consisting of
parkland and a series of degraded fields.
The majority of the land parcel consists of open
fields and wooded areas and, despite the
clustering of built form in the south-east of the
parcel, as well as the urbanising influences on its
fringes, the parcel has a largely rural open
character
overall.
This land parcel does not abut an identified historic
settlement core and does not meet this purpose.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large built-up
areas

Site does not directly adjoin the edge of a
large, built-up area.

a) Land parcel is at the edge of one or more distinct
large built-up areas.
b) Prevents the outward sprawl of a large built-up
area into open land, and serves as a barrier at the
edge of a large built-up area in the absence of
another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from merging

Site encroaches marginally into an essential
gap between High Wycombe and Lane End.
Impact on sprawl reduced as much of site
already developed.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special character of
historic towns
Overall Score

Score: 1
Site is entirely absent of built form, although
parts of the eastern boundary look to be in
use as waste and recycling equipment
storage. Although within proximity to the air
park, this part of the air park site feels more
rural than urban in character.
Score: 3
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Part only – Clay Lane and Marlow Road form strong and enduring boundary

Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area is entirely washed over by the Green Belt, removal of this
area would result in the site forming a ‘hole’ in the Green Belt.
Section 1 A&B Overall Conclusion – Pass / Fail
Section 2A: Site Assessment
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

Airpark 2, Wycombe Air Park
06/06/2016
Dry, sunny, visibility very good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
No
No
No
No
No
No

Landscape Character Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns

WDC LCA: Great Marlow Rolling Farmland (18.1)
Flat
Amenity grass; perimeter hedgerows & trees.
Temporary storage (BCC Council Depot); parking of gliders.
Open boundary to N & NW (airfield), hedgerow and trees to E & S/SW.
Airfield; Air Park; council depot; residential; garden centre; agriculture.
Residential estates close to eastern boundary, farms and individual
dwellings near eastern boundary. Principal urban area lies north of
motorway.
No rights-of-way; informal footpaths evident.
None.
Potential glimpses from south/east and local road network.
Glimpses to countryside to south/east.
Air traffic control tower

Access/Rights-of-Way
Recreation & culture
Views inwards
Views outwards
Skyline/panorama/l’mark
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Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

Wycombe Air Park as a whole lies on a plateau at about 150m O.D.,
with the airport buildings and apron clustered towards the eastern
edge. Hedgerows and trees occur at the edges of the wider airfield
while mature trees and woodland occur along the eastern and
southern edges of the site. Elevation and perimeter vegetation combine
to provide strong visual enclosure to the airfield, though there is
evidence of glimpsed views between the site and countryside to the
east, south and west. There is an absence of buildings on the site at
present, and while the presence of glider trailers and an array of bins in
storage by BCC have a slightly urbanising influence within the site, the
existing Air Park development is screened from part of this site by
intervening topography and vegetation. Generally, this part of the site
retains a rural character.
The prevailing undeveloped and rural character of this part of the
airfield is broadly consistent with the surrounding landscape and is
sensitive to new development. While some screening is provided by
perimeter hedgerows and trees, there are glimpses into parts of this
corner of the airfield from the surrounding area. Importantly, the
neighbouring countryside is also part of the Chilterns AONB, which is
sensitive to the impacts of development close to its boundaries.
The site’s rural character, elevated position and proximity to the AONB
give rise to a low capacity for development. The north-eastern part of
the site is closer to existing development and is perhaps least sensitive
to development. Should development be proposed here, particular
attention to design will be needed to secure an appropriate scale and
form of development that can be incorporated into the landscape to
avoid adverse impacts upon the landscape character and visual
amenity of the AONB in particular. Landscaping for screening purposes
as seen elsewhere in the Air Park (earthworks, woodland planting)
should be used if appropriate / necessary.

Illustrative Plan(s)

15

Source: Bing Maps
Illustrative site photo(s)

Northeastern quarter of site with bin storage and glider parking (source: Wycombe District Council)

16

Southern quarter of the site (source: Wycombe District Council)

South-western quarter of the site, continued from above (source: Wycombe District Council)
17

Highway Considerations

Capacity assessment required for John Hall Way/Cressex Road/New Road junction, and potential
Handy Cross. In addition, either site traffic should be directed away from the Clay Lane/Marlow
Road (B482) junction to prevent heavier traffic going through Marlow, Cadmore End and
Stokenchurch, or a new layout for this junction should form part of development proposals.
Section 2 Overall Conclusion – Consideration
of exceptional circumstances

Site Potential Capacity
Key Policy Considerations:

Site performs moderately against the green
belt purpose and has provisional issues
relating to boundaries and contiguity. The
issues relating to boundaries and contiguity
should be reconsidered holistically with other
sites in the area.
Another factor relevant to the possibility of
exceptional circumstances in this case is that
the site is promoted for employment use, and
the market supply of deliverable land for
employment uses is much smaller than for
housing.
Taking the site out of the green belt may also
provide continued operational flexibility in the
long term for the existing businesses –
although it is unclear what benefits the
existing ‘major developed site’ designation
provides in this part of the air park.
Overall it is considered that exceptional
circumstances are likely to exist for additional
employment development at this site.
Illustrative Masterplan
To be considered further

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Site is not in the AONB
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

High Heavens

3.74

Land adjoining High Heavens household waste
site, High Wycombe

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43c
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or Pass
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

3

Commentary

The land parcel is at the edge of High Wycombe
large built-up area.
The land parcel is connected with the large
built-up area of High Wycombe, preventing its
outward sprawl into open land.
The boundary between the land parcel and High
Wycombe built-up area is permanent and
durable, with the M40 separating General Area
43c from the High Wycombe built-up area.
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2) To prevent neighbouring towns
from merging

5

(3) Assist in safeguarding the
countryside from encroachment

4

The parcel forms the essential gap between the
non-Green Belt settlements of High Wycombe
and Marlow Bottom, preventing development
that would significantly reduce the perceived
and actual distance between these settlements.
The land parcel also forms part of the wider gap
between High Wycombe and the non-Green
Belt settlement of Marlow, and protects the gap
between Marlow Bottom and the Green Belt
settlement of Claymoor / Clayhill.
Less than 5% of the land parcel is covered by
built form.
The parcel is relatively free of built form overall,
with a few piecemeal farm houses and buildings
throughout, development at Clayhill in the northwest, the Rebellion Beer
Company brewery on the southern tip of the
land parcel and a pub restaurant at Handy
Cross in the north-east.

4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Despite a predominantly rural character
throughout the parcel, the irregular boundary
between the parcel and Marlow Bottom and
Clayhill and the High Heavens waste complex in
the west somewhat diminishes the sense of
rurality overall.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
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NPPF Purpose

Review of Score

(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

2) To prevent neighbouring towns from merging Site does not form a gap between settlements
and makes no discernible contribution to
separation.
Score: 0
(3) Assist in safeguarding the countryside from
Roughly 11% of the site is covered by built
encroachment
form, which includes a large industrial shed to
the north-eastern portion of the site. The rest of
the site is entirely vacant. Site feels semi-urban
in character.
Score: 2
4) To preserved the setting and special
Site does not abut an identified historic
character of historic towns
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Overall Score
Site scores relatively weakly against NPPF
purposes.
Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
In part only.
Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area is entirely washed over by the Green Belt, removal of this area
would result in a ‘hole’ forming in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2A: Site Assessment
Site is comprised of a single strip of grassland with a small industrial building to the north
east of the site. Site adjoins High Heavens landfill and is is located within a 90m buffer of a
gas pipeline. A Public Right of Way runs along the western boundary of the site.
No heritage assets.
No fluvial flood risks.
Landscape Assessment
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Not considered in detail at this stage. Site is in the AONB but appears well screened from nearby
rights of way.
Highway Considerations
Essentially this site is acceptable in principle, helped in part by the access improvement works
carried out as part of the implementation of the WTS application. However, a critical point will be
the site’s impact upon the operational capacity of the John Hall Way/New Road/Cressex Road
junction, plus any additional strains of the junctions between there and (inclusive of) Handy Cross.

Stage 2 Conclusion: Site scores weakly against green belt purposes but would result in a
detached area of non-green belt land with variable boundary qualities. Exceptional circumstances
may exist for economic development purposes.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered at this stage.

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Part of GA 33a

0.94

Address:

Land fronting Penn Road at Hazlemere Golf
Club
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

33a
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

The land parcel is at the edge of the large built-up
area of High Wycombe (Tylers Green).

3

The land parcel is connected to the large built-up
area of High Wycombe, preventing its outward
sprawl into open land.
The boundary between the land parcel and the High
Wycombe built-up area is predominantly comprised
of consistent boundary features such as public
roads including Queensway and the B474 (Penn
Road) to the north of that boundary and parts of
Hazlemere Road to the south of the boundary. A
small part of the boundary south-east of
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Queensway consists of irregular gardens to
detached houses bounded by softer natural
features, which is weaker. The remainder of the
boundary consists predominantly of regular gardens
to detached houses.
The land parcel serves as an additional barrier to
sprawl.
The land parcel forms part of the less essential
gaps between the non-Green Belt settlements of
High Wycombe (Holmer Green, Tylers Green) and
Knotty Green / Beaconsfield and Amersham.
These gaps are of sufficient scale and character
that
development is unlikely to cause merging between
settlements or affect gaps between High Wycombe
and the Green Belt settlement of Winchmore Hill, or
between the settlements of Penn and Penn Street
which are both identified as a Row of Dwellings in
the Chiltern Local Plan.
Less than 5% of the land parcel is covered by built
form.
The land parcel is characterised by dense woodland
(Common Wood) in the south of the land parcel,
fields and agricultural uses to the east and west and
the large Hazlemere Golf Course and some
allotments in the north. Built-form includes buildings
associated with the golf club in the north, farms off
Penn Road and some large detached properties on
Gravelly Way and Common Wood Lane in the
south-east of the land parcel. The land parcel has a
largely rural open character.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

2) To prevent neighbouring towns
from merging

1

(3) Assist in safeguarding the
countryside from encroachment

3

4) To preserved the setting and
special character of historic towns

0

Overall Score

Medium Not recommended for consideration in
stage 2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

4) To preserved the setting and special
character of historic towns
Overall Score
Section 1C: Assessment of Site Boundaries

Site is connected to the built up area and
green belt boundaries in this area are
generally consistent.
Score: a) Pass b) 3

Site is a very small encroachment in to the
large gap between High Wycombe and
Amersham. It makes no discernible
contribution to separation.
Score: 0
Site is absent of any built form, but is
adjacent to the Hazlemere Golf course to
which the parcel provides ancillary land
use. Site is very flat and has minimal
landscape views. Site has little links to the
wider countryside and is semi-urban in
character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF
purposes

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
In part. Site is well defined on the eastern boundary by Craig’s Wood but the northern and western
boundary are not strong.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
It would be connected to the built-up area, albeit as an isolated annex on the opposite side of Penn
Road.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2A: Site assessment
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Section 2B: Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

33a Land fronting Penn Road, Hazlemere Golf Club
14/03/2016
Dry, bright, visibility good

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character Area
Topography
Vegetation
Features/Land Use
Boundaries

Skyline/panorama/l’mark

WDC LCA: Penn Rolling Farmland (18.2)
Flat
Amenity grass; formal hedgerows; occasional trees
Formal entrance to Hazlemere Golf Course; practice greens?
Field/garden hedges with small trees at western boundary; clipped
hedge to road frontage (S); woodland to eastern boundary; car park
and clubhouse to N.
Informal recreation (W), formal recreation (N); woodland (E); housing
(S).
The site lies at the edge of the existing urban area of Hazlemere. The
adjoining settlement and golf club / car parks have an urbanising
influence on the site.
None
Part of a private recreational facility (golf course)
Views from the public road (Penn Road) adjoining the site, including
private dwellings opposite / close to the site. Private views from the
clubhouse and approach from the golf course.
Views to the public Road (Penn Road) and houses nearby fronting onto
the road.
None

Landscape & Visual
Appraisal

The site character is partially urbanised by the presence of the
clubhouse, car parks and housing along Penn Road. For the most part,

Adjoining land uses
Settlement Patterns

Access/Rights-of-Way
Recreation & culture
Views inwards

Views outwards
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Strengths & sensitivities

Development capacity &
mitigation

the northern side of Penn Road is unbuilt, though there is housing
further to the east. Views into the site are limited to a short section of
Penn Road in the vicinity of the golf club entrance, and from the
clubhouse itself, with potential glimpses from the edge of the golf
course and from neighbouring recreational land.
There is a clear boundary between the urban edge of Hazlemere,
formed by Penn Road and Queensway, and the green space / open
countryside beyond. The site has little connection with nearby
residential areas and development of the site would not fit with the
current pattern of urban development. It would also diminish the
amenity and legibility of the approach (‘gateway’) to Hazlemere Golf
Course.
Given the inconsistent pattern of development that would arise from
developing the site, and the adverse impact this would have on local
landscape character, visual amenity and the formal approach
(‘gateway’) to Hazlemere Golf Course, the site does not have any
meaningful capacity for new development unless neighbouring lands
are put forward for development.

Illustrative Plan(s)
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Source: Bing Maps

Illustrative site photo(s)

The site east of the entrance road (Source: Wycombe District Council)
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The site west of the entrance road (Source: Wycombe District Council)

Section 2 Overall Conclusion – Pass / Fail

Site Potential Capacity
Key Policy Considerations:

Site scores moderately against NPPF
purposes and would result in a weaker
green belt boundary. Landscape objections
if developed in isolation. Exceptional
circumstances not made out.
Illustrative Masterplan
Not considered

Site capacity:
Section 3B: Assessment of whether ‘major development’ if in the AONB
Unlikely due to scale of site.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

Part of GA 50a

9.94

Land between Marlow and Bovingdon Green

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes
General area map:

Part 1 Parcel
50b
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the Marlow
large built-up area.
The land parcel is connected with the large built
up area of Marlow, preventing its outward
sprawl into open land.
The boundary between the land parcel and the
Marlow built-up area is largely weak and
irregular, consisting of detached homes with
large gardens bounded by softer, natural
features and weak hedgerows and field
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boundaries.

(2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

While the parcel makes little contribution to any
gaps between Marlow and other non-Green Belt
settlements, it does prevent the coalescence of
Marlow with the Green Belt settlement of
Bovingdon Green, the gap being of a
particularly small scale.
The south of the parcel is less important for
preventing coalescence.
Less than 5% the land parcel is covered by built
form, however, this is concentrated in the north
and creates more of an urban-fringe feel here.
Built form is concentrated in the north and
north-west of the parcel at Bovingdon Green
and Marlow Common, consisting of dispersed
dwellings. There are also sporadic
developments in the south-west of the parcel.
The remainder of the parcel is characterised by
arable farm land interspersed with small
patches of woodland and a dense wooded
recreation area at Davenport Wood in the west.
Overall, the parcel retains a strong unspoilt rural
character.
While the sense of openness is reduced in the
east and north by piecemeal development, the
built-form has a village feel and largely consists
of tree-lined residential streets
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not proposed for consideration in stage 2.

Site Location Plan:
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Section 1B: Review of NPPF purposes against Developer Promoted Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is a collection of fields located at the edge
of the Marlow built up area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is well connected to the existing built form
and largely contained by the built up area. The
boundary of the built-up area lacks
permanence.
Score: a) Pass b) 3+

2) To prevent neighbouring towns from merging Site forms a substantial element of the gap
between Marlow and Bovingdon Green, i.e.
between a non-green belt settlement and a
green belt settlement.
Score: 3
(3) Assist in safeguarding the countryside from
Site is entirely absent of built form and has
encroachment
mixed uses of arable, horse-related uses and
open farmland. Site is relatively flat with
medium landscape views looking northwards
and south-west. Site has little links to the wider
countryside and feels largely rural in character.
Score: 3
4) To preserved the setting and special
Site does not abut an identified historic
character of historic towns
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Overall Score
Parcel scores moderately against NPPF
purposes.
Section 1C: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Boundary features to the north and west are less defined and inconsistent. Not suitable as green
belt boundaries.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land along the eastern and southern boundary which forms the built
development of Marlow. As such if the site was removed from the Green Belt it would be
contiguous to non-Green Belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2A: Site assessment

Fail
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Site lies between the settlements of Marlow and Bovingdon Green. It is currently used for horse
grazing and is divided into several paddocks. The eastern boundary abuts Spinfield School, on
Terrington Hill where there are a number of buildings and a large playing field. Residential
development lies on the western boundary from development off of Spinfield Lane. Loosely knit
residential development is also located on the north eastern boundary. There are no environmental
designations on the site.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016

LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

50A Land between Marlow and Bovingdon Green
10/03/2016
Dry, bright, visibility good.

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

No
Area of Attractive Landscape
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

21.1 Thames Valley Slope.

Adjoining land uses
Settlement Patterns
Access/Rights-of-Way

Flat, plateau.
Pasture, mature hedgerow boundaries.
Equestrian paddocks; overhead power lines.
Mature hedgerow N&W boundaries; trees (TPO) adjoin E
boundary.
Marlow urban area to E and S boundaries; grazing/paddocks to
W & N.

None within site; footpath adjoins SE boundary. Chiltern Way
National trail lies beyond Chalkpit Lane to the north and
Bovingdon Green to the west.
Recreation & culture
None.
Views inwards
From adjacent residential properties (Bovingdon Heights / Forty
Green Drive); public footpath to SE corner. Possible longer views
from Chiltern Way, but against backdrop of Marlow town.
Views outwards
To neighbouring properties only; no significant longer-distance
views.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

The site comprises a small plateau at the lower edge of the
Thames Valley. The urban area of Marlow adjoins the site at its
eastern and southern boundaries and separates the site
physically and visually from the Thames river corridor. A strong
hedgerow, albeit with gaps, defines the northern and western
boundaries, while houses overlook the southern boundary and
mature trees within the school grounds define much of the
eastern boundary. The site is laid out as grazing for horses and
33

Strengths & sensitivities

Development capacity &
mitigation
Illustrative Plan(s)

is crossed by overhead power lines. The site is well-contained
visually, overlooked by adjoining residential areas and footpaths.
Views from further afield to the north and west appear unlikely,
though Bovingdon Green lies to the west where one or dwellings
may have private views towards the site.
Strengths include visual containment, a lack of long-distance
views, and an established residential urban setting. Sensitivities
include the visual impact upon neighbouring and nearby
dwellings.
Development of the site should include landscape reinforcement
of the western and northern site boundaries to maximise longterm enclosure/screening and protect the public perception of
separation from Bovingdon Green.

Source: Bing Maps
Illustrative site photo(s)
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along the southern boundary near Forty Green Drive (source: Wycombe District Council)

View

View north from Forty Green Drive, with Spinfield School grounds beyond the trees to the right.
(source: Wycombe District Council)
Highway Considerations
35

Site has existing good access from Forty Garden Drive.
Initial Bucks County Council Highway comments
The bus services that exist closest to the site (Nos.155, 158 & 160) fall significantly short of being
compliant under Policy DM2. Even when taking into account a walking distance from the centre of
the site to the closest frequent services on Henley Road, the nearest stop is over 1km away. In
terms of walking in isolation, the town centre is too far a distance to be considered practically
walkable. Therefore, this site is unacceptable under WDC's own policy and the requirements of
the NPPF.
The site is also remote in terms of the severance of footways between, either via Spinfield Lane or
Chalkpit Lane. Each do not have sufficient highway land take in order to install footways.
Vehicular access could be achieved via Forty Green Drive, and there would unlikely be any
junction capacity issues with Spinfield Lane/Henley Road, but this is immaterial given the
overwhelming sustainability issues.
Part 2 Conclusion
Site is not suitable for removal from the green belt. It does not
score weakly against green belt purposes and would not provide
enduring boundaries. Exceptional circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
N/A
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SBE0027 + SBE0028

31.9

Hollands Farm (north), Bourne End.

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

Part 1 Parcel
58a
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score
Fail

a) Land parcel is at the edge of one or
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
2) To prevent neighbouring towns
0
from merging

Commentary
The land parcel is not at the edge of a distinct large
built-up area.

The land parcel does not provide a gap between any
settlements and makes no discernible contribution to
separation.
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(3) Assist in safeguarding the
countryside from encroachment

3

Land parcel contains less than 5% built form. The
northern most area is closely linked to the edge of
Bourne End / Wooburn.
Built form is concentrated in the north of the land
parcel around Hedsor Road and includes leisure
facilities, a garden centre, and residential
development. While much of the north of the parcel
consists of arable fields, this ribbon development
effectively severs the linkage between this area of
the parcel and the wider countryside to the south.
There are further dwellings in the north-east of the
parcel at Hawks Hill which diminish the sense of
openness further.
Other built form includes a manufacturing plant in
the southwestern corner (west of Ferry Lane) and
residential development in the south-eastern corner
of the parcel at Hedsor, but the remainder consists
of open arable farming fields which maintain a
strong sense of rurality. While the northern and
south-western edges of the parcel are more closely
aligned with the settlement edge, the parcel taken as
a whole maintains a largely rural character.
The land parcel does not abut an identified historic
settlement core and does not meet this purpose.

4) To preserved the setting and
special character of historic towns

0

Overall Score

Medium RSA-19 is almost completely enveloped by built
form as a result of extensive ribbon
development on Hedsor Road, which although
washed over in the Green Belt, has an urban
character and is functionally linked to Bourne
End / Wooburn. While the sub-area is
largely open, the influence of built-form reduces
its sense of rurality.

Site Location Plan:

Site forms a sub-parcel of General Area 58, located towards the South of Bourne End.
Section 1A(ii): Review of NPPF purposes against Site Area:
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NPPF Purpose

Review of Score

(1) To check the unrestricted sprawl of large
built-up areas

Site is not located on the edge of a large, builtup area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

4) To preserved the setting and special
character of historic towns
Overall Score

Score: a) Fail b) 0

Site does not provide a gap between
settlements and makes no discernible
contribution to separation.
Score: 0
Land parcel contains circa 20% built form and
the character of the unbuilt part is also
influenced by the surrounding built form.
Although the site seems to be used as arable
fields development surrounding the site
weakens the connection to the wider
countryside, giving the site a semi-urban
character overall.
Score: 2
Site does not abut an identified historic
settlement core nor impact historic features.
Score: 0
Parcel scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes – Site is fully enveloped by development on all sides. To the west lies Wessex Road Industrial
Estate. Other boundaries are lined with residential development, particularly along Hedsor Road
on the southern boundary. Along the northern boundary lie a number of residential streets
bordering the site. Lower density residential development along the eastern boundary which is
defined by Hawks Hill Road.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site is bounded on three sides by areas of non-green belt land at Bourne End.

Section 1 A&B Overall Conclusion – Pass /
Fail

Pass
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Section 2C: Site assessment
Site is located on relatively flat land with pockets of surface water flooding towards the north/west.
In the south/west part of site is floodzone 2 (2.06ha – this area of the site is already developed).
There is a Public Right of Way crossing north to south and pockets of woodland off of Hawks Hill.
There are also a number of mature trees in the southern end of the site and mature hedgerow
dividing the site into several fields throughout the site. Towards the south of the site along Hedsor
Road is a Conservation Area. The site backs onto industrial uses along western boundary and
there is a collection of farm buildings in the south/west corner of the site.
Environmental Health identify that this area is bounded by industrial units on its western boundary
and an assessment of the noise from these would need to be made to ensure adequate protection
put in place.
The site also falls within a large minerals consultation area and the views of the County Council
will be needed with respect to this.

http://www.buckscc.gov.uk/environment/planning/minerals-and-waste-planning-policy/mineralsand-waste-local-plan-2004-2016/
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

58aii SBE0027 SBE0028 – Hollands Farm
10/03/2016
Dry, bright; visibility good.

AONB
AAL
GI Network
Green Space

No
No (but neighbouring to south/southeast)
No
No

Topography
Vegetation

Broadly flat; gently rising to east
Arable/grassland; agricultural hedgerows; mature trees/woodland
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Features / Land Use
Boundaries
Adjoining land uses
Access / Rights-of-Way
Views inwards

Views outwards

Landscape Appraisal

Agricultural; residential margin (south)
Mature hedgerows; post-and-wire fence; timber fence (adj. housing),
Industrial (west); residential (north, east); agricultural (south)
f/p though site to north and west
Overlooked by neighbouring dwellings; potential views from footpaths on
higher ground to the north, and potential views from higher ground to the
east.
Views to neighbouring dwellings/industrial estate; ‘wooded’ outlook over
rising ground the east; long-distance views to elevated countryside to the
north.
This site has well-established urbanising influences, particularly residential
development at the northern margin and the industrial estate at the
western margin. The site is visually contained by a mixture of built
development, mature trees, woodland and hedgerows, overlooked from
neighbouring developments and to a degree from higher ground to the
north and east, where the site is seen within its wider urban context.
Public access and amenity is provided by a footpath passing through the
site. Sensitive visual receptors will be local residents and users of the
public footpath. 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.

Illustrative View(s)
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Source: Bing Maps

A
relatively enclosed and urbanised landscape exists in the northern half of the site. Woodland to the right of
this view also provides enclosure.

42

An open rural landscape exists in the southern half of the site overlooked from Hawks Hill (left) and Hedsor
(right), though adjoining industrial development behind the viewer also influences these views.
Highway Considerations
Acceptable in principle on the proviso of the access point meeting minimum requisite standards.
Probably would suit priority junction configuration with ghost turn land on Ferry Lane
Site access for this site is critical and should be taken from Hedsor Road and NOT Hawks Hill or
Heaven's Lea, in consideration of their geometry. (Parts of the site may also have some potential
for access from Bridgestone Drive – to be investigated.)
Section 2 Overall Conclusion –
consideration of exceptional circumstances
Site Potential Capacity

Site is weak in Green Belt terms and capable of
delivering housing. Site should be removed
from the Green Belt.
Illustrative Masterplan
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Key Policy Considerations:
Conservation area to
southern edge

Site capacity:
355-500

Assessment of whether ‘major development’ if in the AONB
Site is not in the AONB or its immediate setting

Section 4: Land Availability
Is the site available for
development? If so when?
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Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
Site Photos:

Looking west to east across the centre of the site

Looking north from Wessex Road
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Looking south from the end of Bridgestone Drive

Potential access from Bridgestone Drive
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Site Reference:

Site Area (ha):

Address:

SBE0045

2.75

Land to the north of A4155 at Well End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

52a
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
5
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms part of the essential gap
between the non-Green Belt settlements of
Flackwell Heath and Bourne End / Wooburn,
preventing development that would significantly
visually or physically reduce the perceived or
actual distance between these settlements.
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(3) Assist in safeguarding the
countryside from encroachment

3

Less than 5% of the land parcel is covered by
built-form.
The land parcel is characterised by agricultural
uses and open fields with some small
concentrated areas of woodland. The east of
the land parcel is more enclosed than the west,
where fields are larger. There is a strong
relationship between the land parcel and the
wider Green Belt to the west.
Built-form in the land parcel includes properties
bounded by softer natural features on Chapman
Lane, Blind Lane and Green Dragon Lane and
some commercial use and properties in the
north of the land parcel and a farm in the west
of the land parcel. There are also allotments
and a cricket pitch in the north of the land
parcel.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The land parcel has a largely rural open
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration at stage
2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large
built-up area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large built-

Score: a) Fail b) 0
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up area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

A small encroachment into a less essential
gap between a green belt and a non-green
belt settlement (Little Marlow and Well
End/Bourne End). A marginal loss of
separation.
Score: 1
Site contains two distinct character areas
and contains roughly 15% built form, which
is comprised on two residential dwellings
fronting the road, and a bungalow to the
western boundary. This parcel is closely
mown and well managed gardens. The
smaller northern parcel contains no
buildings and is semi-rural in character.
Score: 3
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
The proposed green belt boundary would lack strength and permanence.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the south and west, although if the site was to be removed a
small strip of Green Belt would exist to the east. If this site was to be removed it would be
contiguous with the wider non-Green Belt Bourne End area.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Site Assessment
Site is a small collection of small fields and gardens in the setting of Grade II listed building ‘The
Old Malt House and Vine Leigh House’. Site is located within a 16m buffer of a gas pipline, 500m
buffer of a Site of Special Scientific Interest (SSSI) and entirely within minerals safeguarding area
and archaeological notification site.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SBE0045 Land to the north of A4155 at Well End
10/03/2016
Dry, bright, visibility good
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AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
Yes
Yes – listed buildings on site and adjacent properties to the E.
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses

WDC LCA: Thames Floodplain (26.1)

Landscape & Visual
Appraisal

There is a small measure of enclosure by existing mature trees,
providing partial screening of the site. The western boundary is
partially open to views from the west, including glimpses from the
A4155 Marlow Road; similarly there are partial views into the site
from the A4155 adjoining the site’s southern boundary. From the
east, the site is screened by mature vegetation the site boundary
and in intervening gardens. The northern boundary is weakest,
allowing relatively open views into the site from open countryside
to the north and from the private road/track near the site’s
eastern boundary. From a landscape character perspective, the
site is partly domestic and there is a clear relationship between
the main house fronting Marlow Road (a listed building), the
annex building at the western boundary and the garden that
occupies the central and southern portions of the site. The
northern portion of the site is rough pasture and together with the
remnant hedgerows and occasional mature trees, exhibits
predominantly rural characteristics.
The site forms part of the curtilage and setting of the listed
building and as such is a sensitive landscape where residential
development is likely to have a significant adverse impact upon
landscape character. The site lies partly within the Bourne End
Conservation Area and Buffer and as such is a sensitive
landscape, where development is likely to have a significant
adverse impact upon the landscape character and setting of the
Conservation Area. The site lies at the edge of the Chilterns
AONB and forms part of the view into the AONB from the A4155
Marlow Road; as such it is a sensitive landscape where

Low-lying, gently falling southwards
Amenity grass, rough grassland, hedgerow, mature trees
Dwellings, domestic garden, pasture
Hedgerows and mature trees
Residential (detached, with large private gardens); mixed
agriculture
Settlement Patterns
Bourne End urban area to E & SE; established ribbon
development at Coldmoorholme Lane – separated from Bourne
End by Well End Farm.
Access/Rights-of-Way
None
Recreation & culture
None
Views inwards
From A4155 mainly. Filtered views from lane to NE across N
boundary.
Views outwards
To A4155
Skyline/panorama/l’mark None

Strengths & sensitivities
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Development capacity &
mitigation

development is likely to have a significant adverse impact upon
landscape character and visual amenity. The continuity between
the Green Belt, including the site, and the designated Green
Space to the south at Well End Farm provides clear separation
between Bourne End to the east and Well End to the west,
therefore the site is sensitive to development that may change
the character of the landscape aby reducing the separation
between these two settlements.
Given the site’s location within the Chilterns AONB, the Bourne
End Conservation Area (and Buffer), within the curtilage and
setting of at least one listed building and its contribution to the
separation between Bourne End and Well End, the site has no
significant capacity for development.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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from road frontage on A4155 (source: Wycombe District Council)

View

View from road frontage on A4155, continued (source: Wycombe District Council)
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View from track to NE, where site lies left of centre behind trees (source: Wycombe District
Council)
Part 2 conclusion: Site does not score weakly in green belt terms and the proposed boundaries
would lack strength and permanence. The likely impact on the setting of the Listed Building would
be a severe constraint on the scale of development that could be delivered. Exceptional
circumstances have not been made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Scale of site does not indicate this is likely to be major development in the AONB
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:

53

Site Reference:

Site Area (ha):

Address:

SBE0048

9.22

Land East of Chapman Lane, Bourne End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

52a
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
5
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms part of the essential gap
between the non-Green Belt settlements of
Flackwell Heath and Bourne End / Wooburn,
preventing development that would significantly
visually or physically reduce the perceived or
actual distance between these settlements.
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(3) Assist in safeguarding the
countryside from encroachment

3

Less than 5% of the land parcel is covered by
built-form.
The land parcel is characterised by agricultural
uses and open fields with some small
concentrated areas of woodland. The east of
the land parcel is more enclosed than the west,
where fields are larger. There is a strong
relationship between the land parcel and the
wider Green Belt to the west.
Built-form in the land parcel includes properties
bounded by softer natural features on Chapman
Lane, Blind Lane and Green Dragon Lane and
some commercial use and properties in the
north of the land parcel and a farm in the west
of the land parcel. There are also allotments
and a cricket pitch in the north of the land
parcel.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The land parcel has a largely rural open
character
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site Is not located at the edge of a large built-up
area.
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a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site encroaches into an essential gap between
non-green belt settlements (Bourne End and
Flackwell Heath).
Score: 3
Site is entirely absent of built form, although the
site adjoins two reservoirs, one to the east and
one to the south, as well as a pumping station
and electricity sub-station to the south.
Allotment gardens adjoin the site on the southwest side. Rest of site looks to be in use as
arable land. Site has short landscape views and
is relatively flat. Site feels largely rural in
character and has links to the wider
countryside, most-so in the north.
Score: 4
Site does not abut an identified historic
settlement core nor impacts the landscape or
setting of a historic town.
Score: 0
Site scores relatively strongly against NPPF
purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Whilst some of the site is contained by existing residential development, the northern portion
of the site has an absence of any form of boundary – therefore as a whole, the site does not have
a strong, defensible boundary.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site adjoins the non-Green Belt settlement of Bourne End and removal of this site would make
it contiguous to this settlement.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is a large field fronting Chapman Lane in Bourne End and houses two covered reservoirs.
Adjoining the site to the south are allotment gardens. Site is entirely located within a minerals
safeguarded area.
No heritage assets.
No fluvial flood risk.
Some indication of surface water flooding
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Landscape assessment suggest low capacity for development
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SBE0048 Land East of Chapman Lane, Bourne End
10/03/2016
Dry, bright, visibility good

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
Adjacent to N and E – ‘Western Wye Valley’
No
Adjacent to S
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: Thames Valley Slope (21.1); Thames Floodplain
(26.1)
Sloping (flatter towards south)
Arable farmland; allotments; perimeter hedgerow
Agriculture; allotments;
mature hedgerows, sometimes fragmented; mature trees in
parts; garden boundaries to the east.
Adjoining land uses
Housing, school, agriculture
Settlement Patterns
Adjacent urban area of Bourne End, medium-density to E & S,
lower density to W.
Access/Rights-of-Way
None
Recreation & culture
Allotments
Views inwards
From neighbouring properties and roads; longer-distance views
from the south to higher ground in northern half of site.
Views outwards
Longer-distance views to the south from higher ground in
northern half of site.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

The site is an elongated field sloping southwards, being slightly
flatter in the south than the north. The southern lower half of the
site is surrounded on three sides by existing residential
development, particularly that to the east which overlooks the
site. Detached dwellings and large gardens to the west to not
generally overlook the site. Views to/from this part of the site are
largely confined to the adjoining lands, while the more elevated
northern half of the site is subject to longer-distance views
to/from the south. Adjoining housing and the allotments on the
site have a significant urbanising influence on the southern half
of the site in particular, while the northern half of the site remains
predominantly rural.
Perimeter vegetation and existing housing contain views except
those to/from the south. Adjoining land uses would be
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Development capacity &
mitigation

complementary to further development – housing, school,
allotments. The principal sensitivity is the rural landscape to the
north, including the northern half of the site, where development
would have an adverse landscape and visual impact locally and
in wider views.
There is potential for the site to accommodate development I the
southern half of the site that, with appropriate mitigation, should
not have a significant adverse impact upon local landscape and
visual amenity, except that in the absence of a robust
intermediate boundary there is likely to be an adverse impact
upon landscape character to the north where new development
meets open countryside. Therefore, the capacity for development
on this site is low.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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View across allotments from the west (Source: Wycombe District Council)

View NE across open fields into the northern half of the site (source: Wycombe District Council)
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View NE (continued) across central/northern half of site towards housing at Telston Close (source:
Wycombe District Council)
Highway Considerations
Not assessed at this stage

Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Assessment of whether ‘major development’ if in the AONB
NA
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SBE0049

2.84

Land off Northern Heights, Bourne End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

52b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the High
Wycombe large built-up area.
A small part of the land parcel is connected to
the large built up area of High Wycombe
(Wooburn Green) to the east, making a limited
contribution to preventing its outward sprawl
into open land.
The boundary between the land parcel and the
High Wycombe built-up area is predominantly
bordered by features lacking in durability or
permanence including gardens to detached and
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semi-detached properties.
The land parcel is an important barrier to
sprawl.
(2) To prevent neighbouring towns
from merging

5

(3) Assist in safeguarding the
countryside from encroachment

The land parcel forms part of the essential gaps
between the non-Green Belt settlements of
Flackwell Heath, Bourne End / Wooburn and
Wooburn Green, preventing development that
would significantly visually or physically reduce
the perceived or actual distance between these
settlements.
Less than 5% of the land parcel is covered by
built-form.
The land parcel is characterised by agricultural
uses, fields and hedgerows with an area of
woodland in the north of the land parcel (Ronald
Wood). The topography of the land parcel
slopes steeply up from the dismantled railway to
a hill in the centre of the land parcel from which
there are likely to be long views to the
surrounding countryside over the built –form
surrounding the land parcel.
Built-form in the land parcel comprises a farm in
the east, residential properties on New Road
and Blind Lane and a school ground in the
south-east of the parcel.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The land parcel has a largely rural character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2.

Site Location Plan:
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Site is a small part of the general area.
Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

Site is not located at the edge of a built up area.
Score: a) Fail b) 0

Site does not provide a gap between
settlements and makes no discernible
contribution to separation
Score: 0
Site is a small field on the edge of the built-up
area which contains a mixture of possible
equestrian and agricultural uses interspersed
with a number of individual dwellings and their
gardens
Site is mixed urban-rural in character.
Score: 2 to 3

(4) To preserved the setting and special
character of historic towns

Overall Score
Section 1B: Assessment of Site Boundaries

Site does not abut an identified historic
settlement core nor does it affect the landscape
or setting of a historic town.
Score: 0
Site scores moderately against NPPF purposes,
due to its semi-rural character. Does not
otherwise contribute to Green Belt purposes.

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes - site is fully enclosed by a mixture of strong and moderately strong boundaries (in NPPF
terms). There are mature hedgerows, trees and residential development on all sides. There are
four low density residential dwellings along the northern and eastern boundaries. The southern
boundary is defined by the residential curtilages from West Ridge, with the western boundary
defined by properties from Chilterns Park and Northern Heights residential cul-de-sacs.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site is located on the edge of the Green Belt next to the built up area of Bourne End. Site adjoins
non-Green Belt land on the south and west boundary. As such removal of this site from the Green
Belt would result in it being contiguous to the non-Green Belt area of Bourne End.
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Section 1 A&B Overall Conclusion – Pass /
Fail

Pass on balance.

Section 2C: Site Assessment
Site Is located on the northern edge of Bourne End. Site has a gradual upward slope from south to
north. It is well enclose by a mature trees and hedgerows. The site is not currently in use. Site
includes the residential curtilage of Brantidge House. There are no environmental designations
within or nearby the site. A public bridleway runs outside the western boundary along New Road.
landscape assessment concluded that the site has good capacity for development. The highway
authority has no objection in principle, although they have identified the need for improved access
(as the current access is a privately maintained). The only contra-indicator for this site is that the
site has been characterised as mixed urban/rural – meaning that the site makes a limited
contribution to the purpose of safeguarding the countryside from encroachment. Overall this
means that the site meets the vast majority of the conditions needed to conclude that it should be
removed from the Green Belt.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SBE0049 Land off Northern Heights, Bourne End

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
Other

No
Yes – Western Wye Valley LLA (LP Policy L2)
No
No
No
No
Tree preservation order (area) at Northern Heights, adjoins
boundary

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way

WDC LCA …

Landscape & Visual
Appraisal

The site’s agricultural character is consistent with the
surrounding farmland, being rural but with moderate urbanising

15m fall NE to SW
Pasture, field hedgerows
Agricultural use (pasture)
Field hedgerows, timber fencing
Housing, agriculture
Low density to west, medium density to south
None within/adjoining main site, bridleway to east (point of
access?)
Recreation & culture
None
Views inwards
From neighbouring residential properties; long distance from
south
Views outwards
Long-distance views to south
Skyline/panorama/l’mark None
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Strengths & sensitivities

Development capacity &
mitigation

Illustrative Plan(s)

influences at the margins on account of neighbouring residential
areas and individual properties. Views of the southern portion of
the site are relatively contained while the more elevated northern
portion of the site is subject to views to/from the south, including
the existing urban area.
Locally contained views, such as screening from the bridleway,
help to protect local rural amenity. Adjoining trees and
hedgerows (the TPO area especially) will be sensitive to the
impact of development in relation to gaining access to the site
and the impact of buildings and roads on roots/canopies.
Adjacent dwellings are likely to be sensitive to the visual impact
of new development. In a wider context, the Western Wye Valley
LLA has been designated to complement the AAL on the
opposite side of the Wye Valley. Development of the site would
not be considered a significant incursion into the LLA and would
not compromise its purpose.
While the northern portion of the site is more visible from the
south, its development would be consistent with the existing
pattern and elevation of urban development to the west.
Landscape mitigation by way of extensive tree planting
throughout any development, especially in the northern portion of
the site and adjoining neighbouring properties, would assist longterm assimilation with nearby development at Northern heights
and minimise any long-term landscape or visual impacts. Given
the ‘good fit’ with existing urban form and assuming
comprehensive mitigation, the site has good capacity for
development.

Source: Bing Maps
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Illustrative site photo(s)

View from Northern Heights. Source: Wycombe District Council
Highway Considerations
Northern Heights is privately maintained and is not fit to serve this quantum of development, which
would also carry with it a requirement to include a footway that the existing 'carriageway' could not
accommodate. However, should land take be available (either within the existing highway or land
under the control of the applicant), a width and footway extension of North Road could conceivably
be used to satisfactorily serve the development.
Section 2 Overall Conclusion –
consideration of exceptional circumstances
Site Potential Capacity
Key Policy Considerations:

Site is relatively weak in Green Belt terms and
capable of delivering housing. Site should be
considered further for potential removal from the
Green Belt.
Illustrative Masterplan
To be considered further if basic case for green belt removal is
accepted.

Site capacity:
Assessment of whether ‘major development’ if in the AONB
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Site is within neither the AONB nor its immediate setting.

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
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Site Reference:

Site Area (ha):

Address:

SBE0053

8.6

Hollands Farm (west), Bourne End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score
Fail

a) Land parcel is at the edge of one or
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
2) To prevent neighbouring towns
0
from merging
(3) Assist in safeguarding the
countryside from encroachment

3

Commentary
The land parcel is not at the edge of a distinct large
built-up area.

The land parcel does not provide a gap between any
settlements and makes no discernible contribution to
separation.
Land parcel contains less than 5% built form. The
northern most area is closely linked to the edge of
Bourne End / Wooburn.
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Built form is concentrated in the north of the land
parcel around Hedsor Road and includes leisure
facilities, a garden centre, and residential
development. While much of the north of the parcel
consists of arable fields, this ribbon development
effectively severs the linkage between this area of
the parcel and the wider countryside to the south.
There are further dwellings in the north-east of the
parcel at Hawks Hill which diminish the sense of
openness further.
Other built form includes a manufacturing plant in
the southwestern corner (west of Ferry Lane) and
residential development in the south-eastern corner
of the parcel at Hedsor, but the remainder consists
of open arable farming fields which maintain a
strong sense of rurality. While the northern and
south-western edges of the parcel are more closely
aligned with the settlement edge, the parcel taken as
a whole maintains a largely rural character.
The land parcel does not abut an identified historic
settlement core and does not meet this purpose.

4) To preserved the setting and
special character of historic towns

0

Overall Score

Medium RSA-19 is almost completely enveloped by built
form as a result of extensive ribbon
development on Hedsor Road, which although
washed over in the Green Belt, has an urban
character and is functionally linked to Bourne
End / Wooburn. While the sub-area is
largely open, the influence of built-form reduces
its sense of rurality.
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Site Location Plan:

58ai / SBE0053

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large
built-up area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

2) To prevent neighbouring towns from merging

Site does not form a gap between
settlements and makes no discernible
contribution to separation.
Score: 0
Roughly 22% of the site is covered by built
form, including an existing residential
development in the north. Parcel looks to be
used otherwise as a recreational ground.
Site is extremely flat with minimal landscape
views and little links to the wider
countryside. Site feels semi-urban in
character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.

(3) Assist in safeguarding the countryside from
encroachment

4) To preserved the setting and special
character of historic towns
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Score: 0
Overall Score

Site scores relatively weakly against NPPF
purposes.

Section 1C: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes – Ferry Lane
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site adjoins non-Green Belt land to the west, therefore removal of the site would cause
it to be contiguous with the non-Green Belt settlement of Bourne End.
Section 1 A&B Overall Conclusion – Pass /
Pass
Fail
Section 2A: Planning Constraints
The entirety of the site is located within flood zone 3 and would likely fail on flood risk
sequential test.
Site is mostly comprised of an open field to the centre, with residential development in the
top section of the site.
Minerals safeguarding and consultation area.
No heritage assets.
Section 2 Overall Conclusion

Site Potential Capacity
Key Policy Considerations:

Although the site does not score strongly as
green belt, the flood risk sequential
approach effectively renders the site
undeliverable. Exceptional circumstances
not made out.
Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
NA
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SBE0054

9.28

Hollands Farm (east), Bourne End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

RSA – 20 / part
Part 1 Parcel
of area 58a
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one
FAIL
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
0
(2) To prevent neighbouring towns
from merging
(3) Assist in safeguarding the
countryside from encroachment

3

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel does not provide a gap
between any settlements and makes no
discernible contribution to separation.
Although the land parcel contains less than 5%
built form, the northernmost area is closely
linked to the edge of Bourne End / Wooburn.
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Built form is concentrated in the north of the
land parcel around Hedsor Road and includes
leisure facilities, a garden centre, and
residential development. While much of the
north of the parcel consists of arable fields, this
ribbon development effectively severs the
linkage between this area of the parcel and the
wider countryside to the south. There are
further dwellings in the north-east of the parcel
at Hawks Hill which diminish the sense of
openness further.
Other built form includes a manufacturing plant
in the southwestern corner (west of Ferry Lane)
and residential development in the southeastern corner of the parcel at Hedsor, but the
remainder consists of open arable farming
fields which maintain a strong sense of rurality.

(4) To preserved the setting and
special character of historic towns
Overall Score

While the northern and south-western edges of
the parcel are more closely aligned with the
settlement edge, the parcel taken as a whole
maintains a largely rural character.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
purpose.
Medium Although General Area 58a, located to the
south and east of Bourne End / Wooburn, is
judged to attain a medium score against the
NPPF purposes overall, it is notable that it only
meets Purpose 3, restricting development in
areas of largely rural, open land.
Two areas have been identified within the
General Area which may perform weakly
against Purpose 3: RSA-19 in the north (to the
north of Hedsor Road); and RSA-20 in the
south-west (to the west of Ferry
Lane). These areas are effectively enclosed
within the settlement footprint of Bourne End /
Wooburn with little linkage to the wider
countryside, and have a more semi-urban
character, in contrast with the remainder of the
parcel.
RSA-20 in the south-west of the General Area
has a rural feel (related in terms of landscape
typology with the wider Green Belt to the east),
but is closely surrounded by residential
development to the north, south and west and
thus subject to urbanising influences.
Furthermore, it is of a very small scale and
plays little role in maintaining the integrity of the
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wider countryside.
Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site Is not located at the edge of a large builtup area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from merging

Site forms an essential gap between the
settlements of Bourne End and Cookham, and
additionally has irregular/inconsistent border
features on one side.
Score: 5
Site is entirely absent of built form and is in use
as an arable field. Site is relatively flat and has
short landscape views. Site has a strong,
unspoilt rural character.
Score: 5
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
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Score: 0
Overall Score

Site scores strongly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Although the entire eastern side of the site is bounded by Hedsor Hill, the rest of the site is
bounded by trees and small patches of woodland. This is most weakest in the northern portion
where there appears to be a weak boundary between the site and the adjoining allotments.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site is entirely washed over by the Green Belt, and does not directly adjoin any non-Green Belt
land. Removal of this site would create a hole in the Green Belt. Removal of this site from the
green belt would also separate the green belt to the west from the wider area of green belt land to
the east.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessmetnt
Site is a large field fronting Hedsor Hill. Roughly 1% of the site area is within the Low-Medium
Flood risk zone, and within 100m buffer of water. Entirety of site is located within the Minerals
safeguarded area.
No heritage assets.
Landscape assessment concludes significant harm if developed.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SBE0054 Hollands Farm (east), Bourne End
10/03/2016
Dry, bright, visibility good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
Yes
No
Adjacent to north
Site lies within Hedsor Road CA Buffer
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA …
Sloping east to west
Woodland, mature trees, hedgerows
Arable farmland
Woodland, mature trees, hedgerows, public road
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Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

Allotments, housing, arable and pasture farmland
Clustered – Hedsor Road, Heavens Lea / Hawks Hill
Bridleway through site
None
Long-distance views to the site from the west, local views from
nearby housing and public roads.
Views outwards
Views to housing at Hedsor Road and to housing along the
Thames to west.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises open countryside adjoining Hedsor Hill,
characterised by arable farmland, perimeter hedgerows and
mature trees, with little in the way of urbanising influences
despite the proximity of Hedsor Hill. The site is very visible from
the adjoining public road and neighbouring residential properties,
while elevated towards its eastern side, there are longer-range
views to/from the west (Thames valley).
The prevailing rural character, lack of urbanising influences and
relatively open visibility make this parcel of land sensitive to the
impact of new development. The site lies within the Hedsor Road
Conservation Area (Ca) Buffer where new development is likely
to have an adverse impact upon the character and setting of the
CA. The site is also part of a designated Area of Attractive
Landscape, suggesting greater landscape quality and sensitivity
to development than undesignated countryside.
Given the relatively unspoilt rural character, lack of urbanising
influences, relatively high degree of visibility and value as both
and Area of Attractive Landscape and a setting to the adjacent
Conservation Area, the site does not have capacity for
development without significant adverse impacts upon landscape
character and visual amenity.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

south from Hedsor Road (source: Wycombe District Council)

View
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View SW from NE corner of field (source: Wycombe District Council)

View SW (continued) from NE corner of field to Hedsor Road (source: Wycombe District Council)
Highway Considerations
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Not considered at this stage
Stage 2 Conclusion: Site performs strongly on green belt purposes and poorly on
boundary/contiguity issues. Little capacity for development due to landscape harm. Exceptional
circumstances have not been made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Not AONB

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SBE0057

17.04

Abbots Brook, Land rear of railway line adjacent
to Little Marlow football club

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes
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RSA – 21 (part
of parcels 60
and 67)
(1) To check the unrestricted sprawl
of large built-up areas
Part 1 Parcel
Area

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

2) To prevent neighbouring towns
from merging

5

Commentary

The land parcel is at the edge of the Marlow
large built-up area.
A small part of the land parcel is connected to
the large built up area of Marlow, preventing its
outward sprawl into open land.
The boundary between the land parcel and the
Marlow built up area is bordered by the A404, a
prominent, permanent and consistent boundary
feature. The land parcel serves as an additional
barrier to sprawl.
The land parcel forms the essential gap
between the non-Green Belt settlements of
Marlow and Bourne End / Wooburn and the
non-Green Belt settlement of Little Marlow
preventing development that would significantly
(visually or physically) reduce the distance
between these settlements.
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(3) Assist in safeguarding the
countryside from encroachment

2

It is noted, however, that there is a small portion
at the eastern end of the parcel which is more
enclosed by existing built form than the bulk of
the parcel which is playing an important role in
providing this essential gap.
5% of the land parcel is covered by built form.
The land parcel is characterised by fields and
large water bodies including those associated
with Westhorpe Park which have a semi-urban
character. The land parcel is enclosed by main
roads and the railway line which reduces the
relationship with the wider Green Belt although
there is a sense of openness within the land
parcel owing to the relatively flat topography of
the land.
Built form is dispersed throughout the land
parcel and includes the Crown Plaza
development in the south-west of the land
parcel, buildings associated with Westhorpe
Park and an athletics track in the west and a
sewage treatment works in the centre of the
land parcel. There are also residential areas
around the Green Belt settlement of Little
Marlow in the north of the land parcel and some
properties on Coldmoorholme Lane in the
south-east of the land parcel, which have an
inherently rural character.

4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Overall the land parcel has a semi-urban
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
General Areas 60 and 67, located between
Bourne End / Wooburn and Marlow, are
identified as meeting the NPPF purposes
strongly, specifically as a result of its role in
preventing coalescence between Bourne End /
Wooburn and Marlow (Purpose 2). The west of
the General Areas also check the outward
sprawl of the identified large built-up area of
Marlow (Purpose 1), and the General Areas as
a whole meet Purpose 3.
An identified sub-area in the east of the General
Areas, RSA-21, may meet the purposes weakly
if considered separately. In contrast to the wider
General Areas this sub-area, east of
Coldmoorholme Lane / Upper Thames Way, is
effectively enclosed within the settlement of
Bourne End / Wooburn, enveloped by its urban
form to the north and east, and makes little
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contribution to the gap with Marlow. It is judged
that, if considered alone, RSA-21 would do little
to maintain the scale of this gap as a result of its
small scale and weak relationship with the wider
countryside (Purpose 2).

SBE0043

Site Location Plan:

General Areas 60 and 67 meet the NPPF
purposes, but there is scope for sub-division; an
identified area in the east, at the edge of Bourne
End / Wooburn (RSA-21) may score weakly and
could be considered further.

60 / SBE0057

Section 1B: Review of NPPF purposes against Developer Promoted Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large
built-up area.

a) Land parcel is at the edge of one or more

Score: a) Fail b) 0
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distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
2) To prevent neighbouring towns from merging Site does not form a gap between
settlements and makes no discernible
contribution to separation.
Score: 0
Roughly 27% of the site is covered by built
(3) Assist in safeguarding the countryside from
form, with a strongly established row of
encroachment
houses along the southern boundary, and a
further collection of residential buildings in
the north-east. Part of the western area is in
use as agricultural grazing land. Site is
relatively flat and has short landscape
views. Site has minimal links to the wider
countryside and is largely rural in character.
Score: 3
Site does not abut an identified historic
4) To preserved the setting and special
settlement core nor impact the landscape or
character of historic towns
setting of a historic town.
Score: 0
Overall Score
Site scores moderately against NPPF
purposes.
Section 1C: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Coldmoorhome Lane would provide a strong defensible boundaries
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site lies on the edge of the Green Belt and is contiguous to non-Green Belt land in Bourne End.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2A: Site assessment

Pass

Entire site is within floodzone 3, therefore not considered developable.
Section 2B: Landscape Assessment
n/a
Section 2C: Highway Considerations
The roads to the north-east and east of the site are privately maintained, thus they do not form part
of the adopted highway network. Therefore, to guarantee access, it would have to be taken from
Coldmoorholme Lane. Given the geometry and width of this stretch of highway, in addition to the
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lack of sustainability under Policy DM2, it is unlikely that a development at this location would be
acceptable in transport terms.
Section 2 Overall Conclusion

Site Potential Capacity
Key Policy Considerations:

Whilst the site scores poorly in green belt terms
and Coldmoorholme Lane would perhaps
represent a sensible green belt boundary, the
flood risk and highways constraints are
significant barriers to delivering housing.
Exceptional circumstances not made out.
Illustrative Masterplan
n/a

Site capacity:
Section 3B: Assessment of whether ‘major development’ if in the AONB
n/a
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:

n/a
n/a
n/a
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Site Reference:

Site Area (ha):

SDL0019

2.16

Address:

Paddock South of Downley Farm Barns,
Downley
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or
PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3+
serves as a barrier at the edge of a
large built-up area in the absence of

Commentary

The land parcel is at the edge of the High
Wycombe large built-up area.
The land parcel is connected to the large builtup area of High Wycombe (Downley),
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another durable boundary.

2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

4

4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

preventing its outward sprawl into open land.
The large built-up area is predominantly
bordered by features lacking in durability or
permanence, consisting of the gardens of
detached and semi-detached properties and
school grounds bounded by softer natural
features. Parts of the boundary are more
durable and consistent including the railway
line, Pheasant Drive and Plomer Green Lane.
The land parcel is an important barrier to
sprawl.
The land parcel forms part of the wider gap
between the non- Green Belt settlements of
Downley and Naphill as well as Walter’s Ash
beyond. The land abutting High Wycombe in the
south east corner of the parcel the east of
Plomer Green Lanes is less important for
preventing the coalescence of settlement, but
the overall scale of the gap is important to
restricting the merging of these settlements
Less than 5% of the land parcel is covered by
built-form.
The land parcel is characterised by dense
woodland in the north (Naphill Common, Great
Cookshall Wood) and agricultural uses with
some concentrated woodland areas in the
south. Although the land parcel is connected to
the wider Green Belt to the west, visible
connections are limited due to the railway line
and trees. The woodland contributes to a more
enclosed character within the land parcel.
Built-form includes schools on the southern
boundary, a few farms dispersed in the land
parcel, residential properties on Bradenham
Road to the west and residential properties and
buildings associated with Bradenham Manor on
Bradenham
Wood Lane near the northern boundary.
Despite the fairly enclosed character and
presence of built-form, the land parcel
possesses a strong unspoilt rural character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is located at the edge of the High Wycombe
built-up area. NB much of the adjoining
development is in the green belt and not in the
built up area.
Whilst the site does not have a direct physical
connection to the built up area (by virtue of the
roadway falling within the green belt) it is
effectively connected on the east and south
sides.
Historic pattern of development in the green belt
adjoining the site suggests site would be prone
to sprawl.

Score: a) Pass b) 3+
2) To prevent neighbouring towns from merging Site does not prevent a gap between
settlements. Site makes very little discernible
contribution to separation.
Score: 0
(3) Assist in safeguarding the countryside from
Site has no visible built form within the site
encroachment
boundary. Site is currently in use for horse
paddocks and has mostly short landscape
views and longer views westward over existing
houses. Site has weak links to the wider
countryside and is largely rural in character.
Score: 3
4) To preserved the setting and special
Site does not abut an identified historic
character of historic towns
settlement core nor impact the historic setting of
the settlement.
Score: 0
Overall Score
Site scores moderately against NPPF purposes.
Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Not clearly, much of the new green belt boundary would be between developed areas in the green
belt and developed areas removed from the green belt. Boundaries between two development
parcels are not generally appropriate as green belt boundaries.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site lies on the edge of the Green Belt adjoining the non-Green Belt land of Downley. Removal
of this site from the Green would result be contiguous with land adjoining which isn’t in the Green
Belt. (On the basis that a little additional land to the site frontage was also removed from the green
belt.)
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Site Assessment

Fail

Site is located entirely within the AONB. It is currently used for horse grazing. The site is relatively
enclosed with development on two sides. The land rises to the north west of the site but still
relatively enclosed. The site is in a sustainable location, close Downley High Street and adjoining
Maplewood School.
The entire site is within the Downley Conservation Area. There are a number of listed buildings
adjoining and near to the site at Downley Farm and along Plomer Green Lane. Any development
would need to ensure it doesn’t have an adverse impact on the setting of the listed buildings and
the Conservation Area. This would present a constraint on development.
A Public Right of Way runs along the southern boundary within the site.
Landscape assessment concludes adverse impacts
Given the scale of the site and other constraints it is questionable whether development could
viably achieve the highways improvements required.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SDL0019 Paddock South of Downley Farm Barns, Downley

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
Entire site lies within Downley Common CA
Downley Farm to N; Downley Farm Cottage to SE.
No
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Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards
Views outwards
Skyline/panorama/l’mark

WDC LCA …

Landscape & Visual
Appraisal

The site’s character is defined by its use as horse paddocks
adjoining the suburban area of Downley, where housing and new
school have a significant urbanising influence on the site. Views
are well-contained, extending to neighbouring properties mainly
with more extensive views between higher ground and the east.
The site lies within the Chilterns AONB and the Downley
Common Conservation Area, making this a landscape sensitive
to new development. Downley Farm (now residential) and
Downley Farm Cottage comprise a series of listed buildings
located (respectively) immediately north and south of the site,
while further listed buildings occur at the junction of Green Lane
and Moor Lane opposite the site’s eastern boundary, making the
site an important part of the landscape setting of these buildings.
Given the site’s location within the Chilterns AONB, within the
Downley Common Conservation Area and being part of the
landscape setting of several listed buildings, the site is unlikely to
accommodate any new development without significant adverse
impacts upon local landscape character and visual amenity.

Strengths & sensitivities

Development capacity &
mitigation

Sloping, shallow valley falls to NE
Pasture, agricultural hedgerows, mature trees, woodland
Pasture (horse paddocks)
agricultural hedgerows, mature trees, woodland
Housing (incl. former Downley Farm); school, pasture farmland
Site lies at edge of urban area of Downley / High Wycombe
Footpath at southern edge of site.
None
From neighbouring school, housing to east and north.
General views from site eastwards over Downley.
None.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

Western portion of the site adjacent to the new school (source: Wycombe District Council)
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View north from new school to Downley Farm (source: Wycombe District Council)

View northeast from new school overlooking Downley - continuation of view above (source:
Wycombe District Council).
Highway Considerations
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Site has current highway access from Plomer Green Lane. This is likely to require upgrading as
the road narrows into a single lane by the site entrance.
Stage 2 conclusion: Site scores moderately plus with regards to green belt purposes and raise
objections with regards to boundaries and contiguity. Development potential is constrained by
heritage impacts, landscape impacts and highways. Exceptional circumstances have not been
established.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not consdiered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Taking into account the landscape assessment the quantum of development that is achievable is
not considered to be major development within the AONB.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SGK0005
1.92
Hoppers Farm, Cockpit Road, Great Kingshill
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

25b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or Pass
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the High
Wycombe large built-up area.
The land parcel is connected to the large builtup area of High Wycombe (Widmer End),
preventing its outward sprawl into open land.
The boundary between the land parcel and the
High Wycombe built-up area comprises
prominent, permanent and consistent boundary
features, including public roads of North Road
and Windmill Lane. The land parcel serves as
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(2) To prevent neighbouring towns
from merging

5

(3) Assist in safeguarding the
countryside from encroachment

3

an additional barrier to sprawl.
The land parcel forms the essential gap
between the non-Green Belt settlements of
Widmer End and Great Kingshill, preventing
development that would significantly reduce the
perceived or actual distance between these
settlements. It also maintains the gap between
these settlements and the Green Belt
settlement of Cryers Hill, which is particularly
narrow in scale, preventing coalescence
between the settlements.
6% of the land parcel is covered by built-form.
The land parcel is characterised by fields and
agricultural uses interspersed with built-form.
This includes a conference centre on Four
Ashes Road enclosed by Town Wood in the
south of the land parcel, ribbon development
and some allotments off Cryers Hill Lane,
Cockpit Road and Spurlands End Road, farms
dispersed to the north of Cryers Hill Lane
including a large farm off Cockpit Road, and an
industrial estate off Cryers Hill Road in the west
of the land parcel. The topography of the land
parcel is relatively flat and views are interrupted
in several places by this built-form.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The presence of built-form and the reduced
sense of openness in the land parcel means
that the land parcel has a largely rural
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
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Site Location Plan:

SGK0005

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site is part of a larger parcel which is an
essential gap – but this would not present
significant encroachment into that gap.
Score: 1
Roughly 5% of the site is covered by built form.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

The buildings that are present are agricultural in
character.
Site feels largely rural in character.
Score: 4
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores relatively strongly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries

96

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
(Assume the road would be removed as well.)
New boundaries would lack strength and permanence. Several sections have no current boundary
on the ground. Other sections have trees/hedgerows.
Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
(Assume the road would be removed as well.)
Site adjoins non-Green Belt land to the northwest, removal of the site would allow the site to be
contiguous with the non-Green Belt settlement of Great Kingshill, although this would leave a small
segment to the northeast sandwiched between two built up areas.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Site Assessment

Fail

Site is a pair of fields and collection of buildings associated with Hoppers Farm. Site contains
various protected trees, (TPO reference: 25/2007) with other protected trees outside of the
boundary.
No fluvial flood risk.
Some surface water flood issues.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SGK0005 Hoppers Farm, Great Kingshill
09/05/2016
Dry, sunny, visibility good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
Yes

Landscape Character
Area
Topography
Vegetation

WDC LCA: Great Kingshill Settled Plateau (16.3)

Features/Land Use
Boundaries

Flat, plateau
Arable; improved pasture; agricultural hedgerows; mature
hedgerows; individual mature trees; copse.
Agriculture
Agricultural hedgerows; mature hedgerows; individual mature
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trees; copse.
Adjoining land uses
Agriculture; farm (turkeys); residential
Settlement Patterns
Urban area of Great Kingshill adjoins primarily to west of Cockpit
Lane. Limited development east of Cockpit Lane.
Access/Rights-of-Way
Nearby to S and SE.
Recreation & culture
None
Views inwards
From Cockpit Lane adjoining western boundary; from public
footpaths to S.
Views outwards
To existing houses along Cockpit Lane; to open countryside to E
& SE.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises three parts – partly developed land in the
north, an open field in the central portion and a partially enclosed
field in the southern portion. The rural/agricultural landscape is
counterbalanced by the urbanising influence of properties along
Cockpit Lane. All parts of the site are subject to partial views
from adjoining/nearby roads, from nearby properties and from the
public footpaths to the south. There does not appear to be any
significant long-distance view to the site.
This part of Cockpit Lane clearly delineates the urban area of
Great Kingshill on one side and open countryside on the other.
While residential development occurs east of Cockpit Lane
further north, it is physically and visually separated by Hoppers
Farm; therefore the site’s rural character, and that of the
landscape beyond, is sensitive to new development. A series of
relatively open views across the site from Cockpit Lane, Cryer’s
Hill Road and the nearby public footpath network also render the
site sensitive to new development.
In the context of the strong delineation by Cockpit Lane between
the urban area and open countryside, and with a series of views
across the site available, development on the site is likely to be
perceived as intruding into open countryside, giving the site little
or no capacity for development.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

Northern part of site from Cockpit Road (source: Wycombe District Council).
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View of central portion of site from Cockpit Lane (source: Wycombe District Council)

View of southern portion of site behind hedgerow from public footpath. Existing houses on Cockpit
lane are visible in the background (source: Wycombe District Council).
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Highway Considerations
Not considered at this stage.
Stage 2 Conclusions
Site performs relatively strongly against green belt purposes and does not possess strong
boundaries. Slight issue with contiguity as well. Significant landscape constraints. Issues related to
highways and sustainability not assessed at this stage as already clear that exceptional
circumstances are not evident.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations: Not considered
Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SGK0009

4.8

Land to the rear of Spurlands End Road, Great
Kingshill

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

25b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the High
Wycombe large built-up area.
The land parcel is connected to the large builtup area of High Wycombe (Widmer End),
preventing its outward sprawl into open land.
The boundary between the land parcel and the
High Wycombe built-up area comprises
prominent, permanent and consistent boundary
features, including public roads of North Road
and Windmill Lane. The land parcel serves as
an additional barrier to sprawl.
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(2) To prevent neighbouring towns
from merging

5

(3) Assist in safeguarding the
countryside from encroachment

3

The land parcel forms the essential gap
between the non-Green Belt settlements of
Widmer End and Great Kingshill, preventing
development that would significantly reduce the
perceived or actual distance between these
settlements. It also maintains the gap between
these settlements and the Green Belt
settlement of Cryer Hill, which is particularly
narrow in scale, preventing coalescence
between the settlements.
6% of the land parcel is covered by built-form.
The land parcel is characterised by fields and
agricultural uses interspersed with built-form.
This includes a conference centre on Four
Ashes Road enclosed by Town Wood in the
south of the land parcel, ribbon development
and some allotments off Cryers Hill Lane,
Cockpit Road and Spurlands
End Road, farms dispersed to the north of
Cryers Hill Lane including a large farm off
Cockpit Road, and an industrial estate off
Cryers Hill Road in the west of the land parcel.
The topography of the land parcel is relatively
flat and views are interrupted in several places
by this built-form.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The presence of built-form and the reduced
sense of openness in the land parcel means
that the land parcel has a largely rural
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

The larger parcel forms an essential gap
between settlements. This site spans a
significant portion of that gap. However, it
sits parallel to an existing ribbon of
development within the green belt along
Spurland End Road. To some extent the gap
is already compromised by this ribbon but
developing in depth would still result in
significant coalescence as a thin ribbon
becomes a wide development belt.

(3) Assist in safeguarding the countryside from
encroachment

Score: 5
Roughly 25% of the site is covered by built
form, which is mostly composed of light
industrial buildings and depots. Site is well
segregated by trees and hedgerows but
generally feel semi-urban in character.
Score: 2
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(4) To preserved the setting and special
character of historic towns
Overall Score

Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores strongly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Site is made up of various small parcels and thus together does not have a strong boundary.
The western half is bounded by a track and established trees, whilst the eastern half is entirely
absent of any recognisable boundary.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site does not adjoin any non-Green Belt land, therefore removal of this site would create a hole in
the Green Belt, outside of the settlement boundary.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Note: boundary and contiguity issues could
potentially be overcome if the existing
houses were also removed from the green
belt, however this would still result in
unacceptable coalescence.
Section 2C Site Assessment
Site is a collection of residential gardens and small depots to the rear of the residential area
fronting Spurlands End Road. Site is poorly connected to the existing urban area.
No heritage assets.
No fluvial flood risk.
No highways frontage – no obvious access
Landscape impacts would limit extent of development possible
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility
AONB
LLA / AAL
GI Network
Green Space
Conservation Area

SGK0009 Land to the rear of Spurlands End Road, Great
Kingshill
Yes
No
No
No
No
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Listed Buildings & HPG
Other

No
Priority Habitats (traditional orchards)

Landscape Character
Area
Topography
Vegetation
Features/Land Use

WDC LCA 16.3 Great Kingshill Settled Plateau

Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

Flat
Amenity grass, hedgerows, mature trees, former orchards
Dwellings, large domestic gardens, commercial/light industrial
buildings
Mature hedgerows/trees, fencing
Houses, farmland with mature hedgerows

Public footpaths to SW boundary and passing through site.
None
Views to boundaries / perimeter buildings: approach to site from
Spurlands End Road; from eastern end of Copes Road to north.
Internal views from public footpaths adjoining/within site.
Views outwards
None?
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises the rear portion of a series of long gardens
(or former gardens), some of which are in
employment/commercial use. The property boundaries are
mostly well-vegetated with mature hedgerows/trees. The smallscale plots and ample vegetation create an intimate and
enclosed landscape that helps to absorb the properties into the
landscape of the AONB. Views from nearby locations extend to
the site boundaries only in most instances, including the
approaches from Spurlands End Road to the southeast and
Copes Road to the north. Views from Windmill Lane to the south
are restricted by the roadside hedgerow.
Good tree cover at the boundaries and within the site minimise
the impact of existing development and help absorb the site into
the AONB landscape. The site has an existing residential context
to one site, fronting onto Spurlands End Road; however there is
no other urban context for the site. Development risks the loss of
much of the existing vegetation within the site with potential
adverse visual impacts for existing nearby residents and road
users as well as adverse impacts upon the character of the
AONB. The site has no road frontage, so it is unclear how access
would be provided and what impacts a new access road might
have.
Sensitive small-scale development may be accommodated
where this does not require significant tree removal. Existing
boundaries at the edge of the site should be reinforced with
additional planting for longer-term screening of the site as a
whole. Building heights and roof finishes should be restrained in
order to minimise the visibility of new roofscapes from the
surrounding area.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

Approaching the site from the east along Spurlands End Road at junction with Windmill Lane.
Source: Google Streetview
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View of the site (right of centre) from the west on Copes Road.
Source: Google Streetview
Highway Considerations
One assumes that access would be gained from one of the existing houses fronting Spurlands End
Road. Subject to suitable detailed design, and in recognition that the No.48 bus route could be
considered sustainable in a local context, site is acceptable
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

SGK0010

0.52

Address:

Land at Cherry Tree Farm, Missenden Road,
Great Kingshill
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9f
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct large
built-up area.

The land parcel forms part of the wider gaps
between the non-Green Belt settlements of Great
Missenden/Prestwood, Walter’s Ash/Naphill, Great
Kingshill and the Green Belt settlements of
Hughenden Valley and Cryers Hill in the very south
of the parcel.
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(3) Assist in safeguarding the
countryside from encroachment

4

Overall, the openness and scale of these gaps are
important to restricting the merging of these
settlements. However, the north-east of the parcel
(between Great Missenden, Rignall Road and Hotley
Bottom Lane) is less important for preventing
coalescence.
Less than 5% of the land is covered by built form,
consisting mainly of residential development around
the settlements of Hughenden Valley, Great
Kingshill, Prestwood and Great Missenden.
The land parcel possesses an overall strong unspoilt
rural character, characterised by rural land uses
including agricultural land, woodland, and open
fields. The west side of the land parcel is at the
bottom of a valley, which gently inclines east into the
parcel. This offers long and open views across the
parcel and into wider countryside. There are distinct
areas of woodland throughout the parcel which
interfere with views at times, but still contribute to the
rural feel of the land parcel.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

There is built development around the perimeters of
the land parcel where there are settlements – around
Hughenden Valley and Great Kingshill in the south of
the land parcel, and more substantial development
around Prestwood in the north of the land parcel.
There is also ribbon development along many of the
roads that intersect through the land parcel, and
other built-form for agricultural use throughout the
land parcel. Overall however, the land parcel still
maintains a strong rural feel despite the built form,
offering open views and good connectivity to the
wider Green Belt area.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Overall the parcel is not recommended for
consideration in stage 2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site is a small encroachment on a wider gap.
does not prevent a gap between settlements.
Site makes no discernible contribution to
separation.
Score: 0
Site contains no built form within the site
boundary, although built form is established on
multiple sides. Site has no visible use, and has
minimal landscape views and weak connections
to the wider countryside. Site is largely rural in
character.
Score: 3
Site does not abut an identified historic
settlement core nor impact the historic setting of
the settlement.
Score: 0
Site scores moderately against NPPF purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No. New green belt boundary would align with a private drive to the north. There is no existing
feature on the proposed western boundary.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site lies on the edge of the Green Belt. Two adjacent sides of the site are adjoining non-Green Belt
land. If this site was removed from the Green Belt it would be contiguous with land adjoining which
isn’t in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Site Assessment

Fail

Site lies entirely within the AONB. Site is relatively flat and enclosed. The site is not currently in
use and does not serve any local amenity value.
Scope for development limited by landscape impact.
Further consideration would be required as to the sustainability of the location.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SGK0010 Land at Cherry Tree Farm, Great Kingshill
09/05/2016
Dry, sunny, visibility good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
Adjacent/nearby
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

WDC LCA: Great Kingshill Settled Plateau (16.3)
Flat, plateau
Hedgerows; mature trees
Pasture/meadow
Hedgerows; mature trees; driveway to farm
Residential; agricultural; allotments.
Great Kingshill urban area adjoining north and south of site.
None
None
From Missenden Road and Stag Lane
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Views outwards
To Missenden Road and Stag Lane; to open countryside to SW.
Skyline/panorama/l’mark None
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

Landscape character is principally rural though with urban
influences from adjoining residential development, which is low
density and partially screened by mature gardens. The nearby
allotments are a designated Green Space and also contribute to
the openness of this part of Great Kingshill. Views into the site
occur from the public roads adjoining/opposite the site, from the
allotments and perhaps also from neighbouring properties.
The pattern of urban development adjoining the site suggests
there should be scope for development of this site. However,
there is a lack of enclosure and an undefined boundary at the
western edge of the site, while the site also allows views to open
countryside beyond from public roads at the junction of
Missenden Road and Stag Lane.
On the basis of the above, the site has a low capacity for
development and would require mitigation to incorporate it into
the local landscape and compensate for the loss of views from
the neighbouring Green Space (allotments).

Illustrative Plan(s)

Source: Bing Maps
Highway Considerations
Site has existing highway access from Missenden Road.
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Stage 2 Conclusions
Site does not perform weakly against green belt purposes and would not provide durable
boundaries. Site could otherwise deliver some housing but given the green belt harm exceptional
circumstances have not been made out.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations:
Not considered at this stage
Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SHW0462

1.79

Land at Horns Lane, Booker

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes
General area map:

Part 1 Parcel
39
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary
The land parcel is at the edge of the High

Wycombe large built-up area.
The land parcel is connected to the large builtup area of High Wycombe, preventing its
outward sprawl into open land.
The boundary between the land parcel and the
built-up area is inconsistent. In some cases, the
boundary is strong, following durable features
including Lane End Road and Toweridge Lane.
However, much of the boundary follows the
backs of properties with irregular gardens,
bounded by softer, less durable features. In
some instances, the boundaries are not readily
recognisable, cutting across open land (for
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(2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

5

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

example, west of Glenister Road and west of
Fernie Fields Park).
Overall, the Green Belt frequently performs as a
barrier to sprawl in the absence of another
durable boundary.
The parcel forms the entirety of the wider gap
between the non-Green Belt settlements of High
Wycombe and Lane End, maintaining the
overall scale and openness of the gap.
However, the northern and eastern areas of the
parcel are less important for preventing
coalescence between settlements.
The parcel also provides the gaps between
High Wycombe and the Green Belt settlements
of West Wycombe and Piddington, in particular
by preventing ribbon development along the
A40 (Oxford Road) which would reduce the
scale of the gaps both physically and
perceptually.
Overall, less than 5% of the land parcel is
covered by development. The majority of the
land parcel maintains a very open character,
consisting of expansive areas of open farmland,
including arable and pasture fields and
paddocks, as well as sizeable patches of dense
woodland.
Built form is minimal but tends to be
concentrated at the edges of the parcel, in
particular, dwelling houses, pubs and small
retailers which have developed in a linear
fashion along main roads at West Wycombe
and Lane End. West Wycombe
Park, a substantial country house, is located in
the north-west of the parcel. These
developments are of a small scale and do not
detract from the general openness of the parcel.
Aside from a small number of isolated farms
and agricultural buildings, the remainder of the
parcel is free from development and retains an
unspoilt rural character.
The parcel does not directly abut an identified
historic core and does not meet this Purpose.
Not recommended for consideration in stage
2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is located at the edge of the High Wycombe
built-up area. Mainly enclosed by the built-up
area.
Score: a) Pass b) 1+

Site does not provide a gap between any
settlements and makes no discernible
contribution to separation.
Score: 0
The site contains no existing built form (other
than one small stable), although the northeastern side adjoins a heavily built residential
area. The majority of the site is open and
relatively flat with minimal landscape views due
to existing residential development and
screening with established trees.
Site is currently being used as paddocks and
displays a semi-urban character.
Score: 2
Site does not abut an identified settlement core
or impact any historic landscape setting.
Score: 0
Parcel scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
In this case the issue of boundaries and contiguity are closely intertwined and should be
considered together.
The eastern and southern boundary is formed by closely knit residential development. 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 a moderate boundary to the north where the site
is enclosed by municipal allotments. Whilst this has little physical permanence the allotment use is
expected to be enduring.
Although the allotments should not be allocated for development, there is a question as to whether
the green belt boundary would be better formed by Booker Common than by the boundary
between the allotments and this site. The ribbon development to the north of the allotment forms
a finger of non-green belt land between the allotments and Booker Common itself and this would
form a strong and enduring green belt boundary if the allotments were also removed from the
green belt. Allied to this there is the concern that if the allotments remain in the green belt (and the
site is removed) then the retention of the allotments as green belt will itself appear incongruous in
terms of the overall pattern and contiguity of green belt land.
These issues should be considered further but with respect to this site it is considered that both the
allotment boundary and the finger of development on The Common would be adequate green belt
boundaries. In terms of contiguity, the site would be contiguous along the east boundary with nongreen belt land, and if the allotments were included, the site would also be contiguous with nongreen belt land along the north boundary.
This will also be affected by decisions about the land south of the M40 (Booker Airpark), which is
also subject to review at this time. If the airpark is also removed from the green belt then the Horns
Lane site would be almost entirely enclose by non-green belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail

Pass

Section 2C: Site Assessment
Site is located on the edge of Booker between Horns Lane and Linnet Close. The site western
boundary is closely located to the M40, as such motorway noise can be heard at the site although
this reduces towards the eastern side of the site. Environmental Health advise that motorway noise
would limit the form and extent of development acceptable on the site and would necessitate
conditions to mitigate this noise. There are no environmental designations, no TPOs and no flood
risk indicators relevant to the site.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SHW0462 Land at Horns Lane, Booker
11/03/2016
Bright, sunny, dry; good visibility.
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AONB
LLA
GI Network
Green Space

No
No
Yes – adjoins southern site boundary (but not within site)
No

Topography
Vegetation

Broadly flat (slopes very gently to the southeast)
Mature boundary hedgerows with trees, part of Green Infrastructure
network along Horns Lane.
Pasture (equestrian)
Mature hedgerows and trees
M40 and Horns Lane (south & west); allotments (north); housing (east
and southeast)
Footpath passes along northern boundary within site
From the rear of adjacent dwellings; glimpses from Horns Lane; no longerdistance views.
To adjacent dwellings only.

Features / Land Use
Boundaries
Adjoining land uses
Access / Rights-of-Way
Views inwards
Views outwards
Appraisal

The site comprises pasture (horse paddocks) surrounded by mature
hedgerows/trees and housing, which provide strong visual and physical
enclosure. The site is flat with no significant inward or outward views,
though it is overlooked from the rear of adjacent dwellings to the
east/southeast. There is a strong urbanising effect arising from the
adjacent dwellings and the audible presence of the M40, though the latter
is largely screened from view. Development within this site would have no
significant impact upon landscape character provided perimeter
vegetation remains intact. There are no special landscape qualities or
features within the site other than the strong green edge. Sensitive visual
receptors would include the private residential amenity of adjacent
dwellings and public footpath users. There is a high capacity for
development without significant adverse effects upon landscape
character and visual amenity.

Illustrative View(s)

119

Source: Bing Maps

View northeast from Horns Lane to the rear of housing on Linnet Close.
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Site Potential Capacity

Illustrative Masterplan

View southeast across the site from the public footpath (which runs along the hedge to the left).
Highway Considerations
Potential access from Horns Lane.
Unlikely that this level of dwellings would have a material impact upon critical local junctions (i.e.
Cressex Road/John Hall Way/New Road and Handy Cross. Acceptable subject to suitable access
and creation of footway between site and Cressex Road.
Section 2 Overall Conclusion –
Consideration of Exceptional Circumstances

Site is weak in Green Belt terms and capable of
delivering housing. Site should be removed
from the Green Belt. It may also be necessary
to remove the allotments from the green belt
although this will need to be considered
holistically with the review of Booker Airpark.
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Key Policy Considerations:
Motorway noise

Site capacity:
36-50

Assessment of whether ‘major development’ if in the AONB
Site is not in the AONB or its immediate setting.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SHW0529

1.19

Land north of Cressex Road, High Wycombe

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The parcel is at the edge of the large built-up
area of High Wycombe.
The land parcel is connected to the large builtup area of High Wycombe in its very north-east
corner, preventing its outward sprawl into open
land.
The boundary between the land parcel and the
large built-up area of High Wycombe is
bordered by the permanent and prominent
feature of the M40. The land parcel serves as
an additional barrier to sprawl.
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(2) To prevent neighbouring towns
from merging

(3) Assist in safeguarding the
countryside from encroachment

5

3

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The parcel forms a significant part of the
essential gap between the non-Green Belt
settlements of Lane End and High Wycombe,
as well as the gap between Lane End and the
Green Belt settlement of Claymoor / Clayhill,
which is of a narrow scale.
While the M40 and Widdenton Park Wood to
the east of Lane End may act as a partial barrier
to coalescence, overall, development may both
physically and visually reduce the perceived
and actual distance between Lane End and
High Wycombe.
While less than 5% of the land parcel is covered
by built form, there are a number of urbanising
influences adjacent to and within the parcel
itself which diminish the feeling of unspoilt
rurality.
Built form is centred around Clay Lane and
includes Wycombe Air Park landing strip and
associated buildings and storage facilities.
Other buildings include a gliding club, a racket
sports club and residential development at Clay
Lane and a clay pigeon shooting ground in the
north of the parcel.
These developments locally reduce the parcel’s
openness and rurality. Much of the rest of the
land parcel is characterised arable fields and
patches of woodland. The open area to the west
of Widdenton Park Wood is visually and
physically more connected with the edge of
Lane End, consisting of parkland and a series of
degraded fields.
The majority of the land parcel consists of open
fields and wooded areas and, despite the
clustering of built form in the south-east of the
parcel, as well as the urbanising influences on
its fringes, the parcel has a largely rural open
character overall.
This land parcel does not abut an identified
historic settlement core and does not meet this
purpose.
General Area 43b, located between Lane End
and High Wycombe, is overall judged to meet
the NPPF purposes strongly. The eastern part
in particular plays an important role in
maintaining the essential gap
between High Wycombe and Lane End
(Purpose 2) and also restricts
the outward sprawl of High Wycombe (Purpose
1).
General Area 43b meets the NPPF purposes,
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but there is scope for sub-division.
Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is not located close to the edge of a large
built-up area, but not connected to it.
Score a) Fail b) 0

Site is a very small part of an essential gap.
Sites makes no discernible contribution to
separation.
Score: 1
Site has no visible built form within the site
boundary, but has development present on
western edge. Site appears to have no visible
use and has minimal landscape views from
natural borders. Site has weak links to the wider
countryside and is semi-urban in character.
Score: 2
Site does not abut to an identified historic
settlement core nor impact the historic setting of
a settlement.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Section 1C: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes - Site is fully enclosed with roads on all three sides. The M40 motorway lies along the northern
boundary and Clay Lane along the south east boundary.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
This area of land is washed over by the Green Belt. The non-Green Belt land of Booker is nearby
on the other side of the motorway, but this does not directly adjoin the site. If the site was removed
from the Green belt it would therefore not be contiguous to non-Green Belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail

Section 2A: Site assessment

Site scores weakly. There are some issues
relating to contiguity of green belt / non-green
belt land, but this issue needs to be considered
holistically with other promoted sites in the
immediate vicinity.

Site occupies a triangular piece of land between the M40 and Old Horns Lane at Booker, opposite
Clay Lane Farm. The site is relatively flat. Along the motorway boundary there are a number of
large trees which help screen the noise, although this is still very prominent in the site which is
likely to have some impact on residential amenity. There is also a Public Right of way along this
boundary. The site has a semi-urban context with industrial units and offices along Old Horns Lane
and a few residential properties. Site is adversely affected by motorway noise which would be
likely to affect the type of development acceptable on the site.
Section 2B: Landscape Assessment
Not assessed in detail due to small scale and character of site.
Section 2C: Highway Considerations
Site has current access from Old Horns Lane.
Although stretching the location from the nearest viable bus stop stretches the sustainability of the
site, it is acceptable. However, any development would require an upgrade of the existing footway
on the western side of the M40 and extension of the existing Cressex Road street lighting, the
latter of which currently terminates on the eastern side of the M40 overbridge.
Section 2 Overall Conclusion

Section 3A: Site Potential
Capacity
Key Policy Considerations:

Site scores weakly and its removal from the
green belt would not result in significant harm to
the green belt. Further consideration required
together with other nearby promoted sites.
Illustrative Masterplan
Not considered

Site capacity:
Section 3B: Assessment of whether ‘major development’ if in the AONB
N/A
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Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
Site Photos:

Photo taken from the corner of Old Horns Lane looking northeast

Photo looking west to east across the site (M40 located behind the line of trees)
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Site Reference:

Site Area (ha):

Address:

SHW0559

1.97

Clay Lane, Booker, High Wycombe

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

(2) To prevent neighbouring towns
from merging

5

Commentary

The land parcel is at the edge of High Wycombe
large built up area.
The land parcel is connected with the large
built-up area of High Wycombe, preventing its
outward sprawl into open land.
The boundary between the land parcel and High
Wycombe built-up area is permanent and
durable, with the M40 separating General Area
43c from the High Wycombe built up area.
The parcel forms the essential gap between the
non-Green Belt settlements of High Wycombe
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(3) Assist in safeguarding the
countryside from encroachment

4

and Marlow Bottom, preventing development
that would significantly reduce the perceived
and actual distance between these settlements.
The land parcel also forms part of the wider gap
between High
Wycombe and the non-Green Belt settlement of
Marlow, and protects the gap between Marlow
Bottom and the Green Belt settlement of
Claymoor / Clayhill.
Less than 5% of the land parcel is covered by
built form.
The parcel is relatively free of built form overall,
with a few piecemeal farm houses and buildings
throughout, development at Clayhill in the northwest, the Rebellion Beer Company brewery on
the southern tip of the land parcel and a
pub restaurant at Handy Cross in the northeast.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Despite a predominantly rural character
throughout the parcel, the irregular boundary
between the parcel and Marlow Bottom and
Clayhill and the High Heavens waste complex in
the west somewhat diminishes the sense of
rurality overall.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2.

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score

129

(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is not connected to a large, built up area.
Score: a) Fail b) 0

Site is a very small part of an essential gap.
Sites makes no discernible contribution to
separation.
Score: 1
Site contains no visible built form, but has
consistent built edges on three sides. Site is
currently in mixed use as horse paddocks and
recreation ground. Western boundary has long
landscape views. Site has weak links to the
wider countryside and is semi-urban in
character.
Score: 2
Site does not abut an identified historic
settlement core nor impact historic setting.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – the northern and eastern boundaries are weak, with limited trees and hedgerow to enclose
the site. This results in long distance views to and from the site. Along the eastern boundary
fronting Clay Lane, this edge is also not particularly strong with a pitch and rail fence (currently
used for horse paddocks). The eastern part of the site is in use as football pitches.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
This area of land is washed over by the Green Belt. The non-Green Belt land of Booker is nearby
on the other side of the motorway, but this does not directly adjoin the site. If the site was removed
from the Green belt it would therefore not be contiguous to non-Green Belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail

Site scores weakly, and issues relating to
contiguity could perhaps be addressed
holistically with other promoted sites in the
vicinity, however the north and east boundaries
to the adjoining fields lack any strength or
permanence and this will not be addressed by
other sites. In conclusion, the site is not suitable
for removal from the green belt either on its own
or in combination with other sites.
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Section 2C: Site Assessment
Site is comprised of a series of fields located off of Clay Lane, Booker and sits opposite a small
residential area.
No heritage assets.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SHW0559 Clay Lane, Booker, High Wycombe

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Adjacent
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation

WDC LCA: Great Marlow Rolling Farmland (18.1)

Landscape & Visual
Appraisal

The site’s character is ‘urban edge’, being occupied by a small
sports field and horse paddocks, also with the urban influence of
the neighbouring residential area ‘Clayhill’ and the noise from
traffic on the nearby M40. Views into the site occur prinaplly from
the neighbouring ‘Clayhill’ residential area, with glimpses into the
site from Clay Lane and from the bridleway to the SE.
The eastern half of the site is relatively open with weak

Flat
Amenity grass; rough grassland; remnant hedgerows; mature
trees
Features/Land Use
Recreation (football); horse paddocks
Boundaries
Timber / post-and-wire fencing, remnant hedgerows
Adjoining land uses
Residential; agricultural
Settlement Patterns
Residential estate adjoins to south, also nearby to SW;
employment uses to W.
Access/Rights-of-Way
Nearby to south/east (bridleway)
Recreation & culture
Football pitch
Views inwards
From Clayhill residential area to S; glimpses from public road
(Clay Lane); from Clay Lane Farm Cottages to N; from public
bridleway approaching from SE; potential long-distance views
across open countryside from NE.
Views outwards
To neighbouring residential area to S; to open countryside to E;
to edge of High Wycombe to N/NE.
Skyline/panorama/l’mark None

Strengths & sensitivities
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Development capacity &
mitigation

boundaries and adjoins the Chilterns AONB, which is a
landscape sensitive to new development on neighbouring land.
New development is likely to impact upon the AONB and the
amenity of bridleway users approaching the site from the SE.
The existing residential context and nearby urban influences are
also significant and lessen the potential impact of development.
The western half of the site is a little more enclosed by
development and less influenced by open countryside.
Given the openness, visibility and proximity to the Chilterns
AONB, capacity for development is low.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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The
eastern site boundary is weak and there are views to the Johnson & Johnson offices beyond the
M40 (Source: Wycombe District Council).

Existing housing fronts the site’s southern boundary (source: Wycombe District Council)
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The western half of the site is slightly more enclosed (source: Wycombe District Council)
Highway Considerations
Whilst located in the vicinity of existing residential developments (i.e. Clay Hill & Claymoor Park),
the bus route serving this is virtually non-existent during the peak periods and infrequent
throughout the day. Furthermore, whilst existing footways could be upgraded or new one included,
it is unlikely that any residents would use it on a regular basis. Mindful of these issues,
development of this site is likely to be unacceptable in terms of its lack of sustainability.
Stage 2 conclusion: Whilst the site scores weakly for green belt purposes the lack of a durable
boundary to the north and east means that the site will not provide a suitable green belt boundary.
The landscape assessment shows little capacity for development and the highways assessment
highlights concerns with sustainability. Exceptional circumstances have not been made out.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations:
Not considered
Site capacity:
Assessment of whether ‘major development’ if in the AONB
NA
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SHW0663

2.25

Part of Greens Farm, Glynswood, Green Hill,
High Wycombe

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

Part 1 Parcel
25a
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the High Wycombe
large built-up area.
The land parcel is connected to the large built-up
area of High Wycombe, preventing its outward
sprawl into open land.
The boundary between the land parcel and the High
Wycombe built-up area consists of features lacking
in durability or permanence, including detached and
semidetached properties with large gardens
bounded by softer natural features, university
grounds and gaps in built form.
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The land parcel provides an important barrier to
sprawl in the absence of another durable boundary
feature.

(2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The land parcel forms part of the wider gaps
between the non Green Belt settlements of High
Wycombe and Great Kingshill and Naphill. The area
of land abutting the High Wycombe built-up area in
the south of the parcel is less important for
this purpose but the overall openness and scale of
the gap is important to restricting the merging of
these settlements (as well as for protecting the gap
to the Green Belt settlements of Hughenden Valley
and Cryers Hill).
Less than 5% of the land parcel is covered by builtform.
The land parcel is characterised by fields and
agricultural uses with some areas of woodland
(Millfield Wood, Green Wood and Green Hill). The
topography of the land parcel slopes down towards
the A4128 in the west providing long views to the
surrounding countryside that add to the sense of
openness.
The south of the land parcel is more enclosed where
it is bordered by the built-form of High Wycombe.
There is a cemetery and the grounds of properties in
the north-east of the land parcel which have a less
rural character.
There is some built-form in the land parcel which
includes some ribbon development along the A4128
(Cryers Hill Road) to the north, properties on Four
Ashes Road in the north-east and east of the land
parcel, and a few properties on the A4128 (Valley
Road) in the west. However, this does not
detract from the land parcel possessing an overall
strong unspoilt rural character.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Overall, general area 25a is not
recommended for consideration in stage 2

136

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Parcel is largely contained with built form on two
sides and a prominent border of mature trees
on the northern side. Site is almost entirely
enclosed by the built form of High Wycombe.
Development would not constitute sprawl. Site
does not function to prevent sprawl.
Score: a) Pass b) 1

Site extends no farther towards the next
settlement (Naphill) than does the existing built
form. It makes no discernible contribution to
separation. Existing boundary is strongly
established on all sides – residential areas on
west and south, natural tree boundaries on
north and east.
Score: 0
Site has only a few small buildings. Site looks to
be overgrown so no visible use is clear. Parcel
is located at the bottom of a valley so landscape
views are minimal. Site has weak links to the
wider countryside and feels mostly semi-urban
in character.
Score: 2
Site does not abut an identified historic
settlement and has no impact on historic
setting.
Score: 0
Site scores relatively weakly against NPPF
purposes.
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Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes – site sits within the bowl of a valley bottom which is enclosed from the wider landscape.
Boundaries consist of mature tree and hedgerows, with residential development along Hughenden
Road and Glynswood.

Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
It is located on the edge of the Green Belt, residential development along the western and
southern boundary is not within the Green Belt. Removal of this site would therefore be contiguous
to the non-Green Belt area of High Wycombe.
Section 1 A&B Overall Conclusion – Pass /
Fail

Pass

Section 2C: Planning Constraints
Site is located at the bottom of Green Hill on the edge of the High Wycombe urban area. The land
rises towards the eastern edge of the site. Parts of the site are heavily overgrown which act as a
screen from development on Green Hill. The entire site is within the AONB. There is a Public Right
of Way through centre of site from Glywood Road and areas of surface water flooding at north
western edge of site. A small newly planted informal orchard area has also been planted behind
the residential properties at Glynwood.

Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SHW0633 Greens Farm, Glynswood, Green Hill, High Wycombe
10/03/2016
Dry, bright, sunny; moderate to good visibility.

AONB
LLA
GI Network
Green Space
Other

Yes
No
No
No
Hughenden Manor and Park lie within 1km to the northwest of the
site.

Topography
Vegetation
Features / Land Use
Boundaries

Slopes gently westwards, more steeply in eastern half of site.
Scrubby rough grassland, remnant hedgerows, young trees.
Occasional garden extension,
Domestic timber fences to south and west, established trees/scrub
and recently-planted woodland to north and east.
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Adjoining land uses
Access / Rights-ofWay
Views inwards
Views outwards
Appraisal

Housing (west and south/southeast); pasture and rough grassland
(north and northeast)
A footpath passes through the centre of the site (north<>south)
Long distance views from elevated ground to the west/northwest;
views from rear/upper floors of adjacent houses.
Views to elevated ground to the west and to rear of adjacent
dwellings.
The site comprises rough grassland/scrub with the occasional
garden extension. Remnant hedgerows follow the footpath that runs
north-south through the centre of the site, while young trees are
beginning to form a ‘woodland’ boundary to the north and northeast.
The site slopes to the west, relatively gently to the west of the
footpath, more steeply to the east. Housing backs onto the site
along the southern and western boundaries, which has a strong
urbanising influence, while rough grassland extends north and east
across elevated ground into the open countryside. There are longerdistance views towards the site from higher ground to the west and
northwest (at/near Hughenden Park). 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. The eastern half
of the site lies on higher ground with wider views to the surrounding
countryside, where development is likely to be more prominent and
have an adverse visual impact.

Illustrative View(s)

139

Source: Bing Maps

The western half of the site with adjacent housing at Glynswood and Hughenden Road and high
ground beyond to the west.
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The western half of the site with adjacent housing at Hughenden Road and high ground beyond to
the northwest.

The eastern half of the site comprising rising ground to the rear of properties at Green Hill.
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Highway Considerations
Subject to satisfactory access and pedestrian provision, the site is sustainable and acceptable for
use as residential development in principle.
Clarification was sought on the requirement for satisfactory access.
Standard requirement in terms of visibility, design and construction. If it could not be achieved on
viewing the proposed location and quantum of development, this site would have fallen under the
red traffic light. It's merely just a caveat to state that it is acceptable in principle.
Section 2 Overall Conclusion –
consideration of exceptional circumstances

Site Potential Capacity
Key Policy Considerations:

Site is weak in Green Belt terms and capable of
delivering housing – although the landscape
and urban design assessments indicate that
development should be restricted to the western
parcel. Site should be removed from the Green
Belt.
Illustrative Masterplan

Site capacity: 36-50
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Assessment of whether ‘major development’ if in the AONB
Site is in the AONB. The landscape assessment does not indicate this would be major
development.

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
Site Photos:

Photo taken from Glynwood Road looking northwest
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Photo taken from Glynwood Road looking northeast

Photo taken from Glynwood Road looking north
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Site Reference:

Site Area (ha):

Address:

SHZ0030

7.85

Land Off Penn Road, Hazlemere

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

33a
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

The land parcel is at the edge of the large built-up
area of High Wycombe (Tylers Green).

3

The land parcel is connected to the large built-up
area of High Wycombe, preventing its outward
sprawl into open land.
The boundary between the land parcel and the High
Wycombe built-up area is predominantly comprised
of consistent boundary features such as public
roads including Queensway and the B474 (Penn
Road) to the north of that boundary and parts of
Hazlemere Road to the south of the boundary. A
small part of the boundary south-east of
Queensway consists of irregular gardens to
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detached houses bounded by softer natural
features, which is weaker. The remainder of the
boundary consists predominantly of regular gardens
to detached houses.
The land parcel serves as an additional barrier to
sprawl.
The land parcel forms part of the less essential
gaps between the non-Green Belt settlements of
High Wycombe (Holmer Green, Tylers Green) and
Knotty Green / Beaconsfield and Amersham.
These gaps are of sufficient scale and character
that
development is unlikely to cause merging between
settlements or affect gaps between High Wycombe
and the Green Belt settlement of Winchmore Hill, or
between the settlements of Penn and Penn Street
which are both identified as a Row of Dwellings in
the Chiltern Local Plan.
Less than 5% of the land parcel is covered by built
form.
The land parcel is characterised by dense woodland
(Common Wood) in the south of the land parcel,
fields and agricultural uses to the east and west and
the large Hazlemere Golf Course and some
allotments in the north. Built-form includes buildings
associated with the golf club in the north, farms off
Penn Road and some large detached properties on
Gravelly Way and Common Wood Lane in the
south-east of the land parcel. The land parcel has a
largely rural open character.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

(2) To prevent neighbouring towns
from merging

1

(3) Assist in safeguarding the
countryside from encroachment

3

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Medium Not recommended for consideration in
stage 2.

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
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(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is located at the edge of the High
Wycombe built up area in Hazlemere and on
the administrative boundary with Chiltern
District.
Although the relationship of the site with the
built up area indicates that the green belt
designation might be an important limit on
sprawl, in practical terms the adjoining
woodland is the more significant constraint
Score: a) Pass b) 1 or 3
Site makes no discernible contribution to
separation.
Score: 0
Site contains 7% built form, with a collection of
farm-related buildings in the centre of the site.
Site is currently being used for horse paddocks
and other equestrian related uses. Site is
relatively flat and has short landscape views,
with medium views in parts. Site has weak links
to the wider countryside and is semi-urban in
character.
Score: 2
Site does not abut identified historic settlement
core not impact historic setting of settlement.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes – the boundary of the site is well defined with woodland (Common Wood) along the northern
and western boundary and enclosed by residential development along the southern boundary
along and opposite Penn Road.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site lies on the edge of the Green Belt adjoining non-Green Belt land of Penn. If the site were to be
removed from the Green Belt it would therefore be contiguous with non-Green Belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail

Pass

Section 2C: Site Assessment
Site lies entirely within the AONB. A local geological and wildlife site forms part of the woodland
adjoining on the north eastern boundary of the site. These woodlands also form part of the Green
Infrastructure network for High Wycombe. The site is relatively flat and enclosed. The site is
currently used for horse grazing and there are a collection of stables within the centre of the site.
There is a low risk surface water flooding route across part of the site.
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Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SHZ0030 Land off Penn Road, Hazlemere
14/03/2016
Dry, sunny, visibility good

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation

WDC LCA: Penn Rolling Farmland (18.2)

Landscape & Visual
Appraisal

The site comprises a series of open horse paddocks, open to
countryside at its eastern boundary, surrounded by woodland to
the north and west and adjoined by housing and Penn Road to
the south. Its enclosure by settlement and woodland confines
views to the immediate surrounding area, though extend a little
further to the east across open countryside. The site forms part
of a relatively small area of open countryside within a
predominantly wooded rural setting. The eastern half of the site
is more sensitive to development as it is more open to views from
the east than the western half of the site.
The visual and physical containment of the site with no significant
long-range views to/from the surrounding countryside limits the
scope of wider visual impacts arising from development, though
within this part of a limited area of open countryside development
would have a significant adverse impact upon openness. The site

Flat
Pasture; agricultural hedgerow to Penn Road (S) and central field
boundary.
Features/Land Use
Horse paddocks
Boundaries
Clipped agricultural hedgerow to Penn Road; mature hedgerow
at centre of site; ornamental hedgerow to rear of houses; mixed
woodland to northern boundaries (part Ancient Woodland);
broadleaf woodland to western boundary.
Adjoining land uses
Woodland (W, N); pasture (E); housing (S)
Settlement Patterns
Site lies at the edge of the wider Hazlemere urban area (S & W)
with Holmer Green further afield to the N.
Access/Rights-of-Way
Adjacent to eastern boundary (Chiltern District).
Recreation & culture
None
Views inwards
From Penn Road, neighbouring houses/gardens and public
footpath (E)
Views outwards
T0 Penn Road, neighbouring houses/gardens and public footpath
(E)
Skyline/panorama/l’mark None

Strengths & sensitivities
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Development capacity &
mitigation

forms a valuable area of open countryside as a transition
between the urban area and the wooded countryside beyond.
For the most part this area of open countryside is consistent
along the northern side of Penn Road and Queensway and is
therefore sensitive to the incursion of new development.
Limited infill development consistent with existing housing on the
northern side of Penn Road might be acceptable in the western
half of the site, without significant adverse impact upon the open
countryside that transitions to the adjoining woodland; more
extensive development across the site would not be in keeping
with the local pattern of urban development and would diminish
the openness of the local countryside. Therefore there is very
limited capacity for new development unless it was to form part of
a more extensive and coordinated plan for urban development
along the northern side of Penn Road / Queensway, which would
reduce the openness of the countryside and establish a new
relationship between the existing urban area and nearby
woodland to the north.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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View
from gateway on Penn Road across NW portion of the site (source: Wycombe District Council)

Above and below: View across SE portion of site from public footpath (seen below)
(source: Wycombe District Council)
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Highway Considerations
Site has current highway access from Penn Road.

Section 2 Overall Conclusion –
Consideration of exceptional circumstances

Site Potential Capacity
Key Policy Considerations:

Site is relatively weak in Green Belt terms and
capable of delivering housing. Site should be
considered further for removal from the Green
Belt. It is understood that CDC are also
examining the potential of the adjoining land for
Green Belt release

Illustrative Masterplan
To be considered further.

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Site lies on the boundary of the AONB. Whilst there are some local landscape sensitivities around
the role of the site as a buffer between the built up area and the woodland it is not considered that
this would not be major development within the AONB.

Section 4: Land Availability
Is the site available for
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development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SHZ0035

78.5

Land off Amersham Road incl. Tralee Farm.

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes
General area map:

Part 1 Parcel
RSA-9 ( part of
Area
24a)
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

Commentary
The land parcel is at the edge of the High
Wycombe large built-up area.

3+

The land parcel is connected to the large builtup area of High Wycombe (Holmer Green),
preventing its outward sprawl into open land.
The boundary between the land parcel and the
High
Wycombe built-up area is predominantly
bordered by detached and semi-detached
homes with gardens, some of which are
regular but the majority are bounded by softer
natural features, are less well defined and lack
durability. The land parcel serves as an
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additional barrier to sprawl. It is
noted, however, that the west of the parcel is
more enclosed
(2) To prevent neighbouring towns
from merging

(3) Assist in safeguarding the
countryside from encroachment

(4) To preserved the setting and
special character of historic towns
Overall Score

1

The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of High Wycombe (Holmer Green)
and Knotty Green / Beaconsfield as well as
High Wycombe (Hazlemere / Holmer Green)
and Amersham.
These gaps are of sufficient scale and
character that development is unlikely to cause
merging between settlements.
3
Less than 5% of the land parcel is covered by
built form.
The land parcel is characterised by fairly flat
fields and agricultural uses. There is an area of
woodland in the west of the parcel and
allotments to the south of Hogg Lane. Built
form includes farms in the north-west and
south-east of the land parcel as well as some
properties and commercial uses on the A404 in
the west of the land parcel. The presence of
built-form and enclosed character of the land
parcel means that it has only a largely rural
character
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
medium General Area 24a, located to the south of
Holmer Green, attains a medium score against
the NPPF purposes. While it makes only a
weak contribution to Purpose 2, forming a very
small part of the much larger gaps between
High Wycombe, and Knotty Green /
Beaconsfield
and Amersham, it prevents the outward sprawl
of High Wycombe (Hazlemere / Holmer Green)
into open land (Purpose 1) and maintains
areas of open countryside around the
settlement (Purpose 3).
The identified sub-area in the west, west of
Earl Howe Road (RSA-9),is of a small scale
and, considered alone, could be described as
almost entirely enclosed within the built area of
Hazlemere / Holmer Green, enveloped by builtform to the north, west and partially to the east.
Furthermore, it is strongly bounded by
defensible features (the A404 (Amersham
Road) and Earl Howe Road) which would
check the outward sprawl of the High
Wycombe large built-up area, thus diminishing
its role in preventing sprawl (Purpose 1). While
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Site Location Plan:

much of General Area 24a has a strong visual
and functional connection with the wider
countryside, RSA-9 is physically severed and
has a strong
sense of enclosure, while the edge of the
urban area is visually more prominent. The
rurality of this area has already been
diminished, and the area has suffered some
encroachment along the A404 (Amersham
Road), thus may score weakly against Purpose
3.
General Area 24a meets the NPPF purposes,
but there is scope for sub-division; an identified
area in the west, west of Earl Howe Road
(RSA-9), may score weakly and could be
considered further.
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Section 1 A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special

Parcel is located entirely within Holmer Green
and the wider High Wycombe built up area.
The parcel is well integrated into the built form.
Site is largely contained, with strong
development on two sides and additional built
form to the south. Site has strong natural
borders including established trees and
hedgerows, as well as residential fences. Land
parcel does not serve as a barrier to sprawl.
Score: a) Pass b) 1
Site does not provide a gap between
settlements and makes no discernible
contribution to separation, as the A404 already
serves this purpose.
Score: 0
Site contains 10% existing built form, including
a mixture of residential buildings, agricultural
buildings and a riding school. Site feels mostly
semi-urban in character. The buildings at the
south of the feel irregular, whilst buildings
throughout the site seem to be sporadic and
inconsistent.
Site is most used as former agricultural and
general countryside, part of the site in the north
is being used as storage for caravans and
some of the western boundaries are being
used as extended residential curtilage. An
established riding school as well as what looks
to be a storage yard exists in the south.
Score: 2
Site does not abut an identified settlement core
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character of historic towns
Overall Score

nor impact any historic landscape setting.
Score: 0
2 (encroachment) - parcel scores relatively
weakly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes – Site has strong defensible boundaries on all sites. The west, north and part of the eastern
boundary is defined by residential development. The south of the site abuts the Amersham A404
road, with the remaining boundary along the eastern edge consisting of mature trees and
hedgerows.

Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
The majority of the site is adjoining non-Green Belt land and therefore if this site was removed
from the Green Belt it would be contiguous to non-Green Belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Site Assessment

Pass

Most of the site is open fields. Tralee Farm (a house and barn) is located in the northwest part of
the site. The former Orchard Nightclub and a variety of other sui generis commercial uses are sited
towards the A404 boundary.
There is a traditional orchard in the north east which is identified as a UK BAP priority habitat for
conservation - http://jncc.defra.gov.uk/page-5718 . (Approx. 20% site area.)
There are a number of protected trees along the eastern boundary (TPO 42/1992) and a small
area of protected woodland (TPO 1/1959)
No heritage assets.
No fluvial flood risk – surface water mapping suggests a narrow flow route across the site.
Environmental Health highlight possible requirements for protecting development from traffic
noises on the A404 and possible remediation required on the former nightclub site.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

24a / SHZ0035
14/03/2016 (adequate access not possible – desktop review)
Dry, sunny; visibility good.

AONB
LLA

No
No
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GI Network
Green Space
Other

No
No
Traditional orchard (Priority Habitat)

Topography
Vegetation
Features / Land Use
Boundaries
Adjoining land uses
Access / Rights-of-Way
Views inwards
Views outwards

Flat; shallow valley in SE corner.
Pasture, woodland/orchard, mature hedgerows
Pasture / hay crop / rough grassland; woodland.
Woodland/trees; mature hedgerows; domestic timber fences; gardens.
Residential; industrial/commercial (vehicle storage).
None.
No public views; overlooked from adjoining dwellings / commercial site.
Local views to neighbouring dwellings / commercial site.

Appraisal

This site comprises a flat plateau area with well-vegetated boundaries
(woodland/orchard and mature hedgerows) and has limited overlooking
from neighbouring properties. The principal landscape features/qualities
lie in its robust field boundaries and the former orchard in the northern
quarter. There are no views between the site and the wider area other
than local views between some neighbouring properties and the site. 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.

Illustrative View(s)
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Source: Bing Maps

Highway Considerations
Careful consideration should be given to any potential development of this site regarding the access point.
Given the geometry of the A404, a principle issue would be if the site access could be achieved safely (with
work given over to the most appropriate method of supplying this access.
Section 2 Overall Conclusion – consideration
of exceptional circumstances
Site Potential Capacity

Site is weak in Green Belt terms and capable
of delivering housing. Site should be removed
from the Green Belt.
Illustrative Masterplan
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Key Policy Considerations:
Biodiversity

Site capacity:
240-320

Assessment of whether ‘major development’ if in the AONB
Site not in AONB. Very limited impact on setting due to A404 and existing development.

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SLE0010+SLE0018

14.86

Land off Simmons Way, Lane End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

RSA – 14 / 43b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The parcel is at the edge of the large built-up
area of High Wycombe.
The land parcel is connected to the large builtup area of High Wycombe in its very north-east
corner, preventing its outward sprawl into open
land.
The boundary between the land parcel and the
large built-up area of High Wycombe is
bordered by the permanent and prominent
feature of the M40. The land parcel serves as
an additional barrier to sprawl.
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2) To prevent neighbouring towns
from merging

(3) Assist in safeguarding the
countryside from encroachment

5

3

4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The parcel forms a significant part of the
essential gap between the non-Green Belt
settlements of Lane End and High Wycombe,
as well as the gap between Lane End and the
Green Belt settlement of Claymoor / Clayhill,
which is of a narrow scale.
While the M40 and Widdenton Park Wood to
the east of Lane End may act as a partial barrier
to coalescence, overall, development may both
physically and visually reduce the perceived
and actual distance between Lane End and
High
Wycombe.
While less than 5% of the land parcel is covered
by built form, there are a number of urbanising
influences adjacent to and within the parcel
itself which diminish the feeling of unspoilt
rurality.
Built form is centred around Clay Lane and
includes Wycombe Air Park landing strip and
associated buildings and storage facilities.
Other buildings include a gliding club, a racket
sports club and residential development at Clay
Lane and a clay pigeon shooting ground in the
north of the parcel.
These developments locally reduce the parcel’s
openness and rurality. Much of the rest of the
land parcel is characterised arable fields and
patches of woodland. The open area to the west
of Widdenton Park Wood is visually and
physically more connected with the edge of
Lane End, consisting of parkland and a series of
degraded fields.
The majority of the land parcel consists of open
fields and wooded areas and, despite the
clustering of built form in the south-east of the
parcel, as well as the urbanising influences on
its fringes, the parcel has a largely rural open
character overall.
This land parcel does not abut an identified
historic settlement core and does not meet this
purpose.
General Area 43b, located between Lane End
and High Wycombe, is overall judged to meet
the NPPF purposes strongly. The eastern part
in particular plays an important role in
maintaining the essential gap between High
Wycombe and Lane End (Purpose 2) and also
restricts the outward sprawl of High Wycombe
(Purpose 1).
A small identified sub-area, RSA-14, may
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perform weakly against the NPPF purposes if
considered separately. This area, west of
Widdenton Park Wood and directly east of the
settlement of Lane End and south
of Park Lane, is more linked visually and in
terms of character with the edge of Lane End
than the countryside beyond. It does not adjoin
a defined large built-up area and thus does not
meet Purpose 1, and plays little role in
preventing the coalescence of Lane End and
High Wycombe as a result of its effective
containment and separation from the wider
swathe of countryside that separates the
settlements (Purpose 2). While the character of
RSA-14 is not inherently urban, it’s somewhat
degraded character, small scale and weak
linkage with the wider countryside would result
in a lesser contribution to Purpose 3.

Site Location Plan:

General Area 43b meets the NPPF purposes,
but there is scope for sub-division; an identified
area in the west, at the edge of Lane End (RSA14), may score weakly and could be considered
further.

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large
built-up area.

a) Land parcel is at the edge of one or more

Score: a) Fail b) 0
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distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
2) To prevent neighbouring towns from merging A marginal encroachment into a larger gap.
Score: 1
(3) Assist in safeguarding the countryside from
encroachment

4) To preserved the setting and special
character of historic towns
Overall Score
Section 1C: Assessment of Site Boundaries

Roughly 4% of the site is covered by built
form, which comprises is a collection of
three dwellings in the north of the site. The
site has major topographical issues, with
steep sloping in parts. Site does not feel
connected to the wider countryside. Part of
the site is extremely exposed and has long
distance landscape views. Site is largely
rural in character.
Score: 3
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF
purposes.

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Mainly yes – the eastern and southern boundary are well defined by Widdenton Park Wood. On
parts of the western boundary the site is enclosed by residential development at Simmons Way
and Beech Avenue. The northern boundary of the site is defined by Park Lane.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site lies on the edge of the Green Belt, adjoining the non-Green Belt land of Lane End. Removal of
this site would therefore be contiguous with land adjoining which isn’t in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fail

Section 2A: Site assessment
Entire site is located within the AONB. The site consists of several different character areas. In the
north of the site the hilltop is heavily overgrown with scrub and a number of formal and informal
footpaths cross the site. Along the Public Right of Way new woodland has been planted. Although
not a formal recreational area, this part of the site has high residential amenity value and is likely to
have some local wildlife biodiversity value. There is also a pocket of woodland in the north eastern
corner. Near to this location is an archaeological notification site. Motorway noise from the M40 is
particularly noticeable in the northern half of the site from the M40. This reduces towards to the
south of the site.
Towards the middle section of the site it opens out into a large field which steeply rising in the
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south/eastern corner. There are a number of large mature oak trees dotted throughout this section
of the site. A Public Right of Way crosses east to west through this section of the site.
The southern section of the site ‘Millennium Park’ is a large field which adjoins a SSSI and ancient
woodland for Widdenton Park Wood. This woodland is also identified as a priority habitat area for
Lowland Beech and Yew Woodland.
The site has areas of surface water flooding throughout the site.
Section 2B: Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

11th March 2016

AONB
LLA
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
no

Landscape Character Area

WDC 16.1 Stokenchurch Settled Plateau (adjacent to 18.1 Great
Marlow Rolling Farmland)
Sloping, rising to the SE
Mature trees; scrub; rough grassland; pasture
Pasture; vacant farmland;
Timber fencing, hedgerows
Housing; woodland;
Lane End is a traditional linear/ribbon village with significant modern
expansion to its northern side (adjoining site).
Footpaths throughout site
None
Distant views from N & W including M40 motorway, local roads and
public footpaths; adjacent views from adjoining housing areas; views
from public footpaths crossing/adjoining site.
To adjoining housing; across Lane End to west; across motorway to
Wheeler End
Site lies close to skyline in distant views; forms skyline from some
nearby/adjacent vantage points. Two masts on hilltop amongst
woodland draws eye towards site.

Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

Views outwards
Skyline/panorama/l’mark

Landscape & Visual
Appraisal

The site is located on rising ground above Lane End. The northern
portion of the site is elevated compared to the adjoining settlement
and feels visually exposed; the remainder of the site is also elevated by
more enclosed by mature trees and woodland, and is less visually
exposed. The northern portion of the site and higher ground in the
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Strengths & sensitivities

Development capacity &
mitigation

southern portion of the site have long-distance views to/from the NW
across the motorway and to Wheeler End. There are also views into
parts of the site from adjoining housing areas to the west / northwest.
The northern portion of the site is scrubby in parts and with its strong
visual connection to the urban area it has a significant urbanised
character. The remainder of the site is more rural with a ‘parkland’ feel
with large mature trees being the only remnants of some former
hedgerows. There is a small urbanising influence from the
neighbouring housing at Simmons Way / Slayter Road. Widdenton Park
Wood forms as wooded skyline as a backdrop to Lane End in views
from the NW, emphasised by the presence of two masts on the hilltop.
The northern portion of the site benefits from the significant urban
influence of adjoining development but is sensitive in terms of its
visual relationship with the surrounding countryside. The remainder of
the site is sensitive to the impact of new development on its
predominantly rural character, one that is enjoyed from the numerous
footpaths that adjoin and cross the site. The integrity of the wooded
skyline should not be interrupted.
As a result of the foregoing, development capacity is considered to be
low.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photos
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View across the northern part of the site towards Wheeler End (source: Wycombe District Council)

View across the central and northern parts of the site (source: Wycombe District Council)
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View of the central part of the site adjoining properties ay Slayter Road (source: Wycombe District Council)

Elevated view NW from the northern part of the site (source: Wycombe District Council).
Section 2C: Highway Considerations
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The potential for highway access is limited towards the northern end of the site. Highway access
could be provided in the south of the site from Simmons Way.
Acceptable in principle, but a trip distribution would be required in order to establish likely junction
use, and whether or not the intensification of the bifurcated The Row/High Street/Finings
Row/Marlow Road (with visibility issues) will occur given its restrictions.
Section 2 Overall Conclusion – Exceptional
circumstances
Section 3A: Site Potential
Capacity
Key Policy Considerations:
Site capacity:

Site does not perform weakly on green belt
purposes but has significant landscape
constraints to development. Exceptional
circumstances not made out.
Illustrative Masterplan
Not considered

Section 3B: Assessment of whether ‘major development’ if in the AONB
Not considered likely

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SLE0019

0.45

Land off Park Lane, East of Lane End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

RSA – 14 / 43b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The parcel is at the edge of the large built-up
area of High Wycombe.
The land parcel is connected to the large builtup area of High Wycombe in its very north-east
corner, preventing its outward sprawl into open
land.
The boundary between the land parcel and the
large built-up area of High Wycombe is
bordered by the permanent and prominent
feature of the M40. The land parcel serves as
an additional barrier to sprawl.
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2) To prevent neighbouring towns
from merging

(3) Assist in safeguarding the
countryside from encroachment

5

3

4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The parcel forms a significant part of the
essential gap between the non-Green Belt
settlements of Lane End and High Wycombe,
as well as the gap between Lane End and the
Green Belt settlement of Claymoor / Clayhill,
which is of a narrow scale.
While the M40 and Widdenton Park Wood to
the east of Lane End may act as a partial barrier
to coalescence, overall, development may both
physically and visually reduce the perceived
and actual distance between Lane End and
High
Wycombe.
While less than 5% of the land parcel is covered
by built form, there are a number of urbanising
influences adjacent to and within the parcel
itself which diminish the feeling of unspoilt
rurality.
Built form is centred around Clay Lane and
includes
Wycombe Air Park landing strip and associated
buildings and storage facilities. Other buildings
include a gliding club, a racket sports club and
residential development at Clay Lane and a clay
pigeon shooting ground in the north of the
parcel.
These developments locally reduce the parcel’s
openness and rurality. Much of the rest of the
land parcel is characterised arable fields and
patches of woodland. The open area to the west
of Widdenton Park Wood is visually and
physically more connected with the edge of
Lane End, consisting of parkland and a series of
degraded fields.
The majority of the land parcel consists of open
fields and wooded areas and, despite the
clustering of built form in the south-east of the
parcel, as well as the urbanising influences on
its fringes, the parcel has a largely rural open
character overall.
This land parcel does not abut an identified
historic settlement core and does not meet this
purpose.
General Area 43b, located between Lane End
and High Wycombe, is overall judged to meet
the NPPF purposes strongly. The eastern part
in particular plays an important role in
maintaining the essential gap between High
Wycombe and Lane End (Purpose 2) and also
restricts the outward sprawl of High Wycombe
(Purpose 1).
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A small identified sub-area, RSA-14, may
perform weakly against the NPPF purposes if
considered separately. This area, west of
Widdenton Park Wood and directly east of the
settlement of Lane End and south of Park Lane,
is more linked visually and in terms of character
with the edge of Lane End than the countryside
beyond. It does not adjoin a defined large builtup area and thus does not meet Purpose 1, and
plays little role in preventing the coalescence of
Lane End and High Wycombe as a result of its
effective containment and separation from the
wider swathe of countryside that separates the
settlements (Purpose 2). While the character of
RSA-14 is not inherently urban, it’s somewhat
degraded character, small scale and weak
linkage with the wider countryside would result
in a lesser contribution to Purpose 3.

Site Location Plan:

General Area 43b meets the NPPF purposes,
but there is scope for sub-division; an identified
area in the west, at the edge of Lane End (RSA14), may score weakly and could be considered
further.

Section 1B: Review of NPPF purposes against Developer Promoted Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is not located at the edge of a built up area.
Score: a) Fail b) 0
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2) To prevent neighbouring towns from merging A very small part of a larger essential gap. Site
is located on the edge of Lane End and does
not prevent a gap between settlements. Existing
built form is strongly established on western
side but overall site is well contained by existing
boundaries.
Score: 1
(3) Assist in safeguarding the countryside from
No existing built form visible within site
encroachment
boundary, although strongly established built
form exists on western side. Site seems to have
no visible use, and minimal landscape views on
all sides due to shielding by trees. Site has
weak links to wider countryside semi-rural in
character.
Score: 3
4) To preserved the setting and special
Site does not abut an identified historic
character of historic towns
settlement core.
Score: 0
Overall Score
Site scores moderately against NPPF purposes.
Section 1C: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes - Site is strong defensible boundaries on all sides. The north of the site is bounded by the M40
and the South of the site abuts Park Lane. All sides of the boundary have a line of mature trees.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The western boundary of the site adjoins non-Green Belt land. The rest of the site is surrounded
by non-Green Belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fail

Section 2C: Site assessment
Entire site within AONB. Site is very near to the M40 with a narrow tree belt in between the
motorway and site. As such motorway noise is a significant constraint for this site. The site also
forms a narrow wedge of land at the eastern end which could limit the ability to suitably design
plots to accommodate residential development. Site is very enclosed and looks like it has been
used for local residential amenity from the houses backing onto the site. There are no
environmental designations on the site. Site is adversely affected by motorway noise, and would
be likely to affect the type of development acceptable on the site.
Landscape Assessment
No detailed assessment carried out due to small scale and character of site

Highway Considerations
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Site has existing highway access from Park Lane.
The development can loosely be considered as having access to sustainable transport in a local
context between the sparse peak services offered by Nos. 28 & 48 buses (although the PM peak
from HW to Lane End is very restrictive). Pedestrian access to local services acceptable. Also
suggest slight relocation of existing 30mph further east of existing terminal position on Park Lane.
Section 2 Overall Conclusion
Section 3A: Site Potential
Capacity
Key Policy Considerations:

Site does not score weakly against green belt
purposes. Exceptional circumstances not
evidenced.
Illustrative Masterplan
Not considered.

Site capacity:
Section 3B: Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SLE0020

0.54

Land east of Sidney House, Lane End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The parcel is at the edge of the large built-up
area of High Wycombe.
The land parcel is connected to the large builtup area of High Wycombe in its very north-east
corner, preventing its outward sprawl into open
land.
The boundary between the land parcel and the
large built-up area of High Wycombe is
bordered by the permanent and prominent
feature of the M40. The land parcel serves as
an additional barrier to sprawl.

175

(2) To prevent neighbouring towns
from merging

(3) Assist in safeguarding the
countryside from encroachment

5

3

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The parcel forms a significant part of the
essential gap between the non-Green Belt
settlements of Lane End and High Wycombe,
as well as the gap between Lane End and the
Green Belt settlement of Claymoor / Clayhill,
which is of a narrow scale.
While the M40 and Widdenton Park Wood to
the east of Lane End may act as a partial barrier
to coalescence, overall, development may both
physically and visually reduce the perceived
and actual distance between Lane End and
High Wycombe.
While less than 5% of the land parcel is covered
by built form, there are a number of urbanising
influences adjacent to and within the parcel
itself which diminish the feeling of unspoilt
rurality.
Built form is centred around Clay Lane and
includes Wycombe Air Park landing strip and
associated buildings and storage facilities.
Other buildings include a gliding club, a racket
sports club and residential development at Clay
Lane and a clay pigeon shooting ground in the
north of the parcel.
These developments locally reduce the parcel’s
openness and rurality. Much of the rest of the
land parcel is characterised arable fields and
patches of woodland. The open area to the west
of Widdenton Park Wood is visually and
physically more connected with the edge of
Lane End, consisting of parkland and a series of
degraded fields.
The majority of the land parcel consists of open
fields and wooded areas and, despite the
clustering of built form in the south-east of the
parcel, as well as the urbanising influences on
its fringes, the parcel has a largely rural open
character overall.
This land parcel does not abut an identified
historic settlement core and does not meet this
purpose.
General Area 43b, located between Lane End
and High Wycombe, is overall judged to meet
the NPPF purposes strongly. The eastern part
in particular plays an important role in
maintaining the essential gap between High
Wycombe and Lane End (Purpose 2) and also
restricts the outward sprawl of High Wycombe
(Purpose 1).
A small identified sub-area, RSA-14, may
perform weakly against the NPPF purposes if
176

considered separately. This area, west of
Widdenton Park Wood and directly east of the
settlement of Lane End and south
of Park Lane, is more linked visually and in
terms of character with the edge of Lane End
than the countryside beyond. It does not adjoin
a defined large built-up area and thus does not
meet Purpose 1, and plays little role in
preventing the coalescence of Lane End and
High Wycombe as a result of its effective
containment and separation from the wider
swathe of countryside that separates the
settlements (Purpose 2). While the character of
RSA-14 is not inherently urban, it’s somewhat
degraded character, small scale and weak
linkage with the wider countryside would result
in a lesser contribution to Purpose 3.

Site Location Plan:

General Area 43b meets the NPPF purposes,
but there is scope for sub-division; an identified
area in the west, at the edge of Lane End (RSA14), may score weakly and could be considered
further.

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is not at the edge of a large, built-up area.
Score: a) Fail b) 0
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(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Land parcel does not extend into a gap between
settlements and makes no discernible
contribution to separation.
Score: 0
Site is entirely absent of built form, although
adjacent to existing development on all sides.
Site is relatively flat and has minimal landscape
views. Due its small size and disconnect from
the wider landscape the site is semi-urban in
character.
Score: 2
Site does not abut an identified historic core nor
impact the landscape or setting of a historic
town.
Score: 0
Site scores relatively weakly against NPPF
purposes

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes – the new green belt boundary would be the M40 motorway – consistent with the boundary
either side.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins the settlement of Lane End which is not within the Green Belt. Taking this site out of
the Green Belt would be contiguous to non-Green Belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail

Pass

Section 2C: Site Assessment
Site forms a small area of land between the M40 motorway and the build form of Lane End. Site
adjoins Sidney House, a former sheltered home for the elderly that is currently not in use. Site is
relatively flat and very enclosed. Site could be redeveloped in conjunction with Sidney House.
There are no environmental designations within or nearby the site. There is low risk area of
surface water flooding affecting part of the site.
Site is adversely affected by motorway noise which is likely to affect the type of development
acceptable on the site, therefore appropriate measures would need to be taken to ensure
appropriate noise levels. Environmental Health comment: This site is adversely affected by noise
from the M40 and the design of any development would need to ensure any outdoor amenity areas
have a noise level of less than 50 dB(a) Leq (16 hours) and noise conditions to protect the internal
environment would also need to be applied. This is likely to affect the type of development
acceptable on this site.
Landscape Assessment
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GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SLE0020 LAND EAST OF SIDNEY HOUSE, DENHAM ROAD,
LANE END
10th March 2016
Dry, sunny, visibility good.

AONB
LLA
GI Network
Green Space
Conservation Area
Listed Buildings & HPG

Yes
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses

WDC 16.1 Stokenchurch Settled Plateau

Landscape & Visual
Appraisal

The site is very enclosed by existing buildings, mature trees and
scrub. It is currently an inaccessible green space with no public
access. It does not make a significant contribution to local
landscape character other than a ‘green’ outlook to the rear of
some adjoining residential properties. It is physically isolated
from the surrounding landscape by the M40 motorway and
surrounding development and while these areas are also part of
the Chilterns AONB, they afford the site an immediate urban
context that is broadly uncharacteristic of the wider AONB. The
site at the edge of the Stokenchurch Settled Plateau landscape
character area, with the more rural Bledlow Ridge Dip-slope and
Dry Valley to the north and east beyond the motorway.
The key strengths of this site are is immediate urban context,
surrounding it completely, and the lack of visibility to/from the
more rural and scenic parts of the AONB. The site is well
vegetated and the retention of mature trees is desirable.

Gently sloping to north/northeast
Mature trees to perimeter
Rough grassland, scrub
Domestic fencing, hedgerows
Institutional (west), housing (west and south), M40 transport
corridor
Settlement Patterns
M40 defines northern limit of Lane End
Access/Rights-of-Way
No public access
Recreation & culture
None
Views inwards
None identified, possibly from adjacent motorway
Views outwards
None anticipated (no access), possibly to adjacent motorway
Skyline/panorama/l’mark No

Strengths & sensitivities
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Development capacity &
mitigation

The site as a whole could accommodate development without
significant harm to the AONB, landscape character and visual
amenity. Mitigation measures should include retention of existing
mature vegetation for screening and site character; additional
planting should reinforce these objectives where appropriate.
Redevelopment of Sidney House might also be appropriate and
would provide an opportunity for access to this site.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photos
(None available)
Highway Considerations
Bucks County Council Highways comments
The development can loosely be considered as having access to sustainable transport in a local
context between the sparse peak services offered by Nos. 28 & 48 buses (although the PM peak
from HW to Lane End is very restrictive). Pedestrian access to local services acceptable. Access
hard to establish in consideration that the site is apparently landlocked, however either Park Close,
Ivy Place or Denham Road/Mount Pleasant should be acceptable in principle
Further questions
Comment related only to sustainable transport. Are there any considerations for impact / access to
the local road network?
Bucks County Council Highways further comments
Not outside of a robustly located and constructed access No junction capacity assessments would
be required for this quantum of development, hence why it received a green light in the provision of
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the original comments.
Note: any development is likely to come forwards hand in hand with the redevelopment of Sydney
House and this would allow the existing access to Sydney House to serve the development.
Section 2 Overall Conclusion –
Consideration of Exceptional Circumstances
Site Potential Capacity
Key Policy Considerations:

Site is relatively weak in Green Belt terms (with
prospects for a much more enduring boundary)
and capable of delivering housing. Site should
be removed from the Green Belt.
Illustrative Masterplan
To be considered further.

Site capacity:
Assessment of whether ‘major development’ if in the AONB
This is a small site separated from the wider AONB landscape by adjoining development and by
the M40 motorway. This is not considered to be major development within the AONB.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SLE0031
4.11
Handleton Common, Lane End
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43a
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

FAIL
a) Land parcel is at the edge of one
or more distinct large built-up areas.
0
b) Prevents the outward sprawl of a
large built-up area into open land,
and serves as a barrier at the edge of
a large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary
The parcel is not at the edge of a distinct large
built-up area.

The parcel forms part of the wider gap between
the non-Green Belt settlements of Lane End
and Stokenchurch. The overall openness and
scale of the gap is important to restricting the
merging of Lane End and Stokenchurch.
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(3) Assist in safeguarding the
countryside from encroachment

3

However, the east of the parcel is less
important in preventing the coalescence of
Lane End and Stokenchurch. The M40 acts an
additional barrier to the merging of settlements
in this land parcel.
Less than 5% of the land parcel is covered by
built form.
Built form is centred around The Row and
Finings Road at Lane End, Bolter End Lane in
the middle of the land parcel, and along the
north side of the B482 (Marlow Road) in the
west of the land parcel.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Medium

The majority of the land parcel consists of
unused fields in the east and dense wooded
areas in the west. Despite having a low
percentage of built-form overall, built-form is
visible throughout much of the land parcel and
the east of the parcel has a semi-urban
character.
This land parcel does not abut an identified
historic settlement core and does not meet this
purpose.

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose

Review of Score

(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large builtup area.

a) Land parcel is at the edge of one or more

Score: a) Fail b) 0
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distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site encroaches into the wider gap between
Lane End and Stokenchurch.
Score: 1
Roughly 13% of the site is covered by built
form, which includes some recreational sports
equipment to the north-east and a community
facility building to the centre of the site. The
remainder of the site is in use as playing fields.
Site feels semi-urban in character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Mainly no. There is a small section of woodland to the south which is adequate but the remaining
boundaries are simple tree lines / hedgerows which lack strength and permanence.
Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area is entirely washed over by the Green Belt, removal of this area
would result in small portions of Green Belt remaining. If these other areas were removed also,
there would be potential for the site to become contiguous with the non-Green Belt settlement of
Lane End.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site assessment
Site is comprised of two fields, the largest being a recreational, open field, and the smaller
being an agricultural field adjoining the western side.
Part of the site is located within the 15m buffer zone of ‘Handleton Common’ biological
notification site, 25m of the Lane End Conservation Area, 250m of Handleton Common
landfill, and 100m buffer of water.
No fluvial flood risk.
Landscape Assessment
Not assessed in detail to late stage of this site coming forwards
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Highway Considerations
Not assessed in detail to late stage of this site coming forwards
Stage 2 Conclusion: Site lacks sufficiently durable boundaries so is not appropriate for release
from the green belt. Unclear at this stage whether landscape impacts would be acceptable and
whether they would be so significant as to amount to major development in the AONB.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations: Not assessed
Site capacity:
Assessment of whether ‘major development’ if in the AONB
Given the importance of Handleton Common to the character of the village there is clear potential
for this to be classified as major development in the AONB.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
Site Photos:

Copyright Bing.
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Site Reference:

Site Area (ha):

Address:

SLW0025

27.15

Burleighfield House, London Rd, Loudwater,
High Wycombe, Bucks

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

42
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 5+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the large built-up
areas of High Wycombe and Beaconsfield / Knotty
Green.
The land parcel is contiguous with the large built-up
areas of High Wycombe, (which includes General
Area 114 which is not part of the Green Belt but is
included as part of this Study), and Beaconsfield /
Knotty Green, preventing their outward sprawl into
open land.
Parts of the boundary between the land parcel and
the large built-up area of High Wycombe are
bordered by permanent and consistent features such
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as the railway line to the south, the B474 to the north
and Hammersley Lane, however it is predominantly
bordered by features lacking in durability and
consistency such as hedgerows and open spaces,
detached properties with large gardens bounded by
softer natural features and other gaps in built-form.

(2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

3

The boundary between the land parcel and the large
built-up area of Beaconsfield / Knotty Green is
predominantly bordered by features lacking in
durability or consistency such as the gardens of
detached properties bounded by softer natural
features. Part of this boundary is bordered by the
public road of Holtspur Top Lane and Forty Green
Road.
The land parcel is an important barrier to sprawl
The land parcel forms the wider gap between the
non-Green Belt settlements of High Wycombe
(Tylers Green) and Beaconsfield / Knotty Green.
Within the parcel, the land between Forty and Knotty
Green to the east, and the land south of Penn
between the parcel boundary and Hammersley
Lane are less important for preventing the
coalescence of settlements. However the overall
openness and scale of the gap is important to
restricting the merging of these settlements.
In addition, it should also be noted that, at the local
level, the parcel plays a role in protecting the gap
between High Wycombe (Tylers Green),
Beaconsfield / Knotty Green and
Penn, identified as a Row of Dwellings in the Chiltern
Local Plan, preventing them from further coalescing.
Less than 5% of the land parcel is covered by builtform. The land parcel is predominantly characterised
by open fields and agricultural uses with some small
areas of woodland dispersed throughout the parcel
(for example Gatemoor Wood, Corker’s Wood and
Sniggs Wood). There is also a large golf course
(Wycombe Heights) in the west of the land
parcel. The central and southern areas of the land
parcel, which have less built-form, enjoy a stronger
sense of openness.
Farms and large detached properties, which do not
overly affect the parcel’s character, are dispersed
throughout the land parcel. However, there are also
some more substantial concentrations of built form,
predominantly strips and clusters of residential
development, in the Green Belt settlement of
Penn, at Forty Green, around Derehams Lane and
Whitehouse Lane / Riding Lane in the south of the
land parcel and Rayners Avenue, Beacon Hill and
Hammersley Lane in the west of the land parcel. The
Wycombe Heights Golf Course in the west of the
parcel also reduces the sense of unspoilt rurality
here.
While there are clusters of built-form in several
locations throughout the land parcel, it still retains a
largely rural character.
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(4) To preserved the setting and
special character of historic towns

0

The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Overall Score

Strong

Not recommended for consideration in stage
2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is a collection of fields located on the edge
of the High Wycombe and Loudwater built up
areas. Site in on the edge of the existing
settlement and not well integrated into the
existing built form. Site has strong internal
boundaries but border features are inconsistent.
Site forms an important barrier to outward
sprawl into the open countryside.
Score: a) Pass b) 3+

2) To prevent neighbouring towns from merging Site forms an essential gap between the
settlements of Loudwater and Wooburn Moor
and development would significantly reduce the
distance between the two settlements.
Score: 5
(3) Assist in safeguarding the countryside from
Roughly 6% of the site is covered by built form,
encroachment
including two residential dwellings and part of a
farm known as ‘Whitehouse Farm’ to the north
east. A majority of the site is in use as horse
paddocks and horse-related uses. Site has very
steep sloping into the centre of the site, with
medium landscape views both eastwards and
westwards. Site has links to the wider
countryside and is semi-urban in character.
Score: 2
4) To preserved the setting and special
Site does not abut an identified historic
character of historic towns
settlement core nor impac the landscape or
setting of a historic town.
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Score: 0
Overall Score

Site scores strongly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
(Assume if the site was removed from the green belt that the smaller parcels between the site and
London Road would also be removed.)
The new boundaries would be generally appropriate the railway and Whitehouse Lane – although
there is a break where the railway runs through a tunnel.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
(Assume if the site was removed from the green belt that the smaller parcels between the site and
London Road would also be removed.)
Site adjoins non-Green Belt land to the south, removal of this site would make the site contiguous
with the non-Green Belt settlement of High Wycombe.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is a large collection of fields in the setting of the hotel ‘Burleighfield House’, in Loudwater. Site
is made up of three large fields, with smaller fields to the north west.
Site falls within the 250m buffer of Knaves Beech landfill site and within the minerals safeguarded
area.
No heritage assets.
No fluvial flood risk.
Landscape assessment identifies significant constraints.

Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility
AONB
LLA / AAL

SLW0025 Burleighfield House, Loudwater, HW
10/03/2016
Dry, bright, visibility good
No
Yes – Wooburn Moor LLA (entire site)
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GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
No
No
No
Adjacent to western edge of site

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: High Wycombe Settled River Valley

Landscape & Visual
Appraisal

While the centre of the site is low-lying and relatively enclosed by
topography, the western and eastern parts of the site are
elevated with long views to/from the east, south and west; these
form part of the skyline in some views towards the site. The site’s
character is rural but with the urbanising influences of nearby
development, roads and the railway line. Topography is a
dominant feature, with steeply-sloping fields, a relatively deep
valley and dramatic wooded cuttings and embankments along
the railway line.
Both elevated parts of the site are particularly sensitive to
development as they form part of the skyline and rural backdrop
to views from the south and west, such as from the M40. The
site’s topography is also sensitive to development given some
very significant changes in level in the central and eastern parts
of the site.
Given the constraints of topography and extensive views of much
of the site, there is little or no capacity for development without
significant adverse impacts upon landscape character and visual
amenity.

Steeply rolling
Pasture/meadow; mature hedgerows; adjacent woodland.
Deep valley at centre of site runs N-S
Woodland along railway line to northern boundary; woodland and
footpath at eastern boundary; A40 and mature hedgerow at
southern boundary; woodland and mature hedgerow at western
boundary.
Adjoining land uses
Hotel (W); agriculture (N & E); woodland; railway line (London
Mainline); residential and food retail near S boundary
Settlement Patterns
Main urban area lies west of site and south between A40 and
A4094. Site is part of countryside separating High Wycombe and
Beaconsfield.
Access/Rights-of-Way
One footpath through centre of site, one adjacent to eastern
boundary, both running N-S.
Recreation & culture
None.
Views inwards
Open views from the M40 (eastbound in particular);glimpses
from railway line at northern boundary; glimpses from A40; open
views across site from public footpath through centre of site;
glimpse from public footpath north of site and railway line.
Views outwards
Views west and east from elevated western portion of site. Wide
views south and west from elevated eastern portion of site.
Skyline/panorama/l’mark Eastern part of site forms rural skyline in views from M40
eastbound.

Strengths & sensitivities

Development capacity &
mitigation

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

View
across central and eastern parts of site from western side (source: Wycombe District Council)
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View to northern edge of site incorporating railway embankment (source: Wycombe District
Council)

View to northern edge of site (continued) incorporating railway embankment (source: Wycombe
District Council)
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View NW across the western portion of the site (source: Wycombe District Council)

View N across the western portion of the site (source: Wycombe District Council)
Highway Considerations
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Not considered at this stage but likely to be acceptable given location and highways connections
Stage 2 Conclusion: Site performs strongly in the green belt, with a particularly important role in
the separation of High Wycombe and Gerards Cross. Exceptional circumstances not made out.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations: Not considered
Site capacity:
Assessment of whether ‘major development’ if in the AONB
NA
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SMA0083

4.63

Land to the north of Chalkpit Lane, Woodside
Farm, Marlow

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

50a
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

(2) To prevent neighbouring towns
from merging

1

Commentary

The land parcel is at the edge of the Marlow
large built-up area.
The land parcel is connected with the large built up
area of Marlow, preventing its outward sprawl into
open land.
The boundary between the land parcel and the
Marlow built up area is largely weak and irregular,
consisting of both terraced homes with large gardens
bounded by softer, natural features and weak
hedgerows or field boundaries.
The Green Belt serves as a barrier to sprawl in the
absence of another physical feature.
The land parcel provides much of the less essential
gap between the non-Green Belt settlements of
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(3) Assist in safeguarding the
countryside from encroachment

4

Marlow and Lane End. The parcel plays some role in
preventing ribbon development along the B482, as
well as along Chalkpit Lane in the gap between
Marlow and the Green Belt settlement of Bovingdon
Green. In relation to this gap, the parcel plays a
minor role in preventing coalescence.
However, the overall scale and character of the gap
is such that the settlements of Marlow and Lane End
are unlikely to coalesce.
Less than 5% of the land parcel is covered by built
form.
Built form is concentrated in the south-east of the
parcel at Bovingdon Green, with ribbon development
spreading north along Frieth Road. There is some
other sporadic built form throughout the parcel, but
this largely consists of dispersed farm buildings.
There is a small area of linear residential
development along Mundaydean Lane.
The remainder of the parcel is characterised by
arable farmland and with patches of dense woodland
at Blount’s Wood and Highruse Wood.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Despite the presence of built-form to the south-east,
pockets of piecemeal development on the eastern
and western boundaries, the land parcel retains an
unspoilt rural character overall. The sense of
openness in the land parcel is characterised by
rolling fields and long rural views, while the
small amount of development is largely hidden by
small wooded areas.

The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Parcel is a strip surrounding the dwelling
‘Elmdon Cottage’ on the edge of the Marlow
built up area. Site is not well integrated into the
built form and feels outside of the settlement.
Score: a) Pass b) 3

Site forms part of the wider gap between the
settlements of Marlow and Bovingdon Green,
limited development may be possible without
coalescence. Built form surrounding the site is
not strongly established.
Score: 3
Site is entirely absent of built form and looks to
have no apparent use. Site has long distance
views looking northwards, and has links to the
wider countryside. Site feels largely rural in
character.
Score: 3
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Site contains a strong boundary against Chalkpit Lane in the south, however the line of trees
becomes inconsistent and weak on the northern-eastern part of the site.
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Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the west, although removal of this site would create a
particularly elongated ‘finger’ into the Green Belt and it would leave a finger of green belt on the
south of Chalkpit Lane. Although this would not create a lack of contiguity per se it would result in
an incongruity in terms of the pattern of green belt and non-green belt land.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
A majority of the site is open fields, with the residential dwelling ‘Elmdon Cottage’ sitting in the
middle. Site is located within 2km of a Special Area of Conservation (SAC), and additionally is
within the minerals safeguarded area.
No fluvial flood risk. Some surface water flood risk.
Landscape assessment suggests significant constraints.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SMA0083 Land N of Chalkpit Lane, Woodside Farm, Marlow

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA; Thames Valley Slope

Undulating landscape, site slopes S/SE
Pasture, hedgerows, mature trees
Agriculture; mature tree-lined road
Public footpath and fragmented hedgerow along northern
boundary;
Adjoining land uses
Agriculture (mainly); housing to E and S, also allotments nearby.
Settlement Patterns
Urban area of Marlow east and south of site
Access/Rights-of-Way
Chiltern Way National Trail adjoins western boundary; public
footpath along full extent of northern boundary.
Recreation & culture
None
Views inwards
Extensive views across site from adjoining footpaths.
Views outwards
View south across site from footpath
Skyline/panorama/l’mark None
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Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

Chalkpit lane establishes a very strong divide between housing
to the south and countryside to the north on account of being in a
significant cutting with extensive mature trees to both sides along
its length. As a result, the site’s character is integral to open
countryside north of Chalkpit Lane with minimal urban influences.
Low-density housing south of Chalkpit Lane has no physical
relationship with the site and very little visual relationship to it
either. Housing east of the site has a more direct but minimal
relationship to the site. By contrast, there are strong physical and
visual links between the site and countryside to the north and
west, with a public footpath at the boundary that enjoys
countryside views to either side. The urban edge of Marlow is
well-defined and well-screened by mature vegetation, where new
development on the site would sit outside this, with a weak
northern boundary in particular, thereby intruding into the
countryside.
Robust vegetation at the site boundaries provides significant
screening to the site from the south and east; however, this also
reinforces its strong relationship to the open countryside north
and west of the site. The site and adjoining countryside form part
of the Chilterns AONB and as such is a landscape sensitive to
new development. With robust vegetation screening the urban
edge of Marlow and open countryside to either side, amenity for
footpath users is strong, intact and therefore sensitive to new
development on adjoining lands.
The site has no capacity for development given its position in the
Chilterns AONB, its visual and physical separation from the
adjacent urban area, its strong visual and physical connection to
the wider open countryside and the contribution these make to
the amenity of the adjoining public footpath and the character of
the AONB as a whole.

Illustrative Plan(s)
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Source: Bing Maps
Highway Considerations
Not considered at this stage
Stage 2 Conclusions: Site does not score weakly in the green belt and would not result in strong
and permanent boundaries. Landscape issues are a significant constraint to delivery. Sustainability
of the location has not been tested at this point. Exceptional circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Some potential for major adverse impacts resulting in major development due to particular shape
and location of site.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SMA0085

4.43

Land to the east of Oak Tree Road, Marlow

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43 d
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
(2) To prevent neighbouring towns
from merging

5

Commentary

The land parcel is at the edge of the Marlow large
built-up area.
The land parcel is connected with the large built-up
area of Marlow, preventing its outward sprawl into
open land.
The boundary between the land parcel and the
Marlow built- up area is relatively weak, consisting of
tree lines, field boundaries and the gardens of
residential development.
The parcel forms part of the essential gap between
the non- Green Belt settlements of Marlow and
Marlow Bottom. The scale of the gap is important in
restricting the merging of the two settlements and,
while a wooded strip would act as a buffer,
development would physically reduce the gap
between the two settlements.
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(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Less than 5% of the land parcel is covered by built
form.
Built form is concentrated in the south of the parcel
at Seymour Plain. While residential development is
concentrated around this road, the sense of rurality
in this part of the land parcel is not diminished as the
development is obscured from the surrounding
countryside by durable hedges.
The parcel itself is relatively free of development
overall, with agricultural fields and a small number of
farm buildings in the north and west and a large
amount of woodland adjacent to Marlow Bottom in
the east.
Despite a semi-urban character in the south adjacent
to Marlow Bottom, the parcel possesses a strong
unspoilt rural character overall.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Not recommended for consideration in stage
2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose

Review of Score

(1) To check the unrestricted sprawl of large
built-up areas

Site is connected with the Marlow built-up area
which in this area is predominantly bordered by
uniform built development forming a strong
boundary. There is an adjoining site, “West of
Oak Tree Road”, which is also being reviewed
at this time. Taken together the two sites would
be more enclosed by the built-up area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Whilst this suggests that the site might be
important to prevent sprawl, in practical terms
the existing development at Seymour Plain and
the woods and valley side are a more significant
constraint.
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Score: a) Pass b) 1
(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site falls within a gap between Marlow and
Marlow Bottom but makes little if any discernible
contribution to separation.
Score: 1
Site is entirely absent of built form and has no
apparent use other than open countryside but
its small size and its relationship with adjoining
development means it does not have a strong
unspoilt rural character. Site contains no built
form but feels largely rural in character.
Score: 3
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Score: 0
Site scores moderately against NPPF purposes

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
The new boundary of the green belt would be formed by Oak Tree Road to the west, the boundary
with existing development in the green belt at Seymour Plain to the north, and a short section of
mature hedgerow to the east which roughly corresponds with the top of the slope down to Marlow
Bottom.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land on the southern boundary, the rest of the site adjoins Green Belt
land which forms a wedge between Marlow and Marlow Bottom. If the site was taken out of the
Green Belt it would be contiguous to non-Green Belt land. If both Oak Tree Road sites were taken
out of the green belt the boundary would be more consistent.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fails on purpose 3 only, which is an issue of
character. Warrants further consideration.

Section 2C: Site Assessment
Site is accessed from Oak Tree Road, which separates the site from ‘West of Oak Tree Road’,
which is the other site currently being reviewed.
Site is located on a hill top, with long distance views from the south of the site and therefore not
particularly contained within the landscape. The site slopes downwards from north to south. Entire
site is located within the AONB. A belt of trees along Oak Tree Road is protected by a TPO. A
Public Right of Way runs along the eastern boundary within the site, this is part of the Green
Infrastructure for the town (Corridor Opportunity Area 21).
There are no environmental designations, heritage assets or flood risk indicators to consider.
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Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SMA0085 Land to the East of Oak Tree Road, Marlow
10/03/2016; 06/06/2016
Overcast, fading light (10/03/06); Dry, sunny, visibility good
(06/06/2016)

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
Yes – along Oak Tree Road

Landscape Character
Area
Topography
Vegetation

WDC LCA: Thames Valley Slope (21.1)

Landscape & Visual
Appraisal

The site lies at the crest of a hill at the upper edge of the Thames
valley, sloping south/southeast but also beginning to plateau-out
towards the eastern side. The site forms part of the Chilterns
AONB as a green wedge between Marlow and Marlow Bottom.
Long-distance views extend south and east across Marlow and
the Thames valley. The site has a rural character but with the
urbanising influences of the Marlow urban area to the south and,
to a lesser extent, Seymour Plain to the north. The mature

Edge of plateau, sloping
Pasture/meadow; agricultural hedges; domestic hedges; mature
trees at western boundary
Features/Land Use
Agriculture; mature stand of oak trees at western boundary
Boundaries
Mature hedgerows; mature trees; domestic fences
Adjoining land uses
Housing (N & S); agriculture (N,W & E)
Settlement Patterns
Strongly defined edge of Marlow adjoins the site’s southern
boundary. Low density development at Seymour Plain to the
north.
Access/Rights-of-Way
Bridleway and footpath along western margin within trees;
footpath enters from site’s northern boundary, bridleway from
public road
Recreation & culture
None.
Views inwards
Potential for long-distance views from south and east, though no
obvious vantage points are immediately evident. Topography,
vegetation and intervening development limits local views
(principally) to close proximity from rear of residential properties
adjoining northern and southern boundaries. There are also
glimpses from public footpath and bridleway.
Views outwards
Long-distance to south and east – much of Marlow is wellscreened by intervening development and trees, while the
landscape beyond the urban area appears heavily wooded.
Skyline/panorama/l’mark Site lies at crest of a hill and has the potential to form the skyline
in some views from the south and east where available.
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Strengths & sensitivities

Development capacity &
mitigation

woodland adjoining Oak Tree Road appears to be what gives the
road its name.
While the elevated nature of the site results in long-distance
views across Marlow, it is unclear whether there are significant
views back to the site from the wider area surrounding the site. It
appears that the site may be well-screened by intervening
buildings, trees and woodland. Despite being part of the Chilterns
AONB, the influence on its character by adjoining residential
development north and south along with the relative containment
of views into the site both limit the sensitivity of this part of the
AONB, though it appears to make a significant contribution to the
‘green wedge’ of AONB between Marlow and Marlow Bottom.
The woodland TPO extends the full length of the ‘gap’ between
Marlow and Seymour Plain, accompanied by a
footpath/bridleway, all of which are sensitive to development and
make access to the site difficult.
Given the positive contribution this site makes to the landscape
of this part of the AONB and the sensitivity of nearby mature
trees at Oak Tree Road, it is likely there is a low capacity for
development, though a detailed landscape and visual impact
assessment may demonstrate the site can accommodate a
greater degree of development if landscape effects and visual
impacts are low or can be mitigated effectively.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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Caption: View SE from western edge of site overlooking Marlow (source: Wycombe District
Council)

View S from northern edge of site overlooking Marlow (source: Wycombe District Council)

206

View SW from northern edge of site (source: Wycombe District Council)

Highway Considerations

In terms of junction capacity and distribution, I think it may be difficult to demonstrate that
the developments would have a detrimental impact upon the likely used Marlow
junctions. At this stage however, I wouldn’t have thought we’d have to look at the
sensitive Spittal Street/Dean Street/Chapel Street junction.
Nonetheless, in terms sustainability the sites are within reasonable walking distance of a
bus service (but beyond that considered acceptable to walk to stops on the A4155 for
more frequent services). That said, the nearest stops to the site do not offer respective
peak hours services and the service doesn’t even run at all on a Wednesday, so it may
very well be the case that the development of the sites contribute S106 funding to
increase the bus service that utilises the nearest stop to the site (No.158 on Hillside
Road).
The acceptability of the site would be based upon the continuation of the Oak Tree Road
width, footways and verges in order to gain access to each site.
Section 2 Overall Conclusion –
Consideration of Exceptional Circumstances

Site Potential Capacity

Site is generally weak in Green Belt terms
although it scores moderately on purpose 3 due
to its largely rural character. Suggest that this
should be put forwards for public consultation
and further consideration.
Illustrative Masterplan
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Key Policy Considerations:
To be considered further.

Site capacity:
Section 3B: Assessment of whether ‘major development’ if in the AONB
Site should be considered jointly with ‘West of Oak Tree Road’
Impact on the AONB will be very localised and development of this site is unlikely to result in major
development in the AONB
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SMA0086

4.5

Land to the west of Oak Tree Road, Marlow

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43d
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
(2) To prevent neighbouring towns
from merging

5

Commentary

The land parcel is at the edge of the Marlow large
built-up area.
The land parcel is connected with the large built-up
area of Marlow, preventing its outward sprawl into
open land.
The boundary between the land parcel and the
Marlow built- up area is relatively weak, consisting of
tree lines, field boundaries and the gardens of
residential development.
The parcel forms part of the essential gap between
the non- Green Belt settlements of Marlow and
Marlow Bottom. The scale of the gap is important in
restricting the merging of the two settlements and,
while a wooded strip would act as a buffer,
development would physically reduce the gap
between the two settlements.

209

(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Less than 5% of the land parcel is covered by built
form.
Built form is concentrated in the south of the parcel
at Seymour Plain. While residential development is
concentrated around this road, the sense of rurality
in this part of the land parcel is not diminished as the
development is obscured from the surrounding
countryside by durable hedges.
The parcel itself is relatively free of development
overall, with agricultural fields and a small number of
farm buildings in the north and west and a large
amount of woodland adjacent to Marlow Bottom in
the east.
Despite a semi-urban character in the south adjacent
to Marlow Bottom, the parcel possesses a strong
unspoilt rural character overall.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Not recommended for consideration in stage
2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is connected with the Marlow built-up area
which in this area is predominantly bordered by
uniform built development forming a strong
boundary. There is an adjoining site, “East of
Oak Tree Road”, which is also being reviewed
at this time. Taken together the two sites would
be more enclosed by the built-up area.
Whilst this suggests that the site might be
important to prevent sprawl, in practical terms
the existing development at Seymour Plain and
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the woods and valley side are a more significant
constraint.
Score: a) Pass b) 1
(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site falls within a gap between Marlow and
Marlow Bottom but makes little if any discernible
contribution to separation.
Score: 1
Site is entirely absent of built form and has no
apparent use other than open countryside but
its small size and its relationship with adjoining
development means it does not have a strong
unspoilt rural character. Site contains no built
form but feels largely rural in character.
Score: 3
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Score: 0
Site scores moderately against NPPF purposes

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
The new boundary of the green belt would be formed by Oak Tree Road to the east, the boundary
with existing development in the green belt at Seymour Plain to the north, and a short section of
mature hedgerow to the northwest.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land on the western and southern boundaries, as such if this site was
removed from the Green Belt it would be contiguous to non-Green Belt land. If both Oak Tree
Road sites were taken out of the green belt the boundary would be more consistent.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fails on purpose 3 only, which is an issue of
character. Warrants further consideration.

Site Assessment
Site is accessed from Oak Tree Road, which separates the site from ‘West of Oak Tree Road’,
which is the other site currently being reviewed.
Site is located on a hill top, with long distance views from the south of the site and therefore not
particularly contained within the landscape. The site slopes downwards from north to south. Entire
site is located within the AONB. A belt of trees along Oak Tree Road is protected by a TPO.
There are no environmental designations, heritage assets or flood risk indicators to consider.
An informal footpath runs across the top of the site. Along the eastern boundary the tree belt is
protected under a TPO.
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Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SMA0086 Land to the West of Oak Tree Road, Marlow
10/03/2016; 06/06/2016
Overcast, fading light (10/03/06); Dry, sunny, visibility good
(06/06/2016)

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
Adjacent (GI Opportunity Corridor at western margin)
No
No
No
Yes – along Oak Tree Road and along footpath at western
boundary

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns

WDC LCA: Thames Valley Slope (21.1)

Landscape & Visual
Appraisal

The site lies at the crest of a hill at the upper edge of the Thames
valley, sloping south/southeast. Long-distance views extend
south across Marlow and the Thames valley. The site forms part
of the Chilterns AONB as a green wedge between Marlow and
Marlow Bottom. The site has a rural character but with significant
urbanising influences of the Marlow urban area to the south and,
to a lesser extent, Seymour Plain to the north. The mature
woodland adjoining Oak Tree Road appears to be what gives the
road its name.
While the elevated nature of the site results in long-distance

Edge of plateau, sloping
Pasture; agricultural hedges; domestic hedges; mature trees
Agriculture; mature stands of oak trees at eastern boundary
Mature hedgerows; mature trees; domestic fences
Housing (N,W & S); agriculture (E)
Strongly defined edge of Marlow adjoins the site’s southern
boundary. Low density development at Seymour Plain to the
north.
Access/Rights-of-Way
Oak Tree Road forms eastern site boundary; a public footpath
extends along western site boundary.
Recreation & culture
None.
Views inwards
Potential for long-distance views from south, though no obvious
vantage points are immediately evident. Topography, vegetation
and intervening development limits local views (principally) to
close proximity from rear of residential properties adjoining
northern and southern boundaries. Views also occur from the
public footpath at the western boundary.
Views outwards
Long-distance views to south over Marlow and to wooded
countryside.
Skyline/panorama/l’mark Site lies at crest of a hill and has the potential to form the skyline
in some views from the south where available.

Strengths & sensitivities
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Development capacity &
mitigation

views across Marlow, it is unclear whether there are significant
views back to the site from the wider area surrounding the site. It
appears that the site may be well-screened by intervening
buildings, trees and woodland. Despite being part of the Chilterns
AONB, the influence on its character by adjoining residential
development north, west and south along with significant
containment of views into the site both limit the sensitivity of this
part of the AONB, though it contributes to the ‘green wedge’ of
AONB between Marlow and Marlow Bottom. The woodland TPO
extends the full length of the ‘gap’ between Marlow and Seymour
Plain, accompanied by a footpath/bridleway, all of which are
sensitive to development and make access to the site difficult.
Given the modest contribution this site makes to the landscape of
this part of the AONB and the sensitivity of nearby mature trees
at Oak Tree Road, it is likely that development capacity is
moderate to low, though a detailed landscape and visual impact
assessment might demonstrate the site can accommodate a
greater degree of development if landscape and visual impacts
are low or can be mitigated effectively.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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North-western corner of the site adjacent Seymour Plain (source: Wycombe District Council)

View SE from northern edge of site overlooking Marlow (source: Wycombe District Council)
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View S from northern edge of site overlooking Marlow (source: Wycombe District Council)
Highway Considerations

In terms of junction capacity and distribution, I think it may be difficult to demonstrate that
the developments would have a detrimental impact upon the likely used Marlow
junctions. At this stage however, I wouldn’t have thought we’d have to look at the
sensitive Spittal Street/Dean Street/Chapel Street junction.
Nonetheless, in terms sustainability the sites are within reasonable walking distance of a
bus service (but beyond that considered acceptable to walk to stops on the A4155 for
more frequent services). That said, the nearest stops to the site do not offer respective
peak hours services and the service doesn’t even run at all on a Wednesday, so it may
very well be the case that the development of the sites contribute S106 funding to
increase the bus service that utilises the nearest stop to the site (No.158 on Hillside
Road).
The acceptability of the site would be based upon the continuation of the Oak Tree Road
width, footways and verges in order to gain access to each site.
Section 2 Overall Conclusion –
Consideration of Exceptional Circumstances

Site Potential Capacity

Site is generally weak in Green Belt terms
although it scores moderately on purpose 3 due
to its largely rural character. Suggest that this
should be put forwards for public consultation
and further consideration.
Illustrative Masterplan
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Key Policy Considerations:
To be considered further.

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Site should be considered jointly with ‘West of Oak Tree Road’
Impact on the AONB will be very localised and development of this site is unlikely to result in major
development in the AONB
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SMA0087

10.01

Land east of Wiltshire Road

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43e
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

PASS
a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

(2) To prevent neighbouring towns
from merging

3

Commentary

The land parcel is at the edge of the large builtup areas of High Wycombe and Marlow.
The land parcel is connected to the large builtup areas of High Wycombe and Marlow,
preventing their outward sprawl into open land.
The northern boundary of the land parcel to
High Wycombe is bordered by the prominent
and permanent features of the M40 and A404
junction. The southern edge of the land parcel
is connected to Marlow by Wiltshire Road
which acts as a durable boundary. A small part
of the boundary with Marlow
in the south-westerly extreme of the land parcel
consists of a less permanent hedgerow.
The land parcel forms part of the wider gap
between the non- Green Belt settlements of
High Wycombe and Marlow and part of the less
essential gap between High Wycombe and
Marlow Bottom. The scale of the gap is
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(3) Assist in safeguarding the
countryside from encroachment

(4) To preserved the setting and
special character of historic towns
Overall Score

important to restricting the merging of these
settlements. The centre of the land parcel is
less important for preventing the coalescence
of settlements.
3
Less than 5% of the land parcel is covered by
built form.
Built form is concentrated around Pump Lane
North in the south of the land parcel – including
Marlow Winery - with a cluster of buildings at
the junction of Wycombe Road and Pump Lane
North. There are further sporadic agricultural
buildings throughout the land parcel with a
concentration adjacent to Handy Cross in the
north.
While the parcel is connected to the large built
up areas of High Wycombe and Marlow, and is
in close proximity to Marlow Bottom, it retains a
largely rural feel overall and is characterised by
long views of open fields.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Medium not proposed for consideration in stage 2.

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.

Site is a large open field at the edge of the
Marlow built up area. The built up area is in
part bounded by a durable feature (Wiltshire
Road) and in part not (residential boundaries
rear of Stapleton Close).
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b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Score: a) Pass b) 3/3+

Site forms part of the wider gap between the
settlements of Marlow and Little Marlow but
would only represent a small encroachment
into this gap.
Score: 1
Site is entirely absent of built form, and looks to
have no other use than open countryside. Site
is sloping in parts and has long landscape
views in parts. Site is largely rural in character.
Score: 3
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
The A404 would provide a robust boundary to the east but the field boundary to the north lacks
strength and permanence.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the southwest, removal of this area would make the site
contiguous to the non-Green Belt settlement of Marlow.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fail

Section 2C: Site Assessment
Site is made up of a single large field which sites adjacent to the A404. Site contains a large area
of protected woodland along part of the western boundary (TPO reference 07/0975). Site is
located within the minerals safeguarded area.
No fluvial flood risks. Significant surface water flood risk in the southern part. Potential noise from
the bypass.
Landscape assessment suggests significant further constraints.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
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Site ref./address
Date of Site Visit
Weather / visibility

SMA0087 Land east of Wiltshire Road
10/03/2016
Dry, bright, visibility good

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
Woodland - adjacent to western boundary

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses

WDC LCA: Thames Floodplain (26.1)

Landscape & Visual
Appraisal

The site lies at the north-eastern edge of Marlow and at the
southern edge of the Chilterns AONB, being the ‘entrance’ to the
AONB along the A404. There is limited visibility between the site
and the adjoining urban area of Marlow, such as Wiltshire Road,
while there are significant open views from the adjoining A404
road corridor. The road itself is the principal urbanising influence
but otherwise the site remains predominantly rural in character.
There are long-distance views between the site and the southern
flanks of the Thames Valley, the latter being the elevated and
wooded slopes on the south side of the valley such as from
Winter Hill (a popular leisure/walking area), from where the site
clearly marks the start of open countryside (and the AONb)
beyond Marlow.
The site is significantly visible from public vantage points at close
quarters and from further afield, with the potential for significant
adverse impacts upon landscape character and visual amenity.
The site is sensitive to development as a gateway into the
AONB, affording a significant view into open countryside from the
A404 along an otherwise largely wooded road corridor. Longer
distance views are sensitive to development of this site where
the urban area of Marlow would be seen to extend into the
surrounding countryside.
For the reasons set out above, the site has little or no capacity

Gently sloping
Arable field, agricultural hedgerows, woodland to W
Agriculture
Agricultural hedgerows, woodland
Housing to SW, major road junction to S, agricultural SE, E and
N.
Settlement Patterns
Adjoins urban area od Marlow to SW
Access/Rights-of-Way
None within or adjoining site, footpath short distance to NW.
Recreation & culture
None
Views inwards
From nearby housing to SW; from A404 (both directions);
elevated long-distance from road/footpath network at/near Winter
Hill to SE.
Views outwards
Views to neighbouring residential area, to A404 and to hills
above Thames Valley.
Skyline/panorama/l’mark Northern boundary lies at or close to skyline in views from A404.

Strengths & sensitivities

Development capacity &
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mitigation

for development without significant adverse impacts upon the
Chilterns AONB and upon landscape character and visual
amenity of the surrounding area.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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View NE across site from A404 (Source: Google Streetview)

View NW from Winter Hill to edge of Marlow and Chilterns AONB, site indicated (source:
Wycombe District Council)
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View NE from Wiltshire Road / Eliot Drive, Marlow, site is beyond houses (source: Wycombe
District Council).
Highway Considerations
Not considered at this stage
Stage 2 Conclusions: Site does not perform weakly in the green belt and would not provide
durable boundaries. Floodrisk, proximity to the bypass and landscape impact all present
constraints on deliverability. Exceptional circumstances not made out.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations: Not considered
Site capacity:
Assessment of whether ‘major development’ if in the AONB
Some potential for major impact due to prominence of site. Further assessment would be
required if site progressed.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

SMA0105

0.3

Address:

Land adjacent to 89 Seymour Court Road,
Marlow
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes
Part 1 Parcel Area

50a

Total
Score

Commentary

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

PASS

The land parcel is at the edge of the Marlow large
built-up area.

(2) To prevent neighbouring towns from
merging

1

(1) To check the unrestricted sprawl of large
built-up areas

(3) Assist in safeguarding the countryside from
encroachment

3+

The land parcel is connected with the large built
up area of Marlow, preventing its outward sprawl
into open land.
The boundary between the land parcel and the
Marlow built-up area is largely weak and
irregular, consisting of both terraced homes with
large gardens bounded by softer, natural features
and weak hedgerows or field boundaries.
The Green Belt serves as a barrier to sprawl in
the absence of another physical feature.
The land parcel provides much of the less
essential gap between the non-Green Belt
settlements of Marlow and Lane End. The parcel
plays some role in preventing ribbon
development along the B482, as well as along
Chalkpit Lane in the gap between Marlow and the
Green Belt settlement of
Bovingdon Green. In relation to this gap, the
parcel plays a minor role in preventing
coalescence.
However, the overall scale and character of the
gap is such that the settlements of Marlow and
Lane End are unlikely to coalesce.
Less than 5% of the land parcel is covered by
built form.
Built form is concentrated in the south-east of the
parcel at Bovingdon Green, with ribbon
development spreading north along Frieth Road.
There is some other sporadic built form
throughout the parcel, but this largely consists of
dispersed farm buildings. There is a small area of
linear residential development along
Mundaydean Lane.
The remainder of the parcel is characterised by
arable farmland and with patches of dense
woodland at Blount’s Wood and Highruse Wood.
Despite the presence of built-form to the southeast, pockets of piecemeal development on the
eastern and western boundaries, the land parcel
retains an unspoilt rural character overall. The
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(4) To preserved the setting and special
character of historic towns

0

Overall Score

Strong

sense of openness in the land parcel is
characterised by rolling fields and long rural
views, while the small amount of development is
largely hidden by small wooded areas.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Overall the land parcel is not proposed for
consideration in stage 2.

Site Location Plan:

Section 1Aii: Review of NPPF purposes against Developer Promoted Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large built-up areas
a) Land parcel is at the edge of one or more distinct large
built-up areas.
b) Prevents the outward sprawl of a large built-up area into
open land, and serves as a barrier at the edge of a large
built-up area in the absence of another durable boundary.
(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

Site is on the edge of the Marlow built up area.
Site is well connected to existing built form and
would not be urban sprawl. Site has development
on two sides and is largely contained by strong
hedgerows which serve as a strong border
feature. Site is not an important barrier to sprawl.
Score a) Pass b) 1
Site does not prevent a gap between settlements.
Existing built form on two sides, but well
contained with natural boundaries on other sides.
Site sits on edge of Marlow built up area but
makes no discernible contribution to separation.
Score: 0
There is no built form within the boundaries of the
site (except one small area of hardstanding),
however there is strong built form adjoining on
the south and the east. Site is a well-used
walking route and looks to be used as
countryside space. Site has minimal landscape
views and weak links to the wider countryside
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(4) To preserved the setting and special character of
historic towns
Overall Score

and maintains a semi-urban character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF requirements?
Yes – Site fully enclosed by medium to large trees on west, north and eastern boundary. Mature hedgerow
forms a strong boundary along the southern edge.
Is the settlement washed over by the Green Belt or would the site being removed from the GB be
contiguous with land adjoining which isn’t in the Green Belt?
Site is located on the edge of the Green Belt adjoining the settlement of Marlow. Green Belt is not present
adjoining the southern edge of the site and therefore this site would be a logical removal from the Green Belt to
extend the urban area of Marlow.
Section 1 A&B Overall Conclusion – Pass / Fail
Pass
Section 2C: Planning Constraints
This site is located on the edge of Marlow. The entire site is within AONB. Land adjoining eastern and southern
boundary of site is not within AONB. Site is relatively flat with a slight slope downwards towards the western
boundary. There is a Public Right of Way along eastern boundary through site. Existing residential development
is located on two sides of the site. There are no environmental designations within or nearby the site.
Environmental Health identify possible requirements for protecting development from noise.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SMA0105 Seymour Court Road, Marlow
10/03/2016
Poor (fading light)

AONB
LLA
GI Network
Green Space

Yes
No
No
No

Topography
Vegetation
Features / Land Use
Boundaries
Adjoining land uses
Access / Rights-of-

Site slopes to the southwest
Pasture; mature hedgerows/trees at boundary
Pasture
Mature hedgerows and trees
Residential; agricultural (pasture)
Public footpath along north-eastern side of site
226

Way
Views inwards
Views outwards
Appraisal

Glimpse from Seymour Court Road and from adjacent houses.
Glimpse of Seymour Court Road and adjacent houses; longer views
west to elevated ground (open countryside).
This site comprises a single pasture field that slopes to the
southwest. It is surrounded on three sides by mature hedgerows
and trees that provide containment and visual screening. There are
glimpses into the site from Seymour Court Road and from
neighbouring properties as well as views between the site and
higher ground to the west. While the latter represent views to/from
the Chilterns AONB, the strong visual containment of the site and its
urban context suggest appropriate development could be
accommodated here without significant adverse impact upon the
landscape character or visual amenity of the AONB. The amenity of
the public footpath is an important consideration, where
development should be generous in accommodating the footpath as
part of a green corridor.

Illustrative View(s)

Source: Bing Maps
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View west from the site entrance at Seymour Court Road.

View northwest along the site’s north-eastern boundary and the public footpath.
Highway Considerations
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Although on the outskirts of the built-up Marlow area, the site is still within acceptable walking distance of the
nearest good quality bus service stop (No.800) and town centre. Subject to satisfactory access and connection
to existing footways, this is acceptable in principle. The proposed quantum of development would not require
any further 'impact' assessment.
Section 2 Overall Conclusion – consideration of
exceptional circumstances

Site is weak in Green Belt terms and capable of
delivering housing. Site should be removed from
the Green Belt.
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Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan

Site capacity:
5-7

Assessment of whether ‘major development’ if in the AONB
Site is within the AONB but this quantum of development is not considered to be ‘major’ development.

Section 4: Land Availability
Is the site available for development? If so
when?
Are there any landownership issues? E.g.
access
Landowner / Agent Contact Details:
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Site Photos:

Photo taken from the corner of Seymour Court Road
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Site Reference:

Site Area (ha):

Address:

SMB0010

1.56

Furze Farm, Burford Close, Marlow Bottom

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

43d
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

(2) To prevent neighbouring towns
from merging

5

Commentary

The land parcel is at the edge of the Marlow
large built-up area.
The land parcel is connected with the large
built-up area of Marlow, preventing its outward
sprawl into open land.
The boundary between the land parcel and the
Marlow built- up area is relatively weak,
consisting of tree lines, field boundaries and the
gardens of residential development.
The parcel forms part of the essential gap
between the non- Green Belt settlements of
Marlow and Marlow Bottom. The scale of the
gap is important in restricting the merging of the
two settlements and, while a wooded strip
would act as a buffer, development would
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physically reduce the gap between the two
settlements.
(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Less than 5% of the land parcel is covered by
built form.
Built form is concentrated in the south of the
parcel at Seymour Plain. While residential
development is concentrated around this road,
the sense of rurality in this part of the land
parcel is not diminished as the development is
obscured from the surrounding countryside by
durable hedges.
The parcel itself is relatively free of
development overall, with agricultural fields and
a small number of farm buildings in the north
and west and a large amount of woodland
adjacent to Marlow Bottom in the east.
Despite a semi-urban character in the south
adjacent to Marlow Bottom, the parcel
possesses a strong unspoilt rural character
overall.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.
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a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site forms part of the wider gap between the
settlements of Marlow and Marlow Bottom,
where limited development may be possible
without coalescence.
Score: 3
Roughly 7% of the site is covered by existing
built form, which comprises of a single dwelling
to the south of the site. Site looks to have no
apparent use. Site has slight upward sloping to
the west, and has very short landscape views.
Site has minimal links to the wider countryside
and feels semi-urban in character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Not entirely. There are strong tree belts to the north and west. The new boundary to the south
would be between new development on the site and existing dwellings in the green belt. This is not
generally appropriate for a new green belt boundary.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the east, removal of this area would make the site contiguous
with the non-Green Belt settlement of Marlow Bottom.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fail

Section 2C: Site Assessment
Site is a contained field in the area known as ‘Furze Farm’, in Marlow Bottom. Site is located within
the minerals safeguarded area.
No heritage assets.
No fluvial flood risk. No other flood risk indicators.
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Significant landscape constraints.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SMB0010 Furze Farm, Marlow Bottom
10/03/2016
Fading light, visibility poor.

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

Yes
No
No
No
No
Nearby but not connected to site.

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

WDC LCA, Thames Valley Slope (21.1)

Landscape & Visual
Appraisal

The existing urban area of Marlow Bottom has a distinct ‘edge’
running along the bottom of the valley, with Furze Farm located
outside this ‘boundary’ within open countryside. The site is
substantially wooded at its margins and is visually enclosed, its
character largely consistent with the wooded slopes above
Marlow Bottom. There is likely to be filtered views into the site
from footpaths at the site margins, as well and wider views from
within Marlow Bottom.
Visual enclosure and topography reduce the scope for visual
impacts upon the surrounding countryside, though adjoining
footpaths will be sensitive to the impacts of development upon
views. However, the character of this landscape is strongly
defined by woodland and mature field margins on the slopes
above Marlon Bottom, the generable absence of development
being an integral part of this character. This woodland then gives
way to the urban area of Marlow Bottom to the north / east and to
open countryside to the south / west.

Sloping valley side
Pasture, woodland
Farm yard and pasture
Woodland
Pasture; housing.
Consistent urban edge to Marlow Bottom adjoins site.
Public footpaths to all sides
None
Filtered views at close quarters from adjacent public footpaths;
potential views in vistas along street such as Marlow Bottom,
Beechtree Avenue and Juniper Road.
Views outwards
Filtered views out to adjoining woodland, fields and gardens.
Skyline/panorama/l’mark None.

Strengths & sensitivities
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Development capacity &
mitigation

Development of this site would extend urban development into
an area of wooded countryside that remains largely undeveloped
at present and would not be consistent with the existing ‘edge’ of
Marlow Bottom. While visibility of any such development may be
partially mitigated through retaining and supplementing existing
vegetation at the site perimeter and within the site, landscape
character would be adversely affected by the incursion of the
urban area onto the wooded slopes that characterise this
landscape. There is no capacity for development on this basis.

Illustrative Plan(s)

Source: Bing Maps
Highway Considerations
Not considered at this stage.
Stage 2 Conclusion: Site does not perform weakly in the green belt, and would not create good
boundaries. Scope for development is limited. Exceptional circumstances not evident.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB

236

Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

SNH0014

0.28

Address:

Land to front of Great Moseley Farm, 198 Main
Road, Naphill, HP14 4RX
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9g
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms a small part of the wider
gap between the non-Green Belt settlements of
Walters Ash / Naphill and Great Kingshill. With
respect to this gap, the scale of the parcel (as
well as the topographical character of the
overall gap) means that it plays only a minor
role in preventing coalescence.
However, the land parcel contributes to
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(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Site Location Plan:

protecting the gaps between Naphill and the
Green Belt settlement of Hughenden
Valley in the south-east of the parcel, as well as
the gap between Walter’s Ash and Lacey Green
/ Loosley Row and the gap between these
settlements and the Green Belt settlement of
Speen in the north. There would be a risk of
coalescence from ribbon development along
Coombe Lane as well as in several other
locations throughout the parcel, which
would reduce these gaps in perceptual terms.
While the north-western section of the parcel is
less important for preventing the coalescence of
settlements, there is a risk of ribbon
development along New Road, linking Walter’s
Ash and Lacey Green / Loosley Row. The
south-east and
north-east of the parcel in particular would be
more sensitive
Less than 5% of the land parcel is covered by
built form. This built form tends to be clustered
together, thus diminishing the sense of rurality
in these limited locations.
Built form is concentrated in the north of the
parcel where there is a Royal Air Force base
and housing development for MOD staff which
are set within Park Wood to the north and west
of Walters Ash as well as in the south-east of
the parcel in the Green Belt Settlement of
Hughenden Valley. There are also some
detached houses with large gardens and
employment along Stocking Lane and some
scattered development in the land parcel such
as farms. These areas of the land parcel have a
semi-urban character.
The remainder of the parcel is characterised by
areas of dense woodland and agricultural land
with some views across open fields, which have
a more rural character.
Despite the presence of some built-form, overall
the land parcel has a strong unspoilt rural
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Overall, not for consideration in stage 2. The
site itself however is contained bound on three
side by development edge.
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site does not form a gap between settlements
and makes no discernible contribution to
separation.
Score: 0
Site is entirely absent of built form but is within
the entrance to ‘Great Moseley Farm’. Site
looks to be relatively flat and short landscape
views through the farm. Site has minimal links
to the wider countryside and is largely rural in
character.
Score: 3
Site does not abut a historic settlement core nor
impact the landscape or setting of a historic
town.
Score: 0
Site scores moderately against NPPF purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – the new green belt boundary would be entirely absent on the ground.
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Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the south, removal of this area would make the site contiguous
with the non-Green Belt settlement of Naphill.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Planning Constraints

Fail

Site is a small patch of grassland fronting the area known as ‘Great Moseley Farm’ in Naphill. Site
is located within the 16m buffer for a gas pipeline, 500m buffer of a Site of Special Scientific
Interest (SSSI), and 2km buffer of a Special Area of Conservation.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SNH0014 Land to front of Great Moseley Farm, Naphill
11/03/2016
Dry, sunny, visibility good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
Yes –site is part of gardens associated with Great Moseley Farm
house.
None

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns

WDC LCA: Walter’s Ash and Naphill Settled Plateau

Landscape & Visual
Appraisal

The site comprises the front garden of Great Moseley Farm (now
residential) with a tall evergreen hedge separating it from Main

Flat
Amenity grass, mature trees
Domestic garden, setting for listed building.
Timber fence, domestic hedge, none to NE site boundary
Agriculture; housing
Naphill is a long linear settlement. The site forms part of a ‘gap’
in the built frontage along Main Road, though it is in fact the
garden at the front of Great Moseley Farm.
Access/Rights-of-Way
Nearby to NW (adjoining field)
Recreation & culture
None
Views inwards
Glimpses from Main Road and from footpath to NW
Views outwards
Glimpse of Main Road and field to NW
Skyline/panorama/l’mark None.
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Strengths & sensitivities

Development capacity &
mitigation

Road; it is therefore domestic in character. The site forms part of
the Chilterns AONB which washes over Naphill. There are
glimpsed views through the gateway from Main Road and
glimpsed views across the garden boundary from a public
footpath in the neighbouring field to the NW.
The site is a formal garden, being part of the curtilage of Great
Moseley Farm (a listed building) which is highly sensitive to new
development. Views to this listed building from the public road,
notwithstanding the current presence of a high hedge, are also
sensitive to the impact of new development. In other regards,
development of the site would be consistent with the pattern of
development elsewhere along Main Road and would have only
minor impacts upon landscape character and visual amenity.
Given the site is part of the setting and curtilage of Great
Moseley Farm listed building, and given there is no permanent
screening between this building and the public road, the site is
highly sensitive to development and there is no capacity for
development.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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There
are two entrances to the site from Main Road, though high hedges provide significant screening
(Source: Wycombe District Council)

View into the site from the adjoining field / public footpath to the NW (source: Wycombe District
Council).
Highway Considerations
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Section 2 Overall Conclusion –

Site Potential Capacity
Key Policy Considerations:

Exceptional circumstances not made out. Site
does not perform weakly in the green belt,
boundaries would be non-existent on the
ground, and there is limited scope for delivering
development due to landscape impacts.
Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SNH0016

14.6

Land with frontage to Main road and Stocking
Lane, Naphill, HP14 4RX

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9g
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms a small part of the wider
gap between the non-Green Belt settlements of
Walters Ash / Naphill and Great Kingshill. With
respect to this gap, the scale of the parcel (as
well as the topographical character of the
overall gap) means that it plays only a minor
role in preventing coalescence.
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(3) Assist in safeguarding the
countryside from encroachment

4

4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Site Location Plan:

However, the land parcel contributes to
protecting the gaps between Naphill and the
Green Belt settlement of Hughenden
Valley in the south-east of the parcel, as well as
the gap between Walter’s Ash and Lacey Green
/ Loosley Row and the gap between these
settlements and the Green Belt settlement of
Speen in the north. There would be a risk of
coalescence from ribbon development along
Coombe Lane as well as in several other
locations throughout the parcel, which
would reduce these gaps in perceptual terms.
While the north-western section of the parcel is
less important for preventing the coalescence of
settlements, there is a risk of ribbon
development along New Road, linking Walter’s
Ash and Lacey Green / Loosley Row. The
south-east and
north-east of the parcel in particular would be
more sensitive
Less than 5% of the land parcel is covered by
built form. This built form tends to be clustered
together, thus diminishing the sense of rurality
in these limited locations.
Built form is concentrated in the north of the
parcel where there is a Royal Air Force base
and housing development for MOD staff which
are set within Park Wood to the north and west
of Walters Ash as well as in the south-east of
the parcel in the Green Belt Settlement of
Hughenden Valley. There are also some
detached houses with large gardens and
employment along Stocking Lane and some
scattered development in the land parcel such
as farms. These areas of the land parcel have a
semi-urban character.
The remainder of the parcel is characterised by
areas of dense woodland and agricultural land
with some views across open fields, which have
a more rural character.
Despite the presence of some built-form, overall
the land parcel has a strong unspoilt rural
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Overall, not for consideration in stage 2. The
site itself however is contained bound on three
side by development edge.
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

2) To prevent neighbouring towns from merging Site falls within a wider gap between the
settlements of Naphill and Hughenden,
development would significantly reduce the
perceived distance between the two
settlements.
Score: 3
(3) Assist in safeguarding the countryside from
Site is entirely absent of built form and is in
encroachment
mixed use as arable fields and open
countryside. Site is relatively flat, with medium
landscape views looking back. Site has little
links to the wider countryside and is rural in
character.
Score: 4
4) To preserved the setting and special
Site does not abut an identified historic
character of historic towns
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Overall Score
Site scores strongly against NPPF purposes.
Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
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No – new green belt boundaries would be simple field boundaries.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
A small portion of the site on the western side adjoins non-Green Belt land, however removal of
the entire area would result in a ‘hole’ in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is mostly comprised of a single large field to the rear of the area known as ‘Great Moseley
Farm’ in Naphill. Site is located within the 16m buffer of a gas pipeline, 25m buffer of a Grade II
listed building ‘Great Moseley Farmhouse’, 2km buffer of a Special Area of Conservation, 500m
buffer of a Site of Special Scientific Interest (SSSI) and 100m buffer of water.
Site is noted to contain various notable bird species. Site contains a Public Right of Way which
cuts through the site from east to west.
No fluvial flood risk. Some minor surface water flood risk.
Potential to result in major development in the AONB.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SNH0016 Land at Main Road & Stocking Lane, Naphill
11/03/2016
Dry, sunny, visibility good

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
Great Moseley Farm, adjoining
No

Landscape Character
Area
Topography
Vegetation

WDC LCA: Walter’s Ash and Naphill Settled Plateau

Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns

Flat, plateau
Rough pasture, mostly arable, timber fencing, agricultural
hedgerows, scattered mature trees.
Agriculture
Agricultural hedgerows, occasional mature trees and timber
fencing.
Agriculture, small amount of residential.
Naphill is a long linear settlement. The access to this site from
the Main Road forms part of a ‘gap’ in the built frontage along
this road, while the main body of the site is disconnected from
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the settlement.
Access/Rights-of-Way
Footpaths through centre and along eastern boundary, extending
NE.
Recreation & culture
None
Views inwards
Narrow view into part of site from Main Road, principal views
from public footpaths
Views outwards
To nearby woodland and edge of urban area
Skyline/panorama/l’mark Site forms skyline for approach along footpaths from NE and
from parts of Stocking Lane.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises a narrow field of rough grazing land together
with a series of open arable fields. While the former is enclosed
by hedgerows and trees, the majority of the site is open
countryside with relatively weak boundaries, extending
significantly beyond the established urban area of Naphill. The
site has a strong rural character and is highly visible from the
local footpath network and is also glimpsed from the local road
network.
The wide open landscape with its strong rural character forms
part of the Chilterns AONB, is disconnected from the urban area
of Naphill and is therefore highly sensitive to development. The
local footpath network that passes through the site and its
surroundings is also sensitive to development on account of its
attractive rural setting. The setting of Great Moseley Farm (listed
building) is also sensitive to new development.
There is no capacity for development of this site. The site is
disconnected from the main settlement and any development
here would not follow the established settlement pattern and
would have a major adverse impact upon local landscape
character. This strong rural landscape is integral to this part of
the Chilterns AONB and is enjoyed in views from local footpaths
and parts of the road network.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

View NE along footpath entering site from Main Road (source: Wycombe District Council)
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Public footpath heading NE across centre of site (source: Wycombe District Council)

Glimpsed view north from Stocking Lane (source: Google Streetview)
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Stage 2 Conclusion: Site performs strongly in the green belt and would not provide durable
boundaries. Removal would leave a hole in the green belt. Landscape assessment shows clear
potential for this being major development in the AONB (which would trigger further public interest
tests before any development could be delivered). Exceptional circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Landscape assessment indicates there is a clear possibility that development on this site would
amount to major development. 116 of the NPPF imposes additional public interest tests before
such development is allowed.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SNH0017

12.2

Coombe Farm, land at Naphill, High Wycombe

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9g
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct large
built-up area.

The land parcel forms a small part of the wider gap
between the non-Green Belt settlements of Walters
Ash / Naphill and Great Kingshill. With respect to this
gap, the scale of the parcel (as well as the
topographical character of the overall gap) means
that it plays only a minor role in preventing
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coalescence.
However, the land parcel contributes to protecting
the gaps between Naphill and the Green Belt
settlement of Hughenden
Valley in the south-east of the parcel, as well as the
gap between Walter’s Ash and Lacey Green /
Loosley Row and the gap between these settlements
and the Green Belt settlement of Speen in the north.
There would be a risk of coalescence from ribbon
development along Coombe Lane as well as in
several other locations throughout the parcel, which
would reduce these gaps in perceptual terms.

(3) Assist in safeguarding the
countryside from encroachment

4

While the north-western section of the parcel is less
important for preventing the coalescence of
settlements, there is a risk of ribbon development
along New Road, linking Walter’s Ash and Lacey
Green / Loosley Row. The south-east and north-east
of the parcel in particular would be more sensitive
Less than 5% of the land parcel is covered by built
form. This built form tends to be clustered together,
thus diminishing the sense of rurality in these limited
locations.
Built form is concentrated in the north of the parcel
where there is a Royal Air Force base and housing
development for MOD staff which are set within Park
Wood to the north and west of Walters Ash as well
as in the south-east of the parcel in the Green Belt
Settlement of Hughenden Valley. There are also
some detached houses with large gardens and
employment along Stocking Lane and some
scattered development in the land parcel such as
farms. These areas of the land parcel have a semiurban character.
The remainder of the parcel is characterised by
areas of dense woodland and agricultural land with
some views across open fields, which have a more
rural character.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Despite the presence of some built-form, overall the
land parcel has a strong unspoilt rural character.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Not recommended for consideration in stage 2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site forms a less essential gap between the
settlements of Naphill and Hughenden Valley,
most-so in the north east of the site.
Development would significantly encroach into
this gap.
Score: 3
Site is entirely absent of any built form, and
looks to have no apparent use other than open
countryside. Topography of the site is relatively
flat on the southern side with downward slopes
towards the north, which leave medium and
long landscape views to Hughenden Valley. As
a whole, site does have links to the wider
countryside and has a strong rural character.

(3) Assist in safeguarding the countryside from
encroachment
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Score: 5
(4) To preserved the setting and special
character of historic towns
Overall Score

Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
New green belt boundary would be moderately strong for much of its length, but the western
boundary is a simple tree line and lacks strength and permanence.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the south, removal of this area would result in the site
becoming contiguous with the non-Green Belt settlement of Naphill.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is comprised of a collection of fields to the rear of existing residential development fronting
Main Road in Naphill. Site adjoins Chalkpit Wood to the north and thus is within a 15m buffer of
Ancient Woodland. Additionally, site adjoins the biological and geological sites of Old Orchards to
the north, and the Chalk grassland at Orchard Farm to the north east, and is located within the
15m buffer of these sites.
Site is located within the 250m and 100m buffer of Naphill Farm landfill site, 25m buffer of Grade II
listed buildings ‘Coombe Farmhouse’ and ‘Barn to the South of Coombe Farm’ to the south east,
2km buffer of a Special Area of Conservation (SAC) and 500m buffer of a Site of Special Scientific
Interest (SSSI).
Site is noted for containing many notable insect and plant species with local statistics varying from
‘Low priority to County Scarce and County Rare.’
No fluvial flood risk. Minor surface water flood risk.
Landscape constraints.
Potential major development in the AONB
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SNH0017 Land at Coombe Farm, Naphill
11/03/2016
Dry, sunny, visibility good.
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AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
Coombe Farm and Barn close to eastern boundary
No

Landscape Character
Area
Topography

WDC LCA Walters Ash and Naphill Settled Plateau (16.2) and
Hughenden Chalk River Valley (13.3)
Sloping NE, falling away steeply beyond site’s northern
boundary.
Vegetation
Pasture, mature hedgerows (sometimes fragmented).
Features/Land Use
Elevated views towards NE
Boundaries
Rear garden fences, mature/fragmented hedgerows and mature
trees
Adjoining land uses
Agriculture (pasture), housing, woodland.
Settlement Patterns
Strong linear form typically one plot ‘deep’ north of Main Road,
with more extensive development south of Main Road
Access/Rights-of-Way
Site is not well connected to the public highway; no public rightsof-way pass through/alongside the site.
Recreation & culture
None
Views inwards
Glimpses from Stocking Lane (NW) and Hughenden Valley (E);
private views from rear of properties along Main Road / Coombe
Lane.
Views outwards
Views across valley to Stocking Lane (NW) and to Hughenden
Valley (E)
Skyline/panorama/l’mark At or close to skyline in longer views
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises a series of fields (pasture/meadow) behind
houses along Main Road / Coombe Lane. The fields lie at the
upper edge of a small valley, being essentially flat along the
southern edge of the site before falling increasingly steeply down
the valley sides. Mature fragmented hedgerows divide the fields
and complement the adjoining woodland. Landscape character
character is rural but with the urban influence of adjoining
houses; it makes a significant positive contribution to the AONB.
Views from the site across the valley are distinctly rural and
scenic. There are views between some parts of the site and
Hughenden Valley to the east, as well as glimpsed views to the
site from Stocking Lane.
There is a degree of enclosure from the mature hedgerows and
neighbouring woodland, but the sloping topography opens up
longer-distance views to/from the north and east, in such views
towards the site, it appears at or close to the skyline. The scenic
quality of the landscape is high, despite housing adjoining the
site, and being also part of the Chilterns AONB it is highly
sensitive to new development. There is presently a clear
delineation between urban area and countryside, arising from a
consistent linear settlement pattern, and as a result landscape
character is sensitive to development that departs from this
distinctive pattern.
On the basis of the foregoing, the site has little or no capacity for
development without significant adverse impacts upon landscape
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character and visual amenity.
Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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Eastern part of the site with housing on Coombe Lane adjoining (source: Wycombe District
Council)

View towards Stocking Lane (above) and overlooking adjoining woodland (below) (source:
Wycombe District Council).
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Stage 2 Conclusion: Site performs strongly in the green belt and would not provide consistent
durable boundaries.Landscape assessment shows clear potential for this being major
development in the AONB (which would trigger further public interest tests before any
development could be delivered). Exceptional circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Landscape assessment indicates there is a clear possibility that development on this site would
amount to major development. 116 of the NPPF imposes additional public interest tests before
such development is allowed.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SNH0019

2.24

OS Parcel 1789 Clappins Lane, Naphill

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

Part 1 Parcel
9g
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
(2) To prevent neighbouring towns
3
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms a small part of the wider
gap between the non-Green Belt settlements of
Walters Ash / Naphill and Great Kingshill. With
respect to this gap, the scale of the parcel (as
well as the topographical character of the
overall gap) means that it plays only a minor
role in preventing coalescence.
However, the land parcel contributes to
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(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Site Location Plan:

protecting the gaps between Naphill and the
Green Belt settlement of Hughenden
Valley in the south-east of the parcel, as well as
the gap between Walter’s Ash and Lacey Green
/ Loosley Row and the gap between these
settlements and the Green Belt settlement of
Speen in the north. There would be a risk of
coalescence from ribbon development along
Coombe Lane as well as in several other
locations throughout the parcel, which
would reduce these gaps in perceptual terms.
While the north-western section of the parcel is
less important for preventing the coalescence of
settlements, there is a risk of ribbon
development along New Road, linking Walter’s
Ash and Lacey Green / Loosley Row. The
south-east and
north-east of the parcel in particular would be
more sensitive
Less than 5% of the land parcel is covered by
built form. This built form tends to be clustered
together, thus diminishing the sense of rurality
in these limited locations.
Built form is concentrated in the north of the
parcel where there is a Royal Air Force base
and housing development for MOD staff which
are set within Park Wood to the north and west
of Walters Ash as well as in the south-east of
the parcel in the Green Belt Settlement of
Hughenden Valley. There are also some
detached houses with large gardens and
employment along Stocking Lane and some
scattered development in the land parcel such
as farms. These areas of the land parcel have a
semi-urban character.
The remainder of the parcel is characterised by
areas of dense woodland and agricultural land
with some views across open fields, which have
a more rural character.
Despite the presence of some built-form, overall
the land parcel has a strong unspoilt rural
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Overall, not for consideration in stage 2. The
site itself however is contained bound on three
side by development edge.
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site does not prevent a gap between
settlements and makes no discernible
contribution to separation.
Score: 0
Site is currently used to graze livestock. There
is no existing built form within the boundary of
the site, however consistent, strongly built form
is present on three sides of the parcel. Site is
amll and intimately related with the enclosing
development. It has weak connection to the
wider countryside. This results in a semi-urban
character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the historic setting.
Score: 0
Site scores relatively weakly against NPPF
purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
The GB boundary is currently formed by the village edge, with this area inset. The new boundary
would likewise be formed by the development edge, but aligned more consistently with adjoining
sections. Overall this will result in a clearer, and therefore more enduring, boundary.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site located on the edge of the Green Belt, with three sides of the sites adjoin non-Green Belt
Land. Removing this site from the Green would therefore be contiguous to non-Green Belt land for
Walter’s Ash.
Section 1 A&B Overall Conclusion – Pass /
Fail

Pass

Section 2B: Site Assessment
The entire site is within AONB and also within the 500m buffer for the SSSI and SAC at Aston
Rowant Woods. There is surface water flooding running parallel to Clappins Lane. The site dips
within the middle although not expected to constrain development. Site is currently used for sheep
grazing. There are no other environmental designations within or nearby the site. There are some
indicators of surface water flood risk affecting part of the site.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SNH0019 – Land at Clappins Lane, Walters Ash
11/03/2016
Dry, sunny; visibility good.

AONB
LLA
GI Network
Green Space
Other

Yes
No
No
No
Within 500m buffer for SSSI

Topography
Vegetation
Features / Land Use
Boundaries
Adjoining land uses
Access / Rights-ofWay
Views inwards

Slopes gently to the east.
Mature trees and hedgerows to site perimeter; pasture.
Pasture.
Mature trees, hedgerows, domestic timber fences.
Residential development adjoins three sides; agriculture.
None.

Views outwards
Appraisal

Glimpses from the public road; views from the rear of some
adjoining dwellings. Long-distance views from the east
Views to the rear of adjoining dwellings; long-distance views to the
east.
This site comprises a single field surrounded by housing on three
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sides and open agricultural land (pasture) on the fourth. The site
supports mature vegetation on all sides, though filtered views into
the site occur from most directions, mainly from the rear of adjoining
dwellings. The site slopes eastwards and affords filtered longdistance views between the site and the opposite side of the valley.
The site lies within the Chilterns AONB and reflects the pastoral
character of the local area, but is strongly urbanised by the
neighbouring residential areas. Notwithstanding its location in the
AONB, the enclosure of the site with housing and vegetation, its
urban context and the limited visibility into the site from the AONB
suggest capacity for development within this site without likely
significant harm to local landscape character, visual amenity or the
special qualities of the AONB. The north-eastern field boundary
marks a line that is continuous with the established edge to built
development on both sides of the site, where the existing
trees/hedgerow could be supplemented with additional planting to
form a natural limit to development in this location.
Illustrative View(s)

Source: Bing Maps
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Highway Considerations
Access would need to be from Clappins Lane, which is likely to require improvements. Currently
only single track.
Bucks County Council Highways comments
Site is within acceptable walking distance of high frequency No.300 bus route and local services.
Subject to addition and connection of footway on Clappins Lane (in addition to Clappins Lane
carriageway improvements by site frontage) and acceptable site access, this site is acceptable in
highway terms.
Section 2 Overall Conclusion –
Consideration of Exceptional Circumstances
Site Potential Capacity
Illustrative Masterplan
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Key Policy Considerations:

Site capacity:
40 - 50

Assessment of whether ‘major development’ if in the AONB
Entire site is located within the AONB. Taking into account the landscape assessment and
quantum of development, development of this site is not considered major development within the
AONB.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:

268

Site Reference:

Site Area (ha):

Address:

SPR0036

2.69

Land off Poppy Road

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

17
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

The land parcel is at the edge of the large builtup area of Princes Risborough / Monks
Risborough.

3+

The land parcel is connected to the large builtup area of Princes Risborough / Monks
Risborough, preventing its outward sprawl into
open land.
The boundary between the land parcel and the
Princes Risborough / Monks Risborough builtup area partly comprises Picts Lane, a public
road and durable feature.
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However, the majority of the boundary is
bordered by the gardens of detached and
semi-detached properties bounded by softer
natural features and with some gaps in the built
form.
The land parcel is an important barrier to
sprawl.
(2) To prevent neighbouring towns
from merging

1

(3) Assist in safeguarding the
countryside from encroachment

3

The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Princes Risborough and
Walter’s Ash / Naphill.
While the parcel plays a role in preventing
ribbon development along Shootacre Lane, the
gap is of a sufficient scale and character that,
overall, the parcel is less important for
preventing coalescence between settlements.
Less than 5% of the land parcel is covered by
built form.
The land parcel is mainly characterised by
open fields and agricultural uses. The
topography of the land parcel is such that there
are strong visual connections with the
surrounding countryside, thus contributing to
the sense of openness.
There are a number of clusters of built-form
throughout the parcel, which include several
areas of linear residential at the edge of
Princess Risborough (for example, along
Shootacre Lane). This development represents
existing encroachment in the Green Belt. Other
built form includes a farm in the northeast, as
well as sporadic manmade structures such as
masts and associated structures between the
railway lines and in the south of the land
parcel, which do not overly affect its openness.

(4) To preserved the setting and
special character of historic towns
Overall Score

Overall, despite the presence of some
encroachment (particularly around the fringes
of Princes Risborough) the land parcel
maintains a largely rural character.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Medium Not recommended for consideration in
stage 2

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is located on the edge of the Princes
Risborough built up area, nested between two
sides of strongly established development. Site
does not feel well connected to the existing
built form although there is potential to
integrate.
Site is largely contained by natural boundaries
including mature trees on three sides, and a
softer boundary to the south-west. Site does
not form a barrier to sprawl.
Score: a) Pass b) 1
Site does not form a gap between settlements
and makes no discernible contribution to
separation.
Score: 0
Site contains no existing built form, but is not
very well connected to the wider countryside.
Due to its proximity to the existing built up area,
the site feels mostly semi-urban in character.
Site has short landscape views and is mostly
shielded by trees.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The new green belt boundary would be formed by a stream along the southwest edge. This is OK.
The new boundary along the southeast edge would be the residential plot 108 Wycombe Road.
This is not appropriate. However, that land is also promoted for removal from the green belt so if
both sites were removed this would be acceptable.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Site Assessment

Pass

Site is located between Poppy Road and Almond Way on the edge of Princes Risborough. The
site adjoins the AONB although does not fall within the AONB. There is an area of Flood Zone 3
along the south western boundary. Within this area is a Priority Habitat for Chalk headwaters. A
TPO is also located along the northern boundary of the site.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SPR0036 Land off Poppy Road, Princes Risborough
17/03/2016 (no access available)
Dry, sunny, visibility very good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPO

No
No
No
No
No
No
No (but adjacent in northern corner)

Landscape Character
Area
Topography
Vegetation
Features/Land Use

WDC LCA: Risborough Chalk Foothills

Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

Essentially flat
Rough grassland, scrub, groups of trees (mostly at margins)
Semi-wild private green space; small part used as garden;
stream along SW boundary.
Rear gardens/fences to NW and NE, open garden boundary to
SE, stream to SW.
Residential NW & NE; extensive gardens SW & SE; agriculture S
& W; railway station and industry nearby to W.
Lies at urban edge of Princes Risborough, ribbon development
along roads to S & W.
None on site. Ridgeway National trail nearby to E & SE.
None
No public views (screened by trees and buildings) except longdistance views from elevated AONB to S & E; private views from
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adjacent properties/gardens.
Views outwards
Local views to adjacent gardens/properties only; long-distance
views to elevated AONB scarp and ridge to S & E.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site occupies a discrete part of the landscape at the edge of
Princes Risborough. The rough grassland, scrub and trees form
a landscape that is not typical of the adjacent wider countryside,
which is mostly arable farmland, nor is it characteristic of the
adjoining urban area. A significant belt of trees along the stream
corridor screen views into the site from the southwest, while trees
within the garden of the adjoining property to the southeast also
provide screening. Properties along Poppy Road and Almond
way, including garden vegetation, screen views into the site from
other directions. There are long-distance elevated views of the
site from elevated ground within the Chilterns AONB to the south
and east. Views from the nearby Ridgeway National Trail are
unlikely.
Existing vegetation lends a ‘wooded’ appearance to the site in
views from the outside, the principal elements of which should be
retained for their landscape value, to screen potential
development from adjacent countryside and most likely as
wildlife habitat. The stream corridor is also a significant
landscape feature, though not particularly visible in public views,
and is also likely to be a valuable wildlife resource.
Retention of mature trees and blocks of vegetation should not
preclude sensitive development within part of the site (roughly
60-70% of the land area). Given the site’s position adjacent to /
enclosed by existing residential areas within the wider urban
context of Princes Risborough, and the retention of perimeter
screening, development of this site is not expected to have any
significant adverse impacts upon local landscape character, nor
is it expected to have any significant impacts upon visual amenity
from the local area or from the nearby Chilterns AONB.

Illustrative Plan(s)
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Source: Bing Maps
Highway Considerations
Site currently is not accessible. Access could only be provided if a house was removed from
Almond Way or Poppy Road, or if the new Princes Risborough Road passed through the site
instead of Shootacher Lane.
Assuming that pedestrian access would be achievable via Poppy Road, the site is within walking
distance of the Nos.300 & 321 bus services. Vehicular access point may require build-outs to
secure the visibility splays on Poppy Road due to extensive on-street parking. Although not in
anticipation of any adverse issues, we would expect junction capacity assessment of Poppy
Road/Wycombe Road and any potential benefits the development could provide (right turn ghost
turn slot on Wycombe Road?). Acceptable in principle.
Stage 2 Conclusions: Site is not capable of removal from the green belt in isolation as it would not
possess suitable boundaries. It is unlikely that exceptional circumstances exist as things stand but
this should be reconsidered holistically with the Town Plan and planned infrastructure.

Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not assessed at this stage

Site capacity:
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Assessment of whether ‘major development’ if in the AONB
Unlikely in isolation, but this issue would need to be considered further in connection with
other potential development.

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
Site Photos:
No access

275

Site Reference:

Site Area (ha):

Address:

SRP0057

4.23

Molins sports Ground, Off Mill Lane, Monks
Risborough

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

12
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land,
and serves as a barrier at the edge of
a large built-up area in the absence of
another durable boundary.

PASS

The parcel is at the edge of the Princes
Risborough / Monks
Risborough large built-up area.

3+

The land parcel is connected with the large
built-up area of Princes Risborough / Monks
Risborough, preventing outwards sprawl north
into open land, but does display a low level of
containment as it is only connected on one side
of the General Area.
The southern edge of the General Area which
borders Princes Risborough / Monks
Risborough is lacking in durability, consisting of
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(2) To prevent neighbouring towns
from merging

1

(3) Assist in safeguarding the
countryside from encroachment

2

a sports field, the back of gardens, and a field.
The land parcel serves as a barrier to the
sprawl of Princes Risborough / Monks
Risborough due to the largely weak and
irregular nature of the built form at the General
Area’s boundary with the settlement.
The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Princes Risborough / Monks
Risborough and Wendover to the northeast.
While the parcel plays a role in preventing the
proliferation of further ribbon development at the
edge of Princes Risborough / Monks Risborough,
the overall gap is of sufficient scale and character
that the parcel is of less importance for preventing
coalescence between these settlements.

Less than 5% of the land parcel is covered by
built form.
The central portion of General Area 12 is
characterised by small tree lined roads, farm
land for pasturing and meadows.
The area has a gently undulating topography,
and the interior opens up to wide views across
the General Area onto other fields and farm
houses.
The southern and northern portions of the land
parcel are however semi-urban in character.
This is felt in particular in the south around
Crowbrook Road which leads to Monks
Risborough railway station, the playing fields
that separate the Green Belt from the town,
and around Askett. The A4010 acts as a barrier
to the wider countryside and adds to the
separation from the countryside and the semiurban character.

(4) To preserved the setting and
special character of historic towns
Overall Score

Overall, the sense of openness is diminished
by existing built form which is dispersed
throughout the south and north of the land
parcel, diminishing the sense of rurality overall.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
medium not recommended for consideration in
stage 2

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Parcel is a large former recreational playing
field known as ‘Molins Sports Ground’, located
on the edge of the Monks Risborough built up
area.
Site is well connected to the built form and is
largely contained by development on three
sides. Site has strong border features of
mature trees to the east, and does not serve as
a barrier to sprawl.
Score: a) Pass b) 1
Site does not form a gap between settlements
and makes no discernible contribution to
separation.
Score: 0
Site is entirely absent of built form apart from
ancillary structures associated with its use as a
playing field. Site is relatively flat with short
distance landscape views. Site has little links to
the wider countryside and is semi-urban in
character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
The new green belt boundaries would be moderately strong.
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Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land on three sides, removal of this area would result in the site
becoming contiguous with the non-Green Belt settlement of Monks Risborough.
Section 1 A&B Overall Conclusion – Pass /
Fail
Pass
Section 2C: Site assessment
The Council is currently considering planning application 15/07870/OUT for the development of
this site.
Updated 1.7.16
A non-determination appeal has been submitted in respect of 15/07870/OUT
This was considered at Planning Committee on 29.6.16 and the report to committee sets out a
detailed site assessment. Planning Committee agreed 11 reasons for refusal relating to this
application. For the purposes of this assessment the green belt reasons are not relevant, however
it is clear that there are a series of other fundamental non-green belt issues constraining delivery
of housing on this site.
Whilst in principle the site is capable of being removed from the green belt exceptional
circumstances to amend the existing green belt boundaries will not exist due to the clear
constraints on delivering housing.
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Site Reference:

Site Area (ha):

Address:

SPR0078

2.20

Land at Aylesbury Road, Monks Risborough

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

12
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

PASS
a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The parcel is at the edge of the Princes
Risborough / Monks
Risborough large built-up area.
The land parcel is connected with the large
built-up area of Princes Risborough / Monks
Risborough, preventing outwards sprawl north
into open land, but does display a low level of
containment as it is only connected on one side
of the General Area.
The southern edge of the General Area which
borders Princes Risborough / Monks
Risborough is lacking in durability, consisting of
a sports field, the back of gardens, and a field.
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(2) To prevent neighbouring towns
from merging

1

(3) Assist in safeguarding the
countryside from encroachment

2

The land parcel serves as a barrier to the
sprawl of Princes Risborough / Monks
Risborough due to the largely weak and
irregular nature of the built form at the General
Area’s boundary with the settlement.
The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Princes Risborough / Monks
Risborough and Wendover to the northeast.
While the parcel plays a role in preventing the
proliferation of further ribbon development at the
edge of Princes Risborough / Monks Risborough,
the overall gap is of sufficient scale and character
that the parcel is of less importance for preventing
coalescence between these settlements.

Less than 5% of the land parcel is covered by
built form.
The central portion of General Area 12 is
characterised by small tree lined roads, farm
land for pasturing and meadows.
The area has a gently undulating topography,
and the interior opens up to wide views across
the General Area onto other fields and farm
houses.
The southern and northern portions of the land
parcel are however semi-urban in character.
This is felt in particular in the south around
Crowbrook Road which leads to Monks
Risborough railway station, the playing fields
that separate the Green Belt from the town,
and around Askett. The A4010 acts as a barrier
to the wider countryside and adds to the
separation from the countryside and the semiurban character.

(4) To preserved the setting and
special character of historic towns
Overall Score

Overall, the sense of openness is diminished
by existing built form which is dispersed
throughout the south and north of the land
parcel, diminishing the sense of rurality overall.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
medium not recommended for consideration in
stage 2

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Parcel is an agricultural field located at the
edge of the Monks Risborough built up area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is well connected to the built form on the
southern side, and is not enclosed by
development. Parcel currently serves as a
barrier to outward sprawl into the open
countryside northwards.

(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Score: a) Pass b) 5
Site forms a significant part of the gap between
the settlements of Monks Risborough and
Askett, where development would significantly
reduce the perceived distance between the
green belt and non-green belt settlements.
Score:1
Site is entirely absent of built form and looks to
have no apparent use. Site is relatively flat and
has minimal landscape views looking out. Site
has minimal links to the wider countryside and
is largely rural in character.
Score: 4
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores strongly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Although bounded by Aylesbury Road to the east, the remaining boundaries are inconsistent
and weak.
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Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the west, although removal of this site would cause the site to
be contiguous with the non-Green Belt settlement of Monks Risborough, it would leave a small
portion of Green Belt present to the south.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is comprised of a single field with a small area of woodland to the western boundary of the
site. Site is connected to Biological site ‘Monks Risborough Fields’ in the north west corner, and
thus sits within the 15m buffer of this site.
Site sits within the 16m buffer of a gas pipeline, 2km buffer zone for a Special Area of
Conservation (SAC) and 100m buffer of water. Site is noted for containing notable plants species
which are of ‘local importance’. A Public Right of Way runs along the western boundary.
No fluvial flood risk but some surface water records and the OS map shows ‘issues’ i.e a spring or
ground water emergence.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SPR0078 Land at Aylesbury Road, Monks Risborough
11/03/2016
Dry, sunny, visibility good

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: Risborough Chalk Foothills

Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

Flat
Arable field; agricultural hedgerow S and E; woodland/scrub to W
Arable farmland
Agricultural hedgerow S and E; mature trees (W); post-&-rail
fence (N).
Housing S and W; agriculture E and N
Settlement adjoins southern edge of site and nearby to western
edge.
Accessible from public road, no other public rights-of-way
None
From Aylesbury Road (adjoining); from neighbouring dwellings;
longer-distance views from hills and scarp above Monks
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Risborough.
Views outwards
To neighbouring dwellings and longer-distance views from hills
and scarp above Monks Risborough.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities
Development capacity &
mitigation

The site comprises an arable field as part of the open
countryside that extends beyond the existing edge of the
settlement. It is openly visible from the adjoining Aylesbury Road,
with a low clipped hedge to the road frontage and no screening
at the northern boundary. Longer-distance views of the site occur
from the scarp and hills above Monks Risborough. Urbanising
influences are minimal as there is limited contact with the existing
urban area.
As an integral part of the open countryside, and as part of the
Chilterns AONB, landscape and visual amenity are both sensitive
to new development.
At present, due to the weak relationship with the existing urban
area and uninterrupted views from the countryside to the north
and east, the site has a low capacity for development without
significant adverse landscape and visual impacts.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)

284

west along southern site boundary (source: Wycombe District Council)

View

View NW continued from above (source: Wycombe District Council)
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View N along Aylesbury Road, continued from above (source: Wycombe District Council)
Highway Considerations – not assessed
Stage 2 Conclusions: Site scores strongly on green belt purposes. Water ‘issues’ likely to be a
significant constrain on delivery. Exceptional circumstances do not exist.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not assessed

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SPR0082

1.04

108 Wycombe Road, Princes Risborough

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

17
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

The land parcel is at the edge of the large builtup area of Princes Risborough / Monks
Risborough.

3+

The land parcel is connected to the large builtup area of Princes Risborough / Monks
Risborough, preventing its outward sprawl into
open land.
The boundary between the land parcel and the
Princes Risborough / Monks Risborough builtup area partly comprises Picts Lane, a public
road and durable feature.
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However, the majority of the boundary is
bordered by the gardens of detached and
semi-detached properties bounded by softer
natural features and with some gaps in the built
form.
The land parcel is an important barrier to
sprawl.
(2) To prevent neighbouring towns
from merging

1

(3) Assist in safeguarding the
countryside from encroachment

3

The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Princes Risborough and
Walter’s Ash / Naphill.
While the parcel plays a role in preventing
ribbon development along Shootacre Lane, the
gap is of a sufficient scale and character that,
overall, the parcel is less important for
preventing coalescence between settlements.
Less than 5% of the land parcel is covered by
built form.
The land parcel is mainly characterised by
open fields and agricultural uses. The
topography of the land parcel is such that there
are strong visual connections with the
surrounding countryside, thus contributing to
the sense of openness.
There are a number of clusters of built-form
throughout the parcel, which include several
areas of linear residential at the edge of
Princess Risborough (for example, along
Shootacre Lane). This development represents
existing encroachment in the Green Belt. Other
built form includes a farm in the northeast, as
well as sporadic manmade structures such as
masts and associated structures between the
railway lines and in the south of the land
parcel, which do not overly affect its openness.

(4) To preserved the setting and
special character of historic towns
Overall Score

Overall, despite the presence of some
encroachment (particularly around the fringes
of Princes Risborough) the land parcel
maintains a largely rural character.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Medium Not recommended for consideration in
stage 2
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Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is an area of grassland in the setting of a
residential dwelling, site is located on the edge
of the Princes Risborough built up area and sits
behind the existing residential area.
Site is largely contained and feels connected to
the built form but adjoins the open countryside.
The boundary to the river prevents sprawl on
the southern side, and natural boundaries are
strongly established on the eastern and
western sides. As a single parcel the site is
forming a barrier to sprawl, but as part of a
wider area this would not be an issue.
Score: a) Pass b) 1
Site does not form an essential gap between
settlements and makes no discernible
contribution to separation.
Score: 0
Roughly 8% of the site is covered by built form,
one residential dwelling and building to the
centre of the site. Site is well enclosed and has
minimal links to the wider country and short
landscape views. Site feels mostly semi-urban
in character.
Score: 2
Site does not abut an identified historic
settlement core nor impacts the setting or
landscape of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.
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Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The new boundary would simply be the edge of the current residential plot. This is moderately well
established. In terms of contiguity the site would be an extension of the existing built-up area. It’s
suitability for release is not therefore reliant on other nearby land also being released.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Site Assessment

Pass

Site is located within the AONB. There is a small area of Flood Zone 3 in the northwest corner of
the site. Along the western and southern boundary is a Priority Habit for Chalk Headwaters. Site is
relatively enclosed from the wider landscape, with a number of trees and hedgerows within the
site. There is an existing residential property within the site (108 Wycombe Road). Part of the site
may require noise conditions depending on the area developed.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SPR0082 108 Wycombe Road, Princes Risborough
17/03/2016 (no access available)
Dry, sunny, visibility very good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPO

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: Risborough Chalk Foothills

Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

Essentially flat
Amenity grass, mature trees/gardens (mostly at margins)
Large detached house, private gardens.
Stream to south and west, mature trees, hedge/fence (assumed),
walls to adjacent residential properties/gardens.
Residential properties/gardens to NE & SE; unmanaged
grassland / scrub / trees to N & NW; agriculture S & W; railway
station and industry nearby to W.
Lies at urban edge of Princes Risborough, ribbon development
along roads to S & W.
None
None
No public views (screening by trees and buildings) except narrow
view along driveway from Wycombe Road and long-distance
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views from elevated AONB to S & E; private views from adjacent
properties / gardens.
Views outwards
Local views to adjacent gardens/properties only; long-distance
views to elevated AONB scarp and ridge to S & E.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site occupies a discrete part of the landscape at the edge of
Princes Risborough, comprising a typical large detached house
in an extensive private garden. A significant belt of trees along
the stream corridor screen views into the site from open
countryside to the south and west; mature trees and garden
vegetation also provide significant screening from neighbouring
properties. Properties along Poppy Road and Wycombe Road,
including garden vegetation, screen views into the site from other
directions. There are long-distance elevated views of the site
from elevated ground within the Chilterns AONB to the south and
east. Views from the nearby Ridgeway National Trail may extend
to the southern site boundary but views into the site are unlikely.
Existing vegetation lends a ‘wooded’ appearance to the site in
views from the outside, the principal elements of which should be
retained for their landscape value, to screen potential
development from adjacent countryside and most likely as
wildlife habitat. The stream corridor is also a significant
landscape feature, though not particularly visible in public views,
and is also likely to be a valuable wildlife resource.
Retention of mature trees and other vegetation at the site margin
should not preclude sensitive development within the majority of
the site. Given the site’s position adjacent to / enclosed by
existing residential areas within the wider urban context of
Princes Risborough, and the retention of perimeter screening,
development of this site is not expected to have any significant
adverse impacts upon local landscape character, nor is it
expected to have any significant impacts upon visual amenity
from the local area or from the nearby Chilterns AONB.

Illustrative Plan(s)
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Source: Bing Maps
Illustrate Photograph(s)

Source: Wycombe District Council
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Highway Considerations
There is no public access, access currently existing through 108 Wycombe Road. Site could be
accessed through SPR0036.
Sustainability acceptable. Site access would require redesign and reconstruction, with both trees
needing felling. Also, as with the Poppy Road site, development of this site should investigate
possibility of including ghost turn slot on Wycombe Road in order to protect the free flow of traffic
on the A4010. Site acceptable in principle in highway/transport terms.
Stage 2 Conclusions: Site is capable of removal from the green belt, however as the site is
already developed it is unclear how it can contribute to delivering housing or other needs. It is
unlikely that exceptional circumstances exist as things stand but this should be reconsidered
holistically with the Town Plan and planned infrastructure.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely in isolation, but this issue would need to be considered further in connection with
other potential development.

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
Site Photos:
No access
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Site Reference:

Site Area (ha):

Address:

SPR0085

27.7

Culverton Farm, Princes Risborough

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

17
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

The land parcel is at the edge of the large builtup area of Princes Risborough / Monks
Risborough.

3+

The land parcel is connected to the large builtup area of Princes Risborough / Monks
Risborough, preventing its outward sprawl into
open land.
The boundary between the land parcel and the
Princes Risborough / Monks Risborough builtup area partly comprises Picts Lane, a public
road and durable feature.
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However, the majority of the boundary is
bordered by the gardens of detached and
semi-detached properties bounded by softer
natural features and with some gaps in the built
form.
The land parcel is an important barrier to
sprawl.
(2) To prevent neighbouring towns
from merging

1

(3) Assist in safeguarding the
countryside from encroachment

3

The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Princes Risborough and
Walter’s Ash / Naphill.
While the parcel plays a role in preventing
ribbon development along Shootacre Lane, the
gap is of a sufficient scale and character that,
overall, the parcel is less important for
preventing coalescence between settlements.
Less than 5% of the land parcel is covered by
built form.
The land parcel is mainly characterised by
open fields and agricultural uses. The
topography of the land parcel is such that there
are strong visual connections with the
surrounding countryside, thus contributing to
the sense of openness.
There are a number of clusters of built-form
throughout the parcel, which include several
areas of linear residential at the edge of
Princess Risborough (for example, along
Shootacre Lane). This development represents
existing encroachment in the Green Belt. Other
built form includes a farm in the northeast, as
well as sporadic manmade structures such as
masts and associated structures between the
railway lines and in the south of the land
parcel, which do not overly affect its openness.

(4) To preserved the setting and
special character of historic towns
Overall Score

Overall, despite the presence of some
encroachment (particularly around the fringes
of Princes Risborough) the land parcel
maintains a largely rural character.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Medium Not recommended for consideration in
stage 2

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns

Land parcel is a large field in the setting of
‘Culverton Farm’ located at the edge of the
Princes Risborough built up area.
Site is connected to the built form and is
surrounded by development on three sides.
Site has strong border features of hedges and
trees although this is weaker on the south
eastern side. Site currently serves as a barrier
to outward sprawl into the open countryside.
Score: a) Fail b) 5
Site forms an essential gap between the
settlements of Princes Risborough and
Saunderton, development would significantly
reduce the distance between the two
settlements.
Score: 5
Site is entirely absent of built form and looks to
be in use as arable fields and open
countryside. Site is relatively flat with sloping
towards the centre of the site. Site has very
long distance landscape views, and is well
connected to the wider countryside. Site has a
strong, unspoilt rural character.
Score: 5
Site does not abut an identified historic
settlement core nor impact the landscape or
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setting of a historic town.
Score: 0
Site scores strongly against NPPF purposes.

Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The boundaries are generally strong. Approximately 2/3 of the perimeter is formed by roads. Much
of the remaining boundary is with the farm itself, which is also being promoted. There is then a
small area of land between Culverton Farm and a further promoted site (SPR036) and a single
house (in the Green Belt) on Picts Lane.
If all of this land was taken out of the green belt there would be strong boundaries and good
contiguity.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fail

Section 2C: Site Assessment
Site is mostly comprised of a single, large, open field. A small portion of the northern boundary of
the site has a variety of Low-High Flood risk, whilst the entirety of the north-western and southern
boundaries fall within the 16m buffer of a gas pipeline. The whole site is within the 2km buffer zone
of a Special Area of Conservation as well as the 100m buffer of water.
No heritage assets.
The site is also affected by the emerging Princes Risborough Town Plan.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SPR0085 Culverton Farm, Princes Risborough
11/03/2016
Dry, sunny, visibility good

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

Yes
No
No
No
No
No

Landscape Character
Area

WDC LCA: Risborough Chalk Foothills (10.6)
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Topography
Vegetation
Features/Land Use
Boundaries

Flat / gently rolling
Arable field; agricultural hedgerows; infrequent mature trees.
Agriculture; stream
Agricultural hedgerows (N, W, S), mature hedgerow/trees (E),
stream.
Adjoining land uses
Agriculture; housing
Settlement Patterns
Princes Risborough urban area to NE; ribbon development along
Picts Lane / Shootacre Lane
Access/Rights-of-Way
Icknield Way and Ridgeway National Trail adjoin site, other
public footpaths nearby E and S.
Recreation & culture
None
Views inwards
From adjacent long-distance footpaths and public roads; from
existing residential development along Picts Lane and Shootacre
Lane; long-distance views from hills and scarp (AONb) to S and
E.
Views outwards
To adjoining roads, footpaths and nearby houses; long-distance
views to hills and scarp S and E.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises a single large arable field with a stream
emerging at its centre and perimeter hedgerows. Mature trees
are mostly confined to the north-eastern boundaries, with
occasional trees in hedgerows elsewhere. The site forms part of
a relatively open rural landscape south of Princes Risborough.
There are glimpses of the site from Shootacre Lane and Picts
Lane through/above the hedgerow and more extensive views into
the site from the Wycombe Road (approaching from the south)
and upper Icknield Way. Public footpaths nearby to the east and
south also overlook the site. There is a limited relationship with
the urban area of Princes Risborough, being separated by plots
of undeveloped land north of Culverton Manor/Farm, and a
somewhat stronger relationship with existing housing overlooking
the site from Picts Lane and Shootacre Lane.
The site has weak landscape boundaries offering little screening
except from the NE, making it visually vulnerable to
development. The connection with the urban area of Princes
Risborough is also weak, the site exhibiting a predominantly rural
character and making it and the surrounding landscape
vulnerable to new development. The site forms part of the
approach to Princes Risborough along the Icknield Way and
Ridgeway National Trail and lies at the edge of the Chilterns
AONB, these being sensitive to the potential impact of new
development.
Development of the site would be a significant extension of the
Princes Risborough urban area into open countryside. Given the
open rural landscape that comprises the site and its
surroundings, its weak relationship with the princes Risborough
Urban Area, its visual exposure in short- and long-distance
views, and its contribution to the amenity of the AONB and a
National Trail, the site has a very low capacity for development.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

SE to Wycombe Road and beyond (source: Wycombe District Council).

View
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View east across Culverton Manor/Farm towards the scarp and Whiteleaf Cross (source:
Wycombe District Council)

View along Upper Icknield Way and across site to housing on Shootacre Lane (source: Wycombe
District Council).
Highway Considerations – Not assessed at this stage, but the highway impacts would need to be
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considered holistically with the planned expansion of Princes Risborough.
Stage 2 Conclusions
Taken as a whole the site scores strongly in the green belt although it is possible that in
connection with planned new road infrastructure being considered under the Town Plan that a
smaller sub-division could be appropriate. The future amendment of the green belt boundary to
coincide with the mooted road could be considered at a later date if the Town Plan includes this.
However, the lack of any existing alternative boundary and the strength of the parcel as a whole
indicate that this site should not be taken out of the green belt. The scale of the site and the
landscape assessment also indicate that development on this scale is likely to be major
development in the AONB, which would be subject to further public interest tests under NPPF116.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Possible
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

SPR0087

Address:
OS Parcel 7376, Princes Risborough

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

RSA-4 / part of
Part 1 Parcel
parcel 9a
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
3+
another durable boundary.

Commentary

The land parcel is at the edge of the Princes
Risborough large built-up area. The parcel extends
someway south into more open countryside. The
parcel is also at the north-western extremity of the
designated Green Belt in Buckinghamshire.
The land parcel is connected with the large built-up
area of Princes Risborough at the northern edge of
the General Area preventing its outward sprawl into
open land.
The boundary between the land parcel and the builtup area is frequently weak, irregular and semipermeable, consisting of the backs of houses and
gardens, arable fields, and the Princes Risborough
School playing fields. Some of the features are also
shouldered by a minor road.
The land parcel therefore provides a barrier in the
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absence of other durable boundaries and is an
important barrier to sprawl.

2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

4

The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Princes Risborough and Walter’s Ash,
which are a considerable distance apart and at little
risk of coalescence. Additionally there are two further
parcels further south which further reduce this risk.
The north of the parcel is therefore less important for
preventing coalescence between settlements.
The parcel also forms the gap between Princes
Risborough and the Green Belt settlement of Lacey
Green / Loosley Row.
There is already ribbon development in and around
this village in the south-east of the parcel at
Woodway and Lower Road. Any further development
here may reduce the perceptual distance between
the settlements and contribute to the merging of the
settlements.
Less than 5% of the land parcel is covered by built
form.
Overall, the land parcel has a similar character
throughout, largely consisting of undulating
expansive countryside. The predominant land use is
arable fields, complemented by meadows and
woodlands with public footpaths cutting through.
The A4010 runs north to south and, together with the
railway line, acts as a barrier and a separator to the
wider countryside to the west. In the north, a small
area of Green Belt extends north of Upper Icknield
Way. The feeling of enclosure from surrounding
urban development diminishes its sense of rurality.
Within the parcel itself, built form is concentrated in
the south-east on the fringes of Lacey Green /
Loosley Row, which a substantial cluster of
residential properties around Lower Road, Foundry
Lane and Loosley Hill. These slightly diminish the
unspoilt character of the countryside, though the
village maintains an inherent feeling of rurality. Other
built form consists of farm buildings, which are
dispersed throughout the parcel. These do not
impact on the parcel’s rural character or feeling of
openness.

4) To preserved the setting and
special character of historic towns

0

Despite the land parcel adjoining Princes
Risborough to the north and containing part the
settlement of Lacey Green / Loosley Row in the
south, it possesses a strong unspoilt rural character
overall.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.
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Overall Score

Strong

As a whole, General Areas 9a, located to the
south of Princes Risborough / Monks
Risborough, meets Green Belt purposes
strongly, preventing encroachment into a vast
band of relatively unspoilt countryside which
maintains a highly open character (Purpose
3). The General Area also prevents the
outward sprawl of the Princes Risborough /
Monks Risborough large built-up area along
its southern fringe, thus meeting Purpose 1,
and prevents the merging of Princes
Risborough with the Green Belt settlement of
Lacey Green / Loosley Row (Purpose 2); this
gap is already perceptually reduced by ribbon
development and the Green Belt prevents any
further development in this axis.
A very small identified area in the north of the
parcel, RSA-4, is effectively ‘enclosed’ within
the built-up area of Princes Risborough
and its linkage to the wider countryside is
weakened as a result of Upper Icknield Way,
which binds the area to the south; while this is
an un-made road, it still physically severs the
link between this area of land and the
countryside beyond and could therefore
check the outward spread of the Princes
Risborough / Monks Risborough large
built-up area, thus diminishing the role of the
Green Belt here in preventing sprawl
(Purpose 1). This area makes no contribution
to separation between settlements (physically
and visually separated from the area of the
parcel separating Princes Risborough from
Lacey Green/Loosley Row) and would, if
considered separately from the wider General
Area, make a lesser contribution to Purpose 3
as a result of its sense of envelopment within
the built-form of Princes Risborough (though
the visual link with the countryside to the
south as a result of the steeply sloping
topography should be noted in any further
consideration of this area).
General Area 9a meets the NPPF purposes
strongly, but there is scope for sub-division; a
small identified area in the north, to the north
of Upper Icknield Way (RSA-4), may score
weakly and could be considered further.
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Site Location Plan:

9a / SPR0087

Section 1B: Review of NPPF purposes against Developer Promoted Site Area:
NPPF Purpose

Review of Score

(1) To check the unrestricted sprawl of large
built-up areas

Parcel is enclosed on 3 sides by the built up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Pass b) 1

2) To prevent neighbouring towns from merging Parcel does not form a gap between
settlements and makes no discernible
contribution to separation.
Score: 0
Site is entirely absent of built form and is
(3) Assist in safeguarding the countryside from
currently in use as open countryside. Site
encroachment
has very long distant views into the
Chilterns AONB and feels part of the
countryside. Site has a strong, unspoilt rural
character.
Score: 5
Site does not abut a historic settlement core
4) To preserved the setting and special
nor impact the landscape or setting of a
character of historic towns
historic town.
Score: 0
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Overall Score

Site scores strongly against NPPF purposes.

Section 1C: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
The new green belt boundary would be a moderately strong – formed by an unmade (and historic)
route – the Upper Icknield Way.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site is located at the edge of a non-Green Belt settlement and is surrounded by non-Green Belt
land. Removal of this site would therefore be contiguous to the non-Green Belt area of Princes
Risborough.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2A: Planning Constraints
Site is a large open field to the rear of the residential areas of Culverton Hill and Parkfield
Rise, with small areas of woodland either side of the open northern section. A Public Right
of Way crosses the site from east to west.
Site is within an Archaeological notification site and 2km buffer of a Special Area of
Conservation.
No fluvial flood risk.
Section 2B: Landscape Assessment
Assessment required if site progressed.
Section 2C: Highway Considerations
Presumably this land would be served by Culverton Hill. Acceptable in highways terms subject to
junction assessment of Culverton Hill/Wycombe Road
Stage 2 Overall Conclusion
Site performs strongly in the green belt. Exceptional circumstances do not exist.
Section 3A: Site Potential
Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered at this stage

Site capacity:
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Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

SPR0088

2.78

Address:

Culverton Farm Wycombe Road Princes
Risborough Buckinghamshire HP27 0EU
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

17
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

PASS
a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the large builtup area of Princes Risborough / Monks
Risborough.
The land parcel is connected to the large builtup area of Princes Risborough / Monks
Risborough, preventing its outward sprawl into
open land.
The boundary between the land parcel and the
Princes Risborough / Monks Risborough builtup area partly comprises Picts Lane, a public
road and durable feature.
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However, the majority of the boundary is
bordered by the gardens of detached and semidetached properties bounded by softer natural
features and with some gaps in the built form.
The land parcel is an important barrier to
sprawl.
(2) To prevent neighbouring towns
from merging

1

(3) Assist in safeguarding the
countryside from encroachment

3

The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Princes Risborough and Walter’s
Ash / Naphill.
While the parcel plays a role in preventing
ribbon development along Shootacre Lane, the
gap is of a sufficient scale and character that,
overall, the parcel is less important for
preventing coalescence between settlements.
Less than 5% of the land parcel is covered by
built form.
The land parcel is mainly characterised by
open fields and agricultural uses. The
topography of the land parcel is such that there
are strong visual connections with the
surrounding countryside, thus contributing to
the sense of openness.
There are a number of clusters of built-form
throughout the parcel, which include several
areas of linear residential at the edge of
Princess Risborough (for example, along
Shootacre Lane). This development represents
existing encroachment in the Green Belt. Other
built form includes a farm in the northeast, as
well as sporadic manmade structures such as
masts and associated structures between the
railway lines and in the south of the land parcel,
which do not overly affect its openness.

(4) To preserved the setting and
special character of historic towns
Overall Score

Overall, despite the presence of some
encroachment (particularly around the fringes
of Princes Risborough) the land parcel
maintains a largely rural character.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Medium Not recommended for consideration in
stage 2
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Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Parcel is the area surrounding ‘Culverton
Manor Farm’, and is connected to the edge of
the Princes Risborough built up area. Site is
enclosed by farm buildings to the south and
mature trees to the north, the site is open on
the western side facing the open countryside.
The weak western boundary would risk
outward sprawl into the open countryside,
however there are strong boundaries on the
remaining three sides. Parcel is currently not
serving as a barrier to sprawl.
This would normally indicate a score of 3 –
however this is a site that already contains a
significant coverage of buildings up to the
suggested new green belt boundary. The
implications for sprawl if this site was removed
from the green belt are therefore less severe.

(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment

Score: a) Pass b) 1
Site does not form a gap between settlements
and makes no discernible contribution to
sprawl.
Score: 0
Roughly 40% of the site is covered by built
form, this is mostly comprised of farm buildings
to the south and a collection of three residential
dwellings in the centre. Site feels semi-urban in
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(4) To preserved the setting and special
character of historic towns
Overall Score

character.
Score: 2
Site does not abut an identified historic
settlement core nor impacts the landscape or
setting of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The new boundary would simply be the edge of the developed farmyard area, which although it is
strongly established, is not wholly consistent. In terms of contiguity the site would be an extension
of the existing built-up area. It’s suitability for release is not therefore reliant on other nearby land
also being released.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Site Assessment

Pass

Site is located to the south of Princes Risborough and to the east of the A4010. The site is an
existing farm for arable farming. There are two small pockets of priority habitat for protection of
Chalk Headwaters. Entire site is located within the AONB. Part of the site may require noise
conditions depending on the area developed. The site is also affected by the emerging Princes
Risborough Town Plan.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SPR0088 Culverton Farm, Wycombe Road, Princes Risborough
17/03/2016
Dry, sunny, visibility very good

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography

WDC LCA: Risborough Chalk Foothills
Essentially flat
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Vegetation

Mature trees within the site, limited mature vegetation at site
boundary adjoining Wycombe Road; amenity grass; paddocks;
private gardens.
Features/Land Use
Farm buildings, private houses and gardens.
Boundaries
Open boundaries to adjacent countryside S & W; hedgerow and
occasional mature trees to Wycombe Road; private driveway to
another property to N.
Adjoining land uses
Residential to N; open countryside to E, S and W.
Settlement Patterns
Lies at urban edge of Princes Risborough, limited connectivity.
Ribbon development along roads nearby.
Access/Rights-of-Way
Ridgeway National Trail at opposite side of Wycombe Road (E)
and extending along Upper Icknield Way (NE) and furth field to
the S. Other footpaths occur nearby E of site.
Recreation & culture
None
Views inwards
Views of site across open countryside from local road network
and adjoining properties to W and S, including the Ridgeway
National Trail; views from Wycombe Road approaching Princes
Risborough, including the adjacent Ridgeway National Trail;
views from public rights-of-way in open countryside to E. Longdistance views to elevated AONB scarp and ridge to S and E.
Views outwards
Views across open countryside (AONb) to W, S and E; longdistance views to Chilterns scarp and ridge to S & E.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site retains a farm character and as such is part of the open
countryside that is occupies, despite is position close at the edge
of the Princes Risborough urban area. The lack of boundary
vegetation and the site’s ‘protrusion’ into the countryside from the
neighbouring urban area leave it very exposed to views from the
surrounding countryside, which comprises part of the Chilterns
AONB, including views from the local road network, neighbouring
residential properties, public rights of way and long-distance
views from the scarp/ridge to the south and east.
The site is currently part of the rural landscape and is sensitive to
new development. Urban development on this site would appear
as new extension of the Princes Risborough urban area along
the Wycombe Road into open countryside. The impact of Ribbon
development along nearby roads has already been detrimental to
the character and visual amenity of this part of the Chilterns
AONB. Local footpaths and bridleways are well-used and include
the Ridgeway National Trail (one of only 15 such trails in the UK).
There are clear views into the site from many of these rights-ofway, including the Ridgeway National Trail which passes by the
site at its eastern boundary and follows the local road network to
the east and south.
Due to the site’s significant visibility from the surrounding AONB,
local roads and public rights-of-way, and its relatively detached
position in relation to the urban edge of Princes Risborough, the
site has little or no capacity for development without significant
harm to the landscape character and visual amenity of this part
of the Chilterns AONB.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

from SW at Shootacre Lane (Source: Wycombe District Council)

View
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Highway Considerations
There is no public access, access currently existing through 108 Wycombe Road. Site could be
accessed through SPR0036.
Sustainability acceptable in terms of getting a bus to Wycombe or Aylesbury, but not practical to
expect anyone to walk into town or Tesco's from this site. Nonetheless, this site would be
acceptable with satisfactory priority junction access, ghost turn lane on Wycombe Road AND
extension of 30mph limit to cover the site access point.
Stage 2 Conclusions:
Site is capable of removal from the green belt, however there are clear landscape concerns, and
as the site is already developed it is unclear how it can contribute to delivering housing or other
needs. It is unlikely that exceptional circumstances exist as things stand but this should be
reconsidered holistically with the Town Plan and planned infrastructure.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely in isolation, but this issue would need to be considered further in connection with
other potential development.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SRD0120
32.03
Land at Eastwood Farm, Stokenchurch
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

37
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
0
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary
The parcel is not at the edge of a large built-up
area.

The parcel forms part of the wider gap between
the non-Green Belt settlements of Lane End
and Stokenchurch and part of the wider gap
between both the non-Green Belt settlements of
Lane End and High Wycombe and
Stokenchurch and High Wycombe.
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The overall openness and scale of the gap is
important to restricting the merging of all three
settlements. However, the north and north-west
of the land parcel are less important for
preventing coalescence between these
settlements. The M40 Motorway acts an
additional barrier to the merging of settlements
in this land parcel.

(3) Assist in safeguarding the
countryside from encroachment

5

The parcel also restricts further ribbon
development along the A40, which may reduce
the scale of the gaps physically and
perceptually between High Wycombe or
Stokenchurch and the Green Belt settlements of
Beacons Bottom / Studley Green, Piddington
and West Wycombe, as well as the gaps
between these Green Belt settlements.
Less than 5% of the land parcel is covered by
built form.
Built form is concentrated in the north at
Horsleys Green / Studley Green. There are
further concentrations of development at
Piddington and Wheeler End. Much of the
remaining built form in this land parcel consists
of farm buildings.

(4) To preserved the setting and
special character of historic towns
Overall Score

0

The majority of the land parcel consists of
arable farming broken up by large pockets of
woodland. General Area 37 possesses a strong
unspoilt rural character overall.
This land parcel does not abut an identified
historic settlement core and does not meet this
purpose.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose

Review of Score

(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Sites falls within the wider gap between
Stokenchurch and Lane End but would only
encroach marginally.
Score: 1
Roughly 5% of the site is covered by built form,
which include the area known as ‘Eastwood
Farm’ and a collection of dwellings situated to
the south western boundary. The remainder of
the site is in use as open farmland. Site feels
largely unspoilt rural in character.
Score: 4
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores strongly against NPPF purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
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Yes. The new green belt boundary would be formed by the A40 in the north and the adjoining
woodland to the east/southeast/
Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
The entire eastern boundary of the site adjoins non-Green Belt land, removal of this area would
result in the site becoming contiguous with the non-Green Belt settlement of Stokenchurch.
Section 1 A&B Overall Conclusion – Pass /
Fail
Section 2C: Site Assessment

Fail

The site is comprised of several large, open fields surrounding a collection of buildings in
the south west, including Grade II listed building ‘Barn adjacent to the North East of
Eastwood Farmhouse’. Site adjoins East Wood to the east and is therefore within the 15m
buffer of the Ancient Woodland and Biological and Geological site. Additionally site is
within 2km of a Special Area of Conservation, and is MOD safeguarded against a change of
use.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SRD0120 Land at Eastwood Farm, Stokenchurch
09/05/2016
Dry, bright, visibility good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No, but ancient woodland adjacent to E & S.

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: Stokenchurch Settled Plateau.

Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards
Views outwards

Plateau, gently rolling.
Occasional trees and agricultural hedgerows (towards SE).
Pasture/ horse paddocks.
Timber post & rail fencing, post & wire fencing; agricultural
hedgerows
Ancient woodland (E & S); agriculture (N); housing (W).
Stokenchurch urban area to E; scattered farms.
None on site; extend across landscape N of site.
None.
From residential properties at edge of Stokenchurch; from pubic
rights-of-way to the N.
To residential properties at edge of Stokenchurch; to open
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countryside to the N.
Skyline/panorama/l’mark Elevated nature places site close to skyline in views from
surroundings.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises a subtly elevated and gently rolling open
landscape of pasture / horse paddocks, with mature woodland
defining the outlook to the east and south and with the urban
edge of Stokenchurch overlooking the site from the west. It forms
part of the Chilterns AONB and there are uninterrupted views
to/from open countryside to the north from public rights-of-way
within the AONB. Despite the edge of Stokenchurch being visible
in views from the north, it’s appearance is that of a village and
the outlook from here remains essentially rural.
Open views across the site towards Stokenchurch from the NE
are sensitive to the further extension of the Stokenchurch urban
area into the surrounding countryside. Stokenchurch has a
significant urbanising influence on the site at close quarters but
less so in wider views. If the site were developed, the substantial
woodland to the west would prevent any further spread of urban
development.
Development of the site would have a significant adverse impact
upon views from the AONB to the north of the site and upon the
principally rural character of the AONB here. Therefore the site
has a low capacity for development.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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View
from countryside to the NE to the site and to Stokenchurch (source: Wycombe District Council)

Above and below: view from site at edge to Stokenchurch to open countryside (NE) and adjoining
ancient woodland (E) (source: Wycombe District Council)

320

Above and below: View of the southern/eastern part of the site (source: Wycombe District Council)
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Highway Considerations – not considered at this stage
Stage 2 conclusions: Site performs strongly in the green belt. There are landscape and heritage
constraints that would affect deliverability. If the site was to progress further consideration would
need to be given to the possibility that this would be major development in the AONB, subject to
additional public interest tests under 116 of the NPPF. Exceptional circumstances to remove the
site from the green belt have not been made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
This would require further assessment if the site was to be progressed.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

SRD0151

0.25

Address:

Land at Hillcroft, Loosley Row, Lacey Green,
Bucks
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9h
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

FAIL
a) Land parcel is at the edge of one or
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms part of the wider gap
between the non Green Belt settlements of
Princes Risborough to the north of the land
parcel, and Walter’s Ash / Naphill to the south.
Locally, it also maintains the gap between the
Green Belt settlement of Lacey Green / Loosley
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(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Row, which is of a particularly narrow character,
as well as gaps involving the Green Belt
settlement of Speen.
The centre of the parcel around Lacey Green /
Loosley Row, particularly the areas to the east
and west of the village, as well as the far
eastern and western areas of the wider parcel
(which are not within the axis between the
Princes Risborough and Walter’s Ash / Naphill),
are less important for preventing coalescence,
but the wider parcel plays an important role in
maintaining the general openness and scale of
the gap.
Less than 5% of the land parcel is covered by
built form, which consists mainly of residential
development around Speen, and Lacey Green /
Loosely Row.
Lacey Green / Loosley Row in the centre-west
of the land parcel is the largest settlement in the
General Area, and there is residential built form
in and around the settlement. There is also
residential built form around Speen, with
houses, a school and local shops.
However, despite this built form, the land parcel
maintains a strong unspoilt rural character. The
predominant land use in the area is open fields,
for agricultural use, and a large area of
woodland in the north-east side of the land
parcel. The land
rises relatively steeply at Loosely Row before
declining again towards Speen to the east of the
land parcel. The undulating topography offers
wide views and vista across open countryside
and rolling hills. There are occasional views into
built-up areas, but there is also a strong
relationship and accessibility to wider Green
Belt area. The land parcel is important in
maintaining the openness of the Green Belt.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not proposed for consideration in stage 2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

The settlements of Lacey Green and Loosley
Row are already merged, therefore parcel forms
a less essential gap between the two
settlements.
Score: 1
Site is entirely absent of built form and looks to
be a woodland remnant that predates much of
the village development. Its intrinsic character is
highly rural, but it’s small size and location
within the village lends it a semi-urban character
overall.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Although the site is bounded in the north by Loosely Hill, the remainder of the site lacks any
strong permanent boundary in NPPF terms.
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Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the nearby settlement are entirely washed over by the Green Belt, therefore removal
of the site would result in a small ‘hole’ in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is a small patch of mixed grassland and woodland fronting Loosley Hill, in Lacey Green
and Loosley Row. Site is located within the 2km buffer of a Special Area of Conservation.
No heritage assets.
No fluvial flood risk/
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SRD0151 Land at Hillcroft, Loosley Row
11/03/2016
Dry, sunny, visibility moderate to good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

WDC LCA: Wye Chalk River Valley (13.4) adjacent Walters Ash
and Naphill Settled Plateau (16.2)
Sloping, shoulder of hill.
Rough grassland.
Pasture.
Post-and-rail and post-and-wire fencing; remnant hedgerows.
Housing; agriculture.
Ribbon development along road network with some infill.
Chiltern Way passes through Loosley Row adjoining site.
None.
Adjacent views from Loosley Hill; long-distance views across
valley from SW, such as from Bledlow Ridge.
Views outwards
Long-distance views to Bledlow Ridge.
Skyline/panorama/l’mark Site sits at or close to skyline in long-distance views from SW.
Landscape & Visual
Appraisal

The site comprises a small field between houses on Loosley Hill.
Long-distance views extend to the west and south, while local
views are largely confined to the site’s road frontage. This small
site has significant urbanising influences from adjoining housing
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Strengths & sensitivities
Development capacity &
mitigation

to both side of Loosley Hill. Despite its elevation and relatively
open aspect, the site makes an insignificant contribution to local
landscape character in this part of the Chilterns AONB.
Existing housing on three sides provides an ‘urban’ context for
development. The site will be sensitive to development patterns
and density, which should reflect the site’s context.
Given the insignificant contribution this site makes to the local
landscape, with existing settlement providing developed context,
there is high capacity for development that reflects/respects the
existing built context and relationship with the adjacent
countryside.

Illustrative Plan(s)

Source: Bing Maps. Note: the site is shown covered in trees and scrub, which have been cleared.
Illustrative site photo(s)
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Existing road frontage (source: Wycombe District Council).

Above and below: Existing site overlooked by adjoining housing with long-distance views two/from
Bledlow Ridge.
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Highway Considerations
Not considered at this stage
Stage 2 conclusions: Site performs weakly but would result in a small hole in the green belt. This
is not appropriate. Exceptional circumstances are not evident.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SRD0153

0.58

Peters Lane, Monks Risborough

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9c
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the Princes
Risborough large built-up area.
The General Area is connected with the large
built-up area of Princes Risborough at a very
small part of the western edge.
As it is connected to the settlement of Princes
Risborough at a very small point, it prevents
outward sprawl into open land but to a small
extent.
The boundary between the land parcel and the
Princes Risborough built-up area is durable and
permanent, consisting of the A4010 road.
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(2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

5

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The land parcel forms part of the less essential
gaps between the non-Green Belt settlement of
Princes Risborough / Monks Risborough to the
west of the parcel, Wendover to the northeast,
and Great Missenden / Prestwood to the southeast, as well as much of the wider gap between
Great Missenden / Prestwood, Great Kingshill
and Walter’s Ash / Naphill to the south-west of
the parcel.
Although the overall scale and openness of
these gaps are important to restricting the
merging of these settlements, the north-west of
the parcel towards the edge of Princes
Risborough is less important overall in
preventing the coalescence of settlements.
The land parcel contains less than 2% built
form, which is mainly farm houses and some
ribbon development.
The land parcel has distinct large areas of
woodlands with established trees throughout
the parcel which contributes to the strong
unspoilt character. Other than the woodlands,
the land is characterised by fields for arable
farming and some pasture land. The topography
is largely flat which offers good view points out
across wider countryside, and giving a sense of
openness. There is some ribbon development
along the minor roads that cut through the
parcel, especially along Bryants Bottom Road in
the south of the General Area.
However, this does not undermine the strong
overall rural feel in the parcel.
The land parcel does not abut an identified
historic settlement core and does not meet this
purpose.
Not recommended for consideration in stage
2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

(2) To prevent neighbouring towns from
merging

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Land parcel is a field adjacent to Monks
Risborough Church of England primary school,
and is located on the edge of the Monks
Risborough built up area.
Site is well connected to the existing built form
and adjoins the primary school. Site is largely
enclosed and surrounded by development on
two sides and has prominent border features of
hedges and the road. Site is not an important
barrier to sprawl.
Score: a) Pass b) 1
Site forms part of the wider gap between the
settlements of Monks Risborough and
Whiteleaf. Much of this gap has been developed
historically and although this is only a small sit it
is the only undeveloped parcel on this section of
Peters Lane. At a local scale development of
this site would reinforce the coalescence of the
settlements.
Score: 3
Site is entirely absent of built form, and is in use
as horse paddocks. Site is flat and has minimal
landscape views to the north. Site has minimal
links to the wider countryside and is semi-urban
in character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Only one boundary would be strong, Peters Lane.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area is entirely washed over by the Green Belt, therefore removal of
the area would result in a ‘hole’ in the Green Belt. This is not appropriate.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fail
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Section 2C: Site Assessment
Site is made up of a single, square field, adjoining Monks Risborough Church of England
primary school. Site is located within the 2km buffer of a Special Area of Conservation
(SAC).
No heritage assets.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SRD0153 Peters Lane, Monks Risborough
11/03/2016
Dry, sunny, visibility good

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns

WDC LCA: Risborough Chalk Foothills

Landscape & Visual
Appraisal

The site comprises a single field which serves as a small but
significant gap between (in broad terms) Whiteleaf / Peters Lane
to the east and Monks Risborough to the west. It is mainly visible
from the adjoining road and nearby footpath but is also visible
from Whiteleaf cross.
On the one hand, development of the site could potentially fit with
surrounding development if it were to reflect existing
development on Peter’s Lane. On the other, however, it provides
a physical gap between Whiteleaf and Monks Risborough to the
northern side of Peter’s Lane. In conjunction with the nearby
sports ground, it is perceived as providing continuity of the AONB

Gently sloping
Pasture, agricultural hedgerows
Horse paddocks
Agricultural hedgerows; timber post-and-rail fencing
Agriculture; housing
Princes Risborough adjoins to west; Whiteleaf adjoins to the
east.
Access/Rights-of-Way
None
Recreation & culture
None
Views inwards
Partial view from Whiteleaf Cross; from footpath to north; from
public road adjoining site.
Views outwards
As above.
Skyline/panorama/l’mark None.

Strengths & sensitivities
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Development capacity &
mitigation

countryside from north to south as seen from Whiteleaf Cross.
Therefore it sensitive to development.
On the basis of the foregoing, the site has a low capacity for
development.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)

north from Peter’s Lane across site (source: Wycombe District Council).

View
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View from Whiteleaf Cross encompassing the site (marked with a star) and its context of Whiteleaf
in the foreground with Princes/Monks Risborough behind it (source: Wycombe District Council).
Highway Considerations – not considered at this stage
Stage 2 Conclusions: Not appropriate to create small holes in the green belt. Exceptional
circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered at this stage

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

SRD0156

1.79

Address:

Hopkins Yard and Long Lea Meadow,
Hughenden Valley
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

Part 1 Parcel Area

9f

Total
Score

Commentary

(1) To check the unrestricted sprawl of
large built-up areas
FAIL
a) Land parcel is at the edge of one or
more distinct large built-up areas.
b) Prevents the outward sprawl of a large
built-up area into open land, and serves
as a barrier at the edge of a large built-up
area in the absence of another durable
boundary.
3
(2) To prevent neighbouring towns from
merging

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms part of the wider gaps
between the non-Green Belt settlements of
Great Missenden/Prestwood, Walter’s
Ash/Naphill, Great Kingshill and the Green Belt
settlements of Hughenden Valley and Cryers Hill
in the very south of the parcel.
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(3) Assist in safeguarding the countryside
from encroachment

4

(4) To preserved the setting and special
character of historic towns

0

Overall Score

Strong

Overall, the openness and scale of these gaps
are important to restricting the merging of these
settlements. However, the north-east of the
parcel (between Great Missenden, Rignall Road
and Hotley Bottom Lane) is less important for
preventing coalescence.
Less than 5% of the land is covered by built
form, consisting mainly of residential
development around the settlements of
Hughenden Valley, Great Kingshill, Prestwood
and Great Missenden.
The land parcel possesses an overall strong
unspoilt rural character, characterised by rural
land uses including agricultural land, woodland,
and open fields. The west side of the land parcel
is at the bottom of a valley, which gently inclines
east into the parcel. This offers long and open
views across the parcel and into wider
countryside. There are distinct areas of
woodland throughout the parcel which interfere
with views at times, but still contribute to the
rural feel of the land parcel. There is built
development around the perimeters of the land
parcel where there are settlements – around
Hughenden Valley and Great Kingshill in the
south of the land parcel, and more substantial
development around Prestwood in the north of
the land parcel. There is also ribbon
development along many of the roads that
intersect through the land parcel, and other builtform for agricultural use throughout the land
parcel. Overall however, the land parcel still
maintains a strong rural feel despite the built
form, offering open views and good connectivity
to the wider Green Belt area.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large built-up
areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more distinct
large built-up areas.
b) Prevents the outward sprawl of a large built-up
area into open land, and serves as a barrier at the
edge of a large built-up area in the absence of
another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from merging

Site includes a small but essential gap between
the settlements of Hughenden Valley and Cryers
Hill, development in this area would connect the
built up areas and reduce the perceived
distance significantly.
Score: 5
Roughly 25% of the site is covered by built form,
with a well-used builder’s yard located on the
western side of the site. The rest of the site
looks to have no apparent use. The topography
of the site slopes upwards which reveals
medium landscape views in parts, although
there are minimal connections to the wider
countryside. Site feels mostly semi-urban in
character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the setting or
landscape of a historic town.
Score: 0

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special character of
historic towns
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Overall Score

Site scores strongly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF requirements?
In part. Boundary with the health centre is not an appropriate green belt boundary.
Is the settlement washed over by the Green Belt or would the site being removed from the GB be
contiguous with land adjoining which isn’t in the Green Belt?
The settlement of Hughenden Valley is currently washed over by the Green Belt. Removal of this single
site would therefore not be contiguous with non-Green Belt land. Small holes in the green belt are not
acceptable.
Section 1 A&B Overall Conclusion – Pass / Fail
Fail
Section 2C: Site assessment
Part of the site which adjoins Valley Road is an existing builder’s merchant. This site is located on the
edge of Hughenden Valley settlement, the rest of the site is an open field, not currently in use. The site
is washed over by the AONB. Site rises from west to east although this is not a constraint to
development. There are no other environmental designations within the site. Near to the Valley Road
boundary is an area of floodzone 3, although there is no flood risk within the site.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SRD0156 – Hopkins Yard, Hughenden Valley
10th March 2016
Dry, sunny, visibility good.

AONB
LLA
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture

WDC LCA: Hughenden Chalk River Valley (13.3)
Gently rising to east
Mature trees, pasture
Agriculture; retail/warehousing
Mature trees; brick walls
Housing; agriculture
Linear development along roads and narrow tributary valleys
None on site; nearby to west on rising ground.
None
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Views inwards

View from road at site entrance; elevated views from hillside to
west.
Views outwards
To western side of valley nearby
Skyline/panorama/l’mark Current builder’s yard is a village landmark (but has adverse
impact)
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises two halves – the existing car sales and
builder’s yard adjoining Valley Road and the pasture field
between the builders’ yard and Cryer’s Hill. The builders’ yard is
notable feature at the entrance to / exit from the village, having a
generally adverse visual effect upon the village and those
passing through. Its raw commercial character is somewhat at
odds with an otherwise residential settlement and can be easily
seen from elevated vantage points on the opposite side of Valley
road and from open access land / public footpaths high on the
western slopes of the valley. The undeveloped field is also
partially visible from elevated vantage points to the west but not
so a close quarters – mature trees screen this part of the site
from view.
The commercial character of the site has an adverse impact
upon the character of the village and views from the surrounding
landscape. Mature trees surrounding the undeveloped field are
an important part of the green buffer between development and
countryside and should be retained; similarly, trees screening the
site from Cryer’s Hill are an important part of the separation
between development on Valley Road and on Cryer’s Hill and
should be retained. At present development on Cryer’s Hill is
perceived as separate from the urban area of Hughenden Valley
and it is desirable to keep it that way.
There is a moderate capacity for development on this site. The
undeveloped field contributes to the visual separation of houses
on Cryer’s Hill, along with mature trees present at the centre of
the site (separating the builders’ yard from the field) and should
continue to fulfil this function. Redevelopment of the car
showroom and builders yard areas could have a positive impact
upon the character of the village and visual amenity of the
surrounding area and should therefore be encouraged.

Highway Considerations
Acceptable in terms of access to frequent sustainable bus service, although there is little else within
walking distance. Site access must be taken from existing Valley Road access point and NOT the
A4128 in terms of its function, vertical geometry and proximity to the Valley Road/Cryers Hill junction.
Stage 2 Conclusions: Site performs strongly in the green belt and its removal would result in an
inappropriate isolated hole in the green belt. Landscape assessment suggests some possible benefits
from redevelopment of the previously developed land but the green belt boundary does not need to be
amended to allow this. Exceptional circumstances not evident.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered
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Site capacity:
Assessment of whether ‘major development’ if in the AONB
Site could accommodate approximately 32 dwellings (assuming the builder’s merchant would be
redeveloped). This is not considered major development within the AONB.
Section 4: Land Availability
Is the site available for development? If
so when?
Are there any landownership issues?
E.g. access
Landowner / Agent Contact Details:
Site Photos:

Photo taken from Valley Road looking north across the site.
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Photo taken from Valley Road looking north across the site.
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Site Reference:

Site Area (ha):

Address:

SRD0158

1.10

Clappers, Cryers Hill Road, Cryers Hill

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9f
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms part of the wider gaps
between the non-Green Belt settlements of
Great Missenden/Prestwood, Walter’s
Ash/Naphill, Great Kingshill and the Green Belt
settlements of Hughenden Valley and Cryers
Hill in the very south of the parcel.
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(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Overall, the openness and scale of these gaps
are important to restricting the merging of these
settlements. However, the north-east of the
parcel (between Great Missenden, Rignall Road
and Hotley Bottom Lane) is less important for
preventing coalescence.
Less than 5% of the land is covered by built
form, consisting mainly of residential
development around the settlements of
Hughenden Valley, Great Kingshill, Prestwood
and Great Missenden.
The land parcel possesses an overall strong
unspoilt rural character, characterised by rural
land uses including agricultural land, woodland,
and open fields. The west side of the land
parcel is at the bottom of a valley, which gently
inclines east into the parcel. This offers long
and open views across the parcel and into wider
countryside. There are distinct areas of
woodland throughout the parcel which interfere
with views at times, but still contribute to the
rural feel of the land parcel. There is built
development around the perimeters of the land
parcel where there are settlements – around
Hughenden Valley and Great Kingshill in the
south of the land parcel, and more substantial
development around Prestwood in the north of
the land parcel. There is also ribbon
development along many of the roads that
intersect through the land parcel, and other
built-form for agricultural use throughout the
land parcel. Overall however, the land parcel
still maintains a strong rural feel despite the built
form, offering open views and good connectivity
to the wider Green Belt area.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2

Site Location Plan:

344

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site forms a significant part of a wider
composite gap between the settlements of
Hughenden valley Cryers Hill and Great
Kingshill.
Score: 3
Site is entirely absent of built form, and looks to
have no apparent use. Slight slopes upwards
and has minimal landscape views looking
outwards. Site has links to the wider countryside
and is largely rural in character.
Score: 4
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores strongly against NPPF purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Site is bounded by Cryers Hill road to the south, although the remainder of the site is entirely
absent of any recognisable boundary.
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Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area are entirely washed over by the Green Belt, removal of this site
would result in a ‘hole’ in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is a small section of a larger field off of Cryers Hill Road in Cryers Hill. Along half of the
southern boundary is the ‘Cryers Hill Verge’ biological and geological site, as well as the
15m buffer. The site is noted for containing notable amphibian and reptile species.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SRD0158 Cryer’s Hill Road, Cryer’s Hill
11/03/2016
Dry, sunny, visibility moderate to good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA Hughenden Chalk River Valley (13.3)

Landscape & Visual

The site runs parallel to Cryer’s Hill Road, set behind mature

Sloping /steeply sloping
Pasture
Agriculture
Hedgerows/trees to southern boundary (road corridor) and
western boundary (adjoining garden); scrub at eastern boundary;
open northern boundary.
Adjoining land uses
Agriculture; housing
Settlement Patterns
Ribbon development along Cryer’s Hill Road.
Access/Rights-of-Way
None.
Recreation & culture
None.
Views inwards
Views across valley to site from the west – Hughenden Manor
Estate, access land, public open space and public footpaths to;
glimpses from Cryer’s Hill Road.
Views outwards
Glimpses to Cryer’s Hill Road; views west across Hughenden
Valley.
Skyline/panorama/l’mark None.
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Appraisal

Strengths & sensitivities

Development capacity &
mitigation

trees and hedgerow along the highway boundary. The character
of Cryer’s Hill Road is that of individual houses set back from the
road on long narrow plots with mature trees and woodland within
the gardens. The southern side of Cryer’s Hill Road is more
extensively developed than the northern side where the site lies.
The site is well-screened from the road at present but is more
openly visible from across the valley to the west / southwest due
to its elevation and orientation. Topography and woodland
vegetation screen the site from the north, east and south beyond
nearby houses.
The site lies within the Chilterns AONB and is clearly visible from
parts of the Hughenden Manor Estate across the valley, as well
as from access land and public footpaths. These are popular and
sensitive vantage points on account of the wide views across
Hughenden Valley and this part of the AONB. The road frontage
also is sensitive to new development as at present it is defined
by an intact hedgerow and belt of trees with only a single farm
gate providing site access. The established pattern of
development is one of narrow plots each with individual access,
which if implemented in any new development is likely to have a
significant impact upon existing trees and hedgerows. The
steeply sloping topography is also vulnerable to significant
change resulting from new development.
Given the elevated position and clear views of the site from
sensitive vantage points across the valley, and the potential
adverse impact of development upon existing trees, hedgerow
and topography, the site has a low capacity for development.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

east across site (Source: Wycombe District Council)

View
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View north across site (source: Wycombe District Council)

View west from National Trust Land at Hughenden Manor Estate, site indicated with a star
(source: Wycombe District Council)
Highway Considerations – not considered
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Stage 2 Conclusion: Site scores strongly in the green belt, does not possess suitable boundaries,
and would leave an inappropriate hole in the green belt. Likelihood of ecological constraints as well
as clear landscape objections. Exceptional circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Fairly unlikely for this scale of site although ecological and landscape impact would affect
this.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SRD0159

11.7

Valley Road, Hughenden Valley

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

Part 1 Parcel Area

9f

Total
Score

Commentary

FAIL

The land parcel is not at the edge of a distinct
large built-up area.

3

The land parcel forms part of the wider gaps
between the non-Green Belt settlements of
Great Missenden/Prestwood, Walter’s
Ash/Naphill, Great Kingshill and the Green Belt
settlements of Hughenden Valley and Cryers
Hill in the very south of the parcel.

(1) To check the unrestricted sprawl of
large built-up areas
a) Land parcel is at the edge of one or
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
(2) To prevent neighbouring towns from
merging
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(3) Assist in safeguarding the
countryside from encroachment

4

Overall, the openness and scale of these gaps
are important to restricting the merging of
these settlements. However, the north-east of
the parcel (between Great Missenden, Rignall
Road and Hotley Bottom Lane) is less
important for preventing coalescence.
Less than 5% of the land is covered by built
form, consisting mainly of residential
development around the settlements of
Hughenden Valley, Great Kingshill, Prestwood
and Great Missenden.
The land parcel possesses an overall strong
unspoilt rural character, characterised by rural
land uses including agricultural land,
woodland, and open fields. The west side of
the land parcel is at the bottom of a valley,
which gently inclines east into the parcel. This
offers long and open views across the parcel
and into wider countryside. There are distinct
areas of woodland throughout the parcel which
interfere with views at times, but still contribute
to the rural feel of the land parcel.

(4) To preserved the setting and special
character of historic towns

0

Overall Score

Strong

There is built development around the
perimeters of the land parcel where there are
settlements – around Hughenden Valley and
Great Kingshill in the south of the land parcel,
and more substantial development around
Prestwood in the north of the land parcel.
There is also ribbon development along many
of the roads that intersect through the land
parcel, and other built-form for agricultural use
throughout the land parcel. Overall however,
the land parcel still maintains a strong rural feel
despite the built form, offering open views and
good connectivity to the wider Green Belt area.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Overall the parcel is not recommended for
consideration in stage 2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large builtup areas

Site is not located at the edge of a large builtup area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large built-up
area into open land, and serves as a barrier at the
edge of a large built-up area in the absence of
another durable boundary.

Score: a) Fail b) 0

2) To prevent neighbouring towns from merging

This is a major part of a composite gap
between a number of closely related
settlements in the green belt.
Score: 3
Land contains no significant built form, with
one visible building on the western boundary.
Site seems to have no visible use other than
open countryside with well-used public
footpath. Site has very minimal landscape
views and rises on eastern side. Site has weak
links to the wider countryside and feels largely
rural in character.
Score: 4
Land parcel does not abut an identified historic
settlement core.
Score: 0
Site scores moderately against NPPF
purposes.

(3) Assist in safeguarding the countryside from
encroachment

4) To preserved the setting and special character
of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Most of the eastern boundary would be suitable but where the site adjoins the existing green belt
settlement the new green belt boundary would be formed by residential boundaries between
neighbouring dwellings- this is not appropriate.
Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
Settlement is washed over by the Green Belt and the removal of this site would result in an
incongruous and unacceptable hole in the green belt..
Section 1 A&B Overall Conclusion – Pass / Fail
Fail
Section 2C: Site Assessment
Site is located entirely within AONB. The area lies at the bottom of a valley entirely enclosed from
the wider landscape. Site is screened from road by a mature tree belt. There is existing
development on three sides with woodland on the north eastern boundary, as such the site has a
semi-urban context. A Public Right of Way crosses east to west through centre of site. There are
areas of surface water flooding running parallel to Valley Road (almost a 1/3 of the site).
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SRD0159 Valley Road, Hughenden Valley
10/03/2016
Dry, bright; visibility good.

AONB
LLA
GI Network
Green Space

Yes
No
No
No

Topography

Broadly flat in the western and southern parts (two fields), rising
from the centre to the northeast (one field).
Mature trees to the perimeter and central field boundary, occasional
field trees. Pasture (horse paddocks).
Mature trees, rising topography in the northeast.
Post and rail fencing, mature hedgerows/trees.
Residential, woodland, pasture.
Public footpath passes through the site east<>west.

Vegetation
Features / Land Use
Boundaries
Adjoining land uses
Access / Rights-ofWay
Views inwards

Views outwards

Visually enclosed at perimeter – central/western and southern
portion of site largely screened from view though there are views to
the elevated part of site from the west, especially to the
northern/eastern part of the site.
Limited local views due to perimeter trees/hedgerows. Longdistance views to the west from more elevated parts of the site.
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Appraisal

The site lies adjacent to Valley Road and comprises three pasture
fields surrounded by woodland and mature trees/hedgerows. The
two fields adjacent to the road are broadly flat while the third
comprises rising ground to the northeast. Residential development
adjoins the three lower-lying boundaries with woodland and pasture
extending beyond the site on higher ground to the east. The
elevated north-eastern field is visible from the west while the two
low-lying fields closest to Valley Road are well-screened and
afforded views mainly from the public footpath that passes through
the site. Notwithstanding the site’s location in the Chilterns AONB,
the robust field boundaries, high degree of screening and
established residential context suggest capacity for residential
development in the two low-lying fields without likely significant
effects on local landscape character, visual amenity or the special
qualities of the AONB. Development of higher ground to the
northeast would likely be more prominent and visible from the
surrounding settlement/landscape and should therefore be avoided.

Illustrative View(s)

Source: Bing Maps

355

View north from the public footpath across the rising/elevated north-eastern field.

View north across the site from the public footpath, with one of the low-lying fields in the foreground
and the rising north-eastern field beyond / to the right.
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View southeast from the public footpath across one of the low-lying fields.
Highway Considerations
Site has existing highway access from Valley Road.
The furthest reaches of this site will be on the borderline of acceptability in terms of being compliant
with Policy DM2, which is critical given that (in consideration of the relative lack of local services), if
access was not considered practical this would likely be a development that was largely dependent
upon private car trips. Any development would also need to provide junction capacity assessments
of the Valley Road/Coombe Lane and Valley Road/Cryers Hill junctions.
Stage 2 Conclusions
Site scores strongly in the green belt, does not possess appropriate boundaries, and would result in
an incongruous patch of non-green belt land as part of a green belt settlement. Significant
landscape and other constraints. Exceptional circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely, but further consideration of this point would be required if the site was progressed.
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Section 4: Land Availability
Is the site available for development?
If so when?
Are there any landownership issues?
E.g. access
Landowner / Agent Contact Details:
Site Photos:

Photo taken east to west through the centre of the site
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Photo taken from the centre of the site looking south

Photo taken from the centre of the site looking north
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Site Reference:

Site Area (ha):

Address:

SRD0163

10.26

Land adjoining Chiltern House, Stocking Lane,
Hughenden Valley

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9g
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct large
built-up area.

The land parcel forms a small part of the wider gap
between the non-Green Belt settlements of Walters
Ash / Naphill and Great Kingshill. With respect to this
gap, the scale of the parcel (as well as the
topographical character of the overall gap) means
that it plays only a minor role in preventing
coalescence.
However, the land parcel contributes to protecting
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(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

the gaps between Naphill and the Green Belt
settlement of Hughenden Valley in the south-east of
the parcel, as well as the gap between Walter’s Ash
and Lacey Green / Loosley Row and the gap
between these settlements and the Green Belt
settlement of Speen in the north. There would be a
risk of coalescence from ribbon development along
Coombe Lane as well as in several other locations
throughout the parcel, which would reduce these
gaps in perceptual terms.
While the north-western section of the parcel is less
important for preventing the coalescence of
settlements, there is a risk of ribbon development
along New Road, linking Walter’s Ash and Lacey
Green / Loosley Row. The south-east and north-east
of the parcel in particular would be more sensitive
Less than 5% of the land parcel is covered by built
form. This built form tends to be clustered together,
thus diminishing the sense of rurality in these limited
locations.
Built form is concentrated in the north of the parcel
where there is a Royal Air Force base and housing
development for MOD staff which are set within Park
Wood to the north and west of Walters Ash as well
as in the south-east of the parcel in the Green Belt
Settlement of Hughenden Valley. There are also
some detached houses with large gardens and
employment along Stocking Lane and some
scattered development in the land parcel such as
farms. These areas of the land parcel have a semiurban character.
The remainder of the parcel is characterised by
areas of dense woodland and agricultural land with
some views across open fields, which have a more
rural character.
Despite the presence of some built-form, overall the
land parcel has a strong unspoilt rural character.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Not recommended for consideration in stage 2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site forms a significant part of an essential gap
between Naphill and Hughenden Valley,
development would significantly reduce the
362

distance between the two settlements.
Score: 5
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is entirely absent of built form and looks to
have no apparent use other than open
countryside. Topography of the site is sloping,
with long distance landscape views looking
outwards. Site has a strong, unspoilt rural
character.
Score: 5
Site does not abut an identified settlement core
nor impact the landscape or setting of a historic
town.
Score: 0
Site scores strongly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Part only– Stocking Lane and Speen Road to the east. There is dense woodland to the west but
the proposed boundary is part way through this wood. Had this been the only issue site boundary
could perhaps be drawn back to the woodland edge.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area is entirely washed over by the Green Belt, removal of this site
would result in a ‘hole’ forming in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site comprises of a single, large field and small area of woodland to the western edge.
Within the site is a 15m ancient woodland buffer, and half of the southern boundary falls
within the 15m buffer of the biological and geological sites ‘The Orchard’ to the south and
‘Seer Lane and Little Stocking Wood’ to the north. A telephone mast is located in the southwest corner of the site. The entirety of the site is within the 2km buffer of Special Area of
Conservation (SAC).
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility
AONB
LLA / AAL

SRD0163 Land adj. Chiltern House, Hughenden Valley
11/03/2016
Dry, sunny, visibility good.
Yes
No
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GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: Hughenden Chalk River Valley (13.3)

Landscape & Visual
Appraisal

The site has limited connectivity to the existing settlement,
extending north-westwards into open countryside. Comprising
improved pasture, surrounded by fields and woodland, and with
wide views to the east and north, the site has a predominantly
rural character and has a strong relationship with the surrounding
countryside. Much of the site is notably elevated above the
nearby settlement, the latter mostly below 120m OD while the
site extends above 145m OD. Views extend east to properties on
the Warrendene Road and also to the open countryside and local
footpath network north and east of the site. Hedgerows to the
western side of Warrendene Road and the northern edge of the
Hughenden Valley urban area help to define a strong edge to the
existing settlement.
The site includes a block of woodland which is a strong
landscape feature amongst large open fields and is part of the
screening/setting to the adjacent Forest Research Centre.
Development of this site would threaten the retention of the
woodland, depart from the established pattern of development
and would intrude significantly into the surrounding countryside.
Existing public views across the Hughenden Valley from the east
and north would be sensitive to development of this site, as
would neighbouring public roads and nearby houses.
Given the above, the site has little or no capacity for
development without significant adverse impacts upon landscape
character and visual amenity.

Sloping
Arable/pasture field, agricultural hedgerows, woodland
Agriculture; telecoms mast
Arable hedgerows; domestic gardens; woodland; post-and-rail
fencing.
Adjoining land uses
Agriculture, research centre, some housing
Settlement Patterns
Hughenden Valley nucleated settlement to S, ribbon
development elsewhere
Access/Rights-of-Way
None
Recreation & culture
None
Views inwards
From adjoining public road; from housing SW and W; from
nearby public footpaths W and N.
Views outwards
To adjacent roads, nearby houses and to open countryside W
and N.
Skyline/panorama/l’mark Western / south-western edge of site lies at or close to skyline in
views from Speen Road.

Strengths & sensitivities

Development capacity &
mitigation

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

View
from the site’s eastern edge adjacent to Speen Road, looking back to Hughenden Valley and the
countryside beyond (source: Wycombe District Council)
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View NE towards woodland in the site’s NW quarter (source: Wycombe District Council)

Woodland in the site’s NW quarter (source: Wycombe District Council)
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Above and below: View east from the site’s woodland to properties at Warrendene Road (above),
Hughenden Valley (below) and to countryside beyond (source: Wycombe District Council).

Highway Considerations – not considered
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Stage 2 Conclusions: Site scores strongly in the green belt and its removal would result in an
incongruous hole in the green belt. There are significant landscape constraints, and possible
ecological constraints, and the site is somewhat remote from the village giving rise to sustainability
concerns. Exceptional circumstances not evident.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations: Not considered
Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely, but to be considered further if the site is to be progressed.
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SRD0168

10.81

Coldharbour Farm, Cryers Hill

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

9f
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms part of the wider gaps
between the non-Green Belt settlements of
Great Missenden/Prestwood, Walter’s
Ash/Naphill, Great Kingshill and the Green Belt
settlements of Hughenden Valley and Cryers
Hill in the very south of the parcel.
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(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Overall, the openness and scale of these gaps
are important to restricting the merging of these
settlements. However, the north-east of the
parcel (between Great Missenden, Rignall Road
and Hotley Bottom Lane) is less important for
preventing coalescence.
Less than 5% of the land is covered by built
form, consisting mainly of residential
development around the settlements of
Hughenden Valley, Great Kingshill, Prestwood
and Great Missenden.
The land parcel possesses an overall strong
unspoilt rural character, characterised by rural
land uses including agricultural land, woodland,
and open fields. The west side of the land
parcel is at the bottom of a valley, which gently
inclines east into the parcel. This offers long
and open views across the parcel and into wider
countryside. There are distinct areas of
woodland throughout the parcel which interfere
with views at times, but still contribute to the
rural feel of the land parcel. There is built
development around the perimeters of the land
parcel where there are settlements – around
Hughenden Valley and Great Kingshill in the
south of the land parcel, and more substantial
development around Prestwood in the north of
the land parcel. There is also ribbon
development along many of the roads that
intersect through the land parcel, and other
built-form for agricultural use throughout the
land parcel. Overall however, the land parcel
still maintains a strong rural feel despite the built
form, offering open views and good connectivity
to the wider Green Belt area.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2

Site Location Plan:
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SRD0168

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site forms a significant section of an essential
gap between the settlements of Cryers Hill and
Hughenden Valley, where development would
significantly reduce the distance between the
two settlements. Additionally the site serves as
part of the wider gap between Cryers Hill and
Great Kingshill, where limited development may
be possible without coalescence.
Score: 5
Roughly 3% of the site is covered by built form,
which is comprised of a single dwelling to the
south of the site known as ‘Coldharbour Farm’.
Site otherwise appears to have no apparent
use. Site is relatively flat with long distant
landscape views. Site is largely rural in
character.
Score: 4
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
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Score: 0
Overall Score

Site scores strongly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
In part – Site is largely contained by vast areas of dense woodland, in addition to Cryers Hill road
in the south. The northern and eastern boundaries is maintained by mature trees, although this is
slightly weaker than the rest of the site.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area is entirely washed over by the Green Belt, removal of this site
would result in a ‘hole’ forming in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is comprised of three main areas, a large, open field to the north, an agricultural area to
the east and dense woodland to the south. The north-western edge adjoins the ancient
woodland and local wildlife site ‘Gomm Wood’. Site is noted for containing a variety of
notable plant species. A Public Right of Way cuts through the site from west to east to join
Cryers Hill Road.
No fluvial flood risk.
Significant landscape constraints which also give rise to potential for classification as
major development n the AONB
Access appears constrained.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SRD0168 Coldharbour Farm, Cryers Hill
11/03/2016
Dry, sunny, visibility good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area

WDC LCA: Great Kingshill Settled Plateau (16.3) bordering
Hughenden Chalk River Valley (13.3)
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Topography
Vegetation
Features/Land Use
Boundaries

Flat; gently sloping towards SW
Pasture, mature trees and hedgerows
Agriculture; private recreation
Woodland (including access land at Gomm’s Wood), hedgerows,
pasture, public footpath
Adjoining land uses
Agriculture; school; one dwelling
Settlement Patterns
Irregular settlement form at Cryer’sHill
Access/Rights-of-Way
Public footpaths at northern and southern site boundaries
Recreation & culture
None
Views inwards
Long-distance views from across valley to SW (Hughenden
Manor Estate and environs.
Views outwards
To SW towards Hughenden Manor
Skyline/panorama/l’mark Site forms part of skyline in views from Hughenden Manor Estate
and environs to SW.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises mainly flat pasture and farmhouse adjoined
by woodland and other agricultural land. The settlement of
Cryer’s Hill is nearby but not connected to the site in terms of
built form, therefore urbanising influences are largely absent.
Existing settlement at Cryer’s Hill is clustered around existing
road junctions, none of which adjoin the site. The site is hidden
from the public road and its rural character makes it an integral
part of the countryside adjoining Cryer’s Hill. While significant
short-distance views are largely absent, the site forms part of the
skyline in long-distance views across Hughenden Valley from the
SW.
The surrounding countryside is sensitive to new development in
this location given the lack of connectivity to the existing
settlement and the long-range impact upon views across
Hughenden Valley from the SW. Footpath users are also
sensitive to any development of this site, which would have an
urbanising influence on the existing countryside and interfere
with views from the footpaths.
The site has little or no capacity for development given its
departure from the local settlement pattern, the adverse impact
this would have on landscape character and the potentially farreaching impact upon the skyline in views across Hughenden
Valley from the SW in the vicinity of the Hughenden Manor
Estate.

Illustrative Plan(s)

373

Source: Bing Maps
Illustrative site photo(s)

to the existing farmhouse from within the site (source: Wycombe District Council)

View
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Above and below: outlook across the north-eastern portion of the site to adjoining woodland and
open countryside (source: Wycombe District Council)
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Above and below: The southern portion of the site begins to fall away into Highenden Valley
(above) and into Gomm’s Wood lies to the NW (below) (source: Wycombe District Council).

Highway Considerations – not assessed
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Stage 2 Conclusions: Site scores strongly in the green belt and would result in an incongruous
hole in the green belt. Not suitable for removal. Significant landscape constraints and concern
about access cast doubt on deliverability. Exceptional circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
This would require further assessment if the site progressed
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWA0007

30.77

RAF Walters Ash and Land north of OS parcel
770

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

RSA – 5 / part of
Part 1 Parcel
parcel 9g
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or FAIL
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
3
(2) To prevent neighbouring towns
from merging

Commentary

The land parcel is not at the edge of a distinct
large built-up area.

The land parcel forms a small part of the wider
gap between the non-Green Belt settlements of
Walters Ash / Naphill and Great Kingshill. With
respect to this gap, the scale of the parcel (as
well as the topographical character of the
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overall gap) means that it plays only a minor
role in preventing coalescence.

(3) Assist in safeguarding the
countryside from encroachment

4

However, the land parcel contributes to
protecting the gaps between Naphill and the
Green Belt settlement of Hughenden Valley in
the south-east of the parcel, as well as the gap
between Walter’s Ash and Lacey Green /
Loosley Row and the gap between these
settlements and the Green Belt settlement of
Speen in the north. There would be a risk of
coalescence from ribbon development along
Coombe Lane as well as in several other
locations throughout the parcel, which would
reduce these gaps in perceptual terms.
While the north-western section of the parcel is
less important for preventing the coalescence of
settlements, there is a risk of ribbon
development along New Road, linking Walter’s
Ash and Lacey Green / Loosley Row. The
south-east and north-east of the parcel in
particular would be more sensitive.
Less than 5% of the land parcel is covered by
built form. This built form tends to be clustered
together, thus diminishing the sense of rurality
in these limited locations.
Built form is concentrated in the north of the
parcel where there is a Royal Air Force base
and housing development for MOD staff which
are set within Park Wood to the north and west
of Walters Ash as well as in the south-east of
the parcel in the Green Belt Settlement of
Hughenden Valley. There are
also some detached houses with large gardens
and employment along Stocking Lane and
some scattered development in the land parcel
such as farms. These areas of the land parcel
have a semi-urban character.
The remainder of the parcel is characterised by
areas of dense woodland and agricultural land
with some views across open fields, which have
a more rural character.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Despite the presence of some built-form, overall
the land parcel has a strong unspoilt rural
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
As a whole, General Area 9g meets the NPPF
purposes strongly.
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While it makes no contribution to Purpose 1, as
it is not located at the edge of an identified large
built-up area, it does play a role in
preventing the merging of Walters Ash / Naphill
with a number of surrounding Green Belt
settlements, specifically Lacey Green /
Loosley Row to the north-west, Speen to the
north-east and Hughenden Valley to the southeast, thus meeting Purpose 2. The latter two of
these gaps, respectively, are particularly
sensitive to change due to the small scale of
separation and their particularly open and
unspoilt character. Indeed, as a whole, the
General Area is adjudged to contribute strongly
to preventing encroachment into the countryside
(Purpose 3) on account of its predominantly
rural land uses (largely dense woodland and
agricultural fields) and strong sense of
openness.
However, the identified sub-area in the northwest, RSA-5, differs in character from the rest of
the parcel. It is effectively urbanised, containing
substantial built-form associated with the
Walters Ash RAF Air Command, diminishing its
openness and reducing its connection with the
wider countryside (Purpose 3). Though part of
the Green Belt, RSA-5 is visually and
functionally linked to the
settlement of Walters Ash / Naphill and,
considered alone, makes little or no contribution
to preventing coalescence between Walters Ash
/ Naphill and Lacey Green / Loosley Row
(Purpose 2); furthermore, sizeable separation
would still be maintained.

Site Location Plan:

General Area 9g meets the NPPF purposes
strongly, but there is scope for sub-division; an
identified sub-area in the north-west,
encompassing the RAF Walters Ash Air
Command station (RSA-5), may score weakly
and could be considered further.
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9g / SWA0007

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is not located at the edge of a large built-up
area.
Score: a) Fail b) 0

Site does not form a gap between settlements
and makes no discernible contribution to
separation.
Score: 0
Over 50% of the site is covered by built form,
including the RAF base, ancillary buildings and
accommodation and residential areas. The site
is actively in use. Site has little links to the wider
countryside and minimal landscape views. Site
feels mostly urban in character.
Score: 0
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site does not meet NPPF purposes.

Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?

The eastern boundary is formed by New Road, the southern-western arc by mature woodland, and
the northern side by a strong tree belt. There is a small break on part of the west side. Generally
the site is very well contained with strong enduring boundaries.
Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
Although the non-Green Belt settlement of Naphill is located nearby to the south, the RAF site is
currently washed over by the Green Belt. Removal of this site would therefore create a hole in the
Green Belt, and would not be contiguous with other non-Green Belt land.
Section 1 A&B Overall Conclusion – Pass /
Pass
Fail
Section 2C: Site Assessment
This is a military site containing a mixture of uses. It is currently designated as a ‘major developed
site in the green belt’ and there is some evidence of localised surface water flooding associated
with existing hard surface areas.
The adjoining woodlands are multiply designated as:
 SSSI
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Priority habitat,
Ancient woodland,
Special area of conservation
Archaeological notification area

This site is unusual in that it is not promoted for development per se. It is an existing developed
site which has previously been designated as a ‘major developed site in the green belt’. As it is not
envisaged that the new Local Plan will include any such designation (following the shift in
approach evident from PPG2 to the NPPF) it appears that the LPA should in effect consider
whether the site should remain in the green belt or whether it should be excluded from it.
Section 2 Overall Conclusion –
Consideration of Exceptional Circumstances

Site Potential Capacity
Key Policy Considerations:

The reasons for taking the site out of the green
belt are to provide the RAF continued
operational flexibility in the long term. This
flexibility has previously been provided by the
site’s designation as ‘a major developed site’
but this designation will not be carried forwards.
Site does not serve any green belt purpose. On
balance it is considered likely that this satisfies
the requirements for exceptional circumstances.
Illustrative Masterplan
Not relevant in this case.

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Site is in the AONB but no new development is proposed.
Section 3 Overall Conclusion – Pass / Fail
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWC0051
3.11
Land within Grange Farm, Hazlemere
Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

25c
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

The land parcel is at the edge of the High
Wycombe large built-up area.

1+

The land parcel is enclosed by the large builtup area of High Wycombe (Hazlemere /
Widmer End). It is contained by existing builtform to the north, south and east (which
includes General Area 112 which is not part of
the Green Belt but is included as part of this
Study), and has limited connectivity to
surrounding Green Belt.
The boundary between the land parcel and the
High
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(2) To prevent neighbouring towns
from merging

(3) Assist in safeguarding the
countryside from encroachment

(4) To preserved the setting and
special character of historic towns
Overall Score

Wycombe built-up area is bordered by features
lacking in durability or permanence, consisting
of hedgerows and fields to the south and the
gardens of detached and semi-detached
properties bounded by softer natural features,
as well as other gaps in the built form including
a school and a park to the east. The land
parcel is an important barrier to sprawl.
1
The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Widmer End / Hazlemere and
Naphill, which is of sufficient scale and
character that the parcel is less important for
preventing coalescence between these
settlements, or maintaining the gap to the
Green Belt settlement of Cryers Hill.
3
Less than 5% of the land parcel is covered by
built-form.
The land parcel is characterised by open fields
and agricultural uses. The land parcel is
relatively flat and longer views to the
surrounding countryside are interrupted by
woodland and hedgerows in some places.
Built-from includes Rockhalls Farm and the
large Grange Farm in the centre and west of
the land parcel, some properties and a nursery
in the south and west of the land parcel on
Kingshill Road and tennis courts and a
recreation ground with a cricket pitch in the
north of the land parcel at Grange Road. The
presence of these built-forms limits the unspoilt
character of the land parcel, meaning that it
possesses a largely rural open character.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Medium Not recommended for consideration at
stage 2

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from merging

(3) Assist in safeguarding the countryside from
encroachment
(4) To preserved the setting and special
character of historic towns
Overall Score

Site is located close to but detached from the
edge of the Hazlemere (High Wycombe) builtup area. The larger parcel was enclosed by the
built-up area, as it extended further north and
east. This parcel is semi-connected (detached
by only 50m). The green belt boundary in this
area is generally strong.
Score: 3
Site forms part of a gap between two parts of
the same settlement – not a gap between two
separate settlements. Coalescence is not an
issue.
Score: 0
Site is entirely absent of built form, and has a
largely rural open character.
Score: 3
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF
purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
In part but there would be a significant length of green belt boundary formed by the fragmented
remnants of a hedgerow boundary along the northern boundary.

386

Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
This would result in a detached island of non-green belt land inset from the green belt.
Section 1 A&B Overall Conclusion – Pass /
Fail

Fail

Section 2C: Site Assessment
Site is located on the edge of High Wycombe on the northern side next to Terriers Farm. The site
is green field. Entire site is located within the AONB and Green Infrastructure area (policy DM 11
of the DSa). There is a protected woodland to the east of the site, 0.3HA of which extends into the
site. Landscape assessment indicates a low capacity for development.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SWC0051 (25c) Land at Grange Farm, Hazlemere
14/03/2016
Dry, sunny, visibility good.

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

Yes, entire site
No
No
No
Western edge of site within CA and buffer zone.
Listed Buildings at western edge of site, (former Rockhalls
Farm?), at Grange Farm and at Widmer End (former farm)

Landscape Character
Area
Topography
Vegetation

WDC LCA: Great Kingshill Settled Plateau (16.3)

Landscape & Visual
Appraisal

The site comprises a series of fields of varying sizes, but mostly
relatively large, used for arable crops, pasture, informal
recreation and sports fields. Mature hedgerows and trees define
many of the boundaries internally and at the site perimeter. The

Gently undulating
Woodland pockets, mature trees, mature hedgerows, rough
grassland, pasture, arable crops, sports turf
Features/Land Use
Agriculture, farm buildings, sports fields; informal recreation.
Boundaries
Mature hedgerows and trees
Adjoining land uses
Housing; agriculture; recreation (incl. Lady’s Mile)
Settlement Patterns
Urban area adjoining to east, ribbon of housing to north.
Access/Rights-of-Way
Frequent footpaths and bridleways throughout site.
Recreation & culture
Informal recreation (walking)
Views inwards
From housing adjoining to SE and N; glimpses from housing to
E;
Views outwards
To site margins mainly, no significant long-distance views.
Skyline/panorama/l’mark Telecoms mast.

387

Strengths & sensitivities

Development capacity &
mitigation

site forms part of a gently undulating plateau and with varying
degrees of enclosure afforded by mature field boundaries, there
are only glimpsed views beyond the edge of the site perimeter.
Housing to the north and east has glimpsed views into the site,
but the principal public views are from the extensive network of
public rights-of-way through the site. Minor urban influences arise
from some of the adjoining housing but the site retains a strong
rural character, particularly in the central, southern and western
parts.
Extensive public rights-of-way enjoy the rural amenity that the
site and its surroundings currently provide and are therefore
sensitive to new development. The Conservation Area and listed
buildings at the western edge of site are sensitive to impacts of
new development on their setting and curtilage. The site as a
whole forms part of the Chilterns AONB while also comprising a
significant proportion of the Great Kingshill Settled Plateau
landscape character area, thereby making local landscape
character sensitive to new development on this site.
Given the significant sensitivities outlined above, the site has a
low capacity for new development.

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)
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Filtered winter views to nearby housing at eastern edge of site, continued below (source:
Wycombe District Council)

Above and below: rolling topography, wide open fields with perimeter hedgerows and trees in the
eastern and southern portions of the site (source: Wycombe District Council)
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Above and below: rolling topography, wide open fields with perimeter hedgerows and trees in the
western portion of the site (source: Wycombe District Council)
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Above and below: public rights-of-way and informal recreational use of fields in the north-eastern
quarter of the site (source: Wycombe District Council)
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Highway Considerations
Site is on an unlit rural road subject to a 40mph limit. That, coupled with a walking distance on the
red-line of acceptability from the nearest high frequency bus route would make any development at
this location largely unsuitable in terms of sustainability, even if the road was lit to the access and
a footway installed. The only hope in transport terms is that if it were to be included within the
Terriers Farm Reserve Site and served from within rather than directly from Kingshill Road. This
may give a shorter link to Amersham Road in terms of pedestrian access to a bus service.
Even if there wasn't a robust reason to discount the site based upon WDC's DSA Policy DM2, any
development of this site would require a junction capacity assessment of the Kingshill
Road/Amersham Road junction. It may show the site to be acceptable, but then that's what the
junction analysis would tell you.
Section 2 conclusion: Site is not appropriate for removal from the green belt. Its contribution to
green belt purposes is not weak, and it would result in an unacceptable hole in the green belt with
weak boundaries. The landscape assessment suggests there is limited capacity for development.
There are no exceptional circumstances to remove this site from the Green Belt.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations:
Not considered at this time
Site capacity:
Assessment of whether ‘major development’ if in the AONB
Development of this site would be unlikely to constitute major development in the AONB
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Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWC0069

1.09

Harvest Hill and Branch Lane, Hedsor and
Bourne End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

58b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the large builtup area of High Wycombe.
The land parcel is connected to the large builtup area of High Wycombe (Wooburn Green),
preventing its outward sprawl into open land.
Although the northern portion of the boundary
consists of Holtspur Lane, much of the
boundary is not durable, consisting of
hedgerows, tree lines and residential gardens.
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(2) To prevent neighbouring towns
from merging

5

(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

The land parcel forms part of the essential gap
between the non-Green Belt settlements of High
Wycombe and Bourne End / Wooburn and the
wider gap between High Wycombe and
Beaconsfield / Knotty Green. The land parcel is
largely open and development would visually
and physically reduce
the actual and perceived distance between High
Wycombe and both Bourne End / Wooburn and
Beaconsfield / Knotty Green.
The land parcel contains less than 5% builtform.
Built form is dispersed throughout the land
parcel with the largest concentration in the east
around Berghers Hill and The Chase. There are
farm buildings throughout the parcel and a large
country house (Hedsor House) set amongst
parkland in the south. Much of the remainder of
the land parcel consists of woodland and arable
farmland with Hedsor Golf Course in the east.
The remainder of the land parcel consists of
pastoral farmland, patchy woodland and a large
landfill site in the north-west.
Despite bordering urban areas along much of its
western boundary, General Area 58b retains a
largely rural open character throughout.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2.

Site Location Plan:

SWC0069

Section 1A(ii): Review of NPPF purposes against Site Area:
SWC0080
NPPF Purpose

Review of Score

(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.
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a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

A small encroachment into an essential gap
Score: 1

(3) Assist in safeguarding the countryside from
encroachment

Site is entirely absent of any built form, and is
currently in use as horse paddocks. Site is
largely rural in character.
Score: 4
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores strongly against NPPF purposes.

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Site is partially bounded by Harvest Hill in the north, however the remainder of the site has an
absence of any clear boundary.
Is the settlement washed over by the Green Belt would the site being removed from the GB
be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the north, removal of this area would result in the site
becoming contiguous with the wider area of Hedsor, although it would leave a very narrow
incongruous finger of green belt land to the northwest
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is the northern section of a larger, open field. Site is entirely located within the
minerals safeguarded area and also within the 50m buffer of Sappers Field landfill site and
100m of Kiln Lane landfill site. The south-western corner is within the 15m buffer zone of
Woolman’s Wood biological site.
No heritage assets.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit

SWC0069 Harvest Hill, Hedsor & Bourne End
10/03/2016
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Weather / visibility

Dry, bright, visibility moderate.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
Area of Attractive Landscape
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: Burnham Beeches Wooded Terrace (24.1).

Landscape & Visual
Appraisal

The site is elevated as part of a plateau above the Thames
Valley. The landscape is part of the Burnham Beeches Wooded
Terrace landscape character area, the majority of which lies
outside the district and which is mostly an enclosed and intimate
landscape. The site comprises part of a horse paddock wellenclosed by vegetation at the boundaries with the adjoining road
and neighbouring properties, but with no defined boundary to the
southern and eastern sides of the site. Nearby development
comprises an equestrian facility and large detached houses set
back from the road on large plots along much of Harvest Hill.
There are glimpsed views into the site from one or two points on
Harvest Hill but otherwise there are no significant public views.
Development of the site and provision of access will result in
removal of some of the roadside vegetation and views being
opened-up from the public road. The existing landscape is an
Area of Attractive Landscape and has a strong rural character
with very little in the way of urbanising influences due to the
prevalence nearby of low-density housing in large mature
gardens. Landscape character, including that of existing
residential development, will be sensitive to the introduction of
new residential development that is not in keeping with local
character or well-contained within the surrounding landscape.
The prevailing rural character, lack of urbanising influences and
limited enclosure within the wider landscape result in the site
having a low capacity for residential development.

Gently rolling.
Pasture.
Horse paddocks.
Tall evergreen hedge, occasional trees; no physical boundaries
S & E.
Adjoining land uses
Pasture (horse paddocks).
Settlement Patterns
Large houses on large plots scattered along Harvest Hill.
Access/Rights-of-Way
None.
Recreation & culture
None.
Views inwards
No public views.
Views outwards
None.
Skyline/panorama/l’mark None.

Strengths & sensitivities

Development capacity &
mitigation

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

site (foreground only) is part of a wider area of horse paddocks (panorama continues below)
Source: Wycombe District Council

The
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Above and below: wooded margins and very low-density housing preserve a rural character
(source: Wycombe District Council)

Highway Considerations – not assessed
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Stage 2 Conclusions: Site scores strongly in the green belt and does not possess suitable
boundaries. Some contiguity issues as well. Landscape objections to overcome. Exceptional
circumstances not made out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not assessed

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWC0070

13.5

Land north of Heath End Road, Flackwell Heath

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

46b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 3
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the High
Wycombe
large built-up area.
A small part of the land parcel is connected to
the large built up area of High Wycombe
(including General Area 113 which is not part of
the Green Belt but is included as part of this
Study), preventing its outward sprawl into open
land.
The boundary between the land parcel and the
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High Wycombe built-up area is bordered by the
M40, a prominent, permanent and consistent
boundary feature. The land parcel serves as an
additional barrier to sprawl.
(2) To prevent neighbouring towns
from merging

5

(3) Assist in safeguarding the
countryside from encroachment

3

The land parcel forms part of an essential gap
between the non-Green Belt settlements of
Flackwell Heath and High Wycombe, preventing
development that would significantly physically
reduce the distance between these settlements.
Less than 5% of the land parcel is covered by
built form.
Much of the land parcel is characterised by flat
fields and agricultural uses with a small area of
woodland in the east. The land parcel is
severed to the north by the M40, which
diminishes the sense of openness in this part of
the land parcel and its unspoilt character.
Built-form includes farm buildings, which do not
detract from the parcel’s rural character.
However, residential ribbon development along
Heath End Road creates more of an urban
fringe feel, further enforced by the college on
Spring Lane, which reduces the feeling of
openness here.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

There is also a racing circuit in the west of the
land parcel, to the east of Abbey Barn Lane.
Overall though, the land parcel has a high level
of openness and maintains a largely rural
character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2

Site Location Plan:
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SWC0070

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

Site forms a moderate part of the essential gap
between the settlements of Flackwell Heath and
High Wycombe,.
Score: 3
Roughly 5-10% of the site is covered by built
form, mostly comprised of farm buildings to the
south-west which form part of ‘Heath End
Farm’, a single dwelling also exists to the south
of the site. Site is relatively flat and has medium
landscape views looking outwards. Site has
links to the wider countryside and is a mixture of
largely rural and semi-urban characters.
Score: 4
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries
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Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
Yes – iSite has several strong boundaries including the motorway to the north and Heath End road
to the south. Additionally, Oak Wood maintains a strong boundary of dense woodland to the east,
as well as residential development.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site partially adjoins non-Green Belt land to the west, although removal of the whole area would
result in small areas of Green Belt remaining. Removal of this additional woodland area would
result in the site being partially contiguous to the non-Green Belt settlement of Flackwell Heath.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is a mixture of open fields in the north half of the site, agricultural buildings to the
south-west, and an additional small contained field to the south-east. Site adjoins Oak
Wood ancient woodland on the eastern side, and there are numerous protected trees and
woodland patches along the south-eastern boundary (TPO 07/1951 and 14/2012)
Site is located within 50m buffer of Heath End Farm landfill area, Site is located within 12m
of the motorway, and thus has concerns over air quality. A Public Right of Way runs along
the north-eastern boundary of the site.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SWC0070 Land N of Heath End Road
10/03/2016
Dry, overcast, visibility moderate.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
No
No
No
No
No
In SE corner

Landscape Character
Area
Topography
Vegetation

WDC LCA: Great Marlow Rolling Farmland (18.1)

Features/Land Use
Boundaries
Adjoining land uses

High point on ridgeline.
Pasture, arable, agricultural hedgerows, mature trees, adj.
woodland
Equestrian centre.
Agricultural hedgerows, mature trees, adj. woodland
M40 motorway; housing, agriculture
404

Settlement Patterns

Ribbon development along southern side of Heath End Road;
main urban area to east.
Access/Rights-of-Way
Footpath to eastern boundary.
Recreation & culture
None.
Views inwards
Glimpses from Heath End Road, partial views from Spring Lane;
from part of public footpath to east.
Views outwards
Glimpses to nearby college. Outward long-distance views to N,
W, S.
Skyline/panorama/l’mark The site forms part of skyline in views from Heath End Road,
Spring Lane and is likely to be part of skyline in longer-distance
views.
Landscape & Visual
Appraisal

Strengths & sensitivities
Development capacity &
mitigation

The majority of the site is large open fields with long-distance
views beyond the site boundaries; the southern part of the site is
a more intimate landscape of smaller fields with mature
hedgerows, trees and adjoining woodland, with views extending
southwards beyond Flackwell Heath. Housing at the eastern
edge of the site has an urbanising influence on the site margins,
as does the M40 motorway (which is largely screened from view)
otherwise the site retains a rural character. The urban area of
Flackwell Heath has a strong edge, although development does
extend a little further west along Heath End Road.
The elevated position, wide ranging views and mainly rural
character make the skyline and the wider landscape sensitive to
development here.
As a result of the factors outlined above, the site has a low
capacity for development.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

Southern edge of site adjoining Heath End Road (source: Wycombe District Council).

View into site at entrance to Heath End Farm from Spring Lane (source: Wycombe District
Council).
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Panoramic view across site to NE from Spring Lane, continued below (source: Wycombe District
Council)

Panoramic view across site to E from Spring Lane, continued above and below (source: Wycombe
District Council)
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Panoramic view across site to SE from Spring Lane, continued above (source: Wycombe District
Council)
Highway Considerations – not assessed
Stage 2 Conclusions: Site scores strongly in the green belt. There are some landscape
sensitivities that would limit development on the site. Exceptional circumstances not made
out.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not assessed

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Not in the AONB
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWC0077

1.46

Tycoed, Sandpit Lane, Tylers Green, HP10
8HD

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

42
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 5+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the large builtup areas of High Wycombe and Beaconsfield /
Knotty Green.
The land parcel is contiguous with the large
built-up areas of High Wycombe, (which
includes General Area 114 which is not part of
the Green Belt but is included as part of this
Study), and Beaconsfield / Knotty Green,
preventing their outward sprawl into open land.
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Parts of the boundary between the land parcel
and the large built-up area of High Wycombe
are bordered by permanent and consistent
features such as the railway line to the south,
the B474 to the north and Hammersley Lane,
however it is predominantly bordered by
features lacking in durability and consistency
such as hedgerows and open spaces, detached
properties with large gardens bounded by softer
natural features and other gaps in built-form.

(2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

3

The boundary between the land parcel and the
large built-up area of Beaconsfield / Knotty
Green is predominantly bordered by features
lacking in durability or consistency such as the
gardens of detached properties bounded by
softer natural features. Part of this boundary is
bordered by the public road of Holtspur Top
Lane and Forty Green Road.
The land parcel is an important barrier to
sprawl.
The land parcel forms the wider gap between
the non-Green Belt settlements of High
Wycombe (Tylers Green) and Beaconsfield /
Knotty Green. Within the parcel, the land
between Forty and Knotty Green to the east,
and the land south of Penn between the parcel
boundary and Hammersley Lane are less
important for preventing the coalescence of
settlements. However the overall openness and
scale of the gap is important to restricting the
merging of these settlements.
In addition, it should also be noted that, at the
local level, the parcel plays a role in protecting
the gap between High Wycombe (Tylers
Green), Beaconsfield / Knotty Green and
Penn, identified as a Row of Dwellings in the
Chiltern Local Plan, preventing them from
further coalescing.
Less than 5% of the land parcel is covered by
built-form. The land parcel is predominantly
characterised by open fields and agricultural
uses with some small areas of woodland
dispersed throughout the parcel (for example
Gatemoor Wood, Corker’s Wood and Sniggs
Wood). There is also a large golf course
(Wycombe Heights) in the west of the land
parcel. The central and southern areas of the
land parcel, which have less built-form, enjoy a
stronger sense of openness.
Farms and large detached properties, which do
not overly affect the parcel’s character, are
dispersed throughout the land parcel. However,
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there are also some more substantial
concentrations of built form, predominantly
strips and clusters of residential development, in
the Green Belt settlement of
Penn, at Forty Green, around Derehams Lane
and Whitehouse Lane / Riding Lane in the south
of the land parcel and Rayners Avenue, Beacon
Hill and Hammersley Lane in the west of the
land parcel. The Wycombe Heights Golf Course
in the west of the parcel also reduces the sense
of unspoilt rurality here.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

While there are clusters of built-form in several
locations throughout the land parcel, it still
retains a largely rural character.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is part of the residential curtilage of the
dwelling known as ‘Tycoed’, which is outside of
the Tylers Green built up area.
Score: a) Fail b) 0
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(2) To prevent neighbouring towns from
merging
(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

Site is a very small encorachment on a larger
gap and makes no discernible contribution to
separation.
Score: 0
Roughly 5% of the site is covered by built form,
with a single dwelling situated at the north of the
site. Site looks to be used as a residential
dwelling and residential curtilage. Site is flat
with minimal landscape views looking out. Site
has no links to the wider countryside and is
urban in character.
Score: 1
Site does not abut an identified historic
settlement core nor impact the setting or
landscape of a historic town.
Score: 0
Site scores weakly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – boundaries between neighbouring dwellings are not appropriate new green belt boundaries.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area is entirely washed over by the Green Belt, removal of this site
would result in a ‘hole’ in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is comprised of a single residential dwelling and associated garden. A Public Right of
Way runs along the southern boundary.
No heritage assets.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility
AONB
LLA / AAL
GI Network
Green Space

SWC0077 Tycoed, Sandpit Lane, Tylers Green
14/03/2016
Dry, sunny, visibility good.
No
No
No
No
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Conservation Area
Listed Buildings & HPG
TPOs

No
No
No

Landscape Character
Area
Topography
Vegetation

WDC LCA: Urban area adjacent to the High Wycombe Settled
River Valley LCA.
Gently sloping.
Domestic garden, wild garden/paddock; scrub/woodland;
hedges.
Features/Land Use
Dwelling and domestic garden
Boundaries
Hedges; timber fence; mature trees.
Adjoining land uses
Residential
Settlement Patterns
Scattered/ribbon development along Hammersley Lane and
adjoining roads. Large detached houses on large plots with
mature gardens.
Access/Rights-of-Way
Public footpath adjacent to southern boundary.
Recreation & culture
None.
Views inwards
From adjacent properties and Sandpits Lane only.
Views outwards
None.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises an existing domestic dwelling and large
garden, including rough grassland and scrub/woodland. The site
is surrounded by other domestic dwellings of a similar nature,
also within mature gardens. Views in and out of the site are
constrained by the mature gardens and intervening
trees/hedgerows, and therefore confined to views from
neighbouring properties and Sandpits Lane.
A large stand of trees/scrub at the southern end of the site is a
valuable landscape asset and are vulnerable to removal in order
to development the site. They also provide a wooded setting to
the adjacent public right-of-way. Similarly, mature trees and
remnant hedgerow along Sandpits Lane provides a semi-rural
outlook from houses opposite and would be sensitive to their loss
as a result of new development.
The site supports mature vegetation at some of its boundaries
and across the southern portion of the site, where their retention
is desirable. Subject to their retention, there is modest capacity
for residential development at low density to be in keeping with
the site’s residential context.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

across site from Sandpits Lane at northern edge of site (source: Wycombe District Council)

View
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View from Sandpits Lane across centre of site (source: Wycombe District Council)

View of scrub/woodland from Sandpits Lane at southern end of site (source: Wycombe District
Council)
Highway Considerations – not assessed
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Stage 2 Conclusions: Site not suitable for removal from the green belt – no exceptional
circumstances.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not assessed

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Not in AONB

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWC0080

0.52

Land to West of Hedsor Lodge, Harvest Hill,
Hedsor

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

58b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

(2) To prevent neighbouring towns
from merging

5

Commentary

The land parcel is at the edge of the large builtup area of High Wycombe.
The land parcel is connected to the large builtup area of High Wycombe (Wooburn Green),
preventing its outward sprawl into open land.
Although the northern portion of the boundary
consists of Holtspur Lane, much of the
boundary is not durable, consisting of
hedgerows, tree lines and residential gardens.
The land parcel forms part of the essential gap
between the non-Green Belt settlements of High
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(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Wycombe and Bourne End / Wooburn and the
wider gap between High Wycombe and
Beaconsfield / Knotty Green. The land parcel is
largely open and development would visually
and physically reduce
the actual and perceived distance between High
Wycombe and both Bourne End / Wooburn and
Beaconsfield / Knotty Green.
The land parcel contains less than 5% builtform.
Built form is dispersed throughout the land
parcel with the largest concentration in the east
around Berghers Hill and The Chase. There are
farm buildings throughout the parcel and a large
country house (Hedsor House) set amongst
parkland in the south. Much of the remainder of
the land parcel consists of woodland and arable
farmland with Hedsor Golf Course in the east.
The remainder of the land parcel consists of
pastoral farmland, patchy woodland and a large
landfill site in the north-west.
Despite bordering urban areas along much of its
western boundary, General Area 58b retains a
largely rural open character throughout.
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Not recommended for consideration in stage
2.

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from
merging

A small encroachment into an essential gap
Score: 1

(3) Assist in safeguarding the countryside from
encroachment

Roughly 36% of the site is covered by built
form, which is the dwelling located to the north
of the site. Site is in use as a residential
dwelling, and is relatively flat. Site has short
landscape views and is urban in character.
Score: 1
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Sites does not meet NPPF purposes.

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Although the site is partially bounded by Harvest Hill, a majority of the site lacks any clear
boundary.
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Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
Site adjoins non-Green Belt land to the north, although removal of this site would becoming
contiguous with the wider Hedsor area, it would feel outside of the main settlement.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site does not have a uniform appearance and appears to be a small portion of a much
larger area. Site is located within an archaeological and mineral safeguarding and
notification areas and within the 250m buffer of Kilm Lane and Sappers Field landfill sites.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SWC0080 Land W of Hedsor Lodge, Harvest Hill, Hedsor
10/03/2016 (viewed from public road only)
Dry, bright, visibility moderate

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
Area of Attractive Landscape
No
No
No
Setting of Lord Boston’s Folly, within Hedsor House Parks and
Gardens
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

WDC LCA Burnham Beeches Wooded Terrace (24.1)

Landscape & Visual
Appraisal

The site is elevated as part of a plateau above the Thames
Valley. The landscape is part of the Burnham Beeches Wooded
Terrace landscape character area, the majority of which lies
outside the district and which is mostly an enclosed and intimate

Gently rolling
Mature trees, ornamental garden, pasture
Stables & associated facilities; agricultural land; private amenity
Road and mature trees define northern edge; others undefined
Residential (very low density); agriculture
Large houses on large plots scattered along Harvest Hill.
None.
None.
No public views. Views from adjacent houses and Lord Boston’s
Folly
Views outwards
To Lord Boston’s Folly.
Skyline/panorama/l’mark None.
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Strengths & sensitivities

Development capacity &
mitigation

landscape. The site comprises stables and paddocks, wellenclosed by vegetation at the boundaries with the adjoining road
and neighbouring properties, but with no defined boundary to the
southern and eastern sides of the site. Nearby residential
development comprises large detached houses set back from the
road on large plots along much of Harvest Hill. There are
glimpsed views into the site from the site entrance but otherwise
there are no significant public views.
Development of the site and provision of access may result in
removal of some of the mature trees and views being opened-up
from the public road. The existing landscape is an Area of
Attractive Landscape and has a strong rural character with very
little in the way of urbanising influences due to the prevalence
nearby of low-density housing in large mature gardens.
Landscape character, including that of existing residential
development, will be sensitive to the introduction of new
residential development that is not in keeping with local character
or well-contained within the surrounding landscape. There are
clear views between the site and Lord Boston’s Folly, a listed
building which is sensitive to new development within its setting;
the site may fall within its curtilage.
Local landscape character and the setting of a listed building
would both be adversely affected by new development; therefore
the site has very low capacity for development.

Illustrative Plan(s)

Source: Bing Maps
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Highway Considerations – not assessed
Stage 2 Conclusions: Not appropriate for removal from the green belt. Little scope for delivering
housing. No exceptional circumstances to justify amendment to the green belt.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not assessed

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely

Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWC0081

0.25

Land off Hedsor Footpath, Harvest Hill, Hedsor

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

58b
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
3+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.
(2) To prevent neighbouring towns
from merging

5

Commentary

The land parcel is at the edge of the large built-up
area of High Wycombe.
The land parcel is connected to the large built-up
area of High Wycombe (Wooburn Green), preventing
its outward sprawl into open land.
Although the northern portion of the boundary
consists of Holtspur Lane, much of the boundary is
not durable, consisting of hedgerows, tree lines and
residential gardens.
The land parcel forms part of the essential gap
between the non-Green Belt settlements of High
Wycombe and Bourne End / Wooburn and the wider
gap between High Wycombe and Beaconsfield /

423

(3) Assist in safeguarding the
countryside from encroachment

4

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

Knotty Green. The land parcel is largely open and
development would visually and physically reduce
the actual and perceived distance between High
Wycombe and both Bourne End / Wooburn and
Beaconsfield / Knotty Green.
The land parcel contains less than 5% built-form.
Built form is dispersed throughout the land parcel
with the largest concentration in the east around
Berghers Hill and The Chase. There are farm
buildings throughout the parcel and a large country
house (Hedsor House) set amongst parkland in the
south. Much of the remainder of the land parcel
consists of woodland and arable farmland with
Hedsor Golf Course in the east. The remainder of
the land parcel consists of pastoral farmland, patchy
woodland and a large landfill site in the north-west.
Despite bordering urban areas along much of its
western boundary, General Area 58b retains a
largely rural open character throughout.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Not recommended for consideration in stage
2.

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of large built-up
area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0
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(2) To prevent neighbouring towns from
merging

A small encroachment into an essential gap
Score: 1

(3) Assist in safeguarding the countryside from
encroachment

Site appears entirely absent of built form and is
in use as residential curtilage. Topography of
the site is flat and has long landscape views
looking out southwards. Site is semi-urban in
character.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores weakly against NPPF purposes.

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – Although partially bounded by Harvest Hill, the remainder of the site is entirely absent of any
clear boundary.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site adjoins non-Green Belt land to the north, however removal of the site would result in the
site becoming contiguous with the wider Hedsor area, it would feel outside of the main settlement.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site does not have a uniform appearance and appears to be a small portion of a much
larger area. Site is located within an archaeological and minerals notification and
safeguarded area. A Public Right of Way runs along the north-western boundary of the site.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SWC0081 Land off Hedsor Footpath, Harvest Hill, Hedsor
10/03/2016 (viewed from public road only)
Dry, bright, visibility moderate

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
Area of Attractive Landscape
No
No
No
Setting of Lord Boston’s Folly
No
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Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

WDC LCA Burnham Beeches Wooded Terrace (24.1)

Landscape & Visual
Appraisal

The site lies at the western shoulder of a hill overlooking the
Thames valley. The landscape is part of the Burnham Beeches
Wooded Terrace landscape character area, the majority of which
lies outside the district and which is mostly an enclosed and
intimate landscape. However, from this sloping and unenclosed
site there are extensive views to/from the SW. Nearby residential
development comprises large detached houses set back from the
road on large plots and mature gardens.
In views from the Thames valley to the SW, the skyline is
sensitive to development, particularly in the context of views to
Lord Boston’s Folly nearby.
The site occupies a prominent position close to a prominent
listed building and therefore has low/no capacity for
development.

Sloping (W)
Pasture.
Equestrian.
Road and mature trees define northern edge; others undefined
Residential (very low density); agriculture
Large houses on large plots scattered along Harvest Hill.
Bridleway adjoining / close to northern boundary
None.
Glimpsed view from public road; glimpsed views from adjacent
houses and (potentially) Lord Boston’s Folly; long-distance views
to site from Thames Valley to SW.
Views outwards
To Lord Boston’s Folly; elevated views over Thames Valley to
SW.
Skyline/panorama/l’mark Site is likely to sit at the skyline in long-distance views from SW
and in glimpsed view from adjoining public road.

Strengths & sensitivities
Development capacity &
mitigation

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

from bridleway adjoining site entrance, looking out across Thanes valley (source: Wycombe
District Council)

View

Highway Considerations – not assessed
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Stage 2 conclusions: Not appropriate in green belt or listed building terms. No exceptional
circumstances.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not considered

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:

428

Site Reference:

Site Area (ha):

Address:

SWC0085

1.25

land off Hammersley Lane, Penn

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

a) Land parcel is at the edge of one or PASS
more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and 5+
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

Commentary

The land parcel is at the edge of the large built-up
areas of High Wycombe and Beaconsfield / Knotty
Green.
The land parcel is contiguous with the large built-up
areas of High Wycombe, (which includes General
Area 114 which is not part of the Green Belt but is
included as part of this Study), and Beaconsfield /
Knotty Green, preventing their outward sprawl into
open land.
Parts of the boundary between the land parcel and
the large built-up area of High Wycombe are
bordered by permanent and consistent features such
as the railway line to the south, the B474 to the north
and Hammersley Lane, however it is predominantly
bordered by features lacking in durability and
consistency such as hedgerows and open spaces,
detached properties with large gardens bounded by
softer natural features and other gaps in built-form.

(2) To prevent neighbouring towns
from merging

3

(3) Assist in safeguarding the
countryside from encroachment

3

The boundary between the land parcel and the large
built-up area of Beaconsfield / Knotty Green is
predominantly bordered by features lacking in
durability or consistency such as the gardens of
detached properties bounded by softer natural
features. Part of this boundary is bordered by the
public road of Holtspur Top Lane and Forty Green
Road.
The land parcel is an important barrier to sprawl
The land parcel forms the wider gap between the
non-Green Belt settlements of High Wycombe
(Tylers Green) and Beaconsfield / Knotty Green.
Within the parcel, the land between Forty and Knotty
Green to the east, and the land south of Penn
between the parcel boundary and Hammersley
Lane are less important for preventing the
coalescence of settlements. However the overall
openness and scale of the gap is important to
restricting the merging of these settlements.
In addition, it should also be noted that, at the local
level, the parcel plays a role in protecting the gap
between High Wycombe (Tylers Green),
Beaconsfield / Knotty Green and
Penn, identified as a Row of Dwellings in the Chiltern
Local Plan, preventing them from further coalescing
Less than 5% of the land parcel is covered by builtform. The land parcel is predominantly characterised
by open fields and agricultural uses with some small
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areas of woodland dispersed throughout the parcel
(for example Gatemoor Wood, Corker’s Wood and
Sniggs Wood). There is also a large golf course
(Wycombe Heights) in the west of the land
parcel. The central and southern areas of the land
parcel, which have less built-form, enjoy a stronger
sense of openness.
Farms and large detached properties, which do not
overly affect the parcel’s character, are dispersed
throughout the land parcel. However, there are also
some more substantial concentrations of built form,
predominantly strips and clusters of residential
development, in the Green Belt settlement of
Penn, at Forty Green, around Derehams Lane and
Whitehouse Lane / Riding Lane in the south of the
land parcel and Rayners Avenue, Beacon Hill and
Hammersley Lane in the west of the land parcel. The
Wycombe Heights Golf Course in the west of the
parcel also reduces the sense of unspoilt rurality
here.

(4) To preserved the setting and
special character of historic towns

0

Overall Score

Strong

While there are clusters of built-form in several
locations throughout the land parcel, it still retains a
largely rural character.
The land parcel does not abut an identified historic
settlement core and does not meet this Purpose.

Not recommended for consideration in stage
2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Score: a) Fail b) 0
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a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.
(2) To prevent neighbouring towns from
merging

A small encroachment into a wider gap.
Score: 1

(3) Assist in safeguarding the countryside from
encroachment

Paddocks / lawns and residential driveway.
Site is entirely absent of built form other than a
fence which runs through the centre. Site is
mainly rural in character within a semi-urban
area.
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores relatively weakly against NPPF
purposes.

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No –Hammersley Lane is a suiable boundary but other boundaries lack strength and permanence.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the surrounding area are entirely washed over by the Green Belt, removal of this site
would result in a ‘hole’ in the Green Belt.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Paddocks and residential driveway fronting Hammersley Road, Tylers Green.
No heritage assets.
No fluvial flood risk.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility
AONB

SWC0085 Land off Hammersley Lane, Penn
14/03/2016
Dry, bright, visibility good.
Yes
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LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries

WDC LCA: Urban area adjacent to the High Wycombe Settled
River Valley LCA.
Flat.
Mature trees; amenity grass; pasture/paddocks.
Paddocks / garden.
Stone & brick walls (roadside/entrance); hedge; post-&-rail
fences;
Adjoining land uses
Residential, agriculture; Penn School.
Settlement Patterns
Scattered residential development on large plots.
Access/Rights-of-Way
None.
Recreation & culture
None.
Views inwards
Glimpse from public road; from adjacent dwelling.
Views outwards
To adjacent dwelling.
Skyline/panorama/l’mark None.
Landscape & Visual
Appraisal

Strengths & sensitivities

Development capacity &
mitigation

The site comprises an area of grass/paddock and mature
trees/woodland, overlooked from a single residential property
adjoining to the north. Views from Hammersley Lane are mostly
screened by mature trees along the site boundary, with a
glimpsed view from the site entrance. Mature trees screen views
in all other directions.
Visual enclosure would screen any new development from view
except from the house/garden immediately to the north. Visibility
along the road from the site entrance is poor due to road
alignment and existing trees; however, a stone/brick wall and
mature trees provide a very strong site boundary and
characterise the road frontage of Hammersley Lane, which is
therefore vulnerable to the impacts of new development. Local
landscape character is scattered houses on large plots and
mature gardens, resulting in very low density development; this
character is sensitive to new development that might adopt
higher development densities.
Despite the effectiveness of screening from the surrounding
area, it is likely that new development will have a significant
impact upon the character of Hammersley Lane in order to
provide satisfactory site access, therefore the capacity for new
development is very low.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

into northern part of site from inside entrance (source: Wycombe District Council)

View
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View of central portion of site (source: Wycombe District Council).

View onto Hammersley Lane from site entrance (source: Wycombe District Council).
Highway Considerations – not assessed
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Stage 2 Conclusion: Removal of this site from the green belt would result in an incongruous hole
in the green belt with weak boundaries. No exceptional circumstances.
Site Potential Capacity
Key Policy Considerations:

Illustrative Masterplan
Not assessed

Site capacity:
Assessment of whether ‘major development’ if in the AONB
Unlikely
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWE0005

0.70

Land at Grange Road, Widmer End

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

25c
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

The land parcel is at the edge of the High
Wycombe large built-up area.

1+

The land parcel is enclosed by the large builtup area of High Wycombe (Hazlemere /
Widmer End). It is contained by existing builtform to the north, south and east (which
includes General Area 112 which is not part of
the Green Belt but is included as part of this
Study), and has limited connectivity to
surrounding Green Belt.
The boundary between the land parcel and the
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(2) To prevent neighbouring towns
from merging

(3) Assist in safeguarding the
countryside from encroachment

(4) To preserved the setting and
special character of historic towns
Overall Score

High
Wycombe built-up area is bordered by features
lacking in durability or permanence, consisting
of hedgerows and fields to the south and the
gardens of detached and semi-detached
properties bounded by softer natural features,
as well as other gaps in the built form including
a school and a park to the east. The land
parcel is an important barrier to sprawl.
1
The land parcel forms a small part of the less
essential gap between the non-Green Belt
settlements of Widmer End / Hazlemere and
Naphill, which is of sufficient scale and
character that the parcel is less important for
preventing coalescence between these
settlements, or maintaining the gap to the
Green Belt settlement of Cryers Hill.
3
Less than 5% of the land parcel is covered by
built-form.
The land parcel is characterised by open fields
and agricultural uses. The land parcel is
relatively flat and longer views to the
surrounding countryside are interrupted by
woodland and hedgerows in some places.
Built-from includes Rockhalls Farm and the
large Grange Farm in the centre and west of
the land parcel, some properties and a nursery
in the south and west of the land parcel on
Kingshill Road and tennis courts and a
recreation ground with a cricket pitch in the
north of the land parcel at Grange Road. The
presence of these built-forms limits the unspoilt
character of the land parcel, meaning that it
possesses a largely rural open character.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
Purpose.
Medium Not recommended for consideration at
stage 2

Site Location Plan:
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Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas

Site is not located at the edge of a large builtup area.

a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Score: a) Fail b) 0

(2) To prevent neighbouring towns from merging

Site forms part of the wider gap between the
settlements of Widmer End, Hazlemere and
High Wycombe, meaning that limited
development may be possible without
coalescence.
Score: 3
Site is entirely absent of built form and looks to
have no apparent use other than woodland.
Site is flat with medium landscape views
through the woodland. Site forms a barrier with
the wider countryside and feels semi-urban in
character,
Score: 2
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores moderately against NPPF
purposes.

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score
Section 1B: Assessment of Site Boundaries

Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
No – existing boundaries lack strength and permanence.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site and the immediate surrounding area is entirely washed over by the Green Belt, removal of
this site would leave a small strip of Green Belt, however if this was removed in addition, the site
would becoming contiguous with the non-Green Belt settlement of Widmer End.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2C: Site Assessment
Site is a small area of dense woodland to the rear of existing residential development. A
Public Right of Way runs along three sides of the site.
No heritage assets.
No fluvial flood risk.
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Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SWE0005 Land at Grange Road, Widmer End
14/03/2016
Dry, sunny, visibility good.

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

Yes
No
No
No
No
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards
Views outwards
Skyline/panorama/l’mark

WDC LCA: Great Kingshill Settled Plateau (16.3)

Landscape & Visual
Appraisal

The site is an area of scrub surrounded by fields and recreational
open space with nearby housing at Grange Road. The site is
visible as trees and scrub from much of the surrounding area.
Nearby housing and formal recreation areas have a modest
urbanising influence, but the site is essentially part of the
countryside south of Widmer End. The outlook from three of the
four sides of the site is onto open space and farmland, with views
extending south towards Hazlemere.
The site makes a positive contribution to the countryside within
which it sits. Development would bring about the loss of
scrub/woodland from the landscape and the incursion of built
development into the countryside departing significantly from the
existing pattern of development. The surrounding landscape is
sensitive to these potential changes.
Given the established pattern of settlement locally and the
positive contribution the site makes to the local landscape, the
amenity of adjoining public rights-of-way and the amenity of
recreational areas, the site has no capacity for development.

Strengths & sensitivities

Development capacity &
mitigation

Gently undulating
Scrub / woodland.
Power line along western edge; mature hedgerows.
Formal and informal recreation; car park; housing; agriculture.
Ribbon development along North Road.
Footpaths and bridleway adjoin all sides.
None.
From adjoining/nearby recreation land, housing, fields.
To adjoining/nearby recreation land, housing, fields.
None.

Illustrative Plan(s)
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Source: Bing Maps
Illustrative site photo(s)

View from the adjoining bridleway (source: Wycombe District Council).
Highway Considerations – not assessed
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Stage 2 Conclusions: Site boundaries lack strength and permanence hence the site is not
suitable for removal from the green belt. Development potential severely limited by landscape
amenity and biodiversity issues due to the positive contribution the site currently makes. No
exceptional circumstances to remove the site from the green belt.
Site Potential Capacity
Illustrative Masterplan
Key Policy Considerations: Not considered
Site capacity:
Assessment of whether ‘major development’ if in the AONB
No
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Site Reference:

Site Area (ha):

Address:

SWG0026

4.19

Land at Old Moor Lane, Wooburn Moor

Section 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes

55
Part 1 Parcel
Area
(1) To check the unrestricted sprawl
of large built-up areas

Total
Score

Commentary

a) Land parcel is at the edge of one
or more distinct large built-up areas.
b) Prevents the outward sprawl of a
large built-up area into open land, and
serves as a barrier at the edge of a
large built-up area in the absence of
another durable boundary.

PASS

The land parcel is at the edge of the High
Wycombe
(Wooburn Green) large built-up area.

(2) To prevent neighbouring towns
from merging

3

3+

The land parcel is connected to the large builtup area of High Wycombe (Wooburn Green),
preventing its outward sprawl into open land.
The large built-up area is predominantly
bordered by boundary features lacking in
permanence such as hedgerows, treelines and
residential gardens.
The parcel forms part of the wider gap between the
non-Green Belt settlements of High Wycombe and
Beaconsfield /Knotty Green.
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(3) Assist in safeguarding the
countryside from encroachment

(4) To preserved the setting and
special character of historic towns
Overall Score

3

The overall openness and scale of the gap is
important to restricting the merging of High
Wycombe and Beaconsfield / Knotty Green.
However, the importance of this land parcel in
preventing the coalescence of settlements is
diminished by the durability of boundaries to the
north (M40) and east (B4440 Holtspur Lane). The
presence of the M40 acts as a barrier to
the merging of settlements.

Less than 5% of the land parcel is covered by
built form.
The only buildings are centred on Gloryhill
Farm in the northeast of the land parcel.

The majority of the land parcel consists of
arable farming fields and unused fields in the
east and north-west. Despite the absence of
built-form within the land parcel, the sense of
rurality is diminished by the presence of the
M40 Motorway and the influence of the High
Wycombe large built-up area in the west.
0
The land parcel does not abut an identified
historic settlement core and does not meet this
purpose.
Medium Not recommended for consideration at
stage 2

Site Location Plan:

Section 1A(ii): Review of NPPF purposes against Site Area:
NPPF Purpose
Review of Score
(1) To check the unrestricted sprawl of large
built-up areas
a) Land parcel is at the edge of one or more
distinct large built-up areas.
b) Prevents the outward sprawl of a large builtup area into open land, and serves as a barrier
at the edge of a large built-up area in the
absence of another durable boundary.

Site is connected to a large built up area. The
green belt boundary in this area lacks
permanence and consistency.
Score: a) Pass b) 3+
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(2) To prevent neighbouring towns from merging

Site is at the ‘pinch point’ in the gap between
High Wycombe and Beaconsfield where
separation is less than 500metres. Whilst the
perception of separation would still be
maintained to some extent by topography, the
M40 motorway and the remaining green belt
land north of the motorway, this is considered
an essential gap to retain.
This would indicate a score of 5 at variance
with the score of 3 in the Part 1 assessment by
Arups. The part 1 assessment is finely
balanced and the determining factor for Arups
appears to have been on the basis that “The

presence of the M40 acts as a barrier to the
merging of settlements.” Whilst we agree the M40

(3) Assist in safeguarding the countryside from
encroachment

(4) To preserved the setting and special
character of historic towns
Overall Score

is a factor it is not considered that this alone
would be sufficient to prevent the perception of
coalescence – this stretch of the M40 would in
effect become an urban motorway contained
within a single conjoined built-up area.
Score: 5
Site is entirely absent of built form and appears
to have no apparent use other than open fields.
Site has a slight gradient westwards and has
long distance views looking out. Site has
minimal links to the wider countryside and is
largely rural in character.
Score: 3
Site does not abut an identified historic
settlement core nor impact the landscape or
setting of a historic town.
Score: 0
Site scores strongly against NPPF purposes.

Section 1B: Assessment of Site Boundaries
Does the site boundary provide a strong defensible boundary in line with NPPF
requirements?
In part only – the M40 would provide a durable boundary but the two shorter boundaries lack
strength and permanence.
Is the settlement washed over by the Green Belt or would the site being removed from the
GB be contiguous with land adjoining which isn’t in the Green Belt?
The site adjoins non-Green Belt land to the south, removal of this area would result in the site
becoming contiguous with the non-Green Belt settlement of Wooburn Green.
Section 1 A&B Overall Conclusion – Pass /
Fail
Fail
Section 2: Site Assessment
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Site lies within a landfill buffer zone and a minerals consultation area.
Site adjoins the Watery Lane Conservation Area at the western end.
There are potential noise and air quality issues arising from the M40.
Landscape assessment shows a very low capacity for development.
Although the site has not been assessed by the highway authority access is clearly constrained.
Even if it is possible to achieve safe access in terms of highways engineering this may have an
adverse impact on the conservation area.
Landscape Assessment
GREEN BELT REVIEW – POTENTIAL DEVELOPMENT SITES 2016
LANDSCAPE APPRAISAL OF SITES
Site ref./address
Date of Site Visit
Weather / visibility

SWG0026 Land at Old Moor Lane, Wooburn Moor

AONB
LLA / AAL
GI Network
Green Space
Conservation Area
Listed Buildings & HPG
TPOs

No
Part of Holtspur Lane Local Landscape Area.
No
No
CA Buffer overlaps western edge of site.
No
No

Landscape Character
Area
Topography
Vegetation
Features/Land Use
Boundaries
Adjoining land uses
Settlement Patterns
Access/Rights-of-Way
Recreation & culture
Views inwards

WDC LCA: High Wycombe Settled River Valley

Landscape & Visual
Appraisal

The site is formed of elevated and rising agricultural land above
Wooburn Moor, overlooked at its edge by adjoining housing and
in long-distance views from across the valley. There are strong
urban influences arising from nearby housing and the audible
presence of the M40 motorway, which is also visible to the west.
Its elevated position towards the skyline makes it very sensitive
to development in views near and far – the prevailing settlement
pattern is in the valley, seen below a rural skyline.
The elevated position and potential impact of development on the
skyline give the site a very low capacity for development.

Sloping
Pasture, mature hedgerows.
Agriculture / horse paddocks.
Post-and-wire fencing, mature hedgerows and trees.
Housing; M40 motorway; woodland; agriculture; allotments.
Residential suburbs west and south in the valley.
None
None
Glimpsed views from SW at Wooburn Moor and from opposite
side of valley; views from adjacent housing and allotments.
Views outwards
Views to SW across Wooburn Moor to opposite side of valley.
Skyline/panorama/l’mark Site forms part of skyline from adjoining residential area.

Strengths & sensitivities
Development capacity &
mitigation

445

Illustrative Plan(s)

Source: Bing Maps
Illustrative site photo(s)

View
west from the site across Wooburn Moor to the opposite side of the valley (source: Wycombe
District Council).
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Above and below: View northeast/east across the site (source: Wycombe District Council)

Highway Considerations
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BCC views not sought at this stage. Site has highways frontage BUT access only appears
available from the northwest through the conservation area. This does not appear appropriate.

Part 2 Conclusion
Site performs strongly against the green belt purposes and weakly in terms of capacity /
practical deliverability. Notwithstanding the background need for housing across the
district this site has very limited potential to contribute to meeting needs and its allocation
for development would cause significant harm to the green belt. There are not exceptional
circumstances to remove this site from the Green Belt.
Site Potential Capacity
Key Policy Considerations:
Site capacity:

Illustrative Masterplan

Assessment of whether ‘major development’ if in the AONB
Not in the AONB
Section 4: Land Availability
Is the site available for
development? If so when?
Are there any landownership
issues? E.g. access
Landowner / Agent Contact Details:
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Appendix 2:

Extract: Turley Reg 19
Representations: Green Belt

are extensive references in WDC’s Draft Local Plan to an unmet need of 5,000
dwellings being met through the Duty to Cooperate in Aylesbury Vale.” Whilst the level
of unmet need has come down considerably as a result of more robust assessment
taking place, there remains a concern that the overarching assessment has been
predicated on an assumption that there will be a surplus OAN to be met outside the LPA
rather than the correct approach of seeking to accommodate all needs within the
administrative area in the first instance. At this stage it is considered that opportunities
to accommodate additional needs are available within WDC, such as our client’s site at
Holtspur Lane, and as such without the allocation of such sites the Council’s strategy
and Local Plan is rendered unsound.

The soundness of the methodology underpinning the Green Belt
Assessment (specifically Part 2)
6.23

We provided significant comment on the Part 1 Green Belt methodology previously (see
Appendix 7) and therefore these representations focus on the Council’s revised Green
Belt Part 2 Assessment (2017). As noted in our previous submissions, our client’s land
interest forms part of parcel 55 which was assessed through the Part 1 assessment.
Parcel 55 was scored as Medium in terms of Green Belt function in the Stage 1
Assessment. The Assessment did however fail to consider the opportunities within land
parcels for smaller scale Green Belt release to be made.

Green Belt Assessment Part 2
6.24

A draft of the Green Belt Part 2 assessment was produced in 2016 to inform the draft
Local Plan that was consulted on in summer 2016. The final version of the Green
Belt Assessment Part 2 has been published in support of the current Local Plan
consultation. We wish to further highlight that the methodology of the Green Belt Part
2 Assessment has changed considerably since the Regulation 18 Local Plan
consultation in 2016 and the Regulation 19 Local Plan. Whilst our client’s site was
not assessed in the 2016 draft Part 2 Assessment it has been included in the final
2017 version.

6.25

Whilst this is partly due to the critique provided by Arup (Appendix GB3 of the Green
Belt Assessment Part 2) where a series of comments were raised to assist in refining
the methodology to accord with the Framework, there are a number of
inconsistencies with the approach being taken in the revised Green Belt Part 2
Assessment.

6.26

It would have been beneficial for Arup to have provided a further critique once the
Green Belt Assessment Part 2 had been finalised prior to publication for consultation
to understand whether all matters were addressed. This said, we have a number of
comments based on the application of the methodology that do not appear to have
been taken forward into the assessment of individual sites and whilst referenced it
does not appear that WDC has published Arup’s comments on the individual site
5
proformas .

6.27
5

We consider that there are still a number of outstanding matters raised by Arup’s
critique which have not been incorporated into the updated Green Belt Assessment Part

Page 2 of the Green Belt Assessment Part 2
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2, which necessarily results in questions regarding the robustness of the Assessment
and we have commented on below:

Arup Recommendation

Turley Comment

‘It was felt that undue weight was placed
on “defining boundaries clearly” in line with
paragraph 85 of the NPPF, with this
aspect of the methodology used as an
initial filtering stage of the process. Arup
cautioned such an approach, which it was
felt risked removing areas from
consideration too early before the potential
to strengthen or create new boundaries
has been fully considered, thus leaving the
Council open to increased risk of
challenge in latter stages of plan-making.’
(Page 2)

The new methodology still seeks to
discount sites that could benefit from
reinforced boundaries, such as Holtspur
Avenue.

‘As an overall principle, we would suggest
that sub-areas are considered further as
part of the Local Plan process regardless of
their performance against the NPPF
purposes, given broader ‘exceptional
circumstances’ can outweigh performance
against the Purposes alone.’

We do not consider that the Council has
recognised the ‘broader exceptional
circumstances’. Given that the Council
accept ‘exceptional circumstances’ exist to
warrant Green Belt release as a matter of
principle, the Council has discounted
Holtspur Avenue where it is considered
there is stronger justification for
exceptional circumstances given its
sustainability credentials than other
proposed allocations at lower order
settlements which would outweigh the
performance of the Green Belt (which has
been shown to function to a lesser extent
than the Green Belt).

‘Regardless of the Council’s view on this, it
is judged imperative that the criteria for
filtering out moderately/strongly performing
Green Belt areas is explained clearly as
part of this Method Statement and justified
in the context of the wider Local Plan
process.’

We do not feel this comment has been
addressed. We do not consider that the
Green Belt Part 2 robustly considers the
suitability of sites with regard to whether
sustainable patterns of development would
be achieved, and this is a fundamental
flaw within the Assessment.

‘Referring to para 3.15 of the Method
Statement, which highlights the
complexities associated with developing a
case for exceptional circumstances, we

Arup recognise that the Green Belt Part 2
should be the starting point for considering
exceptional circumstances. This has not
been picked up within the Green Belt Part

In addition, we consider that WDC has
gone too far in proposing sites where
entirely new boundaries would need to be
created and where there are no existing
physical features that are readily
recognisable on the ground. In our view,
this position has been applied
inconsistently across the sites assessed
through the Green Belt Part 2.
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wonder whether this part of the
methodology should be referred to as such.
Ultimately, the proposed assessment
focuses on:- Performance of Green Belt sites
against the NPPF purposes – sitelevel Green Belt factor

2 Assessment. It appears that sites are
proposed for release solely on their
function as Green Belt (and we criticise
the Council’s approach to scoring below).
Furthermore, no reference is made to the
suitability and availability of the sites.

- Performance of Green Belt sites in
a more strategic context, as well as
consideration of potential ‘harm’ to
the wider Green Belt – strategic
Green Belt factor
Ultimately, therefore, this assessment is
only the starting point in considering
exceptional circumstances and it is unlikely
that the aforementioned factors alone would
be sufficient to demonstrate exceptional
circumstances. It is suggested that the
overall section is reviewed to bring out this
nuance and emphasise that this is only a
starting point for considering whether or not
exceptional circumstances might exist. We
would also suggest that the name of this
assessment is re-termed to reduce its any
perception of definitiveness.
Similarly, we wish to highlight that the
assessments of suitability and availability
referred to in para 1.8 are also not
discussed in greater detail.’
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Appendix 3:

Review of Green Belt Assessment
Part 1 ‐ Medium Scoring Sites

Site

Turley Review

Parcel 12

Adjacent to settlement boundary of Princes Risborough. Within
the AONB. The emerging Plan identifies significant growth to the
north (outside GB and AONB).

Parcel 17

Adjacent to settlement boundary of Princes Risborough. Within
the AONB. The emerging Plan identifies significant growth to the
north (outside GB and AONB).

Parcel 21b

Adjacent to settlement boundary of Hazlemere.

Parcel 24a

Adjacent to settlement boundary of Hazlemere proposed for
Green Belt release.

Parcel 25c

Adjacent to settlement boundary of Hazlemere. Within the AONB

Parcel 33a

Adjacent to settlement boundary of Hazlemere. Within the AONB.

Parcel 34

Adjacent to settlement boundary of High Wycombe. Within the
AONB.

Parcel 43a

Adjacent to the settlement boundary of Lane End (Tier X
settlement). Within AONB.

Parcel 43e

Small part of parcel is adjacent to settlement boundary of Marlow
(Tier 2). Within the AONB.

Parcel 55

Adjacent to settlement boundary of High Wycombe (Tier 1).
Outside the AONB

Parcel 58a

Adjacent to settlement boundary of Bourne End (Tier 2). Proposed
for allocation.

Appendix 4:

Extract ‐ Parcel 55 ‐ Green Belt
Assessment Part 2 (2017) and
Turley Review of the Green Belt
Assessment: Holtspur Avenue

Application of Green Belt Assessment in respect of Holtspur
Avenue
6.28

The Council have proposed the allocation of Hollands Farm (north) under Policy BE2
with an indicative capacity for 467 homes and as such have clearly concluded that it
considers the site to be suitable for Green Belt release and future development. We set
out the Council’s consideration of our client’s site in comparison to the Hollands Farm
site below for ease of reference.
Assessment Criteria

Hollands Farm (north)

Land at Holtspur Avenue

To check the unrestricted
sprawl of large built-up
areas

Site is not located on the
edge of an identified large
built-up area

Parcel is connected to a
large built up area. The
green belt boundary in this
area lacks permanence and
consistency.

a) Land parcel is at the
Score: a) Fail b) 0
edge of one or more distinct
large built-up areas

Score: a) Pass b) 3+

b) Prevents the outward
sprawl of a large built-up
area into open land, and
serves as a barrier at the
edge of a large built-up
area in the absence of
another durable boundary.
To prevent neighbouring
towns from merging

Site does not provide a gap
between settlements and
makes no discernible
contribution to separation.
Score: 0

Parcel is at the ‘pinch point’
in the gap between High
Wycombe and Beaconsfield
where separation is less
than 500 metres. Whilst the
perception of separation
would still be maintained to
some extent by topography,
the M40 motorway and the
remaining green belt land
north of the motorway, this
is considered an essential
gap to retain.
This would indicate a score
of 5 at variance with the
score of 3 in the Part 1
assessment by Arups. The
part 1 assessment is finely
balanced and the
determining factor for Arups
appears to have been on
the basis that “The
presence of the M40 acts
as a barrier to the merging
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of settlements.” Whilst we
agree the M40 is a factor it
is not considered that this
alone would be sufficient to
prevent the perception of
coalescence – this stretch
of the M40 would in effect
become an urban motorway
contained within a single
conjoined built-up area. In
their critical friend review
Arup agree with this revised
assessment.
Score: 5
Assist in safeguarding the
countryside from
encroachment

Land parcel contains circa
20% built form and the
character of the unbuilt part
is also influenced by the
surrounding built form.
Although the site seems to
be mainly used as arable
fields, development
surrounding the site
weakens the connection to
the wider countryside,
giving the site a semi-urban
character overall.

Parcel is entirely absent of
built form and appears to
have no apparent use other
than open fields. It has a
slight gradient westwards
and has long distance
views looking out. Parcel
has minimal links to the
wider countryside and is
largely rural in character.
Score: 3

Score: 2
To preserve the setting and Site does not abut an
Parcel does not abut an
special character of historic identified historic settlement identified historic settlement
towns
core.
core nor impact the
landscape or setting of a
Score: 0
historic town.
Score: 0
Overall Score

Parcel scores relatively
weakly against NPPF
purposes

Parcel performs strongly
against NPPF purposes

Would the removal of the
site from the Green Belt be
acceptable with regards to
the general extent of the
Green Belt?

Site is bounded on three
Yes
sides by built-up areas of
non-green belt land at
Bourne End and Hawks Hill.
It would form a rational
built-up area appropriate to
the general extent of the
Green Belt.

Would the new Green Belt

Yes – the new boundary

Glory Hill Lane and
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boundary be permanent
and robust, based on
enduring natural or other
features?

would be Hedsor Road to
the south. No additional
mitigation would be
required.

Holtspur Lane would
provide durable boundaries
however the northeastern
boundary would require
considerable mitigation.

Is it appropriate to expand
or reduce the site area to
make it capable of removal
from the Green Belt?

Yes – the promoted site has
already been extended to
include an existing
developed area along the
southern edge, which is
currently washed over by
the Green Belt, and a
smaller number of houses
at Hawks Hill. The area
being assessed for removal
from the Green Belt also
includes SBE0092 (a
former orchard off Hawks
Hill). This area is now
promoted for development
but is not considered
suitable for development. It
is included in the proposed
Green Belt amendment as
an incidental area to the
main sites. All of these
incidental areas have been
included to achieve a
rational built-up area and a
robust boundary to the
Green Belt.

No. The boundary issue
could be overcome by
including Glory Hill Farm
(which would bring the
boundary to the M40
motorway) but this would
reinforce the rural character
of the site (potentially
increasing the score against
purpose 3) and whilst it
would not be possible to
increase the score against
purpose 2 (separation)
including the farm would
further reduce the gap.

Step 2: Overall
Conclusion

The site is capable of
removal from the Green
Belt

The site is NOT capable
of removal from the
Green Belt.

Step 3: Does the site
appear to be otherwise
developable on the basis
of the available evidence
on suitability and
deliverability?

The main parts of the site No. Unacceptable
(SBE0027 and 28 appear landscape impact.
suitable) but not SBE0092
(the former orchard). This
sub-parcel is considered
unsuitable due to its GI /
biodiversity /
arboricultural value.

Recommendation for Step In the opinion of the Local
4
Planning Authority, this
site is capable of removal
from the Green Belt and
is otherwise developable

In the opinion of the Local
Planning Authority, this
site is not capable of
removal from the Green
Belt and it is not

27

(to the extent defined
above). As such, there is
a reasonable likelihood of
exceptional
circumstances to release
the site from the Green
Belt. The site should be
considered further.

otherwise developable.
As such, there is no
reasonable likelihood of
exceptional
circumstances to release
the site from the Green
Belt. The site should not
be considered further.

6.29

We have a number of comments on the Council’s assessment of our client’s site at
Holtspur Avenue, and the comparative approach between the two sites.

6.30

As is clearly set out in the Green Belt Assessment Part 2, the Council have deviated
from the Arup assessment of the Holtspur Lane site in relation to Purpose 2 –
coalescence of settlements. The Council’s assessment states:
“Parcel is at the ‘pinch point’ in the gap between High Wycombe and
Beaconsfield where separation is less than 500 metres. Whilst the perception of
separation would still be maintained to some extent by topography, the M40
motorway and the remaining green belt land north of the motorway, this is
considered an essential gap to retain.
This would indicate a score of 5 at variance with the score of 3 in the Part 1
assessment by Arups. The part 1 assessment is finely balanced and the
determining factor for Arups appears to have been on the basis that “The
presence of the M40 acts as a barrier to the merging of settlements.” Whilst we
agree the M40 is a factor it is not considered that this alone would be sufficient
to prevent the perception of coalescence – this stretch of the M40 would in
effect become an urban motorway contained within a single conjoined built-up
area. In their critical friend review Arup agree with this revised assessment.
Score: 5”

6.31

Not only does the approach advocated by WDC diverge from that under the original
Arup assessment in respect of the role of the M40 as a defensible boundary, but this
has also been inconsistently applied by the Council. For ease of reference we provide
examples below of a number of sites where a different approach to scoring has been
implemented on sites adjoining the M40:
•

Land at Horns Lane, Booker (SHW0462) – “A very small encroachment into the
gap and makes no discernible contribution to separation. Score: 0”

•

Land south of Park Lane, Lane End (SLE0010) – “This would result in a
marginal encroachment into a larger gap. Score: 1”

•

Land off Simmons Way, Lane End (SLE0010 + SLE0018) – “A marginal
encroachment into a larger gap.”
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•

Land east of Wiltshire Road (SMA0087) – “The eastern boundary would be the
A404 bypass – which is entirely suitable – the northern boundary would require
significant mitigation such as a new tree belt – but this would not be
disproportionate to the scale of the site.”

6.32

It is also notable that paragraph 2.23 of the Green Belt Assessment Part 2 identifies
“motorways and other roads” as an enduring natural or other feature which would result
in a permanent and robust Green Belt boundary capable of enduring beyond the plan
period.

6.33

In respect of the assessment of the two sites against function 3, it is notable that the
Council has sought to amend the boundary of the area assessed under the Hollands
Farm (north) site to include existing built form. Whilst this can be an appropriate
approach to ensure a logical and defensible boundary to the Green Belt is created, the
artificial inclusion of existing built form (which is not itself proposed for redevelopment)
should not be used to bolster the credentials of what is in essence a countryside site
adjoining the existing settlement.

6.34

Indeed it is considered that by virtue of the relationship of the Holtspur Avenue site with
a higher tier settlement, it has a much stronger relationship with the existing
development than the Hollands Farm (north) site does with the lower tier settlements of
Wooburn and Bourne End. As such it is considered that as a minimum both sites should
be considered to have a semi-urban character and receive a score of 2 against this
criterion, if indeed it should not be that the Holtspur Avenue site scores lower than the
Hollands Farm (north) site.

6.35

With regards to criteria 4 it is notable that despite the two sites being given the same
score of 0, the justification text varies. It is assumed that this is to reflect by omission
that the Hollands Farm (north) site adjoins the Hedsor Road and Riversdale Bourne End
and Wooburn Conservation Area, a fact reflected in the allocation of the site under
Policy BE4. Policy BE4 recognises the potential for the development of the Hollands
Farm (north) site to have a detrimental impact on the setting of the Conservation Area if
it is not carefully designed. As such it is considered that the Hollands Farm (north) site
should score a minimum of 1 against this purpose.

6.36

The Council has concluded in respect of the Holtspur Avenue site that it’s development
would have an unacceptable landscape impact. This conclusion is contrary to the
Landscape and Visual Assessment (Baseline) prepared by Turley (Appendix 5), which
discusses how the landscape is strongly influenced by adjacent residential areas and
the presence of the M40 motorway. From a visual perspective, the visibility of the site is
limited by landform and robust planting belts to its northwest, northeast and southwest
boundaries. The embankment planting to the M40 forms a dense visual barrier
preventing views of the Appraisal site from Beaconsfield and the Chilterns AONB further
north. As such the landscape value is considered to be moderate to low.

6.37

The Assessment provides a number of design principles that can be incorporated into
any proposed residential development on the site as follows:
•

The Appraisal Site’s hedgerows and trees that surround its boundary should be
retained and enhanced with new planting in particular the southwest boundary.
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•

New housing located adjacent to properties associated with Holtspur Avenue
should be set with gardens back to back to reduce effects on visual amenity and
allow for space to incorporate a new boundary hedgerow.

•

Proposed residential development should be cut into the slope to reduce its
prominence, accommodate the sloping nature of the land and follow patterns
seen in the adjacent areas of housing.

•

Built development should be kept below the 75m contour line to ensure it does
not break the skyline when seen from surrounding landscape and townscape and
allow space for a generous landscape buffer to the northeast boundary.

•

Landscape buffer with woodland planting to be provided to the northeast
boundary to form enclosure to the development edge and provide visual unity,
connectivity and biodiversity value with dense woodland containing arable fields
to the south.

•

The amenity value of the PRoW that follows the northeast corner of the Appraisal
Site should be preserved where possible by setting back built development and
retaining it as a vantage point for panoramic views across the river valley
landscape.

•

Built development should follow a linear pattern as seen in housing to the
southeast and be split with avenue planting forming green corridors and breaking
the massing of development in views from the facing valley slopes.

•

Building styles and materials should reflect local character and should not be
higher than two storeys.

6.38

As such, an illustrative masterplan for the site has been produced to demonstrate how
new development could integrate with the surrounding built-environment (Appendix 6).
This is further supported by a further Landscape Analysis of the site (Appendix 7) which
considers that the proposals would have no direct impact on the Chilterns AONB albeit
proposes a series of mitigation measures as part of the illustrative layout including
proposing residential development on the lower slopes and allowing appropriate
landscape buffers and woodland planting to reinforce the site boundary and biodiversity
value across the site. It further discusses that the relatively open views to residential
properties along Holtspur Avenue create a strong connection between the site and the
settlement edge having an urbanising influence on character.

6.39

The masterplan illustrates that the site can accommodate approximately 250 dwellings
with adequate landscape and noise buffers and responds well to the design guidelines
arising from the LVIA (baseline) report. The masterplan further demonstrates that
development would relate well to the existing built environment with opportunities to
incorporate formal and informal open spaces.

6.40

The Green Belt Assessment (September 2017) advises that the “Council has sought to
prioritise development potential outside of the Green Belt in preference to releasing
Green Belt land.” The Council have considered a range of sources in this respect
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Appendix 5:

Joint Cambridge City and South
Cambridge Local Plan Inspector’s
Initial Findings

LOCAL PLAN EXAMINATIONS
CAMBRIDGE CITY and SOUTH CAMBRIDGESHIRE
INSPECTOR: Laura Graham BSc MA MRTPI
ASSISTANT INSPECTOR: Alan Wood MSc FRICS
PROGRAMME OFFICER: Gloria Alexander
Tel: 07803 202578
email: programme.officer@cambridge.gov.uk / programme.officer@scambs.gov.uk
Our Ref:
Your Ref:

CCC/SCDC/Insp/Prelim

20 May 2015
Mrs S Saunders
Planning Policy Manager
Cambridge City Council
Mrs C Hunt
Planning Policy Manager
South Cambridgeshire District Council
Dear Mrs Hunt and Mrs Saunders
Cambridge City Local Plan Examination and
South Cambridgeshire District Local Plan Examination
At the Joint Pre Hearing Meeting we indicated that we would advise you of any serious
concerns as soon as possible, rather than waiting for the end of the examinations
hearings. Having now held hearing sessions on issues relating to the development
strategy, Green Belt, transport and housing delivery, we have identified some issues
which we consider need to be addressed at an early stage. In accordance with the
wishes of the Councils, and the general guidance for civil servants regarding
controversial issues in the pre-election period, we have not been able to provide this
letter at an earlier date. These comments should be considered as preliminary
conclusions and are made without prejudice to the content of our final report.
Overall development strategy
The Cambridge and South Cambridgeshire Sustainable Development Strategy Review
(SDSR)(RD/Strat/040) states that “the main aim of the existing development strategy
in adopted plans is to enable genuinely sustainable development that balances
economic, social and environmental needs”. It notes that this is the central purpose of
the planning system as set out in the National Planning Policy Framework, and that
existing development plan proposals which remain deliverable will be carried forward
into the updated plans. It further states that the question for the (local plan) reviews
is the extent to which additional (our emphasis) development allocations contribute to
this overarching objective.
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Section 4 of the SDSR outlines the existing approach to the location of development
and considers how each of the options performs against the sustainability
considerations set out in section 3 of the document. Amongst other things it is noted
that locating development on the urban edge has significant advantages in
sustainability terms and that key considerations in assessing the suitability of specific
locations will be any potential conflict with Green Belt purposes and the deliverability of
infrastructure improvements. The consideration of new settlements finds that
“depending on their overall scale new settlements should be sustainable due to their
self- containment…” However, the assessment notes the various challenges to the
delivery of self-contained settlements and that out-commuting to workplaces and other
facilities and services is likely.
The National Planning Policy Framework affords a high degree of protection to the
Green Belt. The letter from Nick Boles MP to Sir Michael Pitt dated 3 March 2014 notes
that it has always been the case that a local authority could adjust a Green Belt
boundary through a review of the Local Plan. The letter goes on to state that it must
always be transparently clear that it is the local authority itself which has chosen this
path. In the case of Cambridge City and South Cambridgeshire District the two
authorities have individually and jointly undertaken a review of the inner Green Belt
boundary during the course of plan preparation and concluded that a very small
number of sites should be released to meet housing and employment needs.
A number of respondents have questioned the methodology employed in the Green
Belt Review and we have found it difficult, in some cases, to understand how the
assessment of ‘importance to Green Belt’ has been derived from the underlying
assessments of importance to setting, character and separation. For example, sector
8.1 is given a score of ‘high’ with regard to importance to setting, and ‘medium’ with
regard to importance to both character and separation, but the importance to Green
Belt is then scored as ‘very high’. Sector 8.2 is given a score of ‘low’ for importance to
both setting and character, and ‘negligible’ in relation to separation but yet is given an
overall score of ‘medium’. These areas are referenced only as examples of the
methodology, not as any indication that we consider that they are suitable for
development.
Whatever the shortcomings of the Green Belt Review may be, the Councils accept that
it does not take account of the need to promote sustainable patterns of development,
as required by paragraph 85 of the National Planning Policy Framework. In response to
our question on this point under Matter 6Aiii, the Councils indicated that this
requirement had been taken into account in the wider evidence base across a range of
documents. Following a further request the Councils provided a more detailed Note of
where this information could be found. The Note provides more detailed references
across a significant number of documents, but this kind of paper trail does not aid clear
comprehension and we have found it difficult to understand how the various
dimensions of sustainable development were assessed in accordance with the
requirements of paragraph 85 of the National Planning Policy Framework.
It might be expected that such an exercise would be carried out through the SEA/SA
process. However, larger releases of Green Belt land to meet development needs were
rejected at an early stage in the process of sustainability appraisal. No further
consideration was given to a number of proposals for development on the urban edge
on the grounds that these could not be considered as reasonable alternatives. Bearing
in mind the conclusions of the SDSR and the apparent shortcomings of the Green Belt
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Review (see above) we have significant concerns regarding the robustness of the
SEA/SA process.
The assertion that 55% of the housing requirement of both Councils from 2011 to 2031
will take place in the urban area or the edge of Cambridge can only be demonstrated
by including commitments carried forward from previous Plans. If the allocations that
are new to these Plans are considered, then the figures, taken from paragraph 2.21 of
the South Cambridgeshire Local Plan, are as follows:
Sites in the urban area
Sites on the edge of the urban area
New Settlements
Villages

3,324
530
4,370
895

36%
6%
48%
10%

A situation where almost half of new allocations are at the third tier of the sequence
does not appear to support the contention that the Plans accord with the SDSR.
Of course, the SEA/SA process is not a wholly mechanistic one, as much depends on
the weight to be given to the various dimensions of sustainability. It may be that the
Councils take the view that protection of the Green Belt should outweigh other
considerations. In our view, however, the way in which weight has been attributed in
coming to that decision should be clearly set out without the need to trawl through so
many documents. In addition, if the Green Belt is to be protected, the plans should
make it clear that the Sustainable Development Strategy will not be pursued beyond
the completion of existing commitments and the very limited releases of Green Belt
proposed through the Plans currently under examination.
Furthermore, if development is to be directed to new settlements rather than the edge
of the urban area, it needs to be clear that the challenges of making such development
as sustainable as possible have been addressed, in particular infrastructure
requirements and sustainable transport options. Evidence presented to the
Examination so far indicates that there is a significant funding gap in relation to
infrastructure provision. In some cases, the ways in which infrastructure requirements
will be met are still at a very early stage of consideration. For example, at the hearing
into Matter 7 it was suggested that the segregated bus link to serve proposed
development at Bourn Airfield (policy SS6) may be pursued via an off-line route, but
little work has yet been done on the feasibility of, or options for, such a scheme. The
likely difficulties of land assembly, apart from any other considerations, could well have
significant implications for cost and timing which are as yet unknown. We are aware
that this development is not expected to come forward until the latter part of the plan
period (post 2022) and that an AAP is to be prepared. Nonetheless, the lack of
evidence available at this stage does not provide any reassurance that the Plans will
deliver sustainable development bearing in mind the reservations expressed in the
SDSR. It was also suggested that some development could come forward at Bourn in
advance of the provision of the segregated bus route but the Councils were unable to
say how much could be provided in advance of the infrastructure requirements
identified in Policy SS6.
To summarise, we are concerned that an apparent inconsistency between the SDSR
and the Plans’ reliance on meeting development needs in new settlements may lead to
a finding of unsoundness. Without further work we are not confident that we could
recommend modifications to overcome these concerns.
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Objectively assessed need for new housing
The SHMA methodology for assessing the need for new housing is not entirely
consistent with Planning Practice Guidance, as it does not use national household
populations as the starting point for the assessment. However, the Councils have
explained that the national household projections for the Cambridge area are
implausibly low due to the migration methodology used. A number of representors
have concurred with this view, even though they may not agree with the final figures in
the SHMA assessment (14,000 new homes in Cambridge City and 19,000 in South
Cambridgeshire). Alternative assessments of need, using different methodologies,
have been promoted by some representors and these indicate that the level of need
may be around 43,000 new homes across the two authorities. Planning Practice
Guidance notes that no single approach will provide a definitive answer. In these
circumstances, it may be concluded that the SHMA Assessment is at the lower end of
the likely range of possible levels of need to 2031. However we are concerned, in
particular, that the Councils approach to the establishment of the full objectively
assessed need has not fully taken into account the advice in the Planning Practice
Guidance regarding market signals, particularly in relation to affordability.
From the discussion at the hearing, it seems to be generally accepted that there is a
chronic shortage of affordable housing in Cambridge, even taking into account the
Councils’ recent updating of the SHMA following the review of the housing registers.
There is no evidence before us that the Councils have carried out the kind of
assessment of market signals envisaged in the Guidance; or considered whether an
upward adjustment to planned housing numbers would be appropriate. It is not, in our
view, adequate simply to express doubts as to whether such an upward adjustment
would achieve an increase in the provision of affordable housing (which appeared to be
the approach taken by the Councils at the hearing), or to suggest, as in the Councils’
Matter 3 Statement, that this could only be tackled across the HMA, rather than in
individual districts. There should be clear evidence that the Councils have fully
considered the implications and likely outcomes of an upward revision in housing
numbers on the provision of affordable housing.
The DCLG 2012-based household projections were published in late February 2015
after the relevant hearing had taken place and notwithstanding the comments in your
Matter 3 statement that these projections would not have any implications for
objectively assessed housing need, we are asking you to consider whether the 2012
based household projections suggest a different level of need and if so, how big is the
difference and does it indicate that further modifications should be made to the Plans.
We will also be seeking the views of those who made relevant representations on this
issue.
Conformity with Revisions to National Planning Policy
You will be aware of two recent Written Ministerial Statements (WMS). The WMS by
Brandon Lewis MP dated 28 November 2014, and consequential amendments to
Planning Practice Guidance, has implications for the provision of affordable housing on
small sites (less than 10 dwellings). Aspects of Policy 45 of the Cambridge City Local
Plan and Policy H/9 of the South Cambridgeshire Local Plan do not appear to accord
with the WMS.
The WMS dated 25 March 2015 by Eric Pickles MP, Secretary of State for Communities
and Local Government, details Government Policy in relation to, amongst other things,
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Housing Standards and car parking provision. Policies 27, 50, 51 of the City Plan and
Policy H11 of the South Cambridgeshire Local Plan do not appear to accord with the
WMS. This is not intended to be an exhaustive list of policies which may be affected by
both of the WMS and we are therefore inviting the Councils to undertake a rigorous
audit of both plans and propose modifications to ensure compliance with both WMS.
Next steps
In the circumstances, we consider that the best course of action would be for the
Examinations to be suspended while the Councils revisit the sustainability appraisals so
as to appraise all reasonable alternatives (including sites on the urban edge) to the
same level as the preferred option, and to suggest modifications based on that work.
For the avoidance of any doubt this letter should not be interpreted as an indication
that further releases of Green Belt land would be necessary to ensure soundness. We
envisage that further modifications would either align the plans with the SDSR; or
more fully explain the reasons for departing from that Strategy together with a clearer
and more fully evidenced explanation of how the challenges of delivering sustainable
development in the proposed new settlements will be met. During the suspension
further work could be undertaken on the other issues raised in this letter.
We recognise that the Councils will be disappointed by these preliminary conclusions
but we look forward to hearing how you wish to progress together with a timetable for
undertaking the further work identified, including any periods of public consultation.

Laura Graham
Alan Wood
Inspectors
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