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Matter 6 – Green Belt
1. In relation to the Green Belt the overall issue is ‘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?’ In regard to these matters it will be argued that the Council’s Green Belt assessment
of the land at Hollands Farm, Bourne End is flawed. That the site makes a very important
contribution towards Green Belt purposes and therefore the exceptional circumstances to
justify the release of this site cannot be met. The exceptional circumstances also do not
exist due to other sustainability issues relating to the site including flood risk, access issues,
and the site providing the setting for the Hedsor and Riverdale Conservation Area and the
semi-rural area at Hawks Hill/Harvest Hill and so should not be released for development
as there would be very significant detrimental environmental impacts if this did occur.
2. The analysis below addresses each of the questions which the Inspector has asked to be
addressed.
Matter 6 1. Are the Green Belt Assessments (GB1 and GB2) soundly based, justified
and consistent with national policy?
3. In order to be soundly based, justified and consistent with national policy, Green Belt
assessments must give an accurate assessment of the contribution which particular sites
make to Green Belt purposes. It will be demonstrated in this written statement that this is
not the case with regard to the GB1 and GB2 assessments relating to Hollands Farm in
Bourne End.
4. The first assessment was undertaken by Arup (March 2016) (GB1) and considered the
Green Belt in the whole of Buckinghamshire and contained an assessment of broader
areas. This was then followed by the more detailed assessment of particular sites, which
has issued in its final form in the Green Belt Part 2 Assessment (GB2) in September 2017.
5. The land at Hollands Farm falls within the area defined as 58a in the GB1 assessment, with
the overall area also including land to the south of Hedsor Road which does not form part
of the proposed Hollands Farm site allocation. The scores for this area against the Green
Belt purposes were as follows:
1.
2.
3.
4.

To check the unrestricted sprawl of large built-up areas – Fail: Score 0;
To prevent neighbouring towns from merging: score 0;
Assist in safeguarding the countryside from encroachment: score 3
To preserve the setting and special character of historic towns: Score 0
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6. The part 1 Assessment states concerning this area that ‘it is notable that it only meets
Purpose 3, restricting development in areas of largely rural, open land.’ (para 6.4.43) It is
stated that: ‘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,’ (para 6.4.44).
7. With regard to the sub area at Holland Farm, which is referred to as RSA-19, it is stated
that it ‘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.’ The recommendation
therefore stated that this area ‘could be considered further.’ (p137)
8. The Part 2 Assessment of the Holland Farm site (page 9 of Appendix GB1 Individual Site
Assessments – Steps 2 & 3) gives slightly different scores to the Part 1 Assessment
covering the broader area. The scores for the Hollands Farm site against the purposes of
including land in the Green Belt are as follows:
1. To check the unrestricted sprawl of large built-up areas – Fail: Score 0;
2. To prevent neighbouring towns from merging: score 0;
3. Assist in safeguarding the countryside from encroachment: score 2
4. To preserve the setting and special character of historic towns: Score 0
9. With the overall assessment being that the ‘site scores relatively weakly against NPPF
purposes.’
10. In response to the question ‘Would the removal of the site from the Green Belt be
acceptable with regards to the general extent of the Green Belt?’ the response is: ‘Site is
bounded on three 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.’
11. The Landscape Appraisal section (p11) states: ‘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.’
Response to these Assessments
12. The assessment which has been completed in GB1 and GB2 is very subjective and has
not accurately and robustly assessed the contribution of the land at Hollands Farm, in
relation to any of the purposes of including land in the Green Belt, as shown by the analysis
below:
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1. To Check the unrestricted sprawl of large built up areas
13. In relation to the comment that this site is not located on the edge of an identified large
built up area, this is clearly wrong. The two closest sub areas that have been assessed at
52 (b) and 58(b) are both judged to be at the edge of the large built up area of High
Wycombe. This clearly also applies to Hollands Farm as there is virtually continuous
development along the Wye Valley from High Wycombe, through Loudwater; Wooburn
Green; Wooburn; Cores End and Bourne End, with the only break of around 200 metres
being at Wooburn Park. The land at Hollands Farm is a significant area of open space on
the edge of the densely developed areas of Bourne End and Cores End. To the east,
however, is the Hawks Hill/Harvest Hill area which has a totally different character and
which the Council describe in the current Local Plan 2011 (adopted 2004) as having ‘a
semi-rural nature, surrounded and dominated by open countryside which is in the Green
Belt and Area of Attractive Landscape (AAL).’ It is clear therefore that the site is located on
the edge of the urban area.
14. To give a score of 0 is therefore wrong.
2. To prevent neighbouring towns from merging

15. The score given for the land at Hollands Farm is again 0. However, for land on the south
side of Hedsor Road, (Site Ref SBE0054), the score given against this objective is 5, which
is the highest possible, and the comments on the score are: ‘Site forms an essential gap
between the settlements of Bourne End and Cookham, and additionally has
irregular/inconsistent border features on one side.’ However, Hollands Farm forms part of
the same green wedge as the land on the south side of Hedsor Road and its development
would significantly reduce the gap between Cores End/Bourne End and Cookham.
16. Again a score of 0 is clearly wrong.
3. To protect the countryside from encroachment
17. The GB2 assessment gives the low score of 2 for the Holland Farm site and justifies this
by stating that the ‘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.’
18. This is a grossly unfair assessment. Google street view shows the view looking west from
Heaven’s Lea road across the Green Belt land at Hollands Farm towards the urban area of
Bourne End to be as shown in the image below. The urban components are very
insignificant and the overwhelming impression is of a rural area.
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19. Similarly the view looking the opposite way westwards from the public right of way that
crosses the Hollands Farm site towards the semi-rural area at Hawks Hill/Harvest Hill,
gives the overwhelming image of a rural area, as shown in the photograph below.
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20. The site also forms a very important role in the rural character of the area when viewed
from the public right of way between Flackwell Heath and Bourne End, as shown in the
photograph below, which was taken on Wooburn Hill looking towards the site from the
viewpoint marked with a star on the OS map extract. It will be seen that the site has a very
strong rural character and that the existing residences at Hedsor Road are largely screened
by trees.
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21. It is evident from this photograph that Hedsor Road has very little presence when viewed
from this important recreational route and that the Hollands Farm site forms part of what is
viewed as a continuous area of countryside extending to the south. If the Hollands Farm
site is developed for 467 homes as currently proposed, the view instead would consist
predominantly of urban sprawl. It is noteworthy in this respect that the GB2 report gives no
indication of an assessment of the impact on particular viewpoints from which the Green
Belt sites are visible. This is serious omission and means that the impact on the openness
of the Green Belt, particularly those locations where the impact of development would be
most conspicuous have not been assessed. This and the view from Heaven’s Lea also
rebuts the claim that the Hollands Farm site is contained and effectively enclosed within the
settlement footprint of Bourne End/Wooburn with little linkage to the wider countryside.
22. It is therefore considered that removal of the Hollands Farm site from the Green Belt and
its development would have a very significant adverse impact on safeguarding the
countryside from encroachment.
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4. To preserve the setting and special character of historic towns
23. It is acknowledged that the Hollands Farm site does not adjoin an historic town. However,
it does adjoin the Hedsor Road which is part of the Hedsor and Riversdale Conservation
Area and also forms part of the setting of Hedsor Park, which is a registered park of historic
interest. In this respect the Council’s draft Riversdale and Hedsor Road Conservation Area
Appraisal, on which the Council consulted in September/October 2017) strongly
emphasised this point indicating significant views from the Hollands Farm site towards the
Conservation Area and stating on page 13 that ‘several of the significant views from these
footpaths are indicated on the conservation area map but of course they are not exhaustive.
They do, however, indicate that much of the conservation areas’ character and setting come
through the rural views from the fields that form its open countryside context in which the
linear development of Area A [Hedsor Road] sits.’1 It does therefore perform an important
role in maintaining the setting of these historic assets.
24. The land at Hollands Farm does therefore make an important contribution to Green Belt
purposes, which has not been properly taken into account in the Council’s assessment and
its conclusion that the ‘parcel scores relatively weakly against NPPF purposes.’ The
significant shortcomings in the assessment of the Hollands Farm site undermines the
credibility of the GB1 and GB2 assessments and leads to the conclusion that the
assessment is not soundly based.
Matter 6 1a) Can the need for housing and employment development be
accommodated on deliverable sites within settlement without releasing land from
the Green Belt and Matter 1b) Has the capacity of areas within settlement to
accommodate growth been robustly assessed and what were the conclusions?
25. The indications are that more could be done to accommodate development on deliverable
sites within settlements without releasing land from the Green Belt. For example, there is
the Glory Mill site at Glory Park Avenue in Wooburn Green a large part of which is currently
undeveloped. The Council has been seeking to retain this site for employment but it could
potentially accommodate 110 dwellings. The Council previously refused permission for 110
dwellings (14/075024/OUT), but the site is currently subject to a further application for the
same number of dwellings (17/06279/OUT) on which the applicant has appealed against
non determination. There are likely also to be other sites which could similarly
accommodate more development.
26. Potentially also more development could be accommodated on non Green Belt sites in
neighbouring districts through the duty to cooperate. Avoiding development on the
Hollands Farm site in this way would also be beneficial in addressing the Sequential Test
by avoiding development in areas of flood risk.
Mysteriously the final version of the Riversdale & Hedsor Conservation Area Appraisal (February 2018) has
removed this text.
West Waddy ADP LLP
8
1

The Malthouse • 60 East St Helen Street • Abingdon • Oxfordshire • OX14 5EB
01235 523139 • enquiries@westwaddy-adp.co.uk • www.westwaddy-adp.co.uk

Matter 6 1 c) How were the removal sites identified and assessed? And 6 1 d) Was an
assessment undertaken of the contribution of each of the removal sites to the Green
Belt purposes and what were the conclusions?
27. This was done through the GB1 and GB2 assessments, assessing the sites against Green
Belt purposes. However, judging from the assessment of the Hollands Farm site as outlined
in the response to Matter 1 the assessment was subjective; took no account of the visibility
of sites from viewpoints outside of the site and was therefore not fit for purpose.
Matter 6 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?
28. The release of sites from the Green Belt appears to be consistent with the conclusions of
the review as those sites which are to be released are those which the assessment judged
to make little contribution to Green Belt purposes. However, the assessment in relation to
the Hollands Farm site at Bourne End was fatally flawed as it judged that the site made no
or minimal contribution to the purposes of including land in the Green Belt, when in fact it
makes a very important contribution to Green Belt purposes.
29. The proposed releases are not therefore soundly based as the NPPF states that ‘The
Government attaches great importance to Green Belts. The fundamental aim of Green Belt
policy is to prevent urban sprawl by keeping land permanently open; the essential
characteristics of Green Belts are their openness and permanence,’ (para 79). By
proposing to remove land from the Green Belt at Hollands Farm that makes a significant
contribution to all five purposes of including land in the Green Belt, the proposal is
inconsistent with Government policy and therefore unsound. By definition a proposal that
conflicts with Government policy cannot be justified as it cannot be ‘the most appropriate
strategy when considered against the reasonable alternatives,’ (para 182).
Matter 6.3 Do the exceptional circumstances exist to justify the proposed revision of
the Green Belt boundaries? Matter 6.4 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?
30. The Council acknowledges in paragraph 4.11 of the Local Plan that ‘given the importance
attached to the Green Belt, the requirement to meet the objectively assessed need for
development does not on its own constitute exceptional circumstances to releasing land
from the Green Belt. The impact of development on the purposes for why land was included
in the Green Belt, together with the sustainability of the location and the site, and the
deliverability of the site are also relevant.’
31. The land at Hollands Farm makes a very important contribution to the five purposes of
including land in the Green Belt; it is also subject to flood risk, particularly the main access
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from Hedsor Road which is in Flood Zone 3a; development would also adversely impact on
the Hedsor and Riversdale Conservation Area as the access would be within the
Conservation Area as would the highway improvements to the narrow Hedsor Road. The
residential development of 467 dwellings would also significantly and detrimentally affect
the setting of the Conservation Area, including important views identified in the Council’s
draft Conservation Area Appraisal (October 2017) and the semi-rural area at Hawks
Hill/Harvest Hill. There are also significant issues relating to the deliverability of the site as
the proposed accesses identified in policy BE2 involve access through areas of significant
flood risk and to counter this Catesby Estates (Objector Ref 1168) who are the identified
developer, are proposing an access onto the narrow and rural Heaven’s Lea. The release
and development of the Hollands Farm site cannot therefore meet the Council’s own
definition of what constitutes exceptional circumstances justifying release from the Green
Belt. The exceptional circumstances to justify the release of the Hollands Farm site from
the Green Belt do not therefore exist.
Conclusion
32. The GB1 and GB2 assessment do not accurately assess the contribution that the Hollands
Farm site at Bourne End makes to the Green Belt. The site constitutes an attractive area
of countryside that contributes to all five Green Belt purposes. In particular important
receptors of the site include users of the public right of way that crosses the site; users of
Heaven’s Lea that runs along part of the eastern boundary of the site and users of the public
right of way between Flackwell Heath and Cores End from which the site is very prominent
as an attractive area of countryside which would be completely lost if the Hollands Farm
site is developed.
33. It is considered that there are alternative sites available to accommodate the development
proposed on this site such as the Glory Mill Park Avenue in Wooburn Green and potentially
sites that could be identified through the duty to cooperate.
34. The release of the site from the Green Belt would not meet the Council’s own definition of
the exceptional circumstances needed to justify release, as the site makes a significant
contribution to all five Green Belt purposes and its release would not constitute sustainable
development due to flood risk, transport, access and heritage issues relating to its
development.
35. The proposed release is not therefore justified, effective or consistent with national policy.
It is therefore unsound and the Holland Farm site should retain its Green Belt status.
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