Wycombe Local Plan Examination - Representor ID 908.

August 14th 2018

Further to our original submission on the safety of the plan in relation to Terriers Farm
new information has come to our attention.
The mixed woodland of just over one acre to the south east of the site, adjacent to the Amersham
Road, is part of St John’s Wood / Kingswood and having been recorded as woodland since the
13th century the Knights Templar received it in a charter, therefore it is Ancient Woodland.
We have been in contact with Natural England as we believe the wood is incorrectly recorded on
the Magic database. We are aware that Natural England recently issued new guidance and have
stated that designations on Magic are not always correct. Natural England are now revisiting the
the mapping with regard to the history and mapping of this wood - see appendix I and II.

The Tithe Map believed to be mid 1700s showing
the original route of the Amersham Road to the
North of St John’s Wood
Natural England’s Standing Advice ( paragraph 4.9.3):
The inventory is the most accurate database available for identifying ancient woodland. However the inventory is
considered provisional as information and evidence may become available that shows that woods not currently on the
inventory are likely to be ancient or vice versa. Such information, when provided to Natural England, will be considered
and a decision taken on whether a site should be removed or added to the inventory

NPPF gives very clear guidance on Ancient Woodland and veteran trees and given there are other
suitable access points to the site we do not believe any case has been made for the irrecoverable
destruction of such a valuable resource in order to provide a road. The latest NPPF, we
understand, would not see access to a housing development as material grounds for the
destruction of such valuable habitat.
Site Allocation and Access Roads
In addition we note that the requirement for an additional major access to the Terriers Farm site
was not included in the 2004 local plan site designation/allocation for housing and yet the earlier
schemes included a substantial park and ride facility which would have generated many more
traﬃc movements to and from the site. At the time of the release it was known that other
surrounding sites such as the development at Kingshill Grange will have been factored in as the
Kinggshill Grange site was brown field land ear marked for housing development at that time.
There was always provision for a secondary emergency access but that was much smaller in
scale and onto Kingshill Road at the East of the site.
With the elimination of the park and ride scheme why is a second major access required?
If the additional major access is now key to the viability of the scheme the sites previous
designation in the plan must be in question as a sustainable development within the context of
NPPF.
As previously stated in our original submission additional access to the site onto the Amersham
Road, if required, could be achieved further to the west of the site with substantially less
environmental impacts and potentially more balanced and logical traﬃc flows. We see no
evidence that the Council has even looked at this or modelled it.

Scrub land aﬀording great access to the Amersham Road

It is now our understanding that a potential new access onto Amersham Road towards the west
of the site has recently been put forward as an option by a developer who owns part of the
Terriers Farm site. It is our understanding that it has been rejected on the grounds that it would
require access across scrubland which was once used as a cricket pitch (see photograph). The
development plan already proposes the addition of new playing pitches to the East of the
development.
Why is scrubland (a disused cricket pitch) accorded greater protection than an Ancient wood /
veteran trees for which there is policy support for its protection both locally and nationally?

A map circa 1812 showing extent of St John’s Wood and Kingswood
Ecology and Biodiversity
The Council’s own ecological study for the site identified the presence of bats and the advice by
its own consultants was to retain the trees.
Terriers Farm: Ecological Appraisal - JPP3200-R-001b 12 14/10/13 - rpsgroup.com
4.14 A large number of trees on site were identified as having bat roost potential, but the majority
of these trees occurred along the site boundary and it is considered that with suitable site design

these should not be adversely aﬀected. The three areas of woodland on site also contained a
number of trees with bat roost potential and should be retained if possible.
4.16 The field boundaries and mature woodland are likely to be used by commuting and foraging
bats and therefore it is recommended that the hedgerows and woodland should be retained to
maintain these flight routes. Such habitat is likely to be considered of at least medium habitat
quality for bats (Hundt 2012) on the basis that the fields are grazed and the boundaries are well
established. The site is also well connected with the surrounding countryside.
Habitats of potential conservation importance
5.2 The woodland on site is of ecological value and therefore consideration should be given to
retaining these
It is interesting to note that the Arboricutural report for the development states
This survey is based on a brief visual inspection from the ground. It is not intended as a full
arboricultural inspection.
Persimmon and Redrow in their application for planning permission of Terriers Farm in 2005
provided connection between Terriers Farm and the Amersham Road in Hazlemere by placing a
footpath through the wood in the design scheme. The developers would have been suﬃciently
informed by woodland study to exclude the wood from the built development footprint because of
the ecological value of the wood to the housing scheme and the local area.
We also note the woodland provides part of a strategic north south corridor for wildlife.
Development of a road through the wood 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
wood is identified part of the existing green infrastructure network:
It clearly depicts the wood as forming part of the north south green corridor connecting into
Kingswood and through the Gomm Valley to the South.
Development will undermine the role of the wood as a vital linking finger for the wildlife corridor for
the Chilterns Beechwoods SAC and Millfield Wood SSSI, and 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.

Wycombe District Council’s own Green Infrastructure Network showing the wood as a critical link

Summary
There is compelling evidence to show it is Ancient Woodland, now under review with Natural
England who themselves acknowledge that the inventory is considered provisional.
The current policy regards Terriers Farm has not:
1. Proven that a major second access road is required.
2. Did not consider it necessary when it originally put the site forward
3. Is not following the advice of the consultants regards the strategic value of the woodland
4. Is not paying due regard to the wildlife corridor in its own Green Infrastructure Network plan
5. Is over riding its own designation of the existing Conservation Area and setting out to destroy
an Ancient Woodland.
For these reasons we request that the second access road through the wood onto Amersham
Road is deleted from the plan.

Appendices
Emails with Natural England
Submission to Natural England
Wycombe District Council Terriers Conservation Area document

Mark Holmes <

>

RE: AWI Ancient Woodland Inventory enquiry: Kiln Wood, Amersham Road,
High Wycombe, SU883950.
2 messages
Bryant, Marion (NE) <Marion.Bryant@naturalengland.org.uk>
To: Mark Holmes <
>

Fri, Jul 27, 2018 at 11:30 PM

Dear Mark Holmes,
Regarding your Ancient Woodland Inventory enquiry: Kiln Wood, Amersham Road, High
Wycombe, SU883950, I can confirm that Natural England are investigating the status of this
woodland. I have examined the historic mapping evidence you provided and find that this evidence
is strong evidence that Kiln Wood has wooded continuity for the period mid 1700s – mid 1800s.
However, all available evidence needs to be considered in the round before making a final
decision. I look forward to receiving additional evidence form you, I will then examine all of the
evidence and make a decision as to whether the wood is ancient or not and amend the ancient
woodland inventory accordingly, if applicable.
Please feel free to pass this e-mail onto interested parties.
Please note that I am on leave for the next 2 weeks. I will examine the evidence on my return. I
will be in touch then.
Yours sincerely,

Dr Marion Bryant
Woodland and Trees Specialist
Specialist Services and Programmes Team
Evidence

Natural England
Polwhele
Truro
TR4 9AD
Tel: 0208 026 8167 (internal extension: 68167) Mob. 07786114528
E-mail: marion.bryant@naturalengland.org.uk

Conference call dial-in number: 0800 0730694 Conference Code: 5230685173

‘If you are trying to make a request for a copy of your personal information under the Data
Protection Act 1998, or a request for information under the Freedom of Information Act 2000 or
Environmental Information Regulations 2004, please contact the Enquiry Service on 0845 600
3078 or e-mail foi@naturalengland.org.uk’

Natural England is here to conserve and enhance the natural environment, for its intrinsic value,
the wellbeing and enjoyment of people and the economic prosperity that it brings.

From: Mark Holmes [mailto:
]
Sent: 27 July 2018 14:59
To: Bryant, Marion (NE) <Marion.Bryant@naturalengland.org.uk>
Subject: Re: AWI Ancient Woodland Inventory enquiry: Land north of Amersham Road, High
Wycombe.

Dear Marion,

Thank you for your help. As discussed I am sending maps over today so that you can have an initial look and will
follow up with additional supporting documents and the application form.

I have sent you a file share in Dropbox which has the maps document loaded.

As agreed if having looked at them you could write some suitable wording that I can use with the the Planning
Inspector to buy some time to enable your investigation to complete that would be very much appreciated.

Many thanks

Mark Holmes

On Fri, Jul 27, 2018 at 1:47 PM, Bryant, Marion (NE) <Marion.Bryant@naturalengland.org.uk> wrote:

Dear Mark Holmes,
Re. my phone message of earlier today. Please see attached AWI survey polygons in the area
in question and the information which the Chilterns survey provided to Natural England. I have
asked our GI specialist whether there is anything further, but I suspect that this is all we have.

All of these polygons were excluded from the AWI. I would suggest that you compile your
evidence and return it to me.
Please note that I am away from the office for the next two weeks and that these types of cases
usually take about three months to resolve.
Yours sincerely,

Dr Marion Bryant
Woodland and Trees Specialist
Specialist Services and Programmes Team
Evidence

Natural England
Polwhele
Truro
TR4 9AD
Tel: 0208 026 8167 (internal extension: 68167) Mob. 07786114528
E-mail: marion.bryant@naturalengland.org.uk

Conference call dial-in number: 0800 0730694 Conference Code: 5230685173

‘If you are trying to make a request for a copy of your personal information under the Data
Protection Act 1998, or a request for information under the Freedom of Information Act 2000 or
Environmental Information Regulations 2004, please contact the Enquiry Service on 0845 600
3078 or e-mail foi@naturalengland.org.uk’

Natural England is here to conserve and enhance the natural environment, for its intrinsic value,
the wellbeing and enjoyment of people and the economic prosperity that it brings.

This email and any attachments is intended for the named recipient only. If you have received it in error you
have no authority to use, disclose, store or copy any of its contents and you should destroy it and inform the

sender. Whilst this email and associated attachments will have been checked for known viruses whilst within
the Natural England systems, we can accept no responsibility once it has left our systems. Communications on
Natural England systems may be monitored and/or recorded to secure the effective operation of the system and
for other lawful purposes.

This email and any attachments is intended for the named recipient only. If you have received it in error you have
no authority to use, disclose, store or copy any of its contents and you should destroy it and inform the sender.
Whilst this email and associated attachments will have been checked for known viruses whilst within the Natural
England systems, we can accept no responsibility once it has left our systems. Communications on Natural
England systems may be monitored and/or recorded to secure the effective operation of the system and for other
lawful purposes.
Mark Holmes <
>
To: "Bryant, Marion (NE)" <Marion.Bryant@naturalengland.org.uk>

Wed, Aug 15, 2018 at 1:45 PM

Dear Marion,
Thank you for your email. I hope you had a good break.
I have updated the Dropbox file share with a more detailed and comprehensive set of documentation for Old Kiln Wood (part of St
Johns wood) in Hazlemere, High Wycombe.
The documents are as follows:

1. Old Kiln wood submission - detailed report of the areas you had requested in your checklist and through our discussion. Old
Kiln Wood - St Johns Wood 150818.pdf
2. Summary of history of St John’s Wood based on research by Frances Kerner – presentation to Commons Heritage
conference January 2015. Filename: JM summary of Frances Kerner research june18.pptx
3. Chiltern Conservation Board ancient woodland study and candidate sites in 2012 - filename ANCIENT_WOODLAND_2012_
APPENDIX_wycombe.pdf
4. Wycombe District Council Terriers conservation area character survey which includes the development control advice - this
document was produced in 1995, refers to the importance of the wood and “As mature trees are a special characteristic of
this conservation area new development should preserve existing trees and not present a risk to their continuation taking into
account future tree growth.” Filename: Wycombe District Council - Terriers-conservation-area-character-survey.pdf
5. Developers commissioned tree survey late July 2015 - filename: Persimmon Redrow Tree-Survey.pdf
th
6. Developers habitat and scoping study - “A Phase 1 Habitat survey was undertaken by a suitably qualified ecologist on 27
August 2013. The survey followed the standard methodology (JNCC, 2010). In summary, this comprised walking over the
survey area and recording the habitat types and boundary features present.” filename: Persimmon Redrow Phase-1Habitat-and-Scoping-Survey-R.pdf
It strikes me that the time of the survey was not optimal in looking for evidence of flora and fauna, I understand Spring being more
reliable..
I have placed all the documents in Dropbox as before - here is the link;
https://www.dropbox.com/home/Old%20Kiln%20Wood%20-%20St%20Johns%20Wood%20SU%20854%20950
I hope this helps with your assessment, please let me know if you need any more information.
Kind regards
Mark Holmes
[Quoted text hidden]

Request for the addition of Old Kiln Wood Part of St Johns Wood to Ancient Woodland
Inventory

A panoramic photograph taken from the Amersham Road from the South of the site
looking North (June 2018)

The Woodland
The site is located at OS number SU 883 950 and covers 1.1 acres ( 0.445 hectares ).
Existing situation: wood wholly in a conservation area with all trees covered by tree preservation orders.
Recorded on Magic as mixed woodland which we think is in error, currently missing from ancient woodland
inventory. Report in 2012 stated it was being added to Ancient Woodland inventory. Woodland being added
to development plan for Terriers Farm and now identified as an additional road access to the site allocation in
preference over poorly utilised amenity land

A photograph taken from the North looking South
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Maps
The woodland site is present on Epoch 1 map: Ordnance Survey (OS) County Series Map 1856, see figure 1.
Source Maps National Library of Scotland.

Figure 1. Epoch Map: Ordinance Survey (OS). County Series Map 1856

Figure 2. Current OS Map. Wood inside green circle. Red boundary Terriers Farm development. !2

Figure 3. Enlarged current OS Map

Figure 4. Aerial photograph source: Google Maps.
The woodland, is also present on the current OS Map, see figure 2. To aid further clarity a scaled version of
the map is shown in figure 3.
The red boundary line shows the extent of the proposed Terriers Farm development site. The grey shading
shows extensive woodland outside the circled woodland creating a connection to the ancient woodland of
Kingswood. Green shading shows adjacent ancient woodland.
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Figure 4 shows current aerial photograph of the woodland and extensive surrounding woodland which was
part of St Johns Wood and many wooded parts and specimen trees were retained when development took
place decades ago.

Additional Evidence

Figure 5. Jeffreys Map of Buckinghamshire 1770.

Figure 6. Bryant’s map 1824. Shows road realigned with
brickworks now to the north of the road.
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The wood is shown on pre Epoch maps including Jeffreys Map of Buckinghamshire 1770 (figure 5) and

Bryant’s 1825 (figure 6). The wood is shown as part of Wycombe Heath and either St Johns Wood or
Kingswood and continuously wooded. There is also a tithe map believed to be mid 1700’s (figure 7) that
predates the turnpike road (known as the Gout track) which was approved by Parliament in 1768 - from
Hatfield to Reading, now the A404. This map shows the existence of the wood next to the brickworks,
records of brick making in the area go back to 1666.
Although the existing mapped ancient woodland designation shows the ancient wood stopping short of the
A404 Amersham Road the original road line was to the north of the Wood and Kiln which is shown in

Figure 7. Tithe Map- thought to be mid 1700’s as pre dates existence of turnpike
authorised by parliament in 1768.
figures 5-7. There are also many mature trees/wooded areas between Old Kiln Wood and the recorded area
of the ancient woodland of Kingswood. It may be that the existing mapped ancient wood of Kingswood
needs to have its boundaries enlarged based on where the wood is.
It is also worth noting that a number of the trees on the site are of a similar age and stature to the adjacent
Kingswood and those at Common Wood and Penn Wood, all of which are designated ancient woodland.
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Figure 8: A map circa 1812 showing extent of St John’s Wood and Kingswood
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Figure 9 : Wycombe District Council Terriers Conservation Area - wood circled

History
The following short summary supports the wood as Ancient Woodland:
Various references show that St John’s Wood was part of Wycombe Heath which encompasses
Penn Wood, Common Wood at Tylers Green and the adjacent Kingswood - all of which have been accorded
ancient woodland status.
The Knights Templar were granted St John's and Kings Wood by Henry III, in 1227 the St John’s wood area
is recorded as becoming part of Temple Wycombe. The wood belonged to the crown in the reign of Henry
VIII (1509-1547) - Priory of St John of Jerusalem
1530s : Dissolution of religious houses
1555 : Granted John and Robert Raunce
1563 : St John’s Wood part of the manor
Robert Raunce petitioned Queen Elizabeth I to have St John’s Wood conferred to him although a transcript
of. A Commission of 1576 indicates St John’s Wood as belonging to Robert Raunce.
Commonwealth Survey 1649 – St John’s Wood
300 acres ‘very well planted with small beeche woodes’
100 acres ‘very thinly planted’
100 acres ‘the common’ with ‘noe wood at all uppon it’
‘he that hath a cottage may kepe as many sheepe and beasts as he pleaseth’
‘cutting and carrying away willo, sallo, werge, maple hasell and bushes’
Court of Exchequer 1666 – St John’s
Rights to take away lops and tops
Lessee alleges wood damage/thefts at night
‘have had and enioyed Comon in St Johns wood for all manner of cattell except Mares as also liberty of
digging of chalke and clay to make Bricks and Tyles and Sand & mold for Monnies, as likewise for cutting
of bushes Maple hasle sallow whillow and Crabtree only and no other wood whatsoever’
Court Leet & Baron - 16th October 1727
Many encroachments of Lord’s wast at Tawyers, Flackwell Heath, Loudwater Mills, Tylers End Green,
Totteridge, Great Totteridge, Curney Lane, Hatters Lane, St John’s Wood a brick kilne, Lower Marish.
Crown Surveys – St Johns Wood
1758
‘the woods now held by the lessee are discharged of common of estovers and the commoners of the said
parishes enjoy the right to feed and depasture their cattle without molestation in the same manner as the
adjoining woods’
1760 - A brick kiln adjacent to the wood is identified as existing on the Jefferies 1760 Buckinghamshire map
- there is a clay excavation pit to the northeast of the wood with several mature trees surrounding it as well as
a pit to the south west of the wood.
1783
6 acres brick kiln field, 50, 000 bricks/pa
Cattle damaging trees

Addition to Ancient Woodland Report 2012
In 2012 Chiltern Conservation Board were commissioned to survey woodlands under 2 hectares by a
consortium including Wycombe District Council and Buckinghamshire County Council. The output from
this exercise identified Old Kiln Wood (aka Terriers Brick Works) as a potential site to add to the inventory
along with a number of other smaller woodlands in Buckinghamshire. A copy of the report is provided.
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Arboricultural Survey
The Wood consists mainly of beech but also has specimen oak and small leaved limes.
The study in the file Persimmon Redrow Tree-Survey was conducted for the developers and forms part of
Wycombe District Council’s Terriers Farm Reserve site technical documentation, please note the area is
mapped on page 40 and the associated tree reference numbers are 173 to 303 in tables on pages 18-32.
This survey is based on a brief visual inspection from the ground. It is noted that the study is not intended as
a full arboricultural inspection.
About thirty years ago some rubbish principally car parts were dumped mainly in the smaller clay pit hole these are predominately plastic components - the dumping is surface rubbish, could easily be removed and
sadly no more than witnessed in a number of other Buckinghamshire woods.

Figure 8. Arboricultural Mapping of Woodland. 2012 - see file Persimmon
Redrow Tree survey document.
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Ecological survey

!
Figure 9. The wood and its strategic value as a finger of the north south wildlife corridor:
Source Persimmon / Redrow Homes

A brief survey was completed for Persimmon Redrow as part of the overall Terriers Farm site development.
Terriers Farm: Ecological Appraisal conducted by RPS and commissioned by the developers Persimmon
Redrow homes in 2013 and published/endorsed by Wycombe District Council as one of their key
consultation documents for the site states:
It is considered that the three areas of woodland have ecological value and should be retained within the development
and that the unimproved neutral grassland has conservation value.
A large number of trees on site were identified as having bat roost potential, but the majority of these trees occurred
along the site boundary and within woodland, both of which should be retained within the development.
The hedgerows and woodland are likely to be used by commuting and foraging bats, but the majority of these would be
retained and would maintain these flight routes.
th

The actual study was done on 27 August 2013 as a single visit which as far as we understand is not an
optimal time of year in finding indicator species. Also a single survey is unlikely to pick up the health and
vitality of the fauna.
The woodland, hedgerows and scrub on site were identified as potentially supporting breeding bird species of
conservation interest.
Minimising impacts on hedgerows, woodland and species-rich grassland would avoid significant impacts on
invertebrates.
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The woodland also provides part of a strategic north south corridor for wildlife. Figure 9 shows the
significance of the wood as it relates to the Green Infrastructure within the Wycombe area. 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 wood is identified as part of the existing green
infrastructure network and it clearly depicts the wood as forming part of the north south green corridor
connecting into Kingswood through the Gomm Valley to the South.
Building a road through the wood will undermine the role of the wood as a vital linking finger for the
wildlife corridor for the Chilterns Beechwoods SAC and Millfield Wood SSSI, and 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

Figure 10. Outline of woodland in black, in relation to proposed development of Terriers Farm
site shown in red. The green highlighting shows the ancient Kingswood which actually extends
to the Amersham Road, additional highlighting in grey shows extensive additional wooded
area.
better-joined up protected areas.

Figure 10 shows the extent of the woodland with the boundary marked in black that should be
placed onto the ancient woodland inventory. The red outline show the Terriers Farm site released
for development by Wycombe District Council.
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Woodland and man - old Pits and banks

Open glade, deep leaf mulch throughout,
carpets of bluebells in the spring

Shallower excavations in the west of the
wood (some car part dumping)

Open glade in the north of the wood
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Pit to the north east of the wood

Bank toward south west of wood
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Conclusion
With its rich history, significant and consistent map records showing a wood in continuous existence
and its linkage to the ancient woodlands of Kingswood, Common Wood and Penn Wood that were all
part of Wycombe Heath we kindly ask that this valuable North South wildlife corridor is given ancient
woodland protection and status.
In our submission we have gone further with the historical evidence of the site by producing several new
maps and evidence that support the existence of the wood and the brickworks as early as 1770 and the tithe
map may also predate this as well.
It is perhaps ironic that were, for instance, a quarry being proposed at Terriers Farm the aggregates company
would be 1. Required to retain the woodland and 2. Enhance its status - these protections sadly seem to be
lost when its about access roads for housing.
To ensure this valuable finger of wood is not irrecoverably lost forever and is accordance with the NPPF that
accords protection to ancient woodland and veteran trees please can you add the last remaining part of St
John’s Wood, namely Old Kiln Wood to the ancient woodland inventory.

Sources
Ordnance Survey
Google Maps
Research by Frances Kerner – presentation to Commons Heritage conference January 2015
History Of Hazlemere - D T Gantzel
Sources: Miles Green, History of Penn Wood published on Woodland Trust website.
Article from Amersham Museum
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