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1.

Introduction

1.1

This Statement is submitted on behalf of Bovis Homes Limited, in response to the
Inspector’s Questions relating to Matter 7 (Development Framework – High
Wycombe).

1.2

Bovis Homes Limited have control over one of the allocated housing sites (HW 11
– Clay Lane, Booker, High Wycombe) within the submitted Local Plan. Comments
are therefore focussed upon site HW11.

August 2018 | AM | BNL.0574

Page | 1

Bovis Homes Limited
Land at Clay Lane, Booker
Examination Statement

2.

Matter 7 – Development Framework – High Wycombe

2.1

The Inspector asks if the Local Plan housing allocations are soundly based, and if
there is evidence that the development of the sites is viable and deliverable.

A

response to these points is made below in respect of site HW11 – Clay Lane,
Booker, High Wycombe;
Is Allocation HW 11 Soundly Based?
2.2

Previous submissions on behalf of Bovis Homes Limited in respect of Matter 6
(Green Belt) have explained why the identification of the site (HW 11) to be
removed from the Green Belt is sound and has been arrived at through a
thorough investigation of relevant matters.

For clarification, the recently

published NPPF (July 2018) is consistent with the requirements of the previous
NPPF with regards to exceptional circumstances being necessary to justify
amendments to Green Belt boundaries, and its subsequent guidance on the
revision of such boundaries.
2.3

The site is also considered to be in adherence with the wider spatial strategy of
the Local Plan, which encourages sustainable development, through the allocation
of development in close proximity to established / allocated facilities and services.
Such an approach is consistent with the revised NPPF which confirms at
paragraph 16 that Plans should be prepared with the objective of contributing to
the achievement of sustainable development.

2.4

The site lies directly opposite Wycombe Air Park, which is to be allocated for a
considerable Employment designation in the Local Plan, so will be within walking
distance of major employment opportunities.

The site is also linked through

pavement and public transport to High Wycombe.

There are a number of bus

services that currently operate, serving the site from a bus stop adjacent to it,
and the frequency of these services is likely to improve with the significant
employment allocation opposite.

The site lies within a 20 minute walking

distance of a variety of retail facilities (John Lewis, Asda, Tesco), community
facilities (Booker Memorial Hall, Cressex Community Centre & Social Club) and
education in the form of Cressex Community School.

In addition to providing

existing and potential employment opportunities directly opposite the site, the Air
Park also provides for leisure facilities such as the Wycombe Squash & Racketball
Club.
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2.5

Whilst the identification of the site at HW11 is considered to be sound for the
reasons set out above, concern is expressed at the capacity referred to for the
site in the wording of the HW 11 allocation.

Representations have been

submitted previously in this respect and are included at Appendix 1 for ease of
reference. These explain why the suggested 30 dwellings referred to in the HW11
policy wording, would result in the inefficient development of the site, and would
be inconsistent with capacities applied elsewhere by the Council.
2.6

The previously highlighted concerns at Appendix A are given greater weight by
the content of the revised NPPF. Paragraphs 122 and 123 refer to the importance
of making efficient use of land and achieving appropriate densities, avoiding
homes being built at low densities where there is a shortage of land for meeting
identified needs, as is the case here (as reflected by the Council’s need for AVDC
to accommodate some of their housing requirement).

2.7

Whilst paragraph 122 does recognise that the character and setting of an area
will inform the appropriate density of a site, the commentary and indicative
layout included at Appendix A, illustrates why the introduction of up to 40
dwellings will enable proper consideration of such matters at HW11.

2.8

Attempts to enable the appropriate and efficient use of land at HW11, would also
benefit from the re-wording of criterion 2 of Policy HW11.

In particular, at

present the wording suggests a 10m tree belt along the northern boundary of the
site. Whilst the principle of this is understood and supported, such a belt should
not be required to run along the full length of the northern boundary because at
its western end it directly adjoins established residential properties. The need for
a landscape belt dividing the residential property from the proposed development
at HW11 is therefore not necessary and is in conflict with the intentions of the
NPPF in terms of efficient use of land, as referred to above.
2.9

In order to represent an entirely sound allocation at HW11 it is therefore
recommended that the capacity of the site is increased to 40 dwellings, and the
wording of criterion 2 is amended to require a tree belt only at the eastern
boundary, and eastern half of the northern boundary.
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Is Allocation HW11 viable and deliverable?
2.10

The fact that Bovis Homes Limited have an Option agreement to purchase the
site, illustrates the attractiveness of the site to Housebuilders.

It is a

comparatively straight forward site to develop that will not be dependent upon
wider phasing, or provision of enabling infrastructure by others.
2.11

Bovis would intend to develop the site themselves, rather than agree a
subsequent sale as a promoter would be required to. The units from the site are
already allowed for within the company’s forecasts, with an expectation to
commence the build in 2020, meaning funds are allocated and a project team
assigned accordingly.

2.12

Given the scale of the site, it is envisaged that a full application would be
submitted, rather than an initial outline consent followed by reserved matters. It
therefore offers the opportunity to deliver housing swiftly once allocated,
compared to larger allocations across the District.

2.13

Allocation HW11 is therefore considered to be both viable and deliverable.
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APPENDIX 1:
Previous Reps re Policy HW11
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For official use only

Publication of the Wycombe District Local Plan
October 2017
Representation Form
We invite comments, also known as representations, on the publication version of the
Wycombe District Local Plan. This is the version of the plan that we intend to submit to
the Secretary of State for an independent examination.
•

Please quote the paragraph, policy, or map you are commenting on (question 1
in part B).

•

We would encourage you to complete this form to identify why the points you
raise cause the plan to be unsound or not legally compliant (question 4, part B).

•

If you wish to speak at the Examination, you need to clearly state you wish to
take part (questions 6 and 7, part B).

You must send responses to Wycombe District Council by 11:59pm on Monday 27
November 2017.
Responses can be submitted online at www.wycombe.gov.uk/wdlppublicationversion,
by email to newlocalplan@wycombe.gov.uk (an automatic email response will confirm
receipt) or sent by post to:
Planning Policy,
Wycombe District Council,
Queen Victoria Road,
High Wycombe,
Bucks,
HP11 1BB
You can submit as many comments as you would like. Please complete a separate
part B for each part of the plan on which you want to comment.
This form has two parts:
- Part A – Your Details
- Part B – Your comment(s). Please expand the comments table as appropriate
All comments received will be submitted to the Secretary of State and considered as
part of a public examination by an independent Planning Inspector.

PART A
2. Agent’s Details (if applicable)

1. Personal Details

* If an agent is appointed, please complete only the Title, Name and Organisation boxes below but complete the full contact details of
the agent in 2.

Title

Ms

Mr

First Name

Caroline

Andy

Last Name

Green

Meader

Job Title

Regional Director

(where relevant)

Organisation
(where relevant)

Bovis Homes Ltd

Pegasus Group

Address

Columbia Centre, Station Road,
Bracknell, Berks.

Postcode

RG12 1LP

Telephone

07786 080005

Email Address

andy.meader@pegasuspg.co.uk

3.
Client Details
If you are an agent representing a specific site interest, please fill in the details below.
Site Interest
Client’s Name

Land at Clay Lane, Booker (HW 11)

Bovis Homes Ltd

4. Please tick this box if you wish to be notified of future stages of the Wycombe
District Local Plan

/

5. Please tick this box if you wish to receive our electronic Weekly Planning
Bulletin which gives you updates on local and national Planning matters (you will
need to supply an email address to receive this)

/

6. Data Protection and Freedom of Information
For the purposes of the Data Protection Act 1998 processing of the representations you provide
is necessary for the exercise of functions conferred on Wycombe District Council in connection
with the Local Plan under the Town and Country Planning (Local Planning) (England)
Regulations 2012. The representations will also be disclosed to the Secretary of State and
may be put into the public domain, including on the council’s website.

PART B – Please copy and use a separate sheet for each representation
______________________________________________________________
Name or Organisation:

Bovis Homes Ltd

1. To which part of the Plan does this representation relate?

Paragraph number: 5.1.80, 5.1.83
Policy / site reference or name: HW 11 / Table 11
Map number / name:

2. Do you consider the Plan is:
2.(1) Legally Compliant

Yes

2.(2) Sound*

Yes

2.(3) Complies with the
Duty to co-operate

Yes

/

No

No
/

/

No

* The considerations in relation to the Plan being “sound” are explained in the National
Planning Policy Framework in paragraph 182 and are set out in Appendix A of this form.
If you have entered No to 2.(2) please continue to Q3. In all other circumstances, please go
to Q4.
3. Do you consider the Plan is unsound because it is:
(1) Not positively prepared

(2) Not justified

(3) Not effective

(4) Not consistent with national
policy

/

4. Please give details of why you consider the Local Plan is not legally compliant or is
unsound or fails to comply with the duty to co-operate. Please be as precise as
possible.
If you wish to support the legal compliance or soundness of the Local Plan or its
compliance with the duty to co-operate, please also use this box to set out your
comments.

Policy HW11 relates to the housing allocation at Clay Lane, Booker. The principle of the
allocation for residential development is supported. Objection is however raised with regards
to some of the requirements of Policy HW11, most notably that the indicative number of
dwellings identified for the site (30) is too low.
The NPPF, when explaining how local planning authorities should significantly boost the
supply of housing (para 47), notes that they should set out their own approach to housing
density to reflect local circumstances. Policy CP9 of the emerging Local Plan requires the
density of development to be optimised to make best use of land, whilst respecting the
distinctive character of an area. The emerging Local Plan therefore follows the NPPF
guidance on the matter at Policy CP9, but this does not follow through to its application to the
allocation at HW11.
The site area of HW11 is approximately 2 hectares. This is almost identical to that of
allocation HW10, which lies in very close proximity to the north, and is identified to
accommodate 64 dwellings at Table 11 of the Local Plan. Another site on the urban edge of
High Wycombe at HW9, is identified to accommodate 50 dwellings on a site of 1.62 hectares.
Whilst recognising that different sites do have different characteristics, constraints and
context, HW9 and HW10 are on the urban edge, adjoining undeveloped land, adjacent to
Green Belt and the AONB, and comparison with the approach at HW11 is considered
relevant.
It is recognised that part of the site at HW11 will need to be dedicated to structural planting,
and the incorporation of Public Open Space. However, this will still leave a net developable
area in the region of 1.5 hectares for housing. The introduction of 30 dwellings to 1.5
hectares will represent a low density development. Whilst this might be reflective of local
characteristics in some locations, that is not the case in this instance. As is apparent from
the OS plan, a long established residential development at Clay Hill lies directly to the south
of the allocation. This incorporates 58 dwellings in an area of 1.6 hectares, which equates to
a density of 36 dwellings per hectare. If the same density was applied to 1.5 hectares of the
HW11 allocation (retaining 0.5 hectares as undeveloped for planting and POS), it would
provide a capacity of 54 dwellings.
It is recognised that lower density development is already apparent on Clay Lane to the north
of the site, and in order to properly reflect the surroundings of both Clay Lane and Clay Hill, a
figure of up to 40 dwellings is proposed for the HW 11 allocation. This will provide for a good
mix of housing, as illustrated on the attached concept layout (Drg No 1280.102) which forms
part of this submission. This includes the re-provision of POS at the eastern end of the site,
as currently provided. Siting of the POS in this location will enable the best relationship with
the adjoining Green Belt and AONB.
Criterion (2) of Policy HW11 refers to a 10m tree belt along the northern and eastern
boundaries of the site to create a well-defined landscaped edge. The principle of such an
approach is recognised as being appropriate, however, it is requested that the wording is
amended to refer to the ‘eastern half of the northern boundary’. The reason for this is that
the western half of the northern boundary adjoins existing residential development and
curtilages. Whilst appropriate boundary treatment at the western end of the northern
boundary will clearly be necessary, this should not require a 10m tree belt, as it is not
needed to provide a ‘landscaped edge’ to the site, and will simply separate residential
curtilages. If the 10m tree belt is insisted upon along the entirety of the northern boundary,
this will unnecessarily limit the potential for the site to accommodate needed housing, in

conflict with the requirements of the NPPF, and the Council’s own intentions at Policy CP9 of
the Local Plan.

(Please continue on a separate sheet/expand box if necessary)

5. Please set out what changes(s) you consider necessary to make the Local Plan
legally compliant or sound, having regard to the Matter you have identified at 5 above
where this relates to soundness. Please note that any non-compliance with the duty to
co-operate is incapable of modification at examination. You will need to say why this
modification will make the Local Plan legally compliant or sound. It will be helpful if
you are able to put forward your suggested revised wording of any policy or text.
Please be as precise as possible.

In order to ensure the Local Plan is sound, it is recommended that the following amendments
are made, which will ensure adherence with the requirements of the NPPF for the reasons
set out above.
Table 11 and paragraph 5.1.80 : Amend the HW11 entry, to refer to an ‘indicative dwelling
number’ of 40, rather than 30.
Policy HW11 and 5.1.83 : Amend the tree belt wording to refer to ‘…a 10m tree belt along
the eastern boundary, and eastern half of the northern boundary’.

(Please continue on a separate sheet/expand box if necessary)

Please note your representation should cover succinctly all the information, evidence and
supporting information necessary to support/justify the representation and the suggested
change, as there will not normally be a subsequent opportunity to make further
representations based on the original representation at publication stage.
After this stage, further submissions will be only at the request of the Inspector, based
on the matters and issues he/she identifies for examination.
6. If your representation is seeking a change, do you consider it necessary to
participate at the oral part of the examination?
Please note, you must answer yes to this question if you wish to have the opportunity to
speak at the public examination.
No, I do not wish to participate
at the oral examination

/

Yes, I do wish to participate at the
oral examination

7. If you wish to participate at the oral part of the examination, please outline why you
consider this to be necessary:
To ensure the Inspector understands the importance of, and ability to, introduce a greater
number of dwellings at allocation HW11 than that assumed by the Council.

Please note the Inspector will determine the most appropriate procedure to adopt to hear those who
have indicated that they wish to participate at the oral part of the examination.

Signature:

Date:

27/11/17

Appendix A
Legal compliance
In order to be legally compliant, a Local Plan must meet the requirements set out in
section 20(5)a of the Planning and Compulsory Purchase Act (2004). These
requirements are:
•

That the Local Plan is included in the current Local Development Scheme and
that key stages have been followed.

•

That the process of involving the community is in line with the Wycombe
Statement of Community Involvement.

•

That the Local Plan complies with the Town and County Planning (Local
Planning) (England) Regulations (2012), including making the required
documents available at our offices and on our website, and notifying prescribed
people and organisations (including those who have asked to be notified)

•

That the Local Plan is accompanied by a Sustainability Appraisal report.

•

In London, Local Plans must confirm to the London Plan (this does not apply to
our Local Plan)

Soundness and the National Planning Policy Framework (March 2012, DCLG)
Paragraph 182 of the NPPF sets out the considerations in relation to a plan being
’sound’ as:
•

Positively prepared – the plan should be prepared based on a strategy which
seeks to meet objectively assessed development and infrastructure
requirements, including unmet requirements from neighbouring authorities where
it is reasonable to do so and consistent with achieving sustainable development;

•

Justified – the plan should be the most appropriate strategy, when considered
against the reasonable alternatives, based on proportionate evidence;

•

Effective – the plan should be deliverable over its period and based on effective
joint working on cross-boundary strategic priorities; and

•

Consistent with national policy – the plan should enable the delivery of
sustainable development in accordance with the policies in the Framework.

Duty to Cooperate
The Duty to Cooperate was introduced in the Localism Act (2011). It requires Local
Planning Authorities like ourselves to work together with other local authorities, and
other relevant bodies to maximise the effectiveness of the strategic policies of our Local
Plans.

