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Examination statement from the Chilterns Conservation Board
Introduction
1. The Chilterns Conservation Board is grateful for the opportunity to participate at the
Wycombe Local Plan examination.
2. The Chilterns Conservation Board (CCB) is a statutory body established in 2004 under
the provisions of the Countryside and Rights of Way Act 2000 to promote the
conservation and enhancement of the Chilterns Area of Outstanding Natural Beauty
(AONB) and increase the understanding and enjoyment by the public of the special
qualities of the AONB. Further information about the Board and our role is set out in
Appendix 1.
3. An Area of Outstanding Natural Beauty is an outstanding landscape whose distinctive
character and natural beauty are so precious that it is in the nation’s interest to
safeguard them. The Chilterns AONB was designated in 1965. Its special qualities
include the steep chalk escarpment with areas of flower-rich downland, woodlands,
commons, tranquil valleys, the network of ancient routes, villages with their brick and
flint houses, chalk streams and a rich historic environment of hillforts and chalk figures.
4. Our statement addresses Inspector’s questions 1 c, d, e, f, h, m, n and q of Matter 7.
5. The Chilterns Conservation Board seeks amendments to modify or delete allocations
that affect the Chilterns AONB

Q1. Are the following allocations soundly based and is there evidence
that the development of the sites is viable and deliverable?
The allocations are not sound, because they are not consistent with national policy, for
the reasons set out below:

2

c)

HW6 Gomm Valley and Ashwells

It is regrettable that the Gomm Valley was not included within the AONB when the
boundary was reviewed in 1990. It remains of high landscape value, and any
development must be sympathetic to this high quality and the role of the land in the
setting of the Chilterns AONB.
The illustrative layout shows mixed development (mainly residential parcels) and areas
that would be left open and undeveloped. Care is needed to take proper account of the
setting of the AONB and the likely implications arising from any development in terms
of views out of, and back to, the AONB. AONB setting should be identified as a key
development principle in the placemaking part of the policy at either a) or b).
Paragraph 5.1.39 correctly identifies this as a prominent and sensitive location with a
number of long and near distance views of the site. The policy should also recognise
that the site is in the setting of the Chilterns AONB and apply the advice in the
Chilterns Conservation Board’s Position Statement on Development in the Setting of
the Chilterns AONB. There will be effects on the AONB from the housing, business
and new school and the proposed spine road affecting views in and out of the AONB.
The setting of the Chilterns should be valued and protected by ensuring development
adjacent to the AONB respects its national importance (Chilterns AONB Management
Plan). The proposal needs to be carefully assessed to ensure that it conserves and
enhances the natural beauty and landscape character of the AONB.
Development of the site appears to be at odds with the Buckinghamshire Green
Infrastructure Delivery Plan (Aug 2013, and repeated in the Local Plan SA at page 78)
in which the Gomm Valley is an identified part of the existing green infrastructure
network (see map overleaf).
Development will undermine the role of the Gomm Valley as a wildlife corridor linking
to the Chilterns Beechwoods SAC and Millfield Wood SSSI, and a green finger linking
the AONB north of Wycombe through Terriers Farm, King’s Wood, Gomm Valley and
out to the AONB east of Wycombe. Applying the Lawton Principles (Making Space for
Nature, DEFRA, 2010) would see more, bigger and better-joined up protected areas.
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Wycombe Area Green Infrastructure Proposals Map
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Recommended changes HW6:
AONB setting should be identified as a key development principle in the placemaking part
of the policy at either a) or b).
Residential parcel 2 should be deleted because it is visible from a key AONB viewpoint
and is too near the chalk grassland SSSI which should have a wider buffer. This land
would be better as a forest garden for the new primary school next door.
Greater priority to protecting and delivering a green corridor and ecological connectivity,
including deleting parcels 7 and 8 and addressing severance by the existing and planned
new roads.
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d)

HW7 Terriers Farm and Terriers House

As with other previously reserved sites, the Board does not object to this allocation in
principle but the details need to be right.
The site is immediately adjacent to the AONB and great care is needed with the treatment
on the edges of the site. Views out of, and into, the AONB must be carefully treated and
the implications arising from the development should be properly addressed.

Development of the site appears to be at odds with the Buckinghamshire Green
Infrastructure Delivery Plan (Aug 2013, and repeated in the Local Plan SA at page 78) in
which the Terriers Farm is an area for proposed habitat connectivity as part of the
green infrastructure network (see map reproduced on page 4 earlier in this statement).
Development of Terriers Farm as shown on the illustrative layout with major residential
parcels on the west and formal open space to the east will undermine the wildlife corridor
linking the AONB north of Wycombe at Grange Farm, through Terriers Farm, King’s Wood,
Gomm Valley to the AONB east of Wycombe.
The new road proposed from the A404 would cut through a small woodland. The loss of
this mature woodland to a new road would be detrimental. It would break the wildlife
corridor. The woodland trees are mature, a mix of high beech forest with some oak and
holly.
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This is an aerial photograph of the wood:

Source: Googlemaps

This is the woodland as seen behind Willow Close:

Source: Google streetview
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The wood is of some considerable age, it is shown on the 1812 OS map as a woodland:

Crown Surveys – Part of St Johns Wood showing brickworks

Source of both plans: Research by Frances Kerner, June 2018
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The woodland parcel is classified as Priority Habitat (broadleaved woodland), and appears
on the National Forest Inventory, see map below:

Source: http://magic.gov.uk/MagicMap.aspx

Recommended changes HW7:
Greater priority to protecting and delivering a green corridor and ecological connectivity.
Reduce residential areas and address ecological severance to King’s Wood caused by the
existing A404 and the planned new estate roads.
Delete new road access from A404.
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e)

HW8 Land off Amersham Road including Tralee Farm, Hazlemere

This site is in the setting of the AONB and contains historically important habitat of
significance to the AONB. The area of Traditional Orchard – a Priority Habitat on the site
should be preserved and protected, not developed. There are also three areas of
Traditional Orchard in the adjacent Chiltern District Council proposed allocation.

Source of both: http://magic.gov.uk/MagicMap.aspx

Traditional Orchard is a key focus for the Chalk, Cherries and Chairs Landscape
Partnership Scheme, a current Heritage Lottery Funded project run from the Chilterns
Conservation Board. This cherry orchard habitat should be restored and extended to
contribute to the Chalk Cherries and Chairs project, there is good potential for net gain to
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be delivered here. See http://www.chilternsaonb.org/about-chilterns/landscapepartnership-scheme.html. Research should be carried out on the history and culture of
traditional orchards on this site using historical mapping and local history (see for example
https://www.holmergreen.info/history). Already orchard land has been lost near the site
(evident in place names Orchard Way, Orchard Park). No more should be lost. The focus
should be on joining up and restoring the orchards. The north eastern rectangular
residential parcel should be reduced in size to allow a swathe of habitat restoration and
connection with the parcel of traditional orchard next door on the site allocated in the
emerging Chiltern Local Plan. This will provide a comprehensive approach to development
and biodiversity net gains (NPPF para 109).
Traditional Orchards are addressed in the AONB Management Plan:
Decline of cherry orchards
14. The once large number of cherry orchards continues to decline to the point they
are now a fast vanishing feature of the landscape. There is a growing interest in
conserving and restoring some of the best examples to ensure this element of the
traditional Chilterns rural scene is not lost and forgotten.
Policy L1 The overall identity and character of the Chilterns should be recognised and
managed positively.
The main characteristics of the Chilterns landscape have been created by human
intervention. In most cases they need to be managed actively in order to
retain those qualities or restore natural characteristics which are in decline e.g. chalk
downland, hedgerows, ancient woodlands, chalk streams, traditional cherry and apple
orchards.
Recommended changes HW8:
On the illustrative layout, re-shape the north eastern rectangular residential parcel to allow
a swathe of habitat restoration and connection with the parcel of traditional orchard next
door on the site allocated in the emerging Chiltern Local Plan.
Amend the policy text to read:
3. a) Provide access to, and retain and expand the existing traditional orchard within
the north east of the site, connecting it to neighbouring area of priority habitat;
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f)

HW9 Part of Greens Farm, Glynswood, Green Hill, High Wycombe

This site is in the Chilterns AONB. It is in the sensitive historic landscape of the
Hughenden Valley, adjacent to the National Trust estate and is visible from the Disreali
monument. It functions successfully as a wildlife and landscape buffer between the
northern edge of the built form of High Wycombe and the tranquil attractive dry valley
belonging to the National Trust. Allocating this sensitive greenfield AONB site for 50
dwellings does not give great weight to the AONB (NPPF para 115, now 172) nor does it
demonstrate regard to conserving and enhancing the natural beauty of the AONB
(Countryside and Rights of Way Act 2000 sec 85). It is likely to constitute major
development in the AONB.
The triangle of scrub land to the east of the footpath is particularly alive with wildlife in the
summer and there should be no building or formal play equipment here. Development here
will not further the conservation and enhancement of the AONB.
Public footpath and proposed access point to the site at Glynswood:
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Views across the site to the Hughenden Valley:
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View to the Disreali Monument on the opposite side of Hughenden Valley. The Glynswood
site is visible from this National Trust memorial, which a linked by a waymarked trail to
Hughenden Manor. Development would appear as creeping up the sloping sides of the
Hughenden Valley and could cause light pollution:

National Trust land borders the site providing popular footpaths with higher land affording
fine views:
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Stunning tranquil landscape of adjacent National Trust dry valley:

Recommended changes HW9:
Delete allocation
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h) HW11 Clay Lane, Booker
Residential development on the southern side of the M40 constitutes urban sprawl of High
Wycombe beyond the clear physical barrier of the motorway. It sets an undesirable
precedent likely to lead to further encroachment into the open countryside. References to
residential densities that create a ‘gateway’ to Booker from the north are inappropriate.
Assessment of the cumulative effects of HW11, HW16, HW17 and RUR11 on the Chilterns
AONB and against SA objectives should be undertaken, and whether they constitute major
development to which NPPF para 116 would apply.
Recommended changes HW11:
Delete residential use and consider for an alternative non-residential use. Remove concept
of a gateway with associated appropriate densities, instead retain and enhance this site as
part of the rural realm in the setting of the AONB.

m) HW16 Wycombe Air Park
The Airpark is inset from the Chilterns AONB and is in the setting of the AONB. The HW16
policy text fails to recognise or refer to this.
Employment uses, once removed from the Green Belt, could involve buildings of
significant bulk and height. Paragraph 5.1.126 refers to proposals needing a landscape
impact assessment, this should be corrected to Landscape and Visual Impact
Assessment. The proposed B1, B2 and B8 employment uses will lead to increased travel,
including HGVs, through the roads of the AONB.
Recommended changes HW16:
The HW16 policy text should refer to the setting of the AONB.
Paragraph 5.1.126 refers to proposals needing a landscape impact assessment, this
should be corrected to Landscape and Visual Impact Assessment.

n) HW17 Land Adjoining High Heavens Household Recycling Centre
This site is within the Chilterns AONB. Low density yard based uses are unlikely to
conserve and enhance the natural beauty of the Chilterns AONB. Great weight should be
given to this (NPPF para 115, now 172). The allocation offers nothing in the way of
biodiversity or landscape character enhancements, or improving the experience for visitors
or users of the rights of way network. Additional traffic is likely to be generated by new
yards, as well as noise, air, water and light pollution.
The expansion of development on the far side of the M40 from High Wycombe is
undesirable, unsustainable and is likely to lead to pressure for other fields in the AONB
south and east of Clay Lane to be developed.
The proposals need to be assessed in conjunction with Bucks County Council’s emerging
allocation in the Minerals and Waste Local Plan. Assessment of the cumulative effects of
HW11, HW16, HW17, RUR11 and the Bucks Minerals and Waste Local Plan proposals at
High Heavens should be undertaken, assessing for impact on the Chilterns AONB,
whether constitutes major development in the AONB (if so should be refused under NPPF
para 116 now 172 unless tests are met), and against SA objectives.
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Recommended changes HW17:
Delete allocation, does not conserve and enhance AONB.
Or at the least correct the text in para 5.1.128 which implies that the site is in the setting of
the AONB, it is in the AONB:
“which respects the site’s location within the Chilterns Area of Outstanding Natural
Beauty setting.”
and
HW17 criterion 4 correct to:
“4. Provide a full Landscape and Visual Impact Assessment.”

q) HW21 Land at Queensway, Hazlemere
This site is in the Chilterns AONB. A cemetery use would only be appropriate if it conserve
and enhances the AONB (NPPF para 115, now 172). A new cemetery is likely to involve
buildings, car parking, formalised tree planting, paths, benches, headstones and plaques.
A natural burial ground with a less formal character is likely to be more appropriate, and
use of planting which links to wider ecological corridors including the woodland west of the
A404 and the via the golf course to the important expanse of Chilterns ancient woodland at
Penn and Common Woods.
Recommended changes HW21:
Refer to Chilterns AONB as well as Green Belt in the policy text. Insert requirements for
proposals to conserve and enhance the AONB, and enhance ecological corridors.
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Conclusion
National policy in the NPPF is clear that “Plans should allocate land with the least
environmental or amenity value” (para 110, now 171), that major development should be
refused other than in exceptional circumstances and where it can be demonstrated that
the development is in the public interest, and that “Great weight should be given to
conserving landscape and scenic beauty in National Parks, the Broads and Areas of
Outstanding Natural Beauty, which have the highest status of protection in relation to
landscape and scenic beauty” (para 115, now 172, which also adds “enhancing”). The
revised NPPF adds a new instruction regarding the AONB “The scale and extent of
development within these designated areas should be limited.”
The Wycombe Local Plan’s proposed allocations at High Wycombe do not give sufficient
weight to the AONB and its setting. It does not deliver on the objective to ‘Cherish the
Chilterns’, and is inconsistent with policies DM30 on the Chilterns AONB and DM32(d)
“Views and vistas, both from and towards the site, paying particular attention to hilltop and
skyline views…”.
The Chilterns Conservation Board is grateful for the opportunity to make these
representations at the Examination.
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Appendix 1: About Us

The Chilterns Area of Outstanding Natural Beauty
The Chilterns AONB was designated in 1965 for the natural beauty of its landscape and its
natural and cultural heritage. In particular, it was designated to protect its special qualities
which include the steep chalk escarpment with areas of flower-rich downland, woodlands,
commons, tranquil valleys, the network of ancient routes, villages with their brick and flint
houses, chalk streams and a rich historic environment of hillforts and chalk figures.
Chilterns Conservation Board
The Chilterns Conservation Board is a statutory independent corporate body set up by
Parliamentary Order in 2004 under the provisions of Section 86 of the Countryside and
Rights of Way (CRoW) Act 2000.
The Board has two statutory purposes under section 87 of the CRoW Act:
a)
To conserve and enhance the natural beauty of the AONB; and
b)
To increase the understanding and enjoyment by the public of the special
qualities of the AONB.
In fulfilling these roles, if it appears that there is a conflict between those purposes,
Conservation Boards are to attach greater weight to (a). The Board also has a duty to seek
to foster the economic and social well-being of local communities within the AONB.
Like all public bodies, including ministers of the Crown, local authorities and parish
councils, the Chilterns Conservation Board is subject to Section 85 of the CRoW Act which
states under “General duty of public bodies etc”
“(1) In exercising or performing any functions in relation to, or so as to affect, land
in an area of outstanding natural beauty, a relevant authority shall have regard
to the purpose of conserving and enhancing the natural beauty of the area of
outstanding natural beauty.”
List of Organisations providing Nominees to the Chilterns AONB Conservation Board
The Chilterns Conservation Board has 27 board members, all drawn from local communities:
• Buckinghamshire, Hertfordshire and Oxfordshire County Councils
• Central Bedfordshire and Luton Borough Councils (unitary authorities)
• Aylesbury Vale, Chiltern, North Hertfordshire, South Buckinghamshire, South
Oxfordshire, Three Rivers and Wycombe District Councils
• Dacorum Borough Council
• The Central Bedfordshire, Buckinghamshire, Hertfordshire and Oxfordshire Parish
Councils (6 elected in total), and
• DEFRA (8 in total).
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