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WDC Statement Matter 7: Development Framework – High Wycombe

1. Are the following allocations soundly based and is there
evidence that the development of the sites is viable and
deliverable?
Introduction
1.0

This statement sets out the detailed information with regards to specific
site allocations in an around High Wycombe. It begins with an overview
of key issues, which will also be relevant to Matters 8 to 10. Questions
dealing with the site selection process and methodology when
assessing reasonable alternatives are dealt with in Matters 1-6.

Overview
1.1

The questions below set out the detailed information with regards to
specific site allocations.

1.2

In our view, to be soundly based, the allocations need to demonstrate
that they are:


Positively prepared in that they conform to the settlement
hierarchy set out in policy CP3, and to the Plan’s strategy for
delivering Homes and Land for Business (CP4 and CP5);



Justified in accordance with the Plan strategy and by an
appropriate evidence base,1 and that they are suitable for the
uses proposed;2



Effective in that:
(i) The sites chosen are available3 and achievable;4
(ii) The development of the sites is viable5 and
deliverable/developable;6

1

NPPF (2012) paragraph 158
PPG HELAA Paragraph: 019 Reference ID: 3-019-20140306 Revision date: 06 03 2014
3 PPG HELAA Paragraph: 020 Reference ID: 3-020-20140306 Revision date: 06 03 2014
4 PPG HELAA Paragraph: 021 Reference ID: 3-021-20140306 Revision date: 06 03 2014
5 NPPF (2012) paragraphs 173 and 177
6 As defined by NPPF (2012) footnotes 11 and 12, and having regard to NPPF (2012) 18-22; see also
PPG HELAA Paragraph: 023 Reference ID: 3-023-20140306 Revision date: 06 03 2014
2
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Consistent with national policy in that constraints have been
recognised and given due weight in the choice of sites; in the
capacity of individual sites;7 and by providing detail on the form,
scale, access and quantum of development.8

1.3

In updating the phasing for these sites, statements in response to these
Matters will use the trajectory of the Annual Monitoring Report 20152017 which uses a 2017 base-date. The New Local Plan (submission
version) uses data from the HELAA, which uses a 2016 base date on
the trajectory. The use of the AMR data and the 2017 base date has
been chosen to highlight the most recent trajectory for the Examination.

1.4

The following sets out a ‘road map’ of the evidence used in developing
the approach to the site allocations.

1.5

The suitability/achievability of sites is assessed through a number of
evidence reports:


The HELAA9 establishes that the site is suitable, available and
achievable;



The Green Belt part 2 assessment sets out the exceptional
circumstances to remove land from the Green Belt



The AONB report establishes that the site can be developed
satisfactorily in AONB terms



Potential flood risk is identified through the SFRA Level 210 which
also identifies which parts of a site are most suitable for
development. The Level 2 SFRA identifies whether sites are able
to pass the second part of the Exception Test where relevant.
The Flood Risk Sequential Test report11 ensures that the Plan

7

PPG HELAA Paragraph: 022 Reference ID: 3-022-20140306 Revision date: 06 03 2014
NPPF (2012) paragraph 157 bullet 5
9 HELS1 Housing and Economic Lan Availability Assessment; HELS 1.2 Deliverable and Developable
Housing Sites; HELS1.12 Deliverable and Developable Employment and Retail Sites; HELS 1.4 Site
Assessment Proformas
10 FRW2 Level 2 Strategic Flood Risk Assessment (SFRA)
11 FRW1 Flood Risk Sequential Test Report
8
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steers new development to areas with the lowest probability of
flooding, while demonstrating that, for proposed developments
that triggers the Exception Test, they will provide wider
sustainability benefits to the community that outweigh flood risk,
and that they will be safe for the lifetime of the development,
without increasing flood risk elsewhere and where possible
reduce flood risk overall.


The appendices to the Sustainability Appraisal12 have informed
the direction and quantum of growth of strategic areas of
development.

1.6

Where possible, the willingness of landowners to put forward their land
and of developers / housebuilders to promote the land has been
referenced in the statement. Some sites have planning applications
already submitted.

1.7

A number of reports have informed the capacity of sites and the density
of parcels within them:


The Area of Outstanding Natural Beauty Assessment Report (for
sites in the AONB);13



The Green Belt Part 2 Assessment;14



The Urban Design Assessment Development Capacity AONB
and Green Belt sites;15



A number of landscape assessment studies, including LAN1,16
LAN2,17 LAN318 and LAN419 (supported by LAN520). These

12

WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan
AONB1 The Area of Outstanding Natural Beauty Assessment Report
14 GB1 Green Belt Part 2 Assessment
15 HELS4 Urban Design Assessment Development Capacity AONB and Green Belt Sites
16 LAN1 Princes Risborough Expansion Landscape Sensitivity and Capacity Study
17 LAN2 Landscape Capacity and Sensitivity Study: Kimble Area
18 LAN3 Wycombe District Local Plan Options Consultation – Strategic Sites Assessment
19 LAN4 Landscape Assessment of Strategic Sites
20 LAN5 Wycombe District Landscape Character Assessment
13
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reports have created development guidelines which have fed
through into the scale or disposition of plots;


The SFRA Level 2 also provides a steer on the developable area
of parcels;

1.8

A number of development management policy assumptions have been
necessary to arrive at capacity estimates. For example, open space
requirements (DM16) are expressed per 1000 population and are
therefore sensitive to housing mix at planning application stage.
Housing numbers, mix, and open space requirements therefore need to
be refined and optimised at the more detailed planning stages of
development briefs and subsequent planning applications.

1.9

The capacities / densities of sites have been kept under review. In
2016, GL Hearn produced a review of the WDLP overall housing
capacity for Aylesbury Vale District Council. The response to this review
is set out in HELS521 and as a consequence the capacity of a number
of sites was revised – mostly upwards, but some downwards.

1.10 The policy requirements for sites have been developed from the above
and from evidence supplied in a range of further reports:


The IDP22 provides more detail on all infrastructure requirements,
and how, among others, social infrastructure requirements (such
as schools, and health provision) were developed in consultation
with service providers;



A number of traffic forecasting reports23 and other transport
studies assess the impacts of development and justify a number
of transport interventions to mitigate these, including highway
improvements and provision for sustainable / active travel;

21

HELS5 Response to Aylesbury Vale Review of Housing Capacity
WDLP5 Infrastructure Delivery Plan
23 TR1, TR2 and TR3: Countywide Local Plan Modelling reports; TR6 Wycombe Local Plan sites
traffic modelling; Princes Risborough Transport Studies TR14 – TR22 and TR26 – TR28. Other TR
reports are either earlier assessments or focus on model specification / validation.
22
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The landscape report guidelines also provide the justification for
green infrastructure, landscaping and wildlife buffers;



Flood risk and drainage assessments have provided the
justification for flood mitigation requirements;



Other requirements have arisen from a range of other reports
including revised Conservation Area Assessments, the WDC
Community Facilities Strategy, etc.

1.11 The Revised Habitats Regulations Assessment24 informs policy
requirements as needed and conclude that the Plan will not have an
adverse effect on the integrity of the SACs assessed, alone or in
combination with other plans and projects.
1.12 The Whole Plan viability report, VIA1,25 provides an overall assessment
of the viability of Plan sites including specific strategic sites and a range
of reference sites. VIA1 demonstrates the level of surplus value
available from sites for the fulfilment of site requirements. The viability
of the main expansion area at Princes Risborough is the subject of its
own assessment, VIA2,26 and directly tests the value generated to
deliver costed infrastructure. An overview of viability is set out below.
1.13 The former Reserve Sites, being released for development in 2014,
have a suite of evidence particular to them and much of the
requirement for the sites is developed and justified through the relevant
Development Briefs.27 They were also informed by the High Wycombe
Reserve Sites Transport Framework;28 and the Reserve Sites IDP,29
which has been incorporated into the overall Plan IDP. An overview of
the former Reserve Sites is set out below.

24

WDLP3A Revised Habitats Regulations Assessment
VIA1 Wycombe District Council Viability Assessment
26 VIA2 Princes Risborough Expansion Viability Report
27 RS1 Adopted Abbey Barn South Development Brief; RS2 Gomm Valley & Ashwells Development
Brief (Adopted); RS3 Slate Meadow Development Brief (Adoption Draft 2018); RS4 Terriers Farm
High Wycombe Development Brief (Adoption Draft 2018)
28 RS8 Wycombe Reserve Sites Transport Framework
29 RS6 Wycombe Reserve Sites Infrastructure Delivery Plan
25
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Traffic in High Wycombe
1.14 High Wycombe is the main settlement in the District and continued
development here is in line with general principles of sustainability and
the need to boost the supply of housing. However, in common with
other major settlements in the south east, the volume of peak time
traffic today creates queues and delays, leading to a volatility in journey
times. There is public concern about traffic in the town.
1.15 The Council has worked with the County Highway Authority
(Buckinghamshire County Council, BCC30) to prepare transport
evidence and identify appropriate transport interventions, and these are
included in the requirements for the sites. There is a range of
measures including local highway schemes and sustainable travel
projects including support for public transport, and new and improved
walking and cycling routes. However in some cases these will not
entirely mitigate the transport effects of the sites as there is a lack of
potential in the road network to introduce transformative schemes.
Smaller schemes tend to demonstrate the level of latent demand for
road travel by becoming quickly saturated, or introducing unwanted
effects elsewhere in the network.
1.16 WDC and BCC have prepared Topic Paper 4 Transport (TP4) to set out
the approach to this issue in more detail, referring to transport
assessment reports in the evidence base.
1.17 On balance, it is recognised by the Councils and Highways England
that the residual traffic effects of continued development in High
Wycombe are acceptable in the context of contributing to the housing
requirement for the Plan31.

30

MOU8 Memorandum of Understanding between Buckinghamshire County Council and Wycombe
District Council in relation to the Wycombe District Local Plan
31 See correspondence at Appendix A.
6

WDC Statement Matter 7: Development Framework – High Wycombe

Overview of Viability
1.18 NPPF 173 sets out the importance of ensuring that local plans are
viable and deliverable, both with regards to individual site allocations
and general policy requirements. NPPF175 comments on related CIL
issues. In our case, the Wycombe CIL was adopted in November 2012.
The Whole Plan viability report (VIA1) takes account of this advice,
relevant proposed policies, and the Wycombe CIL. It is based on site
specific appraisals of the strategic sites, and testing of notional sites of
different types, as evidence of the viability of smaller sites and general
requirements such as affordable housing.
1.19 The notional sites tested are sites of 5, 10, 25, 50, 100 and 400 units
covering densities of 25, 30 and 50 dwellings per hectare against a
range of baseline land values based on existing use
(greenfield/agricultural, residential intensification, brownfield), and the
likelihood of abnormal costs for some brownfield sites. The key
reference for notional sites is Table 4 of Appendix 12B of VIA1 which
identifies the residual land value per hectare tabulated according to
scheme size, net density, and the relevant value point for the location
(VIA1 Appendix 5). The RLV for each real site can be estimated by
identifying the ‘best match’ in terms of scheme size, density and value
point. This RLV can be compared with the relevant threshold land value
for each real site (paragraph 20 VIA1) to estimate the surplus above
land value and above standard policy requirements such as affordable
housing.
1.20 The key assumptions allowed for in the notional site testing are:


Benchmark land values based on local evidence plus
reasonable uplift. For greenfield sites this has been set at
16 times existing agricultural use values reflecting the very
significant impact hope value has on the willingness of
agricultural land owners to sell for development. A more
than reasonable uplift.

7
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20% profit on sales (market housing) and appropriate
professional fees etc.



15% uplift to BCIS construction costs for general external
works.



Application of the proposed technical standards for
housing, including the accessibility standards.



Affordable housing requirements as proposed, plus
sensitivity testing at 10%, 20%, 30% and 40%.



CIL payments as adopted.



An additional £10,000 per HA for biodiversity offsetting.

1.21 The Plan as submitted does not include a financial biodiversity
offsetting requirement, and this last assumed cost will therefore not be
applicable, and translates to a further notional ‘surplus’ overall. This
allows for an element of substitution for the additional costs that might
arise from the proposed tree canopy requirements (bearing in mind that
the standard assumptions on external costs etcetera would already
allow for some tree planting).
1.22 Key additional assumptions for the strategic sites include public open
space, additional on-site infrastructure costs in order to create the
individual “serviced” sites on which the houses would be built
(£520,000) per HA, an additional £3000 per unit construction costs for
sloping sites.
1.23 This all results in an estimated surplus (above the benchmark land
value) potentially available to support additional site specific
requirements as set out in individual site policies, and considered
further in this statement.32

32

Where a site policy requires a commensurate contribution to primary school provision this is
calculated in accordance with https://www.buckscc.gov.uk/services/education/schools/planningobligations-for-education-provision/ using the average pupil generation rates for all dwellings. Actual
contributions would be recalculated based on scheme mix at application stage.
8
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1.24 Where a strategic housing site also includes an element of employment
provision, it may be noted that whilst VIA1 does not assess the viability
of this element per se, it does show that the value generated by the
residential component is sufficient to cover total land costs and total
infrastructure requirements. The viable delivery of the employment
elements is therefore largely dependent upon the marketability of the
location.
1.25 As noted above, the most strategic sites (the former Reserve Sites
along with Land off Amersham Road including Tralee Farm and
Hollands Farm) were individually assessed in the Council’s Viability
report (VIA1) and shown to all have a surplus available which could
cover likely infrastructure costs, and S106 requirements. The Council
(with Adams Integra) has updated these assessments by including the
up-to-date housing figures as included in the draft plan. These show an
increasing viability as on the whole the number of homes has increased
since the viability assessment was completed. Table 1 (below) sets out
the results of this update. To make the update comparable with the
viability report none of the other assumptions were changed.

Table 1
Site
HW4
Abbey Barn North
HW5
Abbey Barn South
and Wycombe
Summit 2
HW6
Gomm Valley 2
HW7
Terriers Farm and
Terriers House
HW8
Tralee Farm
BE1
Slate Meadow
BE2
Hollands Farm

Indicative housing
numbers
VIA1 WDLP
+/-

Surplus Available
(after land costs)
VIA1
WDLP update

75

100

25

£2,338,711

£4,640,245

470

550

120

£1,489,218

£6,109,073

435

530

95

£13,491,018

£17,367,243

360

500

140

£7,808,306

£15,881,894

216

350

134

£7,222,261

£18,014,133

170

150

-20

£2,181,550

£706,357

402

467

65

£7,415,238

£14,975,497
9
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1.26 All of the plan allocations are considered viable, allowing not only for
the costs embedded within VIA1, but also the range of additional site
specific costs triggered by specific policy requirements. The individual
site commentaries that follow expand on this, and comment on the
impact of the updated housing numbers, which are mostly positive.
Overall the assessment is considered to be consistent with the
guidance in NPPF 173 and the site allocations are considered to be
viable and deliverable.

Background to the former Reserve Sites: HW4, HW5, HW6, HW7
and BE1 (Matter 10)
1.27 Since the late 1980s, the former Reserve Sites have been considered
through four different local plan preparation processes:


The High Wycombe Area local Plan (1989)



The Wycombe District Local Plan (1995)



The Wycombe District Local Plan to 2011 (2004)



The Core Strategy (2008)

1.28 Despite often substantial local objection, Inspectors have taken the line
that the sites should be retained for future development needs rather
than be added to the Green Belt. The principle of development on these
sites has been established for many years. They were all originally
excluded from the Green Belt to allow for the future expansion of High
Wycombe and also of Bourne End when the Green Belt was first
established in 1954. In 1972 Slate Meadow (BE1) was included in the
Green Belt, but in 1989 it became, like the other sites, identified for
future development and therefore removed from the Green Belt then.

10

WDC Statement Matter 7: Development Framework – High Wycombe

1.29 In October 2014 the Council decided to release the five sites for
development so as to boost the housing land supply.33 In order to
respond to the strength of public interest and concerns, the Council
established specific liaison groups, one for each site, together with a
High Wycombe roundtable to consider the town wide infrastructure
implications. The preparation of this Plan now presents the opportunity
to formally allocate these site for development.
1.30 The impacts on transport and other infrastructure of the High Wycombe
Reserve Sites were considered together so that each site could
contribute to the whole, rather than going down the route of each site
‘washing its own face.’ For example, school places generated by HW7
are provided for within HW6, while HW7 provides sports uses that are
incompatible with the topography of HW6. (This is not to say that
children living in HW7 will need to travel to HW6 for schooling – take up
of school places will in practice distribute across the school place
planning area, according to parental preference, distance and school
popularity.)
1.31 This process has led to the production of Development Briefs for the
sites,34 which are expected to expedite the planning application
process.

33

CAB18 Special Cabinet - Reserve sites and progressing the Local Plan (release of Core Strategy
reserve sites)
34 RS1 Adopted Abbey Barn South Development Brief; RS2 Gomm Valley & Ashwells Development
Brief (Adopted); RS3 Slate Meadow Development Brief (Adoption Draft 2018); RS4 Terriers Farm
High Wycombe Development Brief (Adoption Draft 2018); Abbey Barn North Development Brief is in
preparation
11
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1a. HW4 – Abbey Barn North
1.32 Abbey Barn North is an 11ha site that is located off Abbey Barn Lane, it
is a sloping and elevated site that is visible from the opposite side of the
Wye Valley and is covered by a mix of scrub and woodland.
Existing Assessment
1.33 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW042835



SFRA Level 2 – site ref: Site 5/HW436



Flood Risk Sequential Test report37



Sustainability Appraisal – site ref: SHW0428/138



Reserve Sites Transport Framework - site ref: Abbey Barn
North39



Strategic Sites Assessment Study - site ref: HW1 Abbey Barn
North40



Landscape Assessment – site ref: Abbey Barn North41



Revised Habitats Regulations Assessment report42

Suitability
1.34 The site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy. It has fair availability of public

35

HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use).
36 FRW2 Level 2 Strategic Flood Risk Assessment (SFRA), Section 3.2, pp. 25-35
37 Table 1 of FRW1 Flood Risk Sequential Test Report pp 28-29
38 Table IIIC, WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 15
39 Section 7.6 RS8 High Wycombe Reserve Sites Transport Framework, p. 60
40 LAN3 Wycombe District Local Plan Options Consultation - Strategic Sites Assessment Study, pp. 69
41 LAN4 Landscape Assessment of Strategic sites, pp. 15-24
42 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
12
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transport and reasonable access to services and facilities – a primary
school, Wycombe Retail Park and London Road bus services are within
a 6 minute walk away. An urban fringe site, it is located outside both the
Green Belt and AONB and is free of fluvial flooding constraints or
proximity to heritage assets. There is a small area of ground water
emergence in the north eastern corner of the site. There is a surface
water flow path through the site but neither of these renders the site
undevelopable.
1.35 The topography and the ecological richness of the site limit its overall
capacity for homes. LAN4 Landscape Assessment of Strategic Sites,
indicates that the site has a Moderate-High sensitivity to development
(s 4.1-4.4, pp.15-23) and sets out a number of guidelines for
development. These are summarised in Table 1.1 of the same report.
An important feature of the site is its high biodiversity value with several
important habitats on43 or abutting44 the site. It also forms an important
part of a network of natural habitats, linking to adjacent sites designated
for their ecological importance. Figure 1 below illustrates the main
constraints in and around the site.
1.36 The number of homes indicated here was increased from 60-90 in the
draft Plan to 100 in the Submission Plan in response to the review
prompted by AVDC’s Hearns report.

43

Deangarden Wood Scrubs Biological Notification Site - see LAN4 Landscape Assessment of
Strategic sites, p 18 for more detail on habitats
44 Deangarden Wood Ancient Semi-Natural Woodland and others – see LAN4, p. 18
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Figure 1 Abbey Barn North - Landscape and Conservation Designations
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Indicative Capacity
1.37 The indicative number of dwellings for this site is 100 dwellings:
developer representations at Reg 19 suggest this could go up to 150
dwellings, however this would be at odds with the views of Natural
England and BBOWT who feel that further development puts ecological
protection at risk.
1.38 The Landscape Assessment of Strategic Sites45 proposes a number of
development guidelines which limit the developable area, including:


restricting the scale of development to avoid requirement for
extensive manipulation of the topography;



keeping development to the lower slopes where it would impact
less on views from the wider landscape;



retaining the undeveloped upper slopes to maintain the
characteristic wooded backdrop to the settled valley floor;



retaining the mature woodland in the eastern corner to ensure its
landscape contribution to Deangarden Rise, Abbey Barn Road
and Kingsmead Road is maintained;



retaining areas of habitat importance and create appropriate
buffers between them and development.



Net density: 29 dph

1.39 This is based on a net developable area for residential development of
3.5 ha.

45

LAN4 Landscape Assessment of Strategic sites, p.21
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Viability/Feasibility
1.40 The Viability Report concluded that after CIL, assumed infrastructure
costs, general DM policy requirements, and affordable housing, the site
is viable in terms of generating a surplus of £2,338,711.46 This was
based on a development of 75 dwellings as opposed to the submitted
Plan which has an indicative number of 100 dwellings for the site,
resulting in an estimated surplus of £4,640,245.
1.41 The principal requirements for the site are to:


Respond to the landscape and ecological recommendations of
LAN4 through: site layout; the protection and enhancement of
woodland and other habitats; minimising impacts on important
views in and out of the sites; and retain the sylvan character of
the setting. Most of the ‘cost’ of this is in terms of the opportunity
cost of reduced gross capacity, although there may be some
potential financial costs in connection with the long term
management of habitat areas.



Provide a commensurate contribution to primary education
provision, estimated at circa £520,000 based on average pupil
generation rates.



Manage forecast traffic impacts47 by: providing walking and
cycling links to the surrounding area; providing/contributing to offsite highway works including improvements to the A40 London
Road. This is likely to require a combination of S106 and S278
agreements/costs.



In February 2018 WDC was successful in being allocated £7.5M
of HIF48 to fund the delivery of the realignment of Abbey Barn
Lane and junction reconfiguration, which is a key element in the
delivery of Abbey Barn North.

46

VIA1 Wycombe District Council Viability Assessment, p. 29 and Appendix 7B.
RS8 High Wycombe Reserve Sites Transport Framework, p.60
48 INF2 Press release: £866 million investment to help unlock potential 200,000 new homes
47
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Deliverability
1.42 Armstrong Rigg Planning responded to the consultation at Regulation
19 stage on behalf of Abbey Barn Holdings SA (ID 0945) in support of
the allocation of this site. The current (willing) landowners are Acropolis
and Wycombe District Council who are cooperating over the future of
the site.
1.43 The site has had pre-application discussions. A Development Brief is in
preparation and the Council expect to publish a draft for public
consultation in autumn 2018.
1.44 Key considerations for successful delivery are site access and the
practicalities of delivery of the new junction on Abbey Barn Lane /
Kingsmead.
1.45 In February 2018 WDC was successful in being allocated £7.5M of HIF
to fund the delivery of the realignment of Abbey Barn Lane and junction
reconfiguration.49 As a strategic improvement to the highway network,
the new junction is not expected to present any issues of ransom.
1.46 The implementation of the junction reconfiguration creates an
opportunity to access this site; however in the event that a new route
cannot be achieved across the disused railway line, access is still
possible from those parts of the new route that can be delivered, while
preserving the existing Abbey Barn Lane for through traffic (see the
joint position statement between Buckinghamshire County Council and
Wycombe District Council,50 and diagram in this Statement at Appendix
B). Consequently the Council considers that an access acceptable in
highway terms is therefore achievable for the scale of development
envisaged.

49

INF1 Summary of HIF bid; INF2 Press release; INF3 Successful Marginal Viability Fund Projects
Abbey Barn Lane Position Statement – May 2018
https://www.wycombe.gov.uk/uploads/public/documents/Planning/Reserve-sites/Abbey-Barn-LanePosition-Statement-May-2018.pdf
50
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Further information
1.47 Current phasing assumed for this site is:51


2020-2021 – 25 dwellings



2021-2022 – 50 dwellings



2022-2023 – 25 dwellings

1.48 This reflects the progress being made with the development brief and
pre-application discussions.

1b. HW5 – Abbey Barn South and Wycombe Summit
1.49 Abbey Barn South is a 34 ha site that is located on the southern side of
High Wycombe, off Abbey Barn Lane close to the M40. It is a relatively
flat area which is mainly farmland with a significant woodland Ride
running through the site. A small area at the far north eastern end of the
site is the former Wycombe Ski Slope (Wycombe Summit). The site
adjoins the former RAF Daws Hill site, now the Pine Trees development
which is currently being built by Taylor Wimpey.
Existing Assessment
1.50 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW042952 53



SFRA Level 2 – site ref: 6/HW554



Flood Risk Sequential Test report55

Table 3.2 Housing Supply – 2017 base date in HELS7.1 Wycombe Monitoring Report Monitoring
Period 1 April 2015 to 31 March 2017 Technical Appendices, p. 17
52 HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p.43-44
53 HELS1 Housing and Economic Land Availability Assessment (HELAA) - Publication Version, p. 6465
54 FRW2.2 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 1, pp. B5-B8
55 Table 1 of FRW1 Flood Risk Sequential Test Report pp 28-29
51
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Sustainability Appraisal (housing) – site ref: SHW0429 (2)56



Sustainability Appraisal (employment) – site ref:
SHW0429a/12357



Reserve Sites Transport Framework - site ref: Abbey Barn
South58



Landscape Assessment – site ref: Abbey Barn South59



Strategic Sites Assessment Study - site ref: HW2 Abbey Barn
South60



Revised Habitats Regulations Assessment report61

Suitability
1.51 The site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy Study. It currently has no
availability of public transport through or adjoining the site, and limited
access to services and facilities.
1.52 This is a greenfield site at the edge of the urban area adopted in the
Core Strategy as a reserve site for future development. The
developable part of the site is unconstrained by Green Belt, AONB, or
flood risk.
1.53 The Landscape Assessment of Strategic Sites (LAN4) recommended a
series of guidelines for development to reduce the impact on the
landscape sensitivity, including aspects of design, development area,
and green infrastructure.62 The study assessed the capacity of this site
for development as Moderate: the landscape Ride is a unique and
56

Table IIIC in WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III15
57 Table IIIJ, WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 60
58 Section 7.7 in RS8 High Wycombe Reserve Sites Transport Framework, pp. 60-62
59 LAN4 Landscape Assessment of Strategic sites, pp. 25-34
60 LAN3 Wycombe District Local Plan Options Consultation - Strategic Sites Assessment Study, pp. 911
61 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
62 LAN4 Landscape Assessment of Strategic sites, p. 2
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impressive feature in scale (pp 28-29). It is of historic interest and the
mature trees and spinneys that form it are of biodiversity value – there
are TPOs on 13 areas crossing the site (97 trees in total). This
landscape feature is highly prominent and visible on the skyline even in
distant views. Consequently, the developable area of the site is
reduced.
1.54 The Council has adopted a development brief63 which illustrates the
suitability of the site further.
1.55 The indicative capacity of the site is informed by the study, and also by
the requirement to retain the Ride as an important historic feature.
1.56 An area of 1.6 ha in the south of the site adjacent to the M40 is
allocated for employment uses, which complements the c3000 sq m (9
industrial units) of employment land at the neighbouring Pine Trees
development. Taylor Wimpey are in discussion with Comland to take
over the implementation of this latter and build out the units, subject to
agreement of triggering arrangements, demonstrating that there is
commercial interest in this location. It is expected that Comland will be
on site in 2019. The Wycombe District Economy Study and
Employment Land review (HELS16) identifies Abbey Barn South as
having the market potential to deliver commercially attractive
employment space. It suggests that the site would be suitable and
attractive for lower profile industrial development to serve the local
market, and this is confirmed by the interest on the adjoining Pine Trees
land.64 Transport improvements in the area arising from the
development of both sites will further assist with the commercial
attractiveness of this area.

63

RS1 Adopted Abbey Barn South development brief
Paragraphs 4.284 – 4.287 in HELS16 Wycombe District Economy study & Employment Land
Review, p. 71
64
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Figure 2 Abbey Barn South – Landscape and Conservation Designations
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1.57 The net result of the current development of the adjoining Pine Trees
development and the requirements of the policy for Abbey Barn South
will be to create a new neighbourhood with improved services and
facilities including a new school, a local shop and a community hall on
the Pine Trees site and good quality public transport provision through
both sites. The latter will significantly improve accessibility to the town
centre and to the Handy Cross Hub area, with its sports centre, retail
and employment.
Indicative Capacity
1.58 The indicative number of dwellings for this site is 505 dwellings of which
475 would be accommodate on the main Abbey Barn South area and
30 on the Wycombe Summit area. However, as noted above, following
discussion with Berkeley Strategic, it is considered that the Abbey Barn
South site can accommodate 550 dwellings as opposed to 475, and the
whole HW5 area, 580 as opposed to 505.


The net density based on the allocation would be: 29 dph



The resulting net density based on 580 dwellings would be:
34 dph

1.59 This is based on a net developable area for residential development of
17.3 ha. The net developable area takes account of a number of factors
including the need to protect the woodland ride, the provision of
employment land adjoining employment land on the Pine Trees
development, and the need to provide an appropriate buffer to the
adjoining ancient woodland to the north. An indicative layout is included
at Figure 11, page 102 of the Plan.
Viability/Feasibility
1.60 The Viability Report concluded that after CIL, assumed infrastructure
costs, general DM policy requirements, and affordable housing, the site
is viable in terms of generating a surplus of £1,489,218.65 This was
65

VIA1 WDC Viability report, p29 and Appendix 7A.
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based on a development of 470 dwellings as opposed to the submitted
Plan which has an indicative number of 505 dwellings (475 dwellings for
the Abbey Barn South part of the site plus 30 dwellings for Wycombe
Summit). In the light of further discussions with Berkeley (see below)
the Council believes their site can accommodate 550 dwellings (as
opposed to 475), and on this basis the estimated surplus for their site is
£6,109,073.
1.61 The principal requirements for the site are to:


Respond to the landscape and ecological recommendations of
LAN4 through: site layout; the provision of open and green space
and linkages to other green infrastructure; and minimising
impacts on important views in and out of the site. (Opportunity
cost and possible management costs.)



Manage forecast traffic impacts66 by: providing walking and
cycling links to the surrounding area; providing/contributing to offsite highway works including improvements to the A40 London
Road and the realignment of Abbey Barn Lane67 and
reconfiguration of the junction with Kingsmead Road. This is
likely to require a combination of S106 and S278
agreements/costs.



Provision of a spine road will facilitate the redirection of bus
services from Heath End Road / Daws Hill Lane through this site
and Pine Trees.



Respond to an increase in pupils generated by the development
by contributing to the expansion of the primary school on the
Pine Trees site.

1.62 The Council and the developer are nearing completion of a S106
agreement in connection with the current planning application, and

66
67

RS8 High Wycombe Reserve Sites Transport Framework, p.60
Supported by HIF funding.
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have reached broad agreement on viability and necessary contributions
to infrastructure.
Deliverability
1.63 Boyer Planning (on behalf of Berkeley Homes) responded to the
consultation on the Regulation 19 version of the Plan (ID 1251)
supporting the allocation in principle. A Statement of Common Ground
with Berkeley Homes is being prepared. From the Council’s
perspective it recognises that the capacity of the site is somewhat
higher at 550 than the indicative figure set out in the Plan and
associated evidence base.
1.64 A Development Brief for the site was adopted in July 2016 which sets
out the development framework for the site.68
1.65 A planning application has been submitted for this allocation (ref:
18/05363/FUL), seeking outline consent for up to 550 residential
dwellings and 120 Extra Care apartments. This includes full details for a
phase 1 of 131 dwellings, including access from Abbey Barn Lane,
which will enable earlier delivery here. A decision has not yet been
issued with regards to this application, however a revised application is
now awaited as a result of discussions between Berkeley and the
Council.
1.66 In February 2018 WDC was successful in being allocated £7.5M of HIF
to fund the delivery of the realignment of Abbey Barn Lane and junction
reconfiguration.69
1.67 Planning permission already exists for the Wycombe Summit part of the
site (16/06045/FUL.) Berkeley Homes have now purchased this site
and intend to incorporate it into their overall plans for Abbey Barn
South.

68
69

RS1 Adopted Abbey Barn South development brief
INF1 Summary of HIF bid; INF2 Press release; INF3 Successful Marginal Viability Fund Projects
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Further information
1.68 Current phasing for the Abbey Barn South element of the site is:70


2019-2020 – 75 dwellings



2020-2021 – 75 dwellings



2021-2022 – 75 dwellings



2022-2023 – 75 dwellings



2023-2024 – 75 dwellings



2024-2025 – 75 dwellings



2025-2026 – 25 dwellings

1.69 The build rates are based on information provided by Berkeley
Strategic. The Wycombe Summit part of the site already has planning
permission.

1c. HW6 - Gomm Valley and Ashwells
1.70 The Gomm Valley and Ashwells site is a 74 ha site, located between
High Wycombe and Tylers Green to the north of the High Wycombe to
Marylebone railway line. It is a hillside location with a dry valley running
through it that is a mix of arable land, chalk grassland and woodland.
Existing Assessment
1.71 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW0004



SFRA Level 2 – site ref: 34/HW671

Table 3.2 Housing Supply – 2017 base date in HELS7.1 Wycombe Monitoring Report Monitoring
Period 1 April 2015 to 31 March 2017 Technical Appendices, p. 17
71 FRW2.2 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 1, pp. B33-B37
70
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Flood Risk Sequential Test report72



Sustainability Appraisal (housing) – site ref: SHW0004/373



Sustainability Appraisal (employment) – site ref:
SHW0004a/12274



Reserve Sites Transport Framework - site ref: Gomm Valley
and Ashwells75



Strategic Sites Assessment Study - site ref: HW3 Gomm
Valley and CW2 Ashwells76



Landscape Assessment – site ref: Gomm Valley & Ashwells77



Revised Habitats Regulations Assessment report78

Suitability
1.72 The site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy Study.
1.73 The site is a steep sided dry valley landscape typical of the Chilterns
and consists of a mix of arable land, chalk grassland (a priority habitat)
and woodland. Specifically it contains a SSSI, a Local Wildlife site, 2
areas of ancient semi-natural woodland and a biological notification
site. The presence of the SSSI means that there is a requirement to
provide a buffer to the designated area as well as ensuring the other
areas are protected from development directly as well as indirectly.
1.74 The site also occupies a prominent and sensitive location and with a
number of long and near distance views of the site. The Landscape

72

Table 1 of FRW1 Flood Risk Sequential Test Report pp. 28-29
Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 15
74 Table IIIJ WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III - 60
75 Section 7.8 RS8 High Wycombe Reserve Sites Transport Framework, pp. 62-64
76 LAN3 Wycombe District Local Plan Options Consultation - Strategic Sites Assessment Study, pp.
13-17
77 LAN4 Landscape Assessment of Strategic sites, pp. 43-52
78 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
73
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Assessment of Strategic Sites79 highlights the particular sensitivities of
the site and sets down landscape guidelines for development.80 It is
worth pointing out that the landscape quality of this area is equivalent to
that of the AONB as identified by the Inspector’s report on the 2004
Local Plan.81 The Inspector’s report on the more recent Core Strategy82
recognised that there are “strong constraints to development within the
valley” which “place firm limits upon the net developable area, so that
substantial parts of the valley would remain undeveloped.”
1.75 The site is located between High Wycombe and the rural village of
Tylers Green. The Ashwells part of the site relates to Tylers Green
while development in Gomm Valley will relate to High Wycombe. It is
therefore crucially important that a sense of separation between these
two settled areas is maintained to strengthen the sense of place and
maintain place identity, by means of a number of measures, including:
retention of an undeveloped gap of at least approximately 200 metres;
and retention of the more visible land located in the northwest corner of
the Development Brief as public open space.
1.76 Figure 12 in the plan document shows an illustrative layout for the site
(this is the same as Figure 5.1 from RS2 Gomm Valley and Ashwells
development brief). The developable area is constrained by landscape
sensitivity and visibility, steep slope gradients, designated nature
conservation sites and Habitats of Principal Importance. These are
illustrated in Figure 3 and Figure 4 below, showing how the site layout
works to protect and enhance these features.
1.77 The most constrained areas of the site in terms of slope gradient are:


The shoulders of land at the mouth of the valley;



The land to the south and north of Little Gomm’s Wood;

79

LAN4 Landscape Assessment of Strategic sites, pp. 43-52
LAN4 Landscape Assessment of Strategic sites, pp. 49-50
81 Paragraph 3.2.14 DPD7 Wycombe District Local Plan Inquiry – Inspector’s Report, p. 65
82 Paragraph 3.66 DPD5 Report on the Examination of the Wycombe Core Strategy Development
Plan Document, pp. 22-23
80
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The land to the east and north-east of the Peregrine Business
Park; and



The land immediately north of the SSSI.

1.78 The expansive views out from the site across High Wycombe and
towards King’s Wood to the south and west need to be maintained.
1.79 Designated Nature sites include: Gomm Valley SSSI; Gomm Valley
Local Wildlife Site and Ancient Woodland at Pimms Grove and Little
Gomm’s Wood. There are other ecology designations adjacent to the
site, and there are several Habitats of Principal Importance: arable field
margins; hedgerows; lowland calcareous grassland; and lowland mixed
deciduous woodland.
1.80 Consequently, development has been kept small-scale and restricted to
the lower slopes where it has less visual impact; the wooded upper
slopes are left undeveloped to maintain the characteristic setting of
High Wycombe; areas of ecological importance are protected by
undeveloped buffers; and there is a strong landscape structure linking
important habitats.
1.81 Development on the eastern side of the valley has been restricted in
favour of extending parcels on the western side – developing access to
parcels on the eastern side creates the necessity for intrusive highway
infrastructure across the valley which has an adverse impact on
landscape value. These characteristics have been used to inform the
capacity of the site, which is further explained and considered in RS2
Gomm Valley and Ashwells Development Brief (3.3 Built form, 3.5
Landscape and 3.6 Ecology).
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Figure 3 Gomm Valley and Ashwells Landscape Character and Visual Impact
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Figure 4 Gomm Valley and Ashwells: summary considerations
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Indicative Capacity
1.82 The indicative number of dwellings for this site is 530 dwellings.


Net density: 31 dph (this varies from 60 dph to 25 dph across
the site parcels depending on the topography / visibility) This is
based on a net developable area for residential development of
17.2 ha The development parcels within the site are principally
on the sloping valley sides: this constrains the density of
development within the parcels, partly by reason of the
mechanics of building on a slope, and partly by reason of
protecting views in and out of the site. If innovative design
solutions are included as a requirement to the policy then
increased density on the slopes may be achieved which could
increase the number here to up to 600, depending on satisfactory
mitigation overall. The development brief sets out net densities
across the different parcels varying from 40-60 dph to 25 dph
depending on the sensitivity of the parcel.

1.83 Early discussions with the new landowner/developer for the Gomm
Valley site suggest that they are taking a bespoke approach to design
of the site which will result in a higher proportion of smaller units than
might otherwise be expected on a peripheral greenfield site of this kind.
This could result in a higher capacity for the site than the indicative 400
set out in the Plan, possibly up to 600 units, and hence a significantly
higher net density. If the site were to be sold on again, and as a
consequence the bespoke approach were to fall away, the capacity is
likely to return to the indicative levels set out in the Plan.
Viability/Feasibility
1.84 The Viability Report concluded that after CIL, assumed infrastructure
costs, general DM policy requirements, affordable housing, and an
allowance for additional costs associated with the sloping nature of the
site the site is viable in terms of generating significant present value
surpluses:
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Gomm Valley only: £8,691,817



Gomm Valley and Ashwells: £13,491,018

1.85 It should be noted that the quanta of development tested in relation to
these two scenarios were somewhat lower than the indicative
capacities set out in the Plan. For Gomm Valley only, 330 was tested
but the indicative capacity in the Plan is about 400. For Gomm Valley
and Ashwells, 435 units were tested but the indicative capacity is 530.
The estimated surplus for 530 dwellings is £17,367,243.
1.86 A key requirement is to provide vehicular access into and through the
site, to include a link/ spine road designed to minimise and distribute
the impact of additional traffic on the existing local road network, but not
to provide an attractive through route between the north part of
Wycombe and the A40 London Road. The High Wycombe Reserve
Sites Transport Framework83 has identified capacity issues across the
town, which will be exacerbated by the Reserve Sites. This includes the
impact on Cock Lane, Hammersley Lane, Gomm Road and the London
Road. Of particular significance it has identified that Cock Lane, a
single track road with passing bays, would be unable to accommodate
a material increase in traffic volume and has advised the provision of a
new spine road to address the issue. The phase 3 report of the County
wide traffic forecasting84 shows the road drawing traffic through the site
and down to the A40 London Road and intensifying delays there.
However, the report will have made fairly broad assumptions about the
capacity of the road and more detailed work is expected as part of the
Development Management process to design and test a route that is
effective at distributing development traffic but deters through traffic.

83
84

RS8 High Wycombe Reserve Sites Transport Framework p.62
TR1 Countywide Local Plan Modelling Phase 3 Technical Note p.32
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1.87 Other principal requirements for the site are to:


Respond to the landscape and ecological recommendations of
LAN485 through: the number and distribution of development
parcels; site layout; the protection/ enhancement /creation of
valuable habitats; and minimising impacts on important views in
and out of the site. (Opportunity cost and possible management
costs.)



Manage forecast traffic impacts86 by: providing walking and
cycling links to the surrounding area; providing/contributing to offsite highway works including improvements to the A40 London
Road and its junction with Gomm Road; and providing for bus
access into the site.



Respond to increased pupil numbers here and from the Terriers
site by providing a 1 form entry primary school on site (in return,
the Terriers site will meet the playing pitch requirement for both
sites) and development at Terriers will be expected to part fund
construction of the school.



Provision of a bus service through the site.



Provision of 1.2 ha of employment land next to the Peregrine
Business park. The Wycombe Economy Study and Employment
Land review considered this to be a location that has market
potential for offices.87

Deliverability
1.88 Alder King on behalf of Aviva (ID 1233) responded to the Regulation 19
Local Plan consultation in support of the allocation. Aviva have
partnered with a lead development company called Human + Nature.
Pre-application discussions are taking place.

85

LAN4 Landscape Assessment of Strategic sites
RS8 High Wycombe Reserve Sites Transport Framework p. 62
87 Paragraph 4.276 in HELS16 Wycombe District Economy study & Employment Land Review, p. 69
86
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1.89 The Council owns the northern part of the site (Ashwells) and an outline
planning application here for up to 102 dwellings is under consideration
(18/05002/R9OUTE).
1.90 Taylor Wimpey UK Ltd (ID 0839) are the owners of the area identified
for employment uses and their representation sets out that they support
the allocation and are in discussions with Network Rail to secure
access to the site.
1.91 A Development Brief was adopted in July 2017 which sets out the
development framework for the site.88
Further information
1.92 Current phasing assumed for this site is:89


2019-2020 – 40 dwellings



2020-2021 – 115 dwellings



2021-2022 – 95 dwellings



2022-2023 – 95 dwellings



2023-2024 – 95 dwellings



2024-2025 – 90 dwellings

1.93 This has been based on the adoption of a Development Brief in July
2017 and agent’s response in the 2016 HELAA regarding possible build
rates of up to 75 per year on the main Gomm Valley area. Some early
delivery can be expected on the Ashwells site and then the two parts of
the site can be built out in parallel, helping to deliver higher build rates
overall.

88

RS2 Gomm Valley & Ashwells development brief (Adopted)
Table 3.2 HELS7.1 Wycombe Monitoring Report Monitoring Period 1 April 2015 to 31 March 2017
Technical Appendices, p. 16
89
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1d. HW7 - Terriers Farm and Terriers House
1.94 Terriers Farm area is a 24ha site located on the northern side of High
Wycombe between Terriers and Hazlemere off Kingshill Road. The site
is mainly fields currently used for grazing. It also includes Terriers
House, the adjacent disused cricket field and an area of woodland to
the East opposite DeHavilland Drive.
Existing Assessment
1.95 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW028390 91



SFRA Level 2 – site ref: 56/HW792



Flood Risk Sequential Test report93



Sustainability Appraisal – site ref: SHW0283+SHW0634/494



Reserve Sites Transport Framework - site ref: Terriers Farm95



Strategic Sites Assessment Study - site ref: HW4 Terriers
Farm96



Landscape Assessment – site ref: Terriers Farm97



Terriers Farm development brief98



Revised Habitats Regulations Assessment report99

90

Housing and Economic Land Availability Assessment Sept 2017,p.45-47
Appendix 4 – HELAA Site Assessment Proforma (Housing, Employment and Retail), p.14
92 FRW2.2 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 1, pp. B58-B61
93 Table 1 of FRW1 Flood Risk Sequential Test Report pp. 28-29
94 Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, pp. III –
15-16
95 Section 7.10 RS8 High Wycombe Reserve Sites Transport Framework, pp. 66-68
96 LAN3 Wycombe District Local Plan Options Consultation - Strategic Sites Assessment Study, pp.
18-20
97 LAN4 Landscape Assessment of Strategic sites, pp. 53-60
98 RS4 Terriers Farm High Wycombe Development Brief (Adoption Draft)
99 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
91
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Assessment of Access Routes for Terriers Farm Reserve
Site, High Wycombe100

Suitability
1.96 The site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy Study. Site has fair access to
public transport, and limited access to services and facilities.
1.97 The site is one of the Reserve Sites identified in the current Core
Strategy for future development. It is adjacent to the Chilterns AONB
and outside the Green Belt; it has a network of hedgerows and wildlife
corridors and is mainly used for grazing. It also contains a listed
building.
1.98 The approach to the site layout is to maintain green infrastructure links
through the site, incorporate an area of surface water flooding into open
space and provide strategic open space (both for itself and for HW6) on
land adjacent to existing sports facilities.
1.99 LAN4, the Landscape Assessment of Strategic Sites, identifies this site
as having Moderate capacity for development. The site plays an
important strategic role as an essential green link in the Green
Infrastructure Network, extending from the built up area of High
Wycombe to the AONB countryside immediately to the north. The site is
predominantly intensive pasture and woodland belts, but also contains
a high number of mature species-rich hedgerows, two of which are also
designated as Biological Notification Sites (BNS).
1.100 The site proposals include additional playing pitch provision to
accommodate the playing pitch requirements from the Gomm Valley
and Ashwells site where gradients do not allow for such provision. This
has the advantage of co-location of pitches with the existing Hazlemere
Recreation Ground facilities, but impacts on the total net developable
area. Conversely the Gomm Valley and Ashwells site provides a site for

100

RS5 Assessment of Access Routes for Terriers Farm Reserve Sites
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a primary school to assist with meeting education requirements arising
from development on the north side of the town whilst no school
provision is made on the Terriers Farm site, although the development
will be expected to contribute financially to the delivery of the school on
Gomm Valley and Ashwells.101

Figure 5 Terriers Farm - summary of constraints

101

See paragraphs 5.1.50 and 5.1.57 of the Plan
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Indicative Capacity
1.101 The indicative number of dwellings for this site is 500 dwellings.


Net density: 33 dph

1.102 This takes account of strategic open space, strategic landscape buffers
(including adjoining the AONB) and strategic green infrastructure to
deliver a net residential developable area of around 15.2 ha.

Viability/Feasibility
1.103 The Viability Report102 concluded that after CIL, assumed infrastructure
costs, general DM policy requirements, and affordable housing, the site
is viable in terms of generating a surplus of £7,808,306.103
1.104 It should be noted that the viability assessment at the time assessed
360 dwellings on the site as opposed to the indicative dwelling capacity
in the Plan of 500 dwellings. At this level of development the estimated
surplus would be £15,881,894.
1.105 A key requirement of the site is to provide two accesses to the site to
create a through-connection, funded by developers. The first access
should be on Kingshill Road in the vicinity of Green Street, subject to
the outcome of the Transport Assessment. The Council considers that a
vehicular access point off the A404 is important for:


Future legibility and connectivity / integration with the
surrounding built up area. This is supported by BCC Guidance 16
“Developments should be accessible to all and permeable by all
modes of transport, with priority given to people walking and on
bikes.”104

102

VIA1 WDC Viability report, p. 29 and Appendix 7F.
VIA1 WDC Viability Assessment, section 4.4, paragraphs 4.4.1-4.4.10, pp. 29-30 and section 4.3
p. 31
104 Buckinghamshire County Council Highways Development Management Guidance: Managing the
transport and travel impact of new developments https://www.buckscc.gov.uk/media/4511660/bcchighways-development-management-guidance.pdf
103
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Future-proofing for any bus routes through the site



The route is through a small area of woodland so providing for
vehicles enables better surveillance / safety for walking and
cycling.



Increasing the capacity of the development site.

1.106 As part of the preparation of the development brief consideration was
given to the best points of access to the site and in particular where the
second point of access should be located.105 This identified a point on
the Amersham Road opposite De Havilland Drive (Appendix C).
Agreement has been reached with the County Highway Authority on an
appropriate form for this junction and the work to date indicates that
such a junction is feasible.106
1.107 Further work is underway assessing various options for junction
improvements that will work with the two access points (and associated
through road) together with the existing double mini-roundabouts where
Amersham Road meets Kingshill Road and Totteridge Lane.
1.108 The other principal requirements for the site are to:


Maintain the physical separation between Terriers and
Hazlemere through the location of strategic open space;



Meet open space requirements through providing a sport and
recreation hub for itself and for HW6 Gomm Valley and Ashwells
(in return HW6 is providing a primary school – though Terriers
will also contribute to its delivery);107



Respond to the landscape and ecological recommendations of
LAN4 through: retaining and buffering hedgerows and hedgerow
trees and retaining green links and field boundaries.

105

RS4 Terriers Farm High Wycombe Development Brief (Adoption Draft 2018) p. 36-37
RS5 Assessment of Access Routes for Terriers Farm Reserve Site High Wycombe, front matter,
final paragraph
107 See paragraphs 5.1.50 and 5.1.57 of the Plan
106
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Manage forecast traffic impacts108 by: providing walking and
cycling links to the surrounding area and improved provision for
pedestrians on the highway and on public rights of way;
providing/contributing to off-site highway works including
improvements to Kingshill Road, the A404 and associated
junctions.

Deliverability
1.109 Persimmon Homes and Redrow Homes control the vast majority of the
site and support the allocation of the site and wish to bring it forward for
development. Jansons Property also submitted a representation on the
Plan which supports the principle of allocation here. A draft
Development Brief was taken to Cabinet for adoption, and the
document remains in draft awaiting minor amendments.109 When
adopted, it will inform the development framework for the site.
Further information
1.110 Current phasing assumed for this site is:110


2019-2020 – 50 dwellings



2020-2021 – 100 dwellings



2021-2022 – 100 dwellings



2022-2023 – 100 dwellings



2023-2024 – 100 dwellings



2024-2025 – 50 dwellings

108

RS8 High Wycombe Reserve Sites Transport Framework p. 66
RS4 Terriers Farm Development Brief (Adoption Draft 2018), see minutes from Cabinet 12 March
2018 for further information: https://councillors.wycombe.gov.uk/mgAi.aspx?ID=10813
110 Table 3.2 HELS7.1 Wycombe Monitoring Report Monitoring Period 1 April 2015 to 31 March 2017
Technical Appendices, p. 17. This has been based on housing trajectory with 2016 base date. It is
assumed that two developers will be building out concurrently. Current phasing has updated the start
on site to 2019/20
109
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1e. HW8 - Land off Amersham Road including Tralee Farm,
Hazlemere
Existing Assessment
1.111 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHZ0035111112



Green Belt Part 1 – Recommended Sub-Area RSA9



Green Belt Part Two – site ref: SHZ0035113



SFRA Level 2 – site ref: 59/HW8114



Flood Risk Sequential Test report115



Sustainability Appraisal – site ref: SHZ0035/5116



Wycombe Local Plan sites traffic modelling117

Suitability
1.112 The site is within current Green Belt boundaries and is a mainly
greenfield site, with some previously developed areas within it. It
adjoins the High Wycombe urban area to the West (Hazlemere) and the
village of Holmer Green to the North East. High Wycombe (Hazlemere)
and Holmer Green form a connected and contiguous built area. The
A404 runs along the Southern boundary and this also forms the
boundary of the adjoining Chilterns AONB.
1.113 The Part One Green Belt Assessment identified a Recommended Sub
Area (RSA9) which comprises this site and the adjoining CDC site.
111

Housing and Economic Land Availability Assessment Sept 2017, p. 29-30
Appendix 4 – HELAA Site Assessment Proforma (Housing, Employment and Retail), p.76-77
113 GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, pp. 139-144
114 FRW2.2 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 1, pp. B66-B69
115 Table 1 of FRW1 Flood Risk Sequential Test report pp 28 and 29
116 Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 16
117 Section 5.2 in TR6 Wycombe Local Plan sites traffic modelling, p. 22
112
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High Wycombe is also within Tier 1 of the Settlement Hierarchy Study.
Hence the site passed Step 1 of the Green Belt Part Two Assessment.
1.114 The Green Belt Part Two Assessment (Step 2) found that the site
performed relatively weakly against the purposes of including land in
the Green Belt; that it would form a rational extension to the built-up
area; and that only limited mitigation would be required to ensure
enduring boundaries. (And this mitigation would become unnecessary
if, in time, the adjoining CDC site were to be removed from the Green
Belt.)
1.115 Although clearly separate neighbourhoods and communities, and in
different District and Parish areas, Hazlemere and Holmer Green are
physically merged along Wycombe Road / Browns Road / Fox Road. In
Green Belt terms there are not two separate settlements and there is no
existing separation between Hazlemere and Holmer Green to be
protected.
1.116 The Green Belt Part Two Assessment (Step 3) found that the site was
otherwise developable overall, whilst identifying some areas within the
site unsuitable for development (a traditional orchard118, TPO areas,
and a possible surface water flow route across the site.) The
assessment includes an assessment of landscape capacity for
development and initial comments from the Highway Authority.
Although the site is close to the AONB, development of the site was not
considered likely to materially adversely affect the setting. The Level 2
SFRA (FRW2.2 page B67) sets out the surface water flood risk issue in
more detail. The site passes the flood risk Sequential Test.

118

Under section 41 of the Natural Environment and Rural Communities (NERC) Act of 2006 the
Secretary of State publishes a list of habitats and species and habitats of principal importance for the
conservation of biodiversity in England. This list builds on what was the UK Biodiversity Action Plan.
Public bodies such as district councils and Local Planning Authorities have a duty under section 40 of
the NERC Act which means they ‘must, in exercising its functions, have regard, so far as is consistent
with the proper exercise of those functions, to the purpose of conserving biodiversity.’ As the site is
considered to be a Traditional Orchard, which is a habitat of principal importance, it is appropriate to
protect it from development.
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1.117 The Urban Design Assessment of Development Capacity 119 expands
on the layout and character constraints affecting the site. This also
includes a broad consideration of public open space requirements,
before identifying likely net developable areas and indicative capacity
(detailed further below).
1.118 All of this fed into the consideration of ‘exceptional circumstances’ (from
page 32 of the Green Belt Part Two report) which concluded in favour
of releasing the site from the Green Belt.
1.119 As noted at 5.1.62 of the Plan, Chiltern District are also considering the
release of adjoining land in their District. In November 2017, they
estimated that a 12.2 ha site south of Holmer Green could
accommodate around 300 dwellings, including: affordable housing;
associated infrastructure; retention of the existing travelling showpeople
site (with provision for at least 4 additional plots); open space
comprising retained key existing landscape features; recreation and
amenity space; and a sufficient landscaped buffer to the Chilterns
AONB120.
1.120 The suitability of HW8 for allocation is not affected by future decisions
on the CDC Plan. However it is fairly certain that (if the CDC is
allocated in due course) there will be cross boundary layout and
infrastructure issues that will be material to the detailed consideration of
planning applications for development of HW8. The policy addresses
the need for a comprehensive approach to the planning of the site.
1.121 In the SA, the site is shown with existing fair access to public transport
and it meets two out of three of the distance thresholds for accessibility
to services and facilities (It is inside the threshold for GP services and
retail centre but outside the threshold for a primary school.) 5.1.64 of

Pages 5 – 8 HELS4 Urban Design Assessment Development Capacity AONB & Green Belt Sites
See Option 2: area south of Holmer Green in Green Belt Development Options Appraisal
(Post Preferred Green Belt Options Consultation (November 2017) pp 15 -18 on Chiltern DC
website.
119
120
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the Plan provides the local context for this and highlights the
importance of pedestrian permeability across the whole site so as to
maximise opportunities for walking and cycling to local services and
public transport access and to minimise reliance on the private car.
1.122 All of these features were factored into the indicative layout and policy
requirements in the Plan.
1.123 In their representation on the Plan (1232), the education authority have
highlighted that both this site (projected capacity 350) and the adjoining
site in Chiltern District (projected capacity 300) would generate a
significant need for additional primary school places, and taken together
this would amount to a new 1 form entry primary school. Whether this
need is best met on site or through the expansion of existing schools at
Holmer Green and/or Hazlemere will in part depend on whether the
Chiltern site is ultimately allocated in the joint Chiltern and South Bucks
Local Plan. In light of this, and to ensure Policy HW8 is positively
prepared, it is considered on reflection that the following clause should
be added to the Policy:
4. Development of this site will be required to meet the needs arising
from the development for additional primary school places.
In the event that land to the north east in Chiltern District (off Earl Howe
Road) is allocated for development in the Chiltern and South Bucks Local
Plan, a new 1 form entry primary school will be required. (This may be
located on either site, with the location and delivery strategy to be
determined as part of the development brief process.)
Alternatively, a commensurate financial contribution (via a S106 planning
obligation) will be required for the provision of additional school places if
the adjoining Chiltern site is not allocated OR if it can be demonstrated to
the satisfaction of the Local Education Authority that these needs will be
better met through the expansion of existing schools.
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Indicative Capacity
1.124 The indicative number of dwellings for this site is 350 dwellings. The net
density is 35 dpha.
1.125 This is drawn from the Urban Design Assessment - Development
Capacity study121 which sets out:


Total site area - 15.8 ha



Includes circa 3ha Priority Habitat – which is capable of
contributing to certain POS requirements e.g. semi natural
green space but not others e.g. sports



Assumed net developable area – circa 10 ha



An appropriate average net density in terms of character in
this location would be 35 dph



Assumed capacity at 35 dph is 350 dwellings (range 3040dph: 300 - 400)



The estimated open space requirement for 350 dwellings
would be circa 4.13ha122



This 4.13 ha includes circa 1.5 ha semi-natural
greenspace (at 1.67 ha per 1000 population)

1.126 Note: A one form entry primary school would require a 1HA site, but this
would only be required if both sites were allocated. In terms of first
principles, and in this scenario, development at HW8 could only be
required, at most, to contribute around half of the required land (circa
0.5HA) which would not significantly affect the assumptions about
housing capacity made in the Plan. As noted earlier, this would be a
matter for the development brief.

121
122

Pages 5 – 8 HELS4 Urban Design Assessment Development Capacity AONB & Green Belt Sites
In accordance with retained policy DM16 of the DSADPD
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Viability/Feasibility
1.127 The Viability Report concluded that after CIL, assumed infrastructure
costs, general DM policy requirements, and affordable housing, the site
is viable in terms of generating a surplus of £7,222,261. This was based
on 216 dwellings, where the indicative capacity identified in the plan is
350 dwellings. At this level of development the estimated surplus rises
to £18,014,133.
1.128 The principal requirements are:


Contributions to highway improvements



Contributions to primary education provision.

Deliverability
1.129 Nexus Planning on behalf of Inland Homes (ID 0924) and Paul
Dickinson and Associates on behalf of Mr and Mrs Capp (ID 0824)
responded to the Regulation 19 Local Plan consultation in support of
the allocation for development.

Further information
1.130 Current phasing assumed for this site is123:


2023-2024 – 60 dwellings



2024-2025 – 60 dwellings



2025-2026 – 60 dwellings



2026-2027 – 60 dwellings



2027-2028 – 60 dwellings



2028-2029 – 50 dwellings

123

Table 3.2 HELS7.1 Wycombe Monitoring Report Monitoring Period 1 April 2015 to 31 March 2017
Technical Appendices, p. 18
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1.131 With multiple land ownership and the requirement of Development
Brief, start on site is adjusted to 2023/24. Initial phasing information
arrived from Nexus Planning on behalf of Inland Homes with regards to
the land they controlled in 2016 HELAA update.

1f. HW9 - Part of Greens Farm, Glynswood, Green Hill, High
Wycombe
Existing Assessment
1.132 This site has been assessed through the following evidence documents
and found suitable, available and deliverable:


HELAA – site ref: SHW0633124



Green Belt Part Two – site ref: SHW0663125



AONB Site Assessment Report – site ref: SHW0633126



SFRA Level 2 – site ref: 32/HW9127



Flood Risk Sequential Test report128



Sustainability Appraisal – site ref: SHW0633/7129



Revised Habitats Regulations Assessment report130

Suitability
1.133 This site is within current Green Belt boundaries and the Chilterns
AONB on the northern edge of High Wycombe (approximately 1.5km
from the town centre). Its location means it passes Step 1 of the Green
Belt assessment.

124

HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use)
125 GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, pp. 100-106
126 AONB1 Area of Outstanding Natural Beauty Site Assessment Report, pp. 79-80
127 FRW2.2 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 1, p. B29-B32
128 Table 1 of FRW1 Flood Risk Sequential Test Report pp. 28-29
129 Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 16
130 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
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1.134 The Step 2 assessment found that the site contributed relatively weakly
to Green Belt purposes. This is an almost square site bounded on two
sides by existing non-Green Belt housing. As such it performs very little
role in preventing sprawl or maintaining gaps. It performs a greater role
in preventing encroachment of the countryside, but the urbanising
influence of the existing housing minimalizes this. This relationship with
the built-up area also means that the removal of the site would be
appropriate with regards to the general extent of the Green Belt. The
new boundary would be the tree planting and footpath that exist, and no
additional mitigation would be required.
1.135 Step 3 considers whether the site is otherwise developable. The main
constraint affecting this site in the Chilterns AONB. The site was not
considered likely to result in ‘major development’131 (AONB pp79-80)
and the landscape capacity and likely impacts were considered
acceptable. This AONB1 landscape assessment highlights the
sensitivity and importance of the historic landscape in this area,
including in views from the Disraeli memorial (photo 3 page 94) where
parts of the development could be visible, but where they would be
seen as a small extension to the existing town which rises up the
opposite side of the valley.
1.136 The site lies within fluvial flood zone 1 and passes the sequential test.
The SFRA132 also considers local sources of flooding (surface water
and groundwater emergence). These are both issues that would also
influence the detailed planning of the site once allocated, but which do
not impact the suitability of the location overall. The Sequential Test
report shows that the site passes the Sequential Test. A detailed FRA
will need to be produced at application stage in accordance with policy
DM39.

131

AONB1 Area of Outstanding Natural Beauty Site Assessment Report, pp. 79 - 80
FRW2.2 Level 2 Strategic Flood Risk Assessment (SFRA) – Appendix B: Lower risk sites
assessment 1, p. B29
132
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1.137 The Green Belt Part Two concluded that in weighing the contribution
the area makes to the Green Belt against the contribution it could make
to meeting development needs in the plan period, the Council considers
that exceptional circumstances to remove this area from the Green Belt
exist.133
Indicative Capacity
1.138 The indicative number of dwellings for this site is 50 dwellings.


Net density: 35 dph (85% of site or 1.42 ha)

1.139 This is based on the Urban Design assessment of development
capacity of AONB and Green Belt sites.134
Viability/Feasibility
1.140 The best match notional scheme in VIA1 Appendix 12B Table 4 would
be 50 units, 30 dph, value point 2, 40% affordable which shows a
residual value (after policy requirements) of circa £1.39M / HA, against
a benchmark land value of £0.4M.

Deliverability
1.141 Nexus Planning responded to the consultation on the Regulation 19
Local Plan on behalf of Inland Homes (ID 0924) in support of the
allocation of this site.
1.142 There have been pre-application discussions in relation to this site.
Further information
1.143 Current phasing assumed for this site is:135


2020-2021 – 25 dwellings



2021-2022 – 25 dwellings

133

GB1 Green Belt Part Two Assessment, pp. 43-44
HELS4 Urban Design Assessment Development Capacity AONB & Green Belt Sites, pp. 14-16
135 Table 3.2 Housing Supply – 2017 base date in HELS7.1 Wycombe Monitoring Report Monitoring
Period 1 April 2015 to 31 March 2017 Technical Appendices, p. 18
134
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1.144 This phasing has been based on an initial suggestion from Nexus
Planning on behalf of Inland Homes and also WDC assessment. The
site is considered to be likely to come forward within 5 years, based on
the assumption that the emerging Local Plan will be adopted in 2019
and that planning permission will be granted in 2020 onwards.

1g. HW10 - Horns Lane, Booker, High Wycombe
1.145 This statement covers the specific allocation at HW10, which is part of
the combined Booker Air Park and Clay Lane Green Belt removal area.
The rationale for the combined area is set out at paragraphs 1.211 to
1.212 in relation to HW16 Wycombe Air Park.
Existing Assessment
1.146 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW0462136 137



Green Belt Part Two – site ref: SHW0462/SHW0646 and Part of
GA 39, 43b and 43c138



SFRA Level 2 – site ref: 53/HW10139



Flood Risk Sequential Test report 140



Sustainability Appraisal – site ref: SHW0462+646/144141



Revised Habitats Regulations Assessment report142

136

HELS1 Housing and Economic Land Availability Assessment (HELAA) - Publication Version, p. 27
HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p.47
138 GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, pp. 77-83, 107-110, and 520-523
139 FRW2.2 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 1, pp. B50-B53
140 Table 1 of FRW1 Flood Risk Sequential Test Report, pp. 28-29
141 Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 19
142 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
137
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Suitability
1.147 This site is located north of the M40 and directly adjacent to the High
Wycombe Urban Area, which is Tier 1 of the Settlement Hierarchy
Study.
1.148 Appendix III of the SA records that whilst the site has fair availability of
public transport, it has poorer access to key services and facilities. The
SA commentary is based on walking distances to the nearest primary
school (1.7KM), the nearest GP (1.3KM) and the nearest town or district
centre (4KM to High Wycombe town centre). In addition, there is a
community centre (0.7KM), a more local shopping area (at the Turnpike
Roundabout 0.9KM), two superstores (Asda and John Lewis 1.2KM),
and a secondary school (0.9KM). The overall sustainability of the
location is therefore considered to be acceptable.
1.149 The Green Belt Part Two report concluded that the site only meets
Green Belt purposes weakly, mainly due to the strong relationship with
the High Wycombe Urban area.143 Although it is within the wider Booker
Air Park and Clay Lane Green Belt removal area, this site would also be
appropriate for removal from the Green Belt in isolation.
1.150 The northern boundary of the site adjoins some existing allotments
which visually contain and enclose the site. It is considered appropriate
to remove the allotments from the Green Belt but to not allocate this
area for development. This avoids a situation of incongruous pattern
between Green Belt and non-Green Belt land and ensures a robust and
enduring Green Belt boundary.
1.151 The landscape assessment in the Green Belt Part Two report noted
that there are no special landscape qualities and features within the
site, and that there was a high capacity for development without

143

GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, p. 81
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significant adverse effects upon landscape character and visual
amenity.144
1.152 The highway authority believe the allocation is acceptable subject to
suitable access off of Horns Lane and creation of footway between the
site and Cressex Road. It is unlikely that this level of dwellings would
have a material impact upon critical location junctions.145 The transport
modelling of the combination of HW10, HW11, HW16, and HW17
concluded that without mitigation the additional traffic generated by the
development would increase delays on the A4010/Rutland Avenue,
B482/Clay Lane, A4010/Crest Road, and A4010/Cressex Road
junctions.146 The modelling confirms that the highway improvements
proposed by this plan will benefit the road network. 147
1.153 Comments from Environmental Health concluded that appropriate
design will mitigate the impact of noise pollution from the M40, although
this may limit the form and extent of development acceptable on this
site. These conditions will be finalised through the planning application
process.
1.154 With regards to the issues of boundaries, access, landscape impact
and noise mitigation, the Council believes that the site is capable for
removal from the Green Belt and is otherwise developable. Therefore,
in weighing the contribution the area makes to the Green Belt against
the contribution it could make to meeting development needs in the
plan period, the Council considers that exceptional circumstances to
remove this area from the Green Belt exist.148 This applies to both the
site in isolation, as well as the wider Air Park combined area.

144

GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, p. 81
145 GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, pp. 82-83
146 TR6 Wycombe Local Plan sites traffic modelling, p. 10
147 TR6 Wycombe Local Plan sites traffic modelling, p. 20
148 GB1 Green Belt Part Two Assessment, pp. 77-83
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Indicative Capacity
1.155 The indicative number of dwellings for this site is 64 dwellings.


Net density: 35 dph (90% of site area, 1.82 ha)

1.156 This is based on WDC’s Urban Design Assessment Development
capacity of AONB and Green Belt sites.149
Viability/Feasibility
1.157 The best match notional scheme in VIA1 Appendix 12B Table 4 would
be 50 units, 30 dph, value point 2, 40% affordable, which shows a
residual value (after policy requirements) of circa £1.39M / HA, against
a benchmark land value of £0.4M.
Deliverability
1.158 Buckinghamshire County Council are the landowner of the majority part
of the site. Following the Regulation 18 Draft Plan stage, landowners of
a small area of land adjoining the northern boundary promoted the area
for inclusion in the allocation and the Submitted Plan includes this area
within the proposed allocation.150
Further information
1.159 Current phasing assumed for this site is:151


2024-2025 – 24 dwellings



2025-2026 – 20 dwellings



2026-2027 – 20 dwellings

1.160 This allows sufficient time for the site to be removed from the Green
Belt through the Local Plan process and the necessary assessments

149

HELS4 Urban Design Assessment Development Capacity AONB & Green Belt Sites, pp. 11-13
HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p. 47
151 Table 3.2 HELS7.1 Wycombe Monitoring Report Monitoring Period 1 April 2015 to 31 March 2017
Technical Appendices, p. 17
150
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and preparation of a planning application, and subsequent lead in time
to first completions.

1h. HW11 - Clay Lane, Booker, High Wycombe
1.161 This statement covers the specific allocation at HW11, which is part of
the combined Booker Air Park and Clay Lane Green Belt removal area.
The rationale for the combined area is set out at paragraphs 1.211 to
1.212 in relation to HW16 Wycombe Air Park.
Existing Assessment
1.162 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW0559152



Green Belt Part Two – site ref: SHW0559 and Part of GA 39,
43b and 43c153



SFRA Level 2 – site ref: 128/HW11154



Flood Risk Sequential Test report155



Sustainability Appraisal – site ref: SHW0559/21156



Revised Habitats Regulations Assessment report157

Suitability
1.163 The site is located in the settlement of Booker, which adjoins the Tier 1
High Wycombe Urban Area.

152

HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p.60
153 GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, pp. 92-99 and pp. 520-523
154 FRW2.3 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 2, pp. B193-B196
155 Table 1 of FRW1 Flood Risk Sequential Test Report pp 28-29
156 Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 18
157 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
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1.164 Appendix III of the SA records that the site has limited availability of
public transport and poorer access to key services and facilities. The
SA commentary is based on walking distances to the nearest primary
school (2.25KM), the nearest GP (1.7KM) and the nearest town or
district centre (4.6KM to High Wycombe town centre). In addition, there
is a community centre (1.1KM), a more local shopping area (at the
Turnpike Roundabout 1.4KM), two superstores (Asda and John Lewis
1.6KM), and a secondary school (1.4KM). The overall sustainability of
the location is therefore considered to be acceptable.
1.165 This site is located within the Green Belt and adjoins the Chilterns
AONB. It meets GB purposes relatively weakly, as it performs weakly in
forming the gap between Booker and the High Wycombe Urban Area
as well as with the open countryside, however the site relates more to
the existing residential development than the surrounding landscape.
As the site is not adjoining non-Green Belt land removal of this site in
isolation would result in a hole in the Green Belt. The review
recommended that this area be investigated as part of a larger area,
including Wycombe Air Park.
1.166 It is recognized that the eastern boundary of the site will need
enhancement to minimize the impact on the adjoining open countryside.
This is consistent with the Green Belt methodology of finding limited
mitigation solutions to boundary issues.158 This is proposed through a
substantial 10 metre native tree belt along the northern and eastern
side of the new proposed Green Belt boundary, which would align with
the existing AONB boundary and allow for a sensible, enduring
boundary for the wider Air Park removal area. This tree belt is proposed
as a policy requirement of this allocation.
1.167 The landscape assessment within the Green Belt report noted that
development capacity for the site is low to moderate, but with the treeplanting mitigation measures on the eastern and northern boundaries,
development could be accommodated on the remainder of the site
158

Paragraph 2.23-2.25, GB1 Green Belt Part Two Assessment, pp. 25-26
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without significant impact upon local visual amenity or the character of
the adjoining AONB.159
1.168 As with policy HW10, residential development within close proximity of
the M40 does not prevent development, but may limit the form and
extent of development. It is therefore required by the policy to
undertake full noise assessment and make provision for any mitigation
measures that arise as a result.
1.169 The local highways authority, Buckinghamshire County Council,
responded to the Regulation 19 consultation (ID 1232) confirming that
access can and should be provided from Clay Hill (rather than Clay
Lane). It may be noted that active frontages can be provided towards
Clay Lane without vehicular accesses.
1.170 In relation to the HW11 portion of the area, with appropriate mitigation
on boundary issues identified in the Green Belt review, the site is
considered capable for removal from the Green Belt only as part of the
combined Booker Air Park and Clay Lane area. It is otherwise
developable. In weighing the contribution made to Green Belt purposes
against the contribution development could make to meeting
development needs in the plan period, the Council considers that
exceptional circumstances exist to remove this area from the Green
Belt.
Indicative Capacity
1.171 The indicative number of dwellings for this site is 30 dwellings.


Net density: 25 dph (on 60% of site area or 1.18 ha)

1.172 This takes account of the need for extensive boundary planting,
potential noise mitigation and accommodating existing informal
recreation within the site.160

159

GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, p. 96
160 See paragraph 5.1.85 page 128 of the Plan.
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Viability/Feasibility
1.173 The best match notional scheme in VIA1 Appendix 12B Table 4 would
be 25 units, 25dph, value point 2, 40% affordable, which shows a
residual value (after policy requirements) of circa £1.26M / HA, against
a benchmark land value of £0.4M.
Deliverability
1.174 Pegasus Group on behalf of Bovis Homes (ID 0983) responded to the
Regulation 19 Local Plan in support of the allocation for development.
1.175 Pegasus Group on behalf of Bovis Homes (ID 0983) have also
submitted a statement for this Examination in relation to Matter 6, in this
they indicate support of this allocation and the assessment undertaken
by the Council.
Further information
1.176 Current phasing assumed for this site is:161


2022-2023 –15 dwellings



2023-2024 – 15 dwellings

1.177 This allows sufficient time for the site to be removed from the Green
Belt through the Local Plan process and the necessary assessments
and preparation of a planning application, and subsequent lead in time
to first completions.

1i. HW12 - Leigh Street, Desborough area, High Wycombe
1.178 The Leigh Street area is between Kitchener Road and Desborough
Road (not including the former Needham Bowl site) which forms a focus
for a range of community and arts uses in the Desborough Area. The
site is 1.21 hectares in size. It has a varied environmental quality, with
an overall neglected, run-down feel to it and it suffers from poor

161

Table 3.2 HELS7.1 Wycombe Monitoring Report Monitoring Period 1 April 2015 to 31 March 2017
Technical Appendices, p. 18
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pedestrian and vehicle access, which isolates the site from the wider
Desborough area.
1.179 It is part of a conservation area designated in recognition of the role the
area played in furniture making, for which Wycombe was well known. A
key building is Birch House.
Existing Assessment
1.180 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW0524162 163



SFRA Level 2 – site ref: 90/HW12164



Flood Risk Sequential Test report165



Sustainability Appraisal – site ref: SHW0524/8166



Economy Study and Employment Land Review167



Short Term Employment Land Review168



Revised Habitats Regulations Assessment report169

Suitability
1.181 This site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy Study. The site has good
access to services and facilities, and has fair availability to public

162HELS1.4

HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p.55
163 HELS1 Housing and Economic Land Availability Assessment (HELAA) - Publication Version, p.49
164 Section 3.9 of FRW2 Level 2 Strategic Flood Risk Assessment (SFRA), pp. 89-96
165 Table 1 in FRW1 Flood Risk Sequential Test Report, pp. 28-29
166 Table IIIC in WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III
- 16
167 Paragraphs 4.113-4.116, HELS16 Wycombe District Economy Study & Employment Land Review,
pp. 47-48
168 HELS14 Short Term Employment Land Review
169 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
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transport. It is located within close proximity of High Wycombe town
centre.
1.182 The long term market prospects of the Leigh Street area were
considered in the Economy Study and Employment Land Review. 170
The report concluded that the south-western part of the site (fronting
Kitchener Road) should be retained as an employment area and the
derelict stock in the north-eastern area should be released from
employment purposes.
1.183 The suitability of the site for this use is demonstrated by the fact that the
majority of the site was granted planning permission (17/06702/FUL)
with planning obligations for the conversion and extension of Birch
House, to provide 85 dwellings and the demolition of other buildings
and construction of 143 dwellings (228 dwellings in total) and 1054 sq ft
of B1 employment floorspace on 1st March 2018.
1.184 The remainder of the Leigh Street site is currently in use as general
industrial, light industrial and community uses. A Planning Performance
Agreement is about to be signed for the eastern corner of the site for
residential development. There are still two further parts of the site that
have not yet come forward for development (to the north and west of
Leigh Street).
1.185 The policy requires development to deliver the retention of the current
employment activities within the commercial square, on or off site. This
may result in mixed use buildings if these are retained on site.
Indicative Capacity
1.186 The indicative number of dwellings for this site is 275 dwellings.


Net density: 227 dph

1.187 This is based on a site area of 1.21 ha.

170

HELS16 Wycombe District Economy study & Employment Land Review, pp. 47- 48
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Viability/Feasibility
1.188 The viability of delivery of this site is established in principle through the
recent planning permission and S106 negotiations in connection with
this.
Deliverability
1.189 The EA has indicated some concerns with regards to the delivery of the
site due to flood risk considerations, including climate change
allowances. It is however the Council’s view that the modelling
undertaken in the Level 2 SFRA is appropriate and proportionate for
plan-making purposes. Part of the site has permission, and the EA did
not raise climate change concerns in relation to the relative proximity of
zone 3a at that time.

1j. HW13 - Former Bassetsbury Allotments, Bassetsbury Lane
1.190 The Former Bassetsbury Allotments site is a 2.08 ha site located off
Bassetsbury Lane to the east of High Wycombe, near the Rye Park and
local facilities. It is bounded to the north by the former High Wycombe
to Bourne End railway line.
Existing Assessment
1.191 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW0416171



SFRA Level 2 – site ref: 10/HW13172



Flood Risk Sequential Test Report173



Sustainability Appraisal – site ref: SHW0416/9174

171

HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p.38
172 Section 3.4 FRW2 Level 2 Strategic Flood Risk Assessment (SFRA), pp. 41-49
173 Table 2 in FRW1 Flood risk sequential test report, pp. 30-31
174 Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 16
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Revised Habitats Regulations Assessment report175

Suitability
1.192 The site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy Study.
1.193 The site used to be used for allotments but the allotments have been
unregistered as allotments for a considerable period of time. The
Council sought approval from the Secretary of State in November 2013
to remove its statutory status under special circumstances, after a
Detailed Quantitative Risk Assessment demonstrated it was unsuitable
for cultivation.
1.194 The proposed allocation of this site makes effective use of land as set
out in the NPPF. The redevelopment of this site represents a key
opportunity to reuse a disused site within the town.
1.195 There are however points to be addressed:


The site has contamination issues that need to be remediated to
a standard appropriate for residential development. Care should
be taken not to have a negative impact on the water quality of the
adjoining Chalk stream.



There are areas at risk of higher risk of flood in the western part
of the site. The Sequential Test (table 2) shows that the site
passes the Sequential test and can be developed safely, as the
development proposed can be accommodated outside of these
high risk areas, following a sequential approach within the site.
The level 2 SFRA176 sets out further recommendations for a sitespecific FRA.



Funges Meadow, an adjoining nature conservation area, needs
to be appropriately protected and enhanced. It is proposed that

175
176

WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
Section 3.4 FRW2 Level 2 Strategic Flood Risk Assessment (SFRA), pp. 48-49
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additional open space could act as a buffer between the
development and the adjoining nature conservation area.


There are heritage sites in the vicinity of the site and the
applicant will need to give consideration to how the special
historic interest of these will be conserved.



Access to the site is proposed to be from Bassetsbury Lane.

Indicative Capacity
1.196 The indicative number of dwellings for this site is 30 dwellings.


Net density: 23 dph

1.197 The site encompasses sensitive areas in terms of ecology and flood
risk and the net developable area (1.3 ha) and net density reflects this.
Viability/Feasibility
1.198 The best match notional scheme in VIA1 Appendix 12B Table 4 would
be 25 units, 25dph, value point 2, 40% affordable, which shows a
residual value (after policy requirements) of circa £1.26M / HA. In terms
of benchmark land value, this site, which comprises a former allotments
with ground contamination issues, is not a good fit to any of the
standard thresholds, however this value exceeds even the ‘brownfield
employment land with abnormal costs’ threshold of £1.7M per HA.
Deliverability
1.199 The site is owned by the Council. There have been pre-application
discussions in relation to this site. The Council has recently undertaken
a public consultation showing how the site could come forward.
1.200 There is now a planning application for the site for 40 residential park
homes (18/06767/FUL). An additional lodge is proposed to the west of
the site within Funges Meadow, which would provide a new community
facility for the Chiltern Rangers.
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Further information
1.201 Current phasing assumed for this site is:177


2020-2021 – 30 dwellings

1k. HW14 - Highbury Works/Hazelmere Coach Works, Chestnut
Lane, Hazelmere
1.202 This is a 0.62 hectare site in Hazlemere, with a mix of B2/B8 uses, in an
area which is largely residential.

Existing Assessment
1.203 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHZ0005178 179



SFRA Level 2 – site ref: 132/HW14180



Flood Risk Sequential Test report181



Sustainability Appraisal – site ref: SHZ0005/24182



Revised Habitats Regulations Assessment report183

Suitability
1.204 This site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy Study. There is a fair
availability of public transport and fair access to key services and
facilities.

177

Table 3.2 HELS7.1 Wycombe Monitoring Report Monitoring Period 1 April 2015 to 31 March 2017
Technical Appendices, p. 17
178 HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p.75
179 HELS1 Housing and Economic Land Availability Assessment (HELAA) - Publication Version, p. 49,
65-68
180 FRW2.3 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 2, pp. B201-B204
181 Table 1 of FRW1 Flood Risk Sequential Test Report pp 28-29
182 Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 18
183 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
63

WDC Statement Matter 7: Development Framework – High Wycombe

1.205 The site was promoted for redevelopment for mixed use purposes in
response to the Regulation 18 draft Plan consultation in June 2016.
Historically the site was identified as a “badly sited user” where change
to other uses was promoted.
1.206 It is considered suitable for allocation as a mixed use site. Policy
requirements restrict the uses of this site to business, residential and
community uses. In terms of community uses, the site currently
contains a nursery which is required to either be retained or relocated
elsewhere in the site. The policy restricts employment uses to business
/ B1 office space as it is considered that other employment uses would
not be appropriate for this location.
1.207 The transport requirements seek to deter use of the site as a ‘rat run’
for larger vehicles. The intention is that by creating new accesses off
Chestnut Lane and/ or Pheasants Drive this will minimise additional
traffic from using the existing access onto Inkerman Drive.
Indicative Capacity
1.208 The indicative number of dwellings for this site is 14 dwellings and 640
sq m of B1a/B1b floorspace.


Net density: 26 dph (developable area: 0.53 ha)

1.209 This is based on capacity work undertaken by Brocklehurst Architects
Ltd in establishing an indicative scheme to meet all the requirements of
the policy.
Viability/Feasibility
1.210 The best match notional scheme in VIA1 Appendix 12B Table 4 for the
residential component would be 10 units, 25dph, value point 2, 30%
affordable, which shows a residual value (after policy requirements) of
circa £1.49M / HA, against a benchmark land value of £1.4M to £1.7M
depending on assumptions about abnormal costs. Housing at this
location is clearly viable. The viability of the office component and the
possible costs related to the retention or relocation of the nursery have
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not been assessed but the essence of this policy is to relax current plan
restrictions to allow an element of more valuable residential
development. In principle this should be viable.
Deliverability
1.211 Brocklehurst Architects Ltd on behalf of the landowners responded to
the Regulation 18 draft Plan consultation promoting the area for
development (ID 2796).
1.212 The Council have since been in discussions with the site owners
through the HELAA process, the position set out in the Regulation 18
remains unchanged, and the site remains suitable and available for
redevelopment.184
Further information
1.213 Current phasing assumed for this site is:185


2023-2024 – 14 dwellings

1.214 This makes allowance for the planning application process. It is
considered that the residential element of the site will come forward
relatively quickly, whilst the employment element will be delivered
between 6-10 years as this allows for the relocation and extension of
the on-site nursery.

1l. HW15 - Land to the rear of Hughenden Road, High Wycombe
Existing Assessment
1.215 This site has been assessed through the following evidence documents
and found suitable:


HELAA – site ref: SHW0638186

184

This correspondence is attached to this statement under appendix D
Table 3.2 HELS7.1 Wycombe Monitoring Report Monitoring Period 1 April 2015 to 31 March 2017
Technical Appendices, p. 18
186 HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p. 67
185
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SFRA Level 2 – site ref: 7/HW15187



Flood Risk Sequential Test Report188



Sustainability Appraisal – site ref: SHW0638/6189



Revised Habitats Regulations Assessment190

Suitability
1.216 The site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy Study, and the most
sustainable location for growth.
1.217 This is a 2.55 ha brownfield site to the north of High Wycombe,
bounded to the west by the Hughenden Stream and adjacent to the
newly regenerated Hughenden Quarter.
1.218 The wider area was identified in the 2008 Core Strategy as part of the
Hughenden District key area of change (policy CS4.2). The proposed
allocation of this site makes effective use of land as set out in the
NPPF.
1.219 The site is a large (lengthways) area of land that is partly made of back
gardens. It was subject to a now revoked road protection line and is
hard surfaced. The area could benefit from visual improvements. The
redevelopment of this site offers an important place-making opportunity
to make a positive contribution to the regeneration of the wider area.
Additionally it would provide a key opportunity for the ecological
enhancement of the Hughenden Stream Corridor whilst locating new
local housing near facilities and transport networks.
1.220 The Council recognises that there are a number of physical and policy
constraints on the site, including flood risk issues from all sources,

187

Section 3.3 FRW2 Level 2 Strategic Flood Risk Assessment (SFRA), pp. 33-40
Table 8 in FRW1 Flood risk sequential test report, pp. 51-52
189 Table IIIC WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 16
190 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
188
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fragmented landownership, access, geometry of the site and need to
ensure satisfactory relationship between any new development and
existing properties on the frontage.
1.221 In relation to flood risk, the level 2 SFRA and the Sequential Test
conclude that subject to site layout, appropriate finished floor levels and
SuDS implementation, the site can be developed safely for the
proposed use. The Council is aware that the EA is redoing their river
Wye and Hughenden Stream modelling but, at the time of writing, there
is no indication as to when this data will be finalised and made publicly
available.
1.222 To achieve sufficient back to back distances between existing
properties and new ones, whilst still making this regeneration
opportunity developable, it is necessary to consider an 8 metre buffer
between the Hughenden stream and the river, rather than 10 as per
DSA policy DM15. It is the Council’s view that the buffer can still deliver
ecological enhancements to the stream, in accordance with adopted
policy DM15. HW15 reflects this, stating that amenity space needs to
be delivered as balconies, not at ground level and that these balconies,
however, may overhang this area.
Indicative Capacity
1.223 No indicative dwelling number has been allocated for this site because
of uncertainties over delivery as the site would involve assembling a
land to the rear of a number of properties. The allocation and
development of this offer the opportunity to implement place-making
and the policy aims to provide a clear framework within which this can
happen to enhance the area.
1.224 It is envisaged that existing buildings along the Hughenden road be
retained; however options that still deliver the objectives of the policy
but take a more comprehensive approach will also be considered.
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Viability/Feasibility
1.225 The viability report notes that residential intensification sites (notional
sites) may not be as viable when considering affordable housing
requirements, but this is largely dependent on whether the site includes
high value existing dwellings, or whether it is mainly garden land, as is
the case here. It should also be noted that this policy is designed a
placemaking and environmental framework for regeneration, and this is
not an allocation which contributes to the housing supply trajectory

Deliverability
1.226 The site is in multiple ownership and is made up of a number of
residential properties. Landowners / developers have not yet promoted
this site. Whilst the site is suitable, the availability if the site is unknown.
For the purpose of the HELAA the site is considered unavailable at this
stage due to the lack of information on deliverability.191

1m. HW16 - Wycombe Air Park
1.227 Wycombe Air Park is an operational air park located to the south west
of High Wycombe, and will remain in operation. The Local Plan
identifies two areas of land within the Air Park for employment
development – one for intensification of the existing developed area
and the second on currently undeveloped land at the southern end of
the Air Park.
Existing Assessment
1.228 This site has been assessed through the following evidence
documents:


HELAA – site ref: SHW0529/SHW0648/SHW0649192

191

HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p. 61
192 HELS1.4 HELAA Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), pp. 51, 65-66
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Green Belt Part Two – site ref: Part of GA 39 43b 43c193



SFRA Level 2 – site ref: 107/108/HW16194



Wycombe Commercial Assessment – site ref: Wycombe Air
Park195



Economy Study and Employment Land Review – site ref:
Wycombe Air Park196



Sustainability Appraisal – site ref: SHW0648 and
SHW0649/120 and 121197



Strategic Sites Assessment Study - site ref: HW5 Wycombe
Air Park198



Landscape Assessment – site ref: Wycombe Air Park199



Wycombe Local Plan sites traffic modelling200

Suitability
1.229 This is a Wycombe District Council owned site which is currently in use
as part of an airfield and is located in the Claymoor & Clayhill area, just
adjacent to the High Wycombe Urban Area, a Tier 1 settlement. The Air
Park is designated as a major developed site within the Green Belt in
the current local plan. The area has fair access to public transport, but
poor access to key services and facilities. The proposed Air Park
allocation comprises two parts: a large area of built development in the
northern part of the site – ‘Air Park North’, and an undeveloped land

193

GB1.1 Green Belt Part Two Assessment - Appendix GB1 Individual Site Assessments - Steps 2
and 3, pp. 520-523
194 FRW2.3 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 2, pp. B168-175
195 HELS12 Wycombe Commercial Assessment, pp. 86-106
196 Paragraphs 4.120-128, HELS16 Wycombe District Economy Study & Employment Land Review,
pp. 49-50
197 Table IIICJ WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 60
198 LAN3 Wycombe District Local Plan Options Consultation - Strategic Sites Assessment Study, pp.
21-23
199 LAN4 Landscape Assessment of Strategic sites, pp. 61-68
200 Section 5.4 in TR6 Wycombe Local Plan sites traffic modelling, p. 23
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and an area of former landfill in the southern part of the site – ‘Air Park
South’.
Green Belt Purpose Assessment – Step 2
1.230 The Air Park has been identified as suitable for employment use,
subject to removing the land from the Green Belt. The Green Belt Part 2
report has reviewed the two proposed employment sites, both
individually and collectively as part of a wider area, and indicates that
exceptional circumstances exist for removing them from the Green
Belt201.
1.231 Initially, the Green Belt Part Two assessment considered a number of
individual sites, including the two Air Park sites. The initial Step 2
conclusion for ‘Air Park North’ (GB1.1 page 117) was that this site
performs weakly against the purposes of including land in the Green
Belt. For ‘Air Park South’ the initial assessment was that this site’s only
significant contribution to Green Belt purposes could be in terms of
preventing encroachment of the countryside, but this in turn depended
on whether it would be more appropriate to characterise the grass
airstrip as ‘semi urban’ or ‘largely rural’ with reference to the criteria in
GB2 paragraph 4.425. As this was not the only site being considered
this question was felt to be academic. As there was never a realistic
prospect of considering ‘Air Park South’ for removal from the Green Belt
in isolation this did not need to be resolved.
1.232 Having completed the individual site-by-site Step 2 assessments the
Council turned to consider the interplay and possible rationalisation of
the different sites and the existing built-up areas. GB1 paragraph 3.17
and Figure 9 identify and illustrate the spatial relationship of the
different sites. (These existing areas currently designated as ‘major
built-up areas’, would as a necessary consequence be returned to full
Green Belt status if they were not now removed from the Green Belt.) A
combined assessment was undertaken as the Council considered it

201

See GB1 Green Belt Assessment, Part 2, and GB1.1 Appendix GB1 for full details.
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would be irrational, and not positive planning, to refuse to consider the
potential of combining adjoining sites.
1.233 The combined Step 2 purposes assessment (GB1.1 page 520202)
shows that the wider area performs only weakly or relatively weakly
across the 4 green belt purposes assessed.


As noted against purpose 1, the extent to which an area can
genuinely contribute to preventing the outward sprawl of High
Wycombe (or any other large built-up area) is very much
undermined by the extent of built form already within the area.



Purpose 2 considers the actual and perceived separation of High
Wycombe, Marlow and Lane End, and concludes this area is not
essential to maintaining this separation.



The weak contribution against purpose 3 again stems from the
existing extent of built development and urban or semi-urban
land uses in the area.



Purpose 4 is not relevant to sites on the edge of High Wycombe.

1.234 Paragraph 3.23 of GB1 considers the issue of enduring boundaries in
the context of the Air Park. On the whole the new boundary of the
Green Belt would be based on existing features apart from in the
southern part of the Air Park where although not based on a currently
existing boundary, it would in effect be based on legal and regulatory
limits to development associated with the licensing and operation of the
Air Park. The Council will seek the most appropriate boundary
consistent with the existing and future use of the site as an air park.
This could be physically defined by fencing, a ditch and bank and
hedge planting in relation to the development of the southern part of the
Air Park to create a recognisable, permanent and logical boundary.

The overall score box contains a typographical error. The term ‘scores moderately’ is used
elsewhere as informal shorthand for a score of 3, but as can be seen from the preceding sections of
the proforma this area scores relatively weakly at best (see Figure 4 in GB1 or Figure 4.2 in GB2).
202
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Landscape considerations
1.235 The Air Park is in the setting of, and bordered by, the Chilterns AONB in
part. The 2014 Landscape Assessment of Strategic Sites (LAN4)
considers the Air Park as a whole, not the proposed site allocations It
concludes that the site has Moderate sensitivity to development, setting
out Guidelines for Development to respond to this sensitivity analysis,
demonstrating appropriate mitigation measures that would facilitate
development of the site. These include keeping development heights
below the line of boundary vegetation to avoid interrupting the
characteristic views of the wooded skyline from the wider landscape. .
The assessment is consistent with the finding of the GB Part 2
Landscape Appraisal.
1.236 The assessments include consideration of the potential impact of the
allocation on the AONB, identification of key landscape features to be
retained, and guidance as to design and landscape elements that
should be incorporated into any new development.
1.237 The scope for screening the site using the existing topography and
existing and/ or new vegetation needs to take account of the elevated
nature of the site. The elevation has two main effects. Firstly, it
potentially places new development against the skyline, making it
visually prominent. Secondly, it means that perimeter screening has a
pronounced effect given that the viewer is likely to be at a lower
elevation. This screening effect also increases with greater distance
between the development and the perimeter screening. Therefore
mitigating the potential visual impacts of buildings can be achieved by
the following:


Restraining building height (also likely to be an operational
requirement);



Placing buildings away from the perimeter, especially taller ones;



Utilising low-level perimeter earthworks and/or planting to
greatest effect;
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Utilising a mixture of building materials, colours and roofscapes
that recede into the sky and break up any potential cumulative
visual effects of building clusters (e.g. combined mass,
continuous straight rooflines).

1.238 The existing Air Park buildings and surrounding vegetation demonstrate
the scale and nature of buildings and planting that can, in principle, be
located towards the margins of the airfield without significant visual
impacts upon the surrounding landscape. Due to the nature of the local
and low elevation views at the Air Park the scope for mitigation through
building design and new planting is high. Subject to this, the impact on
the landscape, and the setting of the AONB in particular, is considered
to be acceptable.
1.239 Satisfactory mitigation of landscape and visual effects is considered
achievable through the consideration of detailed design proposals in the
context of a planning application and the full landscape and visual
impact assessment required.
Employment
1.240 The Wycombe Commercial Assessment identifies that the Air Park is a
suitable location to accommodate new employment floorspace,
assessing the two areas shown in Figure 6 below. The report
concluded203 that there was potential for the Air Park to fulfil a localised
demand.

203

Para. 8.23 HELS12 Wycombe Commercial Assessment, p. 94
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Figure 6 Wycombe Air Park Development Areas

Figure 7 Area 1 Detail

1.241 Area 1 is a 13 hectare site that currently contains a mix of hangars, light
industrial units and some undeveloped land. The Commercial Sites
report (Boyer, 2016) looked at three particular areas within this part of
the site to assess where intensification could occur to ascertain the
amount of additional employment land that could be delivered and
concluded that between 5,600 and 7,000 sq m of development could be
delivered subject to access improvements. Subsequent to this
assessment a further area of land has been included in the area which
fronts onto Clay Lane. This area of land was subject to a planning
application for biomass storage in 2016, which although refused, the
owners have identified that they are seeking to have the site developed
for commercial use in response to the plan proposals for the site to be
potentially used as a gypsy and travellers site. In light of this the
Council estimates that Area 1 could provide approximately 8,000 sq m
of new industrial floorspace.
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Figure 8 Area 2 Detail

1.242 Area 2 is a 15.5 ha site that is currently undeveloped and is at the
southern end of the Air Park. The commercial sites report assessed
that, based on the existing access arrangements, this site could support
approx. 10,000 sqm of lower density open storage and warehouse type
development, based broadly on a plot ratio of 0.1, having assessed
employment activity within or directly adjacent to other airfields204.
Should access be improved to the expansion area, Boyer consider that
the potential would be increased to 12,000 sqm to 20,000 sqm (3-5 ha)
of more intensive industrial/ warehouse development in the longer term
(para. 8.33) from a market perspective. Such levels of development
would be still constitute a low intensity use of the site consistent with its
relationship to the adjoining aviation activities.
Feasibility
1.243 This is a complicated site due in part to the existing uses. There are
also a number of other constraints on the site. These, however, are not
significant enough to impact upon the feasibility of the site.

204

See paras 8.36 – 8.40, HELS12
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1.244 The Council has assumed Area 2 can accommodate a mix of
B1c/B2/B8 floorspace in the range 14,200 - 18,600 sqm205. This could
be accommodated on up to 5ha of land and complemented by more
open uses of land. Thus whilst there are some limitations on the
capacity of this area there is more than sufficient land to accommodate
the floorspace anticipated in the Plan. The Plan also assumes 8,000 sq.
m through intensification on Area 1.
Access and Constraints
1.245 The Commercial Assessment Report identified that in order to help
unlock the longer term potential of the Air Park either a new access
route would be required, or the existing access arrangements would
need upgrading206.
1.246 The Highways Authority has not raised any issues in terms of the
access to the site and its suitability for the development proposed in the
plan.
1.247 The Council has instructed contractors to improve the access road that
serves the Air Park and this work will be completed within the next 12
months. The location of the access improvements on the site, proposed
by the Council, are shown in the illustrative diagram below207. This
includes access into the southern expansion area, as noted above in
relation to the April 2018 Cabinet report. It is considered that the
planned improved access to the Air Park could support the higher range
of floorspace set out in the Boyer report.

205

See Table E9, page 36, Topic Paper 3, Economic Development.
Paragraph 8.43 HELS12 Wycombe Commercial Assessment, p. 100
207 See also WDLP10.20, Fig4 and HELS1 page 62
206
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Figure 9 Wycombe Air Park Development Options Obstacle Clearance Criteria208

1.248 Figure 9 shows that based on an assessment of the runways any
boundary created that is constructed as part of the development of this
area should not breach a parallel line 70m (OCL2) from the southern
edge of the grass runway. The boundary of Area 2 is in excess of 250m
from the southern edge of the grass runway and as such is not affected
by this element of the obstacle clearance criteria.
1.249 The ASA report also identifies that in relation to building heights that
“provided any buildings are located in the southern part of the
development and are not excessively high” then there would be no
infringement in terms of the approach of aircraft. The Boyer report
further recommends that lower rise buildings associated with open
208

Note that the possible N-S grass runway shown in 6 was an initial idea that is not being pursued.
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storage uses would be the most appropriate either for a single large
occupier or a few large to mid-size occupiers209.
Flight operations
1.250 Located on the Air Park is the Booker Gliding Club, who support a
number of the changes made in the Publication version of the Local
Plan, but have also raised a number of objections. None of these are in
relation to the proposed employment use of the Air Park and relate to
the relationship between the proposed and existing uses.
1.251 The policy as drafted requires that development does not compromise
or limit the operation of the aviation uses, including gliding, at the Air
Park. Currently gliders are assembled and parked in the part of the
southern area of the Air Park. The Council is in the process of providing
an alternative area for this in the northern end of the Air Park (see
appendix E)
1.252 The ASA report confirms that the north-south runway could either be
relocated or shortened to enable development to occur in this area (this
is shown in Figure 9. Approximately 5% of glider flights use the northsouth runway. However, the north-south runway allows gliders to land
safely if the wind changes after taking off from the East- West runway.
This position is confirmed in the response provided by the Gliding Club
showing how the orientation of the runways on the Air Park will change
as a result of the proposed employment development on the site.
1.253 Figure 10 shows an indicative layout of how development can be
accommodated in Area 2 based on shortening the north/south runway.
There is a limitation in terms of building heights and proximity to the end
of the runway. This is identified in the layout which demonstrates how
this can be achieved without compromising the continued aviation
function of the Air Park.

209

Conclusion at paragraph 8.46 (and preceding analysis) HELS12 Wycombe Commercial
Assessment
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Figure 10 Indicative layout for Area 2 of the Air Park

1.254 This indicative layout shows an area of 13 ha which could
accommodate at least 12,000 sqm of development. It further shows
open storage areas which could accommodate additional buildings,
away from the area, subject to height restrictions linked to the
north/south runway. This demonstrates that the total amount of
commercial development identified for the Air Park can be
accommodated without adversely affecting the operation of flight
activities.
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1.255 This layout is inserted here for illustrative purposes only to show how
air operations can be reconciled with the delivery of an employment
scheme. Such a scheme would still need to be tested at application
stage for landscape and visual impacts.
1.256 Based on the assessment in the Commercial Sites report the type of
buildings that would be built when the site comes forward would be
smaller scale light industrial or warehouse units with footprints of about
400 sqm (20 units) and 1,088 sqm (4 units) matched to meeting the
local market and broadly in line with the 150 sqm to 1,000 sqm unit size
range which will be in greatest demand as evidenced by the
Commercial Assessment. On this basis they would be no more than 6m
tall (4m to the eaves) and as such can be accommodated within the site
to meet the requirements of the allocation whilst not compromising the
ongoing flying uses of the Air Park, either in terms of the runway being
shortened or moved northward and re-orientated.
1.257 The limited height of the buildings would also reduce any impact on the
setting of the Chilterns AONB. The layout, height and materials used for
all buildings, structures and temporary elements in open storage, will be
subject to a landscape and visual impact assessment.
1.258 In conclusion, the technical aspects of compatibility with flight
operations have been considered in the ASA report; the Council has
held discussions with relevant operators/occupiers; and is satisfied that
a compatible solution is achievable, which is set out as a requirement of
the policy at 3(b).
Delivery
1.259 The Council is taking proactive measures to provide employment land
both as a revenue generating operation and to support the economy.
This is particularly important in the light of the amount of employment
land which has been lost to residential in recent years.
1.260 In October 2016 the Council agreed a new lease for Wycombe Air Park
with Airways Aero Associations. There are two leases, one for the
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existing operational area of the Air Park, which is a 50 year lease with a
break clause after 30 years. The second lease is for the area of land to
the south of the Air Park and identified for employment development in
the new local plan, this lease has a 12 month rolling break clause that
allows the Council to take control of land with a 12 month notice period.
1.261 A report relating to the future masterplan investment requirements for
Wycombe Air Park was considered by Wycombe’s Cabinet on 16 th April
2018 with a view to putting in place mechanisms and a budget to
deliver the allocated site once the local plan is adopted. However, due
to commercial confidentiality the full report is not available. The Cabinet
minutes do identify the actions. The actions were subsequently agreed
by Full Council in April 2018 and are included at Appendix F to this
statement. These include:


Approval of a budget for the full reconstruction of the access to
the Air Park and its extension to the southern expansion area
(referred to as Southside);



Approving a capital budget for the proposed relocation of the
Gliding Club to the north side of the Air Park;



Land acquisition.

1.262 The Commercial sites report210 included a high level assessment of
viability assessing a development mix of uses and floorspace which
was considered to be commercially attractive at the Air Park. This
assessment showed that the development would be viable.

210

HELS12 Wycombe Commercial Assessment
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1n. HW17 - L/A High Heavens household Recycling Centre, off Clay
Lane
1.263 This site is located next to the existing High Heavens Household
Recycling Centre, which is located to the south west of High Wycombe.
1.264 The site is proposed for low density yard based business uses.
Existing Assessment
1.265 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW0647211



Green Belt Part Two – site ref: SHW0647212



SFRA Level 2 – site ref: 36/HW17213



Flood Risk Sequential Test report214



Sustainability Appraisal – site ref: SHW0647/125215



Revised Habitats Regulations Assessment report216

Suitability
1.266 This site is close to the High Wycombe Urban Area which is in Tier 1.
The site adjoins the High Heaven Household Recycling Centre. There
are no surface water flood risks associated with the site. A public right
of way runs along the western boundary of the site. The majority of the
site is grassland with a small industrial building located in the north east
corner. The site has limited availability of public transport.

211

HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p. 64
212 GB1 Green Belt Part Two Assessment – GB1.1 Appendix GB1 Individual Site Assessments
213 FRW2.2 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 1, pp. B38-B41
214 Table 1 of FRW1 Flood Risk Sequential Test Report pp 28-29
215 Table IIIJ WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 60
216 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
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1.267 The Wycombe District Economy study217 identified that low density yard
based business uses (whilst low value) nonetheless play an essential
supporting role in the local economy. It is considered that these type of
uses would also be amongst the very few uses that would be suitable in
such close proximity to the existing Waste Transfer Station and that
they are unlikely to be able to be accommodated in built-up areas.
1.268 The site has been identified as suitable for employment use, subject to
it being removed from the Green Belt. The Green Belt Part 2 report218
has reviewed the site and concludes that exceptional circumstances
exist for removing the site from the Green Belt. The assessment219
concluded that in the opinion of the local planning authority that the site
is capable of removal from the Green Belt and is otherwise
developable.
Viability/Feasibility
1.269 Whilst not assessed individually within the Wycombe Commercial
Assessment, a site of similar location/ use-class (Wycombe Air Park)
was assessed. The conclusions found that commercial development
was broadly viable.220
Deliverability
1.270 The site has been assessed as being able to accommodate
approximately 3,250 sq m of B8 storage type uses which is expected to
be delivered within 6-10 years.
Further information
1.271 The land is owned by S.Grundon (Waste) Ltd and although there is a
restrictive covenant on the site, Grundon’s are aware of this issue but

217

HELS16 Wycombe District Economy Study & Employment Land Review 4.304
See GB1.1 Green Belt Part Two Assessment – Appendix GB1: Individual Site Assessments Steps 2 and 3 for full details.
219 See GB1 Green Belt Part Two Assessment, and GB1.1 Appendix GB1 for full details.
220 Paragraph 8.52, HELS12 Wycombe Commercial Assessment, p. 102
218
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do not consider that it impacts on the availability of the site for
development.

1o. HW18 - Cressex Business Park, High Wycombe
1.272 This policy does not form a new allocation for development but sets out
the policy approach not just to its retention as a key employment area
but also to improve its commercial attractiveness.
1.273 Cressex Business Park is located on the south-west side of High
Wycombe, adjacent to main distributor roads into High Wycombe, with
good access to the strategic road network. Over 200 different
employers operate from the site and it provides about 6% of Wycombe
District’s employment.
Existing Assessment
1.274 This site has been assessed through the following evidence
documents:


Economy Study and Employment Land Review: site ref:
Cressex Business Park221



Wycombe Commercial Assessment222

Suitability
1.275 The Cressex Business Park is located within the High Wycombe Urban
Area, which is within Tier 1 of the Settlement Hierarchy Study. The site
has good access to public transport and fair access to key services and
facilities.
1.276 The Cressex Business Park provides a mix of office, industrial/
warehouse and commercial/ trade premises.

221

Paragraphs 4.49-58 HELS16 Wycombe District Economy Study & Employment Land Review, pp.
40-41
222 HELS12 Wycombe Commercial Assessment
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1.277 The Employment Land Review223 described it as the largest designated
employment area in the District, and one of the largest industrial/
warehouse and business estates in southern Buckinghamshire. It
concluded that the site is one of Wycombe’s major sites for employment
and should be retained on this basis.
1.278 The Council wishes to see the site retained for continued employment
use but recognises that some parts of the site are aging and need to be
redeveloped in order to improve the commercial attractiveness of the
Business Park. This is therefore the policy context for the approach
being put forward for this site in the Local Plan.
Viability/Feasibility
1.279 As concluded in the Economy Study and Employment Land Review,
Cressex Business Park is an important asset for the region. It was
recommended that the Council do all it can to safeguard it, by ensuring
that no incompatible development is allowed to encroach on it.224
1.280 Cressex Business Park is an established employment area within the
District. The Wycombe Commercial Assessment noted that there as of
February 2016 there were 16,700smq of vacant floor space, with capital
values producing net initial yields of between 5.6% and 8.6%.225
1.281 Improving access to the business park is important going forward and
the Council is working with local businesses and Buckinghamshire
County Council to identify the most appropriate solution. Some funding
for these improvements has already been earmarked.

223
224

HELS16 Wycombe District Economy study & Employment Land Review, p. 40
Paragraph 3.62, HELS16 Wycombe District Economy Study & Employment Land Review, pp. 27-

28
225

Paragraphs 6.9-11, HELS12 Wycombe Commercial Assessment, p. 58
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1p. HW19 - Office outlet Site, Queen Alexandra Road, High
Wycombe
1.282 This site (formerly Staples) occupies a key commercial location and
represents an opportunity to deliver a landmark building at a gateway to
High Wycombe alongside new retail and employment floorspace. It is
located on a 0.45 ha plot within High Wycombe Town Centre as defined
in the Adopted Delivery and Site Allocations Plan.226
Existing Assessment
1.283 This site has been assessed through the following evidence documents
and has been found suitable, available and deliverable:


HELAA – site ref: SHW0343227



SFRA Level 2 – site ref: 139/HW19228



Flood Risk Sequential Test report229



Assessment of the Office Market in High Wycombe – site ref:
Staples, Marlow Hill230



Sustainability Appraisal – site ref: SHW0343/127231



Revised Habitats Regulations Assessment report232

Suitability
1.284 The site is located within the High Wycombe Urban Area, which is
within Tier 1 of the Settlement Hierarchy Study. It is located within easy
walking distance of both the train and bus station and consequently has
excellent access to public transport. The site’s location in the centre of

226

DPD1 Delivery and Site Allocations Plan (July 2013)
HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p. 23
228 FRW2.3 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 2, pp.B213-B217
229 Table 1 of FRW1 Flood Risk Sequential Test Report pp 28-29
230 Section 5.4 HELS10 An Assessment of the Office Market in High Wycombe Town Centre, p. 16
231 Table IIIJ, WDLP2 Sustainability Appraisal of the Publication Wycombe District Local Plan, p. III 60
232 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
227
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High Wycombe also means that access to key services and facilities is
also excellent.
1.285 The site is currently in retail use and has been identified in the Local
Plan as being suitable for a mixed retail/ office use with retail on the
ground floor and office above.
1.286 It is a prominent site commercially on a key gateway to the town centre
the evidence base233 identifies that “there is clearly an opportunity to
make a statement with an office building in this location….. and clearly
has the opportunity to accommodate a taller building.”
Viability/Feasibility
1.287 The site is owned and controlled by Highshore Commercial Limited and
it is understood that there is a long lease on the site. As a result of the
current slow office market in High Wycombe Town Centre it is
considered that delivering the site for a mixed retail/ office use is likely
to be in the longer term (6-10 years) by which time the office market
may well improve.
1.288 Although not specifically assessed in the viability assessment or
Wycombe Commercial Sites report, since these reports were produced
the commercial market has seen some improvement indicating
improvement in viability.
1.289 The site is owned and controlled by Highshore Commercial Limited and
it is understood that there is a long lease on the site. As a result of the
current slow office market in High Wycombe Town Centre it is
considered that delivering the site for a mixed retail/ office use is likely
to be in the longer term (6-10 years) by which time the office market
may well have improved.
1.290 This site was not specifically assessed in the viability assessment or
Wycombe Commercial Sites report.

233

HELS10 An Assessment of the Office Market in High Wycombe Town Centre (March 2017,
Chandler Garvey) p. 16
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Deliverability
1.291 There have been pre-application discussions in relation to this site.
Further information
1.292 Most of the representations which we have received with regard to this
policy are concerned about this proposed development site prejudicing
the future redevelopment of Wycombe Hospital; a point specifically
addressed within the wording of Policy HW19.
1.293 The Council recognise that there is a lot of concern amongst the public
with regard to changes to the way in which hospital services are run,
not just in Wycombe District but nationally.
1.294 A policy is included within the adopted Delivery and Site Allocations
Plan (HWTC11 Wycombe Hospital) which facilitates a wide range of
improvements to the Wycombe Hospital site.
1.295 The Office Outlet is however a commercial site, the operation of which
does not prejudice the functioning of the hospital. It is therefore not in
the Council’s control to suggest that any reuse of the site should be
solely for hospital related proposals. No objection to this policy has
been received from the hospital itself and consequently the Council
does not consider that it can do anything further to address the public’s
concerns with regard to this issue.

1q. HW21 – Land at Queensway, Hazlemere
1.296 As the designated burial authority, the Council has power to provide
cemeteries in its area.
1.297 The Council has reviewed the current space available at the High
Wycombe Cemetery and concluded that there is a need to open a new
cemetery by 2018/2019, in particular to accommodate child burials and
Non-Church of England burials.234

234

Capacity of these designated areas within the current High Wycombe cemetery is predicted to run
out in the next 1 to 6 years.
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Existing Assessment
1.298 This site has been assessed through the following evidence documents
and found suitable, available and deliverable:


HELAA – site ref: SHZ0041235



Level 2 SFRA – site ref 86236



Flood Risk Sequential Test report237



Revised Habitats Regulations Assessment report238



High Wycombe Cemetery Needs – Note239

Suitability
1.299 The site is located on the edge of the High Wycombe Urban Area,
which is within Tier 1 of the Settlement Hierarchy Study. The site has
good availability of public transport and good access to key services
and facilities.
1.300 The site is in the Green Belt and AONB.
1.301 The proposal will need to comply with policy DM30 and DM32.
1.302 The site abuts existing allotments; careful consideration of potential
contamination will need to form part of the proposed development.
Deliverability
1.303 In 2014/ 2015, the Council undertook an optioneering stage, looking at
different sites across the town which could accommodate a new
cemetery, assessing deliverability and planning constraints. Most
options were not deliverable due to availability considerations.

235

HELS1.4 HELAA - Publication Version - Appendix 4 - Site Assessment Proformas (housing,
employment & mixed use), p. 72
236 FRW2.3 Level 2 Strategic Flood Risk Assessment (SFRA) - Appendix B Lower risk sites
assessment 2 – site ref 86 page B151
237 Table 1 of FRW1 Flood Risk Sequential Test Report pp 28-29
238 WDLP3A Habitats Regulations Assessment of the Wycombe District Local Plan - July 2018
239 INF6 High Wycombe Cemetery Needs - Note
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1.304 The outcome of that stage in summer 2015 was the decision to choose
the Land at Queensway as the preferred option for delivering a new
cemetery.
1.305 The land is owned by the Council and can come forward rapidly. Since
deciding on Land at Queensway as the best option the Council has
undertaken more detailed feasibility work which has enabled a cost plan
to be devised. The first phase was costed at £904k. In March 2017,
Cabinet agreed, on recommendation from High Wycombe Town
Committee, to allocate £404,000 in 2017/18 from Special Expenses
Reserves to fund part of the first phase of the project, which includes
submitting a planning application. The remainder 500k is to be provided
from CIL. It was also noted in 2017 that additional funding could be
required over the following two years if phases two and three were to
proceed but could be allocated from CIL and/or Reserve. As such the
proposal is deliverable.
1.306 It is anticipated that a planning application for the Cemetery site will be
submitted by the end of 2018 subject to the completion of all the
relevant pre-application processes.
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Appendix A – Correspondence with Highways England
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S mon Ba ow

From:
Sent:
To:
Subject:

Blake, Patrick
17 July 2018 15:05
Chris Schmidt-Reid
RE: WDC Local plan

Sorry Chris that I could not respond yesterday, I had issues with connection.
The key point relates to the issues around the limitations of the countywide model. In that it was not possible to quantify
the potential impacts from the Wycombe Local Plan growth using this model. However due to the size, scale and location
(distance from M40) of proposed Local Plan growth, the impacts to the M40 would unlikely be significant therefore
Highways England offered no objections/representations. Although we welcome further dialogue on individual sites
through the formal planning application process to detail and if necessary identify measures to minimise/mitigate any
identified impacts to the SRN/M40.
Regards
Patrick Blake, Area 3 Spatial Planning Manager
Highways England | Bridge House | 1 Walnut Tree Close | Guildford | Surrey | GU1 4LZ
Tel:
| Mobile:
Web: http://www.highways.gov.uk
GTN:
From: Chris Schmidt‐Reid [mailto:Chris.Schmidt‐Reid@wycombe.gov.uk]
Sent: 16 July 2018 10:22
To: Blake, Patrick
Subject: WDC Local plan

Patrick
As per our discussion can you confirm the following or words to the effect that :
That from your point of view WDC has met the duty to co‐operate on the local plan, that the level of transport
modelling that we have undertaken is appropriate for the local plan, that Highways England has no soundness
concerns about the local plan and take the view that there are although there will be impacts on the local road
network and that these can be resolved at a development management level.
Many thanks
Chris
Chris Schmidt‐Reid
Team Leader Planning Policy
Wycombe District Council
Council Offices
Queen Victoria Road
High Wycombe HP11 1BB
Tel: 01494 421551

This email may contain information which is confidential and is intended only for use of the recipient/s named above. If you
are not an intended recipient, you are hereby notified that any copying, distribution, disclosure, reliance upon or other use
of the contents of this email is strictly prohibited. If you have received this email in error, please notify the sender and
destroy it.
Highways England Company Limited | General enquiries: 0300 123 5000 |National Traffic Operations Centre, 3
Ridgeway, Quinton Business Park, Birmingham B32 1AF | https://www.gov.uk/government/organisations/highways‐
england | info@highwaysengland.co.uk
Registered in England and Wales no 9346363 | Registered Office: Bridge House, 1 Walnut Tree Close, Guildford, Surrey GU1
4LZ
Consider the environment. Please don't print this e‐mail unless you really need to.

Click here to report this email as spam.
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Appendix B - Junction reconfiguration and access to Abbey Barn North
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Appendix C - Terriers Farm Second Access
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Appendix D - Correspondence with co-owner of Highbury Works / Coachworks
site, Hazlemere
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From:
Sent:
To:
Cc:
Subject:

Mike Hore <
>
16 March 2017 12:34
Yee Chung Hui
Lyndsay Knott
Re: HELAA update - Highbury Works / Coachworks site , Hazlemere, High
Wycombe

Categories:

Yellow Category, Red Category, Green Category

Dear Ms Chung Hui,
Thank you for your recent email requesting information on our site at Highbury works in Hazlemere,
identified by yourself as HELAA ref: SHZ0005.
We always welcome the opportunity to engage in an open and constructive dialogue with Wycombe District
Council and are grateful that on this occasion WDC have contacted ourselves, the site owners, rather than
the sites tenants as has been the case in the past.
Since you were passed my details by Brocklehurst Architects, you are no doubt already aware that the site
that you identify as ‘Highbury works’ (which is a light industrial site located in Inkerman Drive) is also
bounded by a number of other properties that are under common ownership.
These properties are:
12 + 13 Inkerman Drive (2 x residential dwellings).
‘Springtime' Chestnut Lane (a former residential dwelling, currently used as a children’s
nursery)
Undeveloped land on Pheasants Drive. (to the rear of 14 & 15 Inkerman Drive)
Therefore, when discussing the availability of the ‘Highbury Works’ site, I would wish to make it clear that
we’re talking about the entire site.
With regards to your questions on the current status, existing uses and any tenancies on the site our position
remains 100% unchanged. This being that it is obviously our desire, as it always has been, to maximise
the financial value of our property holding, via either a commercial, residential or mixed use development.
The site is freehold and 100% occupied, there are a number of informal tenancies and one leasehold tenant,
the terms of this lease allow for a break every 3 years, therefore the site could be made available for a
suitable development quite easily should a suitable commercial opportunity present itself.
The very fact that the site has not yet been redeveloped is a simple reflection that any such development
could only occur should the prevailing market conditions, our financial and tax arrangements and WDC's
prevailing planning policies all positively align at the same time, yet over the years there have been a
number of instances where WDC’s policies and actions have left us feeling somewhat maligned.
To give you an example; The main use of the site is for the repair of accident damaged motor vehicles, this
has been, and continues to be, the main use for the site ever since the 1970’s and pre dates WDC
granting planning permission for the development of housing at Inkerman Drive and Pheasants Drive which
in some cases either directly adjoins or overlooks the industrial site and has subsequently, through WDC
own actions, created a Sui Generis situation where the established and legitimate use of Highbury works
became classified by WDC as a ‘Badly Sited User’. Whilst another section of the site has been used for over
20 years as a children’s day care nursery, again, this use was strongly opposed by WDC who were against
1

this local amenity as it was your policy at that time to oppose any further activity on the site.
Therefore, our position remains the same as it always has been: that the site is clearly suitable for
redevelopment and could relatively easily be made available for redevelopment, but any redevelopment
would need to be suitably beneficial to the owners and as such would require a level of flexibility, openness
and co-operation between WDC and ourselves that has simply not existed before.
As I stated at the beginning of my email, we would always welcome the opportunity to engage in an open
and constructive dialogue with Wycombe District Council and hope that you are of the same opinion.
Kind regards,
Mike Hore
Co-Owner Highbury Works, Hazlemere.

On 9 Mar 2017, at 10:55, Yee Chung Hui <Yee.ChungHui@wycombe.gov.uk> wrote:
Dear Mr Hore,

Wycombe District Council is currently working on finalising the Housing and
Economic Land Availability Assessment. Your contact details were given by
Brocklehurst Architects as the owner of the site - Hazelmere Highbury Works
(HELAA ref : SHZ0005 ) and we would like additional information on the Highbury
site.
I would appreciate if you could provide answers to the following questions :
Could you please update us on the latest status of the site ?
What is your indication of the site being developed in terms of timing eg 5 years , 7
years, 10 years ?
What about existing uses of this site ? Or if there is any tenancies on site ?

It would be very helpful if you could provide this information for the working of
HELAA. Thank you for your time !

Regards

Yee Chung Hui
Planning Assistant
Wycombe District Council
Queen Victoria Road
High Wycombe District Council
Bucks
HP11 1BB

2

****** HELP US TO REDUCE PAPER USE ******
****** DO NOT PRINT THIS EMAIL UNLESS ABSOLUTELY NECESSARY ******
****** DISCLAIMER *****
Any opinions expressed in this email are those of the individual and are not necessarily those of Wycombe District Council.
This email and any files transmitted within it are strictly confidential and intended solely for the use of the individual or
entity to which it is addressed. If you are not the intended recipient of this email you must not copy, distribute or use the
communication in any other way. If you do receive this email in error please contact the sender as soon as possible and
delete the email and any attachments. Wycombe District Council may monitor the contents of email sent and received
via its network for the purposes of ensuring compliance with its policies and procedures.
Wycombe District Council has scanned this email and attachments for viruses but does not accept any responsibilities
for viruses once this email has been transmitted. The recipient is responsible for scanning emails and any attachments for viruses
themselves.
This message has been scanned for viruses by MailControl, a service from BlackSpider Technologies.

Click here to report this email as spam.
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Appendix E - Wycombe Airstrip Grass Runway Study
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Wycombe Airstrip Concept Design Note

1

Introduction

1.1

Project Background

Wycombe District Council’s (WDC) property portfolio includes an airpark which is leased to an
airpark manager – Airways Aero Association (AAA).
There are currently three different flying operations that take place at Wycombe Air Park, fixed-wing,
gliding and helicopter, which are controlled by Air Traffic Control.
We are informed that WDC are looking to relocate gliding functions to a new north grass runway and
fixed-wing to the existing paved runway, with helicopters operating from the Southside areas only.
We understand WDC intend to facilitate a change in the flying operations through the new runway
which may then also lessen or remove the need for air traffic control. WDC intend to allow for
simultaneous operations of fixed wing aircraft and gliders.

1.2

Site information

The existing layout of Wycombe Air Park is shown in Figures 1 and 2. The aerodrome currently has
three runways in operation. The main runway is defined by ICAO as a Code 1A non-instrument
runway since its length is less than 800m and the wingspan of the largest fixed-wing aircraft operating
is up to but not including 15m. The other two runways are grass surfaced and used predominantly for
the operation of gliders and tugs. The dimensions of the three runways are given below:
Runway 06/24 - 730m x 23m (asphalt)
Runway 06G/24G – 631m x 23m (grass)
Runway 35 – 695m x 30m (grass)
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Figure 1 – Wycombe Aerodrome Chart – ICAO
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Figure 2 – Wycombe Air Park overview (courtesy: Bing Maps)

The main fixed-wing aircraft apron for General Aviation (GA) is located in the north east of the site
with access to runway 24 via a taxiway connection. Additional aircraft parking is available on the
grass area adjacent to the main GA apron. The helicopter apron and associated hangar are located to
the south and southwest of the GA apron.
In 2009 there were 100,000 annual air traffic movements (ATMs) at the aerodrome comprising the
following aircraft types:
•

60% General Aviation (GA) aircraft

•

24% gliders and tugs

•

16% helicopters
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Project Brief

The scope of the project was not fully defined and therefore Arup suggested a phased approach to
understand the project. Arup recommended completing an initial piece of work to define the project
and understand the level of input required for future project stages.

2.1

Stage 1 Project Brief

The following activities are part of the current Stage 1 project brief:
•

Review the aerodrome manual;

•

Review existing and proposed planning policy;

•

Review existing topography;

•

Attend a site visit to understand the site constraints and identify potential obstructions;

•

Attend a workshop with Wycombe District Council and the aerodrome manager to understand
current and expected flying operations and discuss initial proposals;

•

Identify land ownership;

•

Complete a concept airfield planning exercise;

•

Identify runway length;

•

Define separation distances;

•

Identify perimeter road diversion;

•

Initial liaison with Civil Aviation Authority (CAA) to identify correct application process;

•

Identify typical construction details for costing purposes;

•

Produce a summary note with findings [This note].
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3

Data Collection

3.1

Documents Received

The following information has been used whilst developing concept information:
Document Reference
WAP – Northside runway feasibility
plan.pdf
Topographical Survey:
S5170600 & 0596 Working Drawings.zip
Topographical survey:
S5170600P0001 – 0034.zip
Ground Investigation:
16359_LETTER REPORT_COMPILED
SU Soils Ltd
Access Road Pavement Details:
461317-PEP-00-XX-DR-C-1102EXTERNAL WORKS DETAILS-S3-P01
Aerodrome Documents:
AD 2.EGBT-1 (26 May 2016)
Aerodrome Documents:
AD 2.EGBT-2-1 (27 April 2017)

Date received/obtained

Summary Description

03-03-2017

Concept sketch

12-05-2017

Topographical survey

26-09-2017

Additional topographical survey

01-11-2017

Ground investigation in adjacent area

01-11-2017

Access road pavement details

02-11-2017
02-11-2017

3.2

Information review

3.2.1

Northside runway feasibility plan

Wycombe Air Park/Booker Aeronautical
Information Publication (AIP)
Wycombe Air Park Aerodrome Chart –
ICAO

A concept sketch – ‘WAP - Northside runway feasibility plan’ – was made available by WDC to
inform the location of the proposed runway.
According to this sketch, the new runway will be located north of runway 06/24 and parallel to it.
One of the proposed thresholds (no. 24) clashes with the existing airfield perimeter road which
surrounds the aerodrome. As a result, part of this road will need to be diverted to allow the
implementation of the new runway, including the RESA.

3.2.2

Topographical survey

WDC has provided a series of files containing the topographical survey for the aerodrome –
‘S5170600 & 0596 Working Drawings.zip’ and ‘S5170600P0001 – 0034.zip’.
The survey presents contours at 0.10m intervals. The survey indicates a fairly level site within the
current airfield boundary. The adjacent field to the east which is being considered in the proposed
runway works is more varied and slopes away from the airfield.
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Ground investigation

A ground investigation report – ‘16359_LETTER REPORT_COMPILED SU Soils Ltd’ dated 28
July 2017 – was made available by WDC to inform the ground conditions at an area adjacent to the
airfield. The investigation is still a significant distance from the proposed works and further testing
would be required to confirm design assumptions at a later project stage.
Two (2no.) 1.00m deep sampling trial pits have been excavated, followed by in-situ Dynamic Cone
Penetrometer (DCP) test to estimate the subgrade CBR value. Both trial pits were located within the
main access road, which is situated around 600m away from the new runway proposed location. Due
to this significant distance, the results presented by the report might not represent the conditions of
the subgrade where the new runway will sit. However, as no other site investigations have been
provided, the concept design will consider the findings of the report in question.
The field logs suggest that the subgrade is composed by an orangish brown sandy, soft clayey gravel
with flint cobbles. The DCP test results indicate the CBR values range from 5% to 38%. No
groundwater has been encountered.

3.2.4

Access road pavement details

WDC has provided a drawing containing pavement details for the main access road – ‘461317-PEP00-XX-DR-C-1102-EXTERNAL WORKS DETAILS-S3-P01’.
These details are not relevant to the new runway design and have not been reviewed.

3.2.5

Aerodrome documents

Arup has reviewed the Aeronautical Information Publication (AIP) related to Wycombe Air Park –
‘AD 2.EGBT-1’ and ‘AD 2.EGBT-2-1’.
Amongst all the information provided by these documents, the following can be highlighted as the
most relevant to the concept design:
•

Only Visual Flight Rules (VFR) traffic operates on site and prior permission required (PPR);

•

Existing Aerodrome obstacles include trees and masts;

•

The aerodrome is liable to waterlogging, however taxiway Bravo is the only runnable grass area
which has been reinforced with plastic matting (to a width of 6.6m);

•

The main apron areas contain non-standard markings, which means wingtip clearance is not
guaranteed.

The Aerodrome elevation is 520ft, with a reference temperature of 19C.

3.3

Site Visit

A site visit was conducted on 26 October 2017. Arup and WDC were present. The weather was poor
with low visibility and light rain. No flying operations were permitted due to the weather.
The visit included a lap of the perimeter of the airfield and a drive over of the existing grass runway
(06G/24G) and adjacent taxiway.
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The following points were noted during the site visit:
•

There is an antenna which currently penetrates runway 06/24 OLS;

•

There are no numeric designators on runway 06G/24G – this is due to conflict with an existing
holding point;

•

There is currently grass reinforcement on taxiway Bravo (adjacent to 06/24) – this was installed
in 2016;

•

There is no other grass reinforcement on the proposed site or the existing grass runways;

•

The existing grass runways currently require minimal maintenance;

•

The existing RESA of runway 06/24 extends into the next field;

•

There are currently several conflicts on site:
o Helicopter operations on the Northside cross fixed-wing and glider operations;
o Glider and fixed-wing operations also clash;

•

Relocating helicopter operations from the Northside to the Southside, and relocating gliders from
the south to the north should lead to less conflict and potentially improved operations;

•

Currently the public walking onto the airfield is a risk. Ideally the PRoW would be diverted and
the airfield separated by a fence in the future.
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4

Concept Design Options

4.1

Establishing Surfacing options

The scope of this commission relates solely to the provision of a Natural Turf Runway, however
additional options have been considered as part of the concept study. The options considered are:
•

Option 1 - Natural turf

•

Option 2 - Artificial Grass Surface

•

Option 3 - Paved surface
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5

Establishing Design Parameters

5.1

Runway Parameters

5.1.1

Runway Separation

The following operational requirements have been identified and confirmed with WDC:
•

Simultaneous operations with the adjacent existing paved Runway 06-24

Wycombe Airpark is a licensed airfield and therefore the requirements of CAP 168 and ICAO
Annex 14 documents have been used to identify the minimum separation.
The minimum separation is 120m for simultaneous operations.
It may be possible to reduce this distance providing operational controls are in place and agreed to
ensure the two runways are not used simultaneously.

5.1.2

Length

The length of the Runway required has been established and based on the information received
from the proposed end user, the gliding club [Booker Gliding Club] and information received from
the British Gliding Association [BGA].
The methodology used to establish the required Runway length has been based on the methodology
used in CAP 793, and the safety factors received from the Gliding Club (with respect to the effects
of towing a glider on the performance of the tug aircraft taking off).
The required runway length has been calculated to allow for operations of aircraft towing gliders.
The length varies depending on the type of surface and is summarised in Table 1.
Arup requested from the gliding the maximum take-off distance of the Tug aircraft operated at the
airpark. The following information was provided by Booker Gliding Club:
Robin DR300, G-BLGH, towing an ASK21 Glider. Take-off weight of 840kg.
The take of distances provided by the gliding club:
Take of distance on Grass

568ft / 174m

Take of distance on Paved Surface

480ft / 146m

Lading Distance provided by the gliding club
600m – The gliding cub were not specific other than this is the maximum length required by their
aircraft for the majority of their operations. This is similar to the distance currently provided by the
existing grass Runway 06/24G at Wycombe (630m).
For heavier aircraft it may be that the pilot may need to utilise the existing paved Runway 06/24
which provides a length of 730m.
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Summary of Runway Dimensions
Surface Type

Minimum Recommended Length
for take off

Minimum Length Required
for Landing

Natural Grass

830m

600m

Paved Surface

430m

600m

Artificial Grass

510m

600m

Table 1 – Runway Lengths

5.1.3

Width

The required width of a Runway in the UK at Licensed Aerodromes is stated in CAP 168. CAP 168
is also in line with European (EASA CS-ADR-DSN Rev4) and International Standards (ICAO
Annex 14).
The code of runway in accordance with CAP 168 is a basic Code 1A runway. The width
requirements are set out in Clause 3.8 and Table 3.2 of CAP 168.
Code Letter
Code Number
1
2
3
4

A
18 m
23 m
30 m
-

B
18 m
23 m
30 m
-

C
23 m
30 m
30 m
45 m

D
45 m
45 m

E
45 m

F
60 m

Table 2 – Minimum widths in accordance with Table 3.2 CAP168
As seen in Table 2, the minimum width in accordance with licensing standards is 18m.

5.2

Area available for landing gliders

It is understood that WDC aspirations are to keep all gliding activities to the Northern area. Arup
understand that gliders currently utilise the entire aerodrome to land. This proposal will
significantly reduce the available area for the gliders to land and a safe operating practice will need
to be agreed with all users of the aerodrome prior to detailed design.
BGA have advised a minimum area for landing gliders should include a width of 100m . Therefore,
the concept design options will maximise the area to the North of the New Runway to provide as
much space as possible for the gliders to land. It is assumed that the area available for landing
Gliders is to the North of the existing paved runway 06/24 Strip, which will include the new
Runway area.
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5.3

Ground conditions

5.3.1

Design CBR Assumption

The new runway will be located to the North of the existing runway. There is limited GI from the
south side of the airfield, which reported in-situ CBR results of 5% and greater. Therefore, a design
CBR of 5% is proposed at this stage. This will need confirming on site by additional testing at a
later stage.

5.3.2

Infiltration Assumption

It has been assumed that SuDs will be the preferred drainage strategy and therefore infiltration has
been assumed as a feasible solution. The limited GI conducted to the south of the site did not
include infiltration testing, however it was noted that no groundwater was encountered whilst
digging trial pits.

5.4

Other items identified to complete new runway

Following the site visit and further information provided WDC the following items have been
included in the concept layouts:
•

Perimeter road Diversion;
•

Space to allow for a widened 7.5m perimeter road (at a future stage);

•

Public Right of Way diversion;

•

Relocation of existing antenna;

•

Relocation of Wind Sock;

•

Provision of perimeter fence between diverted perimeter road and the diverted PRoW.
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Option Design summary

The following options consider consistent parameters around the miscellaneous aspects of the
concept design including the perimeter road, fence and the available area for landing gliders.
The Landing area to the North of the Existing Runway has been maximised, and the area to the East
will require levelling to bring it up to be compliant with the rest of the airfield. The Perimeter road
will be 3.75m wide and follow the perimeter of the new airfield boundary, adjacent to a new
perimeter fence and diverted Public right of way.
The options presented in Section 6 are fully compliant with CAP 168.
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Option 1 - Natural Grass Runway

A high-level airfield planning exercise was completed for a natural grass option. however, it was
identified that a natural grass option was not appropriate as the required length does not fit within
the proposed site boundary and would extend into the adjacent field.
A reduced length would reduce the availability of the runway as the runway would only be suitable
in optimum conditions. It is also noted that the WDC have advised that the airfield operations are
required to be kept completely separately which means the existing paved Runway cannot be used
during inclement weather.
The discounted option is shown in Figure 3:

Figure 3 – Option 1 – Natural Turf (discounted)
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Option 2 – Artificial Grass Runway

Option 2 has been developed by Arup as an alternative solution considering the reduced cost
associated with laying an artificial surface compared to a fully paved surface.
It is acknowledged that this would be the first use of its kind in Europe, and therefore experience in
long-term performance is limited. There is a landing area in Colorado where they are considering
local replacement in the touchdown areas following 7 years of intensive use. It is understood
landing operations at Wycombe for gliders are less controlled and therefore it is unlikely landings
will occur on the same spot. It is possible that localised replacement every 6 – 10 years may be
required in the touchdown areas.
It is expected that there will be less wear due to take-offs due to the lack of braking and friction
caused when touching down. The product is proven to sustain jet blast.
The proposed layout is presented in Figure 4:

Figure 4 – Option 2 – Artificial Turf

6.2.1

Summary of option

This option comprises of a runway 18m wide x 600m long. The following construction has been
assumed:
•

Aviation Grade Artificial Grass surfacing (perforated); on

•

330mm Clause 805 Open Graded Material; on

•

5% CBR.
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The proposed design assumes that the subbase and surfacing are porous, which may negate the need
for additional drainage.

6.2.2

Assumptions

The use of open graded subbase is dependent on the ability of the natural ground to act as a
soakaway. Soakaway tests will be required to confirm this assumption. If not additional drainage
will be required.
The design CBR of 5% needs confirming through onsite GI
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Option 3 – Paved Runway

Option 3 has been developed to include a fully paved surface. This would likely need a surface
course replacement every 10 – 15 years.
The proposed layout is presented in Figure 5:

Figure 5 – Option 3 – Paved Runway

6.3.1

Summary of option

This option comprises of a runway 18m wide x 600m long. The following construction has been
assumed:
•

40mm TSCS (MCHW1 Clause 942), on top of;

•

80mm AC 20 dense bin 40/60 des. (MCHW1 Clause 929), on top of;

•

100mm AC 32 dense base 40/60 des. (MCHW1 Clause 929), on top of;

•

320mm Type 1 unbound mixture (MCHW1 Clause 803), on top of;

•

Subgrade CBR ≥ 5%.

The paved runway would require a new surface water drainage system. The preference would be to
use a piped system to a soakaway, however this would need to be confirmed by infiltration tests and
a connection to the existing sewer may be required.

6.3.2

Assumptions

The use of a soakaway of the natural ground to act as a soakaway. Soakaway tests will be required
to confirm this assumption. If not drainage will be required to discharge to an existing sewer and
agreement sought with the water company.
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The design CBR of 5% needs confirming through onsite GI.
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Alternative Option sketch

In addition to the code compliant options noted in section 6 we have provided the following sketch
at the request of WDC to facilitate discussions with CAA about the possible development a more
cost-effective solution.

7.1

Option 3a – Paved Runway with Reduced Width

Sketch ‘Option 3a’ has been developed following feedback from Booker Gliding club and WDC.
The presented width is not compliant with CAA CAP 168 (licensing of Airfields), or CAP 793
(Safe operating practices at unlicensed airfields) due to the runway width
Booker Gliding Club have stated to WDC, that they can operate on a 9m wide paved runway, which
is 50% of the minimum width required by CAP 168. This is the basis of this option.
This option is not compliant with CAP 168 and will require additional liaison between the airpark
operators, Wycombe District Council and UK CAA to review operating practices at the airfield and
identify if additional measures can mitigate the safe operation on a reduced width.
Incorporating a departure from standard is not recommended when designing a new runway.
However, we appreciate WDC wish to consider all options available to confirm the projects
viability. Should WDC prefer this option it is recommended that discussions between CAA,
Gliding Club, the Airpark operators and WDC are conducted to be satisfied operations can be
operated safely. Some of the concerns which need discussion are:
•

The width is half of the requirement of CAP 168;

•

Training pilots operating in close proximity to the gliders (although we do appreciate that
the majority of glider operators are very experienced at present);

•

In the event of an aircraft running off the side of the runway there may be a change in
bearing strength, which may increase the risk of a serious accident;

•

There is less margin for error during inclement weather, particularly wind.
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Figure 6 -Sketch 3A – Paved Runway (non-compliant width)

7.1.1

Summary of option

This option comprises of a paved runway 9m wide x 600m long. This would likely need a surface
course replacement every 10 – 15 years. The following construction has been assumed:
•

40mm TSCS (MCHW1 Clause 942), on top of;

•

80mm AC 20 dense bin 40/60 des. (MCHW1 Clause 929), on top of;

•

100mm AC 32 dense base 40/60 des. (MCHW1 Clause 929), on top of;

•

320mm Type 1 unbound mixture (MCHW1 Clause 803), on top of;

•

Subgrade CBR ≥ 5%.

7.1.2

Assumptions

The use of a soakaways of the natural ground to act as a soakaway. Infiltration tests will be required
to confirm this assumption. If not drainage will be required to discharge to an existing sewer and
agreement sought with the water company.
The design CBR of 5% needs confirming through onsite GI.
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Perimeter Road Pavement Build-up

A typical perimeter road build-up has been calculated in accordance with the UK DMRB HD26 and
IAN 78/06rev 1.
The following assumptions have been made and need to be confirmed during a later project stage:
Traffic: 1MSA (minimum design to UK DMRB)
Ground Conditions: 5% CBR

The following pavement build-up has been calculated based on these assumptions:
•

40mm TSCS (MCHW1 Clause 942), on top of;

•

80mm AC 20 dense bin 40/60 des. (MCHW1 Clause 929), on top of;

•

100mm AC 32 dense base 40/60 des. (MCHW1 Clause 929), on top of;

•

320mm Type 1 unbound mixture (MCHW1 Clause 803), on top of;

•

Subgrade CBR ≥ 5%.
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Order of Magnitude Cost Estimate

The following indicative costs have been calculated for each option and are presented in the table
below. A full list of inclusions and exclusions is provided in the full breakdown located in appendix
A2. A significant risk allowance has been allowed for based upon the project stage. If the project
progresses we would expect this to reduce as assumptions become more clear.

Design Option
1 – Natural Grass
2 – Artificial Grass (18m)
3 – Pavement (18m)
Alternative Option
3a – Pavement (9m)

Cost (£)
Not Costed
£2m - £2.7m
£2.4m - £3.2m
£1.7m - £2.3m
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Risks and further areas to be clarified

The following areas need further clarification:
•

Existing and future motorway street light heights may penetrate OLS. The mast heights need to
be confirmed by survey during the next project phases. Correspondence with the Carillion M40
UK Highways team confirmed the masts installed were 12m in height, however they could not
confirm the level of the carriageway to confirm the level at the top of the lighting column;

•

Ground conditions will need to be confirmed by plate bearing test to confirm the design CBR;

•

Infiltration tests to confirm drainage strategy.

•

Planning approval will be required
•

This is likely to require a Flood Risk Assessment due to the size of the area
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Perimeter Road Pavement Calculations

A fully flexible pavement is proposed for the diverted perimeter road. The design is based on
IAN73/06 Rev 1 and DMRB HD26/06. For this, the following premises have been assumed:
•

Foundation Class 2;

•

Expected traffic = 1msa;

•

Subgrade design CBR ≥ 5%.

From Figure 3.1 of IAN73/06 Rev 1 it is possible to calculate the required thickness of granular subbase on top of the subgrade to achieve a Class 2 support platform. As the subgrade CBR is assumed
as 5%, there is no need to consider a capping layer.

From Figure 2.1 of DMRB HD26/06 it is possible to estimate the required total asphalt thickness over
the foundation. HRA50 has been chosen as an appropriate material for the surface course.
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Therefore, the following pavement build-up is proposed:
•

40mm HRA 35/14 F 40/60 des. (MCHW1 Clause 911), on top of;

•

80mm AC 20 dense bin 40/60 des. (MCHW1 Clause 929), on top of;

•

100mm AC 32 dense base 40/60 des. (MCHW1 Clause 929), on top of;

•

320mm Type 1 unbound mixture (MCHW1 Clause 803), on top of;

•

Subgrade CBR ≥ 5%.

Note: were asphalt design thickness is <300mm, the material is to be laid with no negative tolerance
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Preliminary Cost Estimate
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North Runway Development
Order of Magnitude Estimate
Summary and Assumptions
Introduction & Methodology
This document has been prepared by Arup to provide an order of magnitude cost estimate of the North Runway Concept Design Options for possible civil construction works to the Wycombe
Airpark North Runway Development at Marlow, Buckinghamshire, England.
Arup report title: Wycombe Airpark, Revision: Issue 1 dated 19 June 2018.

Plot Area : 7 hectare (extracted from Schedule Area Sheets)

The level of the design information that the estimate is based on is limited in detail, due to the limited maturity of design at this stage, assumptions have been made and the quantities that were
computed are approximate and this will impact on the accuracy of the overall estimate.
It is important to note the purpose of this estimate is to identify the estimated order of magnitude of costs only. Further design development and site surveys will be required to develop the full
scope of these proposals and to provide a more accurate and refined cost of the proposed works in terms of brief, scope and quality. At this feasibility stage and with the information used we
advise the overall budget should be treated with a variance of +/- 15%.

Assumptions
1. Construction cost estimate. All costs are £(GBP). VAT is not included.
2. All works can be carried out with the development and buildings unoccupied and un-operational throughout the planned works.
3. Excess material can be stored on site.
4. No rocks/boulders encountered within excavations.
5. No contaminated material within excavations.
6. No ground investigation.
7. No allowance for disposal offsite.
8. Assumed topsoil reuse.
9. Assumed that there are no buildings.
10. No access restrictions.
11. All quantities and sizes relating to construction works are based on the individual schedule area sheets, plan drawings provided by the Engineer.
12. No allowance made for provision shared use of the site.
13. Assumed that works will be carried out in a logical, planned, programmed economical sequence with all activities being undertaken during normal working hours.
14. Estimated out turn costs are based upon 3rd quarter of 2018.
15. Assumed that the works will be tendered to a minimum of three appropriate contractors and procured utilising a traditional competitive procurement process.
16. Allowance for Main Contractor's Preliminaries 25%, Overheads and Profit of 5% & Risk/Contingency Allowance estimate of 40%.

North Runway Development
Order of Magnitude Estimate
Exclusions
Included
Removal/treatment of contaminated material

Excluded
x

Value Added Tax (VAT)

x

Lands costs

x

Project/site specific restrictions

x

Legal fees

x

Survey works including intrusive surveys.

x

Inflation beyond third quarter of 2018

x

Removal of asbestos or hazardous material by specialist

x

Land acquisition costs

x

Cost premiums for working outside normal working hours

x

Decommissioning, removal, re-commissioning of existing services

x

Professional fees
Construction contingency

Notes

Unknown at this stage

Unknown at this stage

x
x

Included within Risk Allowance 40%

Maintenance costs

x

Communication or CCTV security installation

x

Knotweed, archaeological, biological or contamination discoveries

x

Environmental mitigation

x

Survey and works related to Unexploded Ordnance (UXO)

x

No demolition of buildings identified

x

Client management & client direct costs

x

Project/site specific restrictions

x

Hard and soft landscaping

x

Main contractor's preliminaries & overheads and profit

x

Unknown

Unknown at this stage
Seeded area only

Protection or diversion of underground services and utilities

x

Unknown at this stage

Flood risk mitigation

x

Unknown at this stage
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North Runway Development
Order of Magnitude Estimate
Financial Summary Option 2
Civil Construction Works
General site clearance

#

Demolition

#

Earthworks

#

Pavement (runway)

#

Footway
Sub-Total
On Costs
Total
Risk Allowance
Estimate (40%)
Tender/ Construction
Inflation
TOTAL

12,000
496,000

464,000
162,000

Road pavements

Miscellaneous works

Rounded Total
£
21,000

#

83,000
9,000

Narrative
General site clearance
General site clearance, topsoil strip of new permanent
road and runway.
Removal of existing fencing and clearance of tree
stumps and pathways materials.
Earthwork cut and fill including seeding of the
landscaping area within the runway strip and external
drainage systems.

Pavement (runway)
New perimeter road pavement construction works
which includes milling of existing perimeter pavement.
Removal and relocation of existing antenna, mast and
windsock. New fencing and replacement of motorway
lighting columns with new height restricted lighting
columns.

-

Road pavements

Miscellaneous works
New footway with light duty pavement surface finish.

Footway
Main contractor preliminaries and overhead & profits.

0K

£1,637,000
650,000

Earthworks

New 18m width artificial grass pavement and
permeable subbase materials.

£1,247,000
390000

Demolition

Design development risk, construction risks, employer
change risk and employer other risk estimate.

Excluded.

£2,287,000

…. The total cost of the works we estimated to be between £2,000,000 and £2,700,000

100K

200K

300K

400K

500K

600K

North Runway Development
Order of Magnitude Estimate
Wycombe Airpark
Ref

Element

Quantity

Unit

Rate

Total

£

£

Comments

North Runway Concept Design:
OPTION 2
GENERAL SITE CLEARANCE
Topsoil strip runway
maximum depth: not exceeding 200mm

2,160

m3

4

9,000

Topsoil strip permanent road
maximum depth: not exceeding 500mm

1,106

m3

4

4,000

7

ha

1,091

8,000

400

m

23

9,000

15

nr

170

3,000

3,990

m3

23

92,000

Quantity from Schedule Area Sheet

1,562

m3

29

45,000

Quantity from Schedule Area Sheet

3,990

m3

9

36,000

Site clearance

DEMOLITION
Demolition of building and other structures
take down existing fencing; chain link fencing 1800mm high (with posts)
Stumps
clearance of stumps and shrubs ; diameter: 1.5m; holes backfilled with topsoil
from site

EARTHWORKS
Runway
cut
filling
Earthworks ancillaries
double handling of excavated material

Landscaping
Seeding with grass seed PC £125 per 25kg; sowing by hand at the rate of 0.5kg
per m2; watering, weeding, raking, rolling, cutting, re-seeding until established
laid upon a surface inclined at an angle to the horizontal; 45-90 degrees

40,380

m2

3

107,000

10,800

m2

20

216,000

10,800

m2

18

194,000

10,800

m2

25

270,000

2,213

m2

16

36,000

2,213

m2

20

43,000

2,213

m2

17

37,000

2,213

m2

10

21,000

1,415

m2

18

25,000

Quantity from Schedule Area Sheet

External drainage
allowance for site drainage to runway area only

ROADS AND PAVINGS
Pavements
Runway sub-base
Type 3; 320mm thick sub-base in proposed runway, open graded, unbound
mixtures (Clause 805 material).
Runway pavement
artificial grass
Permanent road sub-base
Type 1; 320mm thick sub-base to permanent road, unbound mixtures (Clause
803 material).
Permanent road pavement
AC 32 dense base 40/60 des; 100mm thick to permanent road, dense base and
binder course asphalt concrete (Clause 929).
AC 20 dense base 40/60 des; 80mm thick to permanent road, dense bin and
binder course asphalt concrete (Clause 929).
TSCS; 40mm thick to permanent road, thin surface course systems (Clause 942).

Rate from Engineer. See email

Cold milling (planing)
Existing perimeter road
milling Pavement; 100mm deep; disposal on site and re-use

Quantity from Schedule Area Sheet

MISCELLANEOUS WORK
existing antenna to be removed and relocated to not infringe OLS
existing mast to be removed and relocated
existing windsock to be removed and relocated
existing motorway lighting columns to be replaced with new lower (height
restricted) lighting columns
Fences
Metal post and wiring; height; 2-2.5m
chain link fencing, BS 1722, part 1, with galvanised mesh, line and tying wire, 3
lines of barbed wire protection at top; intermediate posts at 3m centres; height:
2.13m (heavy 3 line wires); galvanised steel angle posts with cranked tops;
pointed for driving

FOOTWAYS
light duty pavement to PRoW area; 80mm gravel of course graded aggregate

1
1
1

item
item
item

25,000
5,000
5,000

25,000
5,000
5,000

Provisional Sum
Provisional Sum
Provisional Sum

1

item

25,000

25,000

Provisional Sum

Quantity from Schedule Area Sheet

573

m

40

23,000

893

m2

10

9,000

Construction Works Sub Total
On Costs
Main Contractor's Preliminaries
Main Contractor's Overheads and Profit
Professional Fees
Construction Contingency
Inflation to 4Q 2018

25%
5%
0%
0%
0%

£

1,247,000
1,558,750
1,636,688
1,636,688

OPTION 2 Total

1,247,000

311,750
77,938
-

£

1,637,000

Excluded
Included within Risk Allowance. See Summary Option 2.
Excluded

including On Costs

North Runway Development
Order of Magnitude Estimate
Financial Summary Option 3
Civil Construction Works
General site clearance

#

Demolition

#

Earthworks

#

Pavement (runway)

#

Road pavements

Miscellaneous works
Footway
Sub-Total
On Costs
Total
Risk Allowance
Estimate (40%)
Tender/ Construction
Inflation
TOTAL

Rounded Total
£
21,000
12,000
561,000

672,000
162,000

#

Narrative
General site clearance
General site clearance, topsoil strip of new permanent
road and runway.
Removal of existing fencing and clearance of tree
stumps and pathways materials.
Earthwork cut and fill including seeding of the
landscaping area within the runway strip and external
drainage systems.

New perimeter road pavement construction works
which includes milling of existing perimeter pavement.

83,000
9,000

New footway with light duty pavement surface finish.

Road pavements

Footway
Main contractor preliminaries and overhead & profits.

0K

£1,995,000

-

Pavement (runway)

Miscellaneous works

£1,520,000

800,000

Earthworks

New 18m width pavement and subbase materials.

Removal and relocation of existing antenna, mast and
windsock. New fencing and replacement of motorway
lighting columns with new height restricted lighting
columns.

475000

Demolition

Design development risk, construction risks, employer
change risk and employer other risk estimate.

Excluded.

£2,795,000

…. The total cost of the works we estimated to be between £2,400,000 and £3,200,000
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600K
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North Runway Development
Order of Magnitude Estimate
Wycombe Airpark
Ref

Element

Quantity

Unit

Rate

Total

£

£

Comments

North Runway Concept Design:
OPTION 3
GENERAL SITE CLEARANCE
Topsoil strip runway
maximum depth: not exceeding 200mm

2,160

m3

4

9,000

Topsoil strip permanent road
maximum depth: not exceeding 500mm

1,106

m3

4

4,000

7

ha

1,091

8,000

400

m

23

9,000

15

nr

170

3,000

3,990

m3

23

92,000

Quantity from Schedule Area Sheet

1,562

m3

29

45,000

Quantity from Schedule Area Sheet

3,990

m3

9

36,000

40,380

m2

3

107,000

Site clearance
DEMOLITION
Demolition of building and other structures
take down existing fencing; chain link fencing 1800mm high (with posts)
Stumps
clearance of stumps and shrubs ; diameter: 1.5m; holes backfilled with topsoil
from site

EARTHWORKS
Runway
cut
filling
Earthworks ancillaries
double handling of excavated material
Landscaping
seeding with grass seed PC £125 per 25kg; sowing by hand at the rate of 0.5kg per
m2; watering, weeding, raking, rolling, cutting, re-seeding until established
laid upon a surface inclined at an angle to the horizontal; 45-90 degrees

Quantity from Schedule Area Sheet

External drainage
allowance for site drainage to runway area only

10,800

m2

26

281,000

10,800

m2

16

178,000

10,800

m2

20

212,000

10,800

m2

17

179,000

10,800

m2

10

103,000

2,213

m2

16

36,000

2,213

m2

20

43,000

2,213

m2

17

37,000

2,213

m2

10

21,000

1,415

m2

18

25,000

ROADS AND PAVINGS
Pavements
Runway sub-base
Type 1; 320mm thick sub-base to permanent road, unbound mixtures (Clause
803 material).
Runway pavement
AC 32 dense base 40/60 des; 100mm thick to permanent road, dense base and
binder course asphalt concrete (Clause 929).
AC 20 dense base 40/60 des; 80mm thick to permanent road, dense bin and
binder course asphalt concrete (Clause 929).
TSCS; 40mm thick to permanent road, thin surface course systems (Clause 942).

Permanent road sub-base
Type 1; 320mm thick sub-base to permanent road, unbound mixtures (Clause
803 material).
Permanent road pavement
AC 32 dense base 40/60 des; 100mm thick to permanent road, dense base and
binder course asphalt concrete (Clause 929).
AC 20 dense base 40/60 des; 80mm thick to permanent road, dense bin and
binder course asphalt concrete (Clause 929).
TSCS; 40mm thick to permanent road, thin surface course systems (Clause 942).

Cold milling (planing)
Existing perimeter road
milling pavement; 100mm deep; disposal on site and re-use

Quantity from Schedule Area Sheet

MISCELLANEOUS WORKS
existing antenna to be removed and relocated to not infringe OLS
existing mast to be removed and relocated
existing windsock to be removed and relocated
existing motorway lighting columns to be replaced with new lower (height
restricted) lighting columns
Fences
Metal post and wiring; height; 2-2.5m
chain link fencing, BS 1722, part 1, with galvanised mesh, line and tying wire, 3
lines of barbed wire protection at top; intermediate posts at 3m centres; height:
2.13m (heavy 3 line wires); galvanised steel angle posts with cranked tops;
pointed for driving

FOOTWAYS
light duty pavement to PRoW area; 80mm gravel of course graded aggregate

1
1
1

item
item
item

25,000
5,000
5,000

25,000
5,000
5,000

Provisional Sum
Provisional Sum
Provisional Sum

1

item

25,000

25,000

Provisional Sum

Quantity from Schedule Area Sheet

573

m

40

23,000

893

m2

10

9,000

Construction Works Sub Total
On Costs
Main Contractor's Preliminaries
Main Contractor's Overheads and Profit
Professional Fees
Construction Contingency
Inflation to 4Q 2018

25%
5%
0%
0%
0%

£

1,520,000
1,900,000
1,995,000
1,995,000

OPTION 3

1,520,000

380,000
95,000
-

£

1,995,000

Excluded
Included within Risk Allowance. See Summary Option 3.
Excluded

including On Costs

North Runway Development
Order of Magnitude Estimate
Financial Summary Option 3A
Civil Construction Works
General site clearance

#

Demolition

#

Earthworks

#

Pavement (runway)

#

Road pavements

Miscellaneous works
Footway
Sub-Total
On Costs
Total
Risk Allowance
Estimate (40%)
Tender/ Construction
Inflation
TOTAL

Rounded Total
£
16,000
12,000
434,000

337,000
162,000

#

Narrative
General site clearance
General site clearance, topsoil strip of new permanent
road and runway.
Removal of existing fencing and clearance of tree
stumps and pathways materials.
Earthwork cut and fill including seeding of the
landscaping area within the runway strip and external
drainage systems.

New perimeter road pavement construction works
which includes milling of existing perimeter pavement.

83,000
9,000

New footway with light duty pavement surface finish.

Road pavements

Footway
Main contractor preliminaries and overhead & profits.

0K

£1,382,000

-

Pavement (runway)

Miscellaneous works

£1,053,000

550,000

Earthworks

New 9m width pavement and subbase materials.

Removal and relocation of existing antenna, mast and
windsock. New fencing and replacement of motorway
lighting columns with new height restricted lighting
columns.

329000

Demolition

Design development risk, construction risks, employer
change risk and employer other risk estimate.

Excluded.

£1,932,000

…. The total cost of the works we estimated to be between £1,700,000 and £2,300,000

100K

200K

300K

400K

500K

North Runway Development
Order of Magnitude Estimate
Wycombe Airpark
Ref

Element

Quantity

Unit

Rate

Total

£

£

Comments

North Runway Concept Design:
OPTION 3A
GENERAL SITE CLEARANCE
Topsoil strip runway
maximum depth: not exceeding 200mm

1,080

m3

4

4,000

Topsoil strip permanent road
maximum depth: not exceeding 500mm

1,106

m3

4

4,000

7

ha

1,091

8,000

400

m

23

9,000

15

nr

170

3,000

3,990

m3

23

92,000

Quantity from Schedule Area Sheet

1,562

m3

29

45,000

Quantity from Schedule Area Sheet

3,990

m3

9

36,000

Site clearance

DEMOLITION
Demolition of building and other structures
take down existing fencing; chain link fencing 1800mm high (with posts)
Stumps
clearance of stumps and shrubs ; diameter: 1.5m; holes backfilled with topsoil
from site

EARTHWORKS
Runway
cut
filling
Earthworks ancillaries
double handling of excavated material

Landscaping
seeding with grass seed PC £125 per 25kg; sowing by hand at the rate od 0.5kg
per m2; watering, weeding, raking, rolling, cutting, re-seeding until established
laid upon a surface inclined at an angle to the horizontal; 45-90 degrees

45,779

m2

3

121,000

5,400

m2

26

140,000

5,400

m2

16

89,000

5,400

m2

20

106,000

5,400

m2

17

90,000

5,400

m2

10

52,000

2,213

m2

16

36,000

2,213

m2

20

43,000

2,213

m2

17

37,000

2,213

m2

10

21,000

1,415

m2

18

25,000

Quantity from Schedule Area Sheet

External drainage
allowance for site drainage to runway area only

ROADS AND PAVINGS
Pavements
Runway sub-base
Type 1; 320mm thick sub-base to permanent road, unbound mixtures (Clause
803 material).
Runway pavement
AC 32 dense base 40/60 des; 100mm thick to permanent road, dense base and
binder course asphalt concrete (Clause 929).
AC 20 dense base 40/60 des; 80mm thick to permanent road, dense bin and
binder course asphalt concrete (Clause 929).
TSCS; 40mm thick to permanent road, thin surface course systems (Clause 942).

Permanent road sub-base
Type 1; 320mm thick sub-base to permanent road, unbound mixtures (Clause
803 material).
Permanent road pavement
AC 32 dense base 40/60 des; 100mm thick to permanent road, dense base and
binder course asphalt concrete (Clause 929).
AC 20 dense base 40/60 des; 80mm thick to permanent road, dense bin and
binder course asphalt concrete (Clause 929).
TSCS; 40mm thick to permanent road, thin surface course systems (Clause 942).

Cold milling (planing)
Existing perimeter road
milling pavement; 100mm deep; disposal on site and re-use

Quantity from Schedule Area Sheet

MISCELLANEOUS WORKS
existing antenna to be removed and relocated to not infringe OLS
existing mast to be removed and relocated
existing windsock to be removed and relocated
existing motorway lighting columns to be replaced with new lower (height
restricted) lighting columns
Fences
Metal post and wiring; height; 2-2.5m
Chain link fencing, BS 1722, part 1, with galvanised mesh, line and tying wire, 3
lines of barbed wire protection at top; intermediate posts at 3m centres; height:
2.13m (heavy 3 line wires); galvanised steel angle posts with cranked tops;
pointed for driving

FOOTWAYS
light duty pavement to PRoW area; 80mm gravel of course graded aggregate

1
1
1

item
item
item

25,000
5,000
5,000

25,000
5,000
5,000

Provisional Sum
Provisional Sum
Provisional Sum

1

item

25,000

25,000

Provisional Sum

Quantity from Schedule Area Sheet

573

m

40

23,000

893

m2

10

9,000

Construction Works Sub Total
On Costs
Main Contractor's Preliminaries
Main Contractor's Overheads and Profit
Professional Fees

£

1,053,000

25%
5%
0%

1,053,000
1,316,250
1,382,063

263,250
65,813

Construction Contingency

0%

1,382,063

-

Included within Risk Allowance. See Summary Option 3A

Inflation to 4Q 2018

0%

-

Excluded

OPTION 3A

Excluded

£

1,382,000

including On Costs
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WDC Statement Matter 7: Development Framework – High Wycombe

Appendix F - Full Council minutes agreeing the 16th April 2018 Cabinet
Minutes with regard to the Air Park

147

Cabinet Minutes
Date:

16 April 2018

Time:

4.30 - 4.50 pm

PRESENT:

Councillor Ms K S Wood (in the Chair)

Councillor Mrs J A Adey
Councillor D H G Barnes
Councillor S Broadbent
Councillor D J Carroll
Councillor D A Johncock
Councillor D M Watson
Councillor L Wood
By Invitation
Cllr Zia Ahmed
Cllr Mark Harris
Cllr Rafiq Raja
Cllr Alan Turner

- Cabinet Member for Environment
- Deputy Leader and Cabinet Member for Engagement
and Strategy
- Cabinet Member for Economic Development and
Regeneration
- Cabinet Member for Youth and External Partnerships
- Cabinet Member for Planning
- Cabinet Member for Finance and Resources
- Cabinet Member for Digital Development & Customer
Services
- Deputy Cabinet Member for Strategy and
Communications
- Deputy Cabinet Member for Economic Development
and Regeneration
- Leader of the Labour Group
- Deputy Cabinet Member for Planning

Also Present: Councillor S Graham
Apologies for absence were received from Councillors D Knights (Deputy Cabinet
Member for Digital Development & Customer Services), M Knight (Leader of East
Wycombe Independent Group), Mrs J D Langley (Cabinet Member for Housing) and
G Peart (Cabinet Member for Community).
82

MINUTES
RESOLVED: That the minutes of the meeting of the Cabinet held
on 12 March 2018 be approved as a true record and signed by the
Chairman, with the amendment that the apologies of Councillor D
Knights for that meeting be noted.

83

DECLARATIONS OF INTEREST
There were no declarations of interest.

84

MODERNISING LOCAL GOVERNMENT
Members had before them a comprehensive report outlining the background and
issues which had led to the 12 March 2018 statement of the Minister for Housing,
Communities and Local Government whereby he announced his intention to
support a single tier council, but to have only one council covering the whole of the
current administrative area of the County Council.
The report seeked approval for the method by which the wording of the
representations to be made to the Minister for Housing, Communities and Local
Government could be made.
Throughout the period in which the District Councils’ alternative submission was
prepared a working group of Members received information and presentations
about the progress of the work being carried out across the four Districts to prepare
the Strategic Options Case, the stakeholder engagement and the submission. It
was suggested in the Report that this working group should be reinstated to
consider proposed representations.
In order that final adjustments to any wording could be made quickly and in order to
comply with the timetable set out by the Minister, it was proposed that the Chief
Executive have the ability to finalise the wording in consultation with the Leader.
Throughout the earlier work leading up to the preparation of the submission and
beyond Wycombe District Council had continued to work closely with the Leaders of
the four Districts of Buckinghamshire and there had been a clear consensus that
the interests of the residents of Buckinghamshire would be better served by the
proposal for single tier arrangements set out by the District Councils. It was
proposed that the Council continue to work with the other District Councils and to
develop its responses together.
The four District Councils had agreed to jointly procure some legal advice about the
proposed decision of the Minister. The legal advice had made it clear that
Wycombe District Council along with the other District Councils had a responsibility
to ensure that residents and others were aware of the opportunity to make
representations. Some resource was therefore being allocated from contingency
funds to ensure that awareness raising could be carried out.
The following decisions were made as there was a need to respond to the
announcement of the Minister and to seek to secure the best arrangements for the
delivery of services to the residents of the Wycombe District, and also to ensure
that suitable resources were available to establish that residents and others were
aware of the opportunity to make representations and to ensure that the
representations were informed.

RESOLVED That (i) the wording of the representations to be made
to the Minister for Housing, Communities and Local Government in
relation to his ‘minded to’ decision on single tier arrangements for

Buckinghamshire be delegated to the Chief Executive in
consultation with the Leader;
(ii) an allocation from the corporate contingency as reasonably
necessary be made, to contribute towards the four District
Councils duty to raise awareness amongst residents and
organisations in the District about the opportunity to make
representations; and
(iii) the Member group on Modernising Local Government be reestablished to act as a consultative body on the wording of
representations and awareness raising activity.
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COMMUNITY INFRASTRUCTURE LEVY AND SECTION 106 ALLOCATIONS
In the Report before the meeting, Cabinet was being asked to confirm the
range of projects to be funded by S106 and CIL (Community Infrastructure
Levy) allocations which were included in the 2018/19 Capital Programme
approved at 5 February 2018 Cabinet and 22 February 2018 Council; and in
previous years.
Delegated authority was being sought for the relevant Heads of Service in
consultation with the relevant Cabinet Members to release the funding when
project plans (including implementation timetables) were in place for projects
in Part 1 of Appendix A. Projects in Part 2 would need further Cabinet
decisions for the release of funds.
Previous allocations of funding were outlined in the report along with planned
open space projects put forward by the Council’s Community Services in
Appendix B.
Members discussed the report and appendices. The following decisions being
made to ensure public transparency regarding CIL and S106 funding
programmes which were being implemented in order to address the impacts
of developments that had taken place and to improve the infrastructure of the
District.
RESOLVED That (i) the current list of projects that have been
allocated CIL and S106 funding as outlined in Appendix A be
confirmed. These projects having been approved by February
2018 Cabinet and Council as part of the total capital programme;
(ii) delegated authority be granted to the relevant Head of Service
in consultation with the Head of Finance and Commercial and
relevant Cabinet Member to release, in part or whole, funds to the
outside bodies identified for the implementation of the identified
projects in Part 1 of Appendix A, subject to satisfactory project
plans;

(iii) the release of funds for projects identified in Part 2 of Appendix
A be subject to the Financial Regulations Standing Orders as per
Appendix 3 of Part 3G of the Constitution; and
(iv) S106 Open Space funding be allocated to the projects
identified in Appendix B with the release of funding subject to the
Financial Regulations Standing Orders as per Appendix 3 of Part
3G of the Constitution.

EXCLUSION OF PRESS AND PUBLIC
RESOLVED: That pursuant to Regulation 4(2)(b) of the Local
Authorities (Executive Arrangements) (Meetings and Access to
Information) (England) Regulations 2012 the press and public be
excluded from the meeting during consideration of Minute 86
because of its reference to matters which contain exempt
information as defined as follows:
Minute 86 – Wycombe Airpark: Future Masterplan Investment
Requirements
Information relating to the financial or business affairs of any
particular person (including the authority holding that information)
(Paragraph 3, Part 1 of Schedule 12A, Local Government Act
1972)
(The need to maintain the exemption outweighs the public interest
in disclosure, because disclosure could prejudice the Council’s
position in any future tender process or negotiations).
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WYCOMBE
AIRPARK:
REQUIREMENTS

FUTURE

MASTERPLAN

INVESTMENT

Members had before them a comprehensive report in respect of the future
masterplan investment requirements for Wycombe Airpark. In recent years,
the focus on Wycombe Airpark had revolved around the renewal of the lease
to its operator. This had been agreed in October 2016, since then, the Estates
team had been involved in renewing – as direct Council tenants, or re-letting
sub-tenants’ leases. With this stabilised, attention had turned to further
optimising the asset. This had involved positioning the Council, as landowner,
to capitalise upon proposed reallocations of land in the new Local Plan.
Members discussed and considered the detail of these investment
requirements outlined in the Report.

Members noted the requirement for future planning permission in respect of a
number of elements of the planned development.
The following recommendations to Full Council were made as revised
investment requirements were now more appropriate, the existing capital
budget having been based on repair of the main site access road. It in fact
required full reconstruction and extension to serve ‘Southside’.
Also the proposed lease, whilst in itself falling within delegation, included
future provisions that required Cabinet approval, whilst the proposed
relocation would be required as part of suite of proposals contained in the
report.
Additionally the recommendations would provide an opportunity to consolidate
land ownership and to provide additional leisure facilities.
Recommendations to Council
That (i) a revised capital budget for full reconstruction of the main
site access road and its extension to serve ‘Southside’ of
Wycombe Airpark, as referred to in paragraph 16 and plan
attached as Appendix A) be approved;
(ii) commitment to entering into an Agreement for Lease of
‘Southside’, the agreement to lease being conditional upon both
the Local Plan examination and a subsequent planning application,
as set out in paragraph 17, with final detailed terms delegated to
the Major Projects Executive be agreed;
(iii) a capital budget for the proposed ‘Northside’ relocation of
Booker Gliding Club as referred to in paragraph 22 be approved;
(iv) acquisition of land adjoining, as set out in paragraph 23 be
approved; and
(v) the progression of proposals for leisure use on adjoining third
party owned land be approved.

_______________________
Chairman
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Ian Hunt
Peter Druce

- Chief Executive
- Democratic Services Manager
- Democratic Services

