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1.

Introduction

1.1

Background

SA Report (September 2017)

This Sustainability Appraisal (SA) Report has been written by officers at Wycombe
District Council, with support from AECOM who have acted both as a critical friend
throughout its production and who have also produced parts of the report on behalf
of the Council. SA is a mechanism for considering and communicating the likely
effects of a draft plan, and alternatives, with a view to avoiding and mitigating
adverse effects and maximising the positives. SA of Local Plans is a legal
requirement.1

1.2

SA Explained

It is a requirement that SA is undertaken in line with the procedures prescribed by
the Environmental Assessment of Plans and Programmes Regulations 2004, which
transposed into national law EU Directive 2001/42/EC on strategic environmental
assessment (SEA).2
In accordance with the Regulations, a report (known as the SA Report) must be
published for consultation alongside the draft plan that essentially ‘identifies,
describes and evaluates’ the likely significant effects of implementing ‘the plan, and
reasonable alternatives’.3 The report must then be taken into account, alongside
consultation responses, when finalising the plan.
More specifically, the SA Report must answer the following three questions:
1. What has Plan-making / SA involved up to this point?
 Including in relation to 'reasonable alternatives’.
2. What are the SA findings at this stage?
 i.e. in relation to the draft plan.
3. What happens next?
 What steps will be taken to finalise (and monitor) the plan?

1

Since provision was made through the Planning and Compulsory Purchase Act 2004 it has been understood
that local planning authorities must carry out a process of Sustainability Appraisal alongside plan-making. The
centrality of SA to Local Plan-making is emphasised in the National Planning Policy Framework (2012). The
Town and Country Planning (Local Planning) (England) Regulations 2012 require that an SA Report is published
for consultation alongside the ‘Publication’ plan document.
2
The SA process incorporates the SEA process. Indeed, SA and SEA are one and the same process, differing
only in terms of substantive focus. SA has an equal focus on all three ‘pillars’ of sustainable development
(environment, social and economic).
3
Regulation 12(2) of the Environmental Assessment of Plans and Programmes Regulations 2004
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This SA Report4

This document is the SA Report for the Publication Draft of the Wycombe Local Plan
(hereafter referred to as the ‘draft plan’), and, as such, each of the three SA
questions is answered in turn below, with a ‘part’ of the report dedicated to each.
Before answering Question 1, two initial questions are answered in order to further
‘set the scene’: i) What is the plan trying to achieve?; and ii) What is the scope of
the SA?

1.4

What is the plan seeking to achieve?

1.4.1 Overview
Wycombe District Council is preparing a new Local Plan, the Wycombe District Local
Plan (WDLP), sets out policies and proposals to address the District’s growth needs
for the period 2013-33. The plan is being prepared under the Planning and
Compulsory Purchase Act (2004, as amended) and the Town and Country Planning
(Local Planning) (England) Regulations 2012, and once adopted will have the status
of a Local Plan.
A separate Area Action Plan for Princes Risborough was being prepared in advance
of the WDLP. Consultation took place on a Draft Town Plan for Princes Risborough
from February to March 2016. Having analysed the comments, it was clear that there
was a need for some further work, particularly in relation to the relief road, and that
this would result in a delay to the timetable for that Plan. Consequently, a decision
was taken5 to include the plan to expand Princes Risborough into the District-wide
Local Plan and so the new Local Plan incorporates the expansion of Princes
Risborough within it.
The new Wycombe District Local Plan will review and replace the existing Wycombe
Core Strategy (adopted 2008) and remaining saved policies from the current
Wycombe District Local Plan (adopted 2004). It will also address a range of detailed
development management policy issues.
The only area which the WDLP will not cover is that covered by the Delivery and Site
Allocations (DSA) Plan, which has a particular focus on delivering regeneration and
improvement to High Wycombe District Centre as well as proposals aimed at
supporting and improving Marlow and Princes Risborough town centres and some
other development management policies. The DSA Plan was adopted by Wycombe
District Council in July 2013. It is intended that the Wycombe District Local Plan will
sit alongside the Delivery and Site Allocation Plan when adopted.
4

See Appendix I for further explanation of the regulatory basis for answering certain questions within the SA
Report, and a ‘checklist’ explaining more precisely where within this report certain regulatory reporting
requirements are met.
5
th
Cabinet 12 December 2016
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The Plan will be in general conformity with the National Planning Policy Framework
(NPPF) and in-line with planning legislation and regulations, including the Localism
Act 2011. This Act places a duty on the Council to cooperate with various
organisations, including neighbouring local authorities and other specified
stakeholders such as Highways England.
The Local Plan is seeking to bring forward sustainable growth in the District, in line
with the Corporate Plan’s objective of sustainably regenerating the area. A key
objective of the Local Plan is in delivering the Place priority of the Corporate plan,
including bringing forward the infrastructure provision to support that growth in line
with the current emphasis on ensuring that new development is supported by the
right infrastructure. It is also critical that there are clear mechanisms for the delivery
of this infrastructure, and that housing is also bought forward in a timely way. The
extensive engagement with the community and stakeholders in the preparation of
the plan is in accordance with the ‘People’ priority for the Corporate Plan, which
focuses on engaging and working with our communities.
1.4.2 Plan vision and objectives
The Local Plan vision is, “Wycombe District: economically strong and the place to
live work and visit.”
The eight strategic objectives are to:
1. Cherish the Chilterns
Cherish the Chilterns by conserving and enhancing the natural beauty of the
landscape of the Chilterns Hills.
2. Strengthen the Sense of Place
Strengthen the sense of place throughout Wycombe District by:




protecting and enhancing the District’s natural and built environment, including
landscape, biodiversity, green and blue infrastructure, historic and cultural assets;
maintaining place identity by using Green Belt to keep main settlements
separate;
securing high quality, bespoke responses in the design of new development.

3. Foster economic growth
Foster the economic strength of the M40/A404 location and that of the rural
economy.
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4. Improve strategic connectivity
Improve strategic transport connectivity within Buckinghamshire by road and rail; this
includes strategic connectivity between the South East Midlands, Aylesbury, Princes
Risborough, High Wycombe, London as well as the Thames Valley.
5. Facilitate local infrastructure
Facilitate timely improvements to local infrastructure by focused investment and by
securing appropriate benefits from new development.
6. Deliver housing
Contribute our fair share towards tackling the need for more housing including for
affordable housing and other specific housing needs of the community, including
catering for a growing aging population.
7. Champion town centres
Champion thriving town and business centres to provide the focus of our social and
economic activity.
8. Mitigate Climate Change
Reduce CO2 emissions by reducing the need for travel by private car, and aid public
transport viability, through intensifying existing urban areas by re-use of brownfield
sites, locating development in settlements with the widest range of services and
facilities, and by clustering development to achieve high quality walking, cycling and
public transport provision.

1.5

What’s the plan not trying to achieve?

It is important to emphasise that the plan will be strategic in nature. Even the
allocation of sites should be considered a strategic undertaking, i.e. a process that
omits consideration of some detailed issues in the knowledge that these can be
addressed further down the line (through the planning application process). The
strategic nature of the plan is reflected in the scope of the SA.
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The aim here is to introduce the reader to the scope of the SA, i.e. the sustainability
issues / objectives that should be a focus for SA.
Further information on the scope of the SA - i.e. a more detailed review of
sustainability issues/objectives as highlighted through a review of the sustainability
‘context’ and ‘baseline’ - is presented in Appendix II.

2.2

Consultation on the scope

The SEA Regulations require that “When deciding on the scope and level of detail of
the information that must be included in the Environmental Report [i.e. the SA
scope], the responsible authority shall consult the consultation bodies”. In England,
the consultation bodies are the Environment Agency, Historic England and Natural
England.6
A Scoping Report for the emerging Local Plan was produced and sent to statutory
consultees for consultation in 2013. A separate Scoping Report was prepared for the
Princes Risborough Town Plan and sent to statutory consultees for comment in
2015.

2.3

Key issues and SA objectives

The policy context and baseline information lead to the identification of a number of
key sustainability issues. The key issues were originally set out in the Scoping
Report published in 2013 and are also presented in Appendix II of this report. The
updated policy context, baseline information and key issues are set out in Appendix
II of this report.
The following table presents the sustainability objectives established through SA
scoping, i.e. in-light of context/baseline review, the key issues and consultation.7
The objectives are linked to a number of sustainability topics. Taken together, these
sustainability topics and objectives provide a methodological ‘framework’ for
appraisal.8

6

In-line with Article 6(3).of the SEA Directive, these consultation bodies were selected because ‘by reason of
their specific environmental responsibilities, [they] are likely to be concerned by the environmental effects of
implementing plans and programmes.’
7
N.B. The SA objectives were revised in 2015 to take account of updates to the scoping information and key
issues presented within the SA Report published alongside the Preferred Approach in 2015.
8
N.B. It is important to note that the objectives and themes are all closely linked and there are direct and indirect
interrelationships between them.
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Table 1: SA objectives and topics
SA Objective
1. To conserve and enhance biodiversity
2. To conserve and enhance the District’s landscape and, in
particular, those areas designated for their landscape value.
3. To conserve and enhance the District’s townscapes and historic
environment, and, in particular, those areas designated for their
heritage importance:
4. To maintain and enhance the quality and quantity of the District’s
water sources, achieve sustainable water resources management
and reduce the risk of flooding
5. To reduce contributions to climate change, through (a)
sustainable building practices, (b) maximising the potential for
renewable energy and energy conservation and (c) promoting
sustainable management of waste
6. To improve efficiency in land use through the re-use of
previously development land and existing buildings
7. To deliver transport improvements, improve travel choice and
connectivity, reduce the need for travel by car and reduce the
negative impact of transport on the environment
8. To ensure that existing and future residents have the opportunity
to live in a decent home
9. To improve accessibility for everyone to health, education,
recreational, cultural and community facilities and services
10. To create and sustain vibrant and sustainable communities and
to ensure that new development is of a high quality design and
reinforces local distinctiveness
11. To maintain and improve the health, well-being and community
cohesion of the population and reduce social deprivation
12. To promote a strong, balanced and sustainable economy
13. To maintain high and stable levels of employment so that
everyone can benefit from economic growth
14. To raise educational attainment and develop and maintain a
skilled workforce to support long-term competitiveness
15. To retain existing businesses while having a sector focus to
develop new business in the area

SA Topic
Biodiversity and
Geodiversity
Landscape
Historic Environment
Natural Resources and
Climate Change
Natural Resources and
Climate Change
Natural Resources
Transport and Traffic
Housing
Community and
Wellbeing
Community and
Wellbeing
Community and
Wellbeing
Economy and
Employment
Economy and
Employment
Economy and
Employment
Economy and
Employment

6

Wycombe District Local Plan

SA Report (September 2017)

Part 1: What has plan-making/ SA involved up
to this point?
3.

Introduction (to Part 1)

Plan-making has been underway since 2012, with a wide range of evidence
produced to inform the development of the draft plan. Prior to this current
consultation (Local Planning Regulation 199), an options consultation document was
published in January 2014 and draft consultation document published in June 2016.
SA has been carried out iteratively alongside plan-making. Table 2 sets out the
timeline for the main phases of work in the preparation of the Local Plan. It includes
the phases of work, Local Plan and SA Documents published along with dates for
consultation.
Table 2: Local Plan and SA stages
Phases of work Local Plan Documents &
and Dates
Consultation
Phase1
Initial Reg 18 invitation for
End 2012 stakeholders to identify issues and
Summer 2013
community conversations on
issues.
Options Consultation Document
Phase 2
Feb - Apr 2014
Public consultation from Feb to
Mar 2014
Phase 3a
May 2014 - Jun
2016
Phase 3b
Summer 2014 Mar 2016
Phase 4
Jun - Aug 2016
Phase 5
Sept 2016 August 2017

9

Engagement on specific pieces of
evidence work as appropriate.

SA Documents & Consultation
SA Scoping Report
Prepared by the Council
Sent to statutory consultees for
comment in October 2013.
Initial Sustainability Appraisal
Report
Prepared by the Council
Public consultation from Feb to
Mar 2014
None

Princes Risborough Town Plan
Public consultation from Feb to
Mar 2016

SA of the Princes Risborough
Town Plan Report
Prepared by Lepus Consulting
Public consultation from Mar to
April 2016
Draft Consultation Document
Draft SA Report
Public consultation from Jun to 22
Prepared by the Council
Aug 2016
Public consultation from Aug to
Sept 2016
Reg 19 Publication Version
Reg 19 SA Report (this report)
Public consultation from Oct to Nov Prepared by the Council and
2017
AECOM
Public consultation from Oct to Nov
2017

The Town and Country Planning (Local Planning) (England) Regulations 2012
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Rather than recap the entire ‘story’ in detail, the intention here is to explain the work
undertaken in 2016 and 2017, which led to the development of the draft plan that is
currently the focus of appraisal and currently published under Local Planning
Regulation 19. Specifically, in-line with regulatory requirements (Schedule 2 of the
SEA Regulations), there is a need to explain how work was undertaken to develop
and then appraise reasonable alternatives, and how the Council then took into
account appraisal findings when finalising the draft plan for publication.
This part of the report presents information regarding the consideration of
reasonable alternative spatial strategies, i.e. alternative approaches to the allocation
of land to meet development needs.
N.B. This information is important given the requirements of the SEA Regulations,
specifically the requirement to present (within the SA Report) an appraisal of
‘reasonable alternatives’ and ‘an outline of the reasons for selecting the alternatives
dealt with’.

3.1

What is the key issue for the plan?

Whilst the plan objectives (see Chapter 1, above) are numerous and cover a range
of issues, it is clear that an overarching objective 10 relates to the identification of land
to meet housing and employment needs. Determining an approach to meeting the
housing and employment objectives is the primary means by which the plan seeks to
achieve other wide ranging objectives, including improving strategic connectivity,
facilitating local infrastructure and championing town centres. It is the matter at the
heart of the plan. Hence it is considered reasonable11 that alternatives appraisal
should focus on these objectives.

3.2

What about site options?

Site options - i.e. the pool of sites available, deliverable and potentially suitable for
allocation through the plan - were appraised in early 2017. The role of site options
appraisal within the SA process has primarily been to provide an evidence base to
facilitate the development of strategic alternatives, for settlements growth and
District-wide spatial strategy options.12 As such, site options appraisal is not given
further explicit attention within this part of the report. Specific sites are discussed as
10

In line with the Environmental Assessment of Plans and Programmes Regulations (2004), a decision on what
‘reasonably’ should be the focus of alternatives appraisal should be made in-light of the plan objectives. In the
case of the Wycombe Local Plan, it is suggested that plan objectives which relate to meeting objectively
assessed housing and employment needs, are somewhat overarching.
11
Recent case-law (most notably Friends of the Earth Vs. Welsh Ministers, 2015) has established that planning
authorities may apply discretion and planning judgement when determining what should reasonably be the focus
of alternatives appraisal, recognising the need to apply a proportionate approach and ensure an SA process /
report that is focused and accessible.
12
In other words, site options appraisal was undertaken as a means to an end (i.e. development and appraisal of
reasonable alternatives), rather than an end in itself. It is worth noting that site options are not ‘alternatives’ in
that they are not mutually exclusive.
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part of the justification for developing strategic alternatives, but formal site options
appraisal findings are presented only in Appendix III.13

3.3

Structure of this part of the report

This part of the report is structured as follows:




13

Chapter 4 - explains reasons for selecting the alternatives dealt with;
Chapter 5 - presents an appraisal of the reasonable alternatives; and
Chapter 6 - explains reasons for selecting the preferred option.

Also, the merits of preferred site options are discussed in Part 2 of this report where necessary.
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4.

Developing the reasonable alternatives

4.1

Introduction

This chapter explains the work undertaken in 2016 and 2017 to develop ‘reasonable’
spatial strategy alternatives. This chapter:



explains the context and background to alternatives development; and then
explains the process followed in 2016/17 in order to establish reasonable
alternatives.

4.2

Context and background

The consideration of reasonable alternatives has been an integral part of the plan
preparation process. It is important to note that, over the time the plan has taken to
prepare, the scale of the housing need to be addressed through the plan has
changed and, as such, the reasonable alternatives have evolved as the plan has
progressed. It is also important to note that, as reasonable alternatives have been
considered at various points in the plan preparation process, some options have
been rejected along the way as inappropriate for various reasons and others have
been considered further and refined. The outline reasons for the rejection of these
options are clearly set out later in this Chapter.
The constrained nature of the District, including the existence of extensive areas of
national planning constraints such as Green Belt and Area of Outstanding Natural
Beauty (AONB)14 has meant that difficult and challenging options have had to be
considered in determining District-wide spatial strategy options.
4.2.1 Local Plan Phase 2 (2013 - 2014)
Following an initial identification of issues and early evidence gathering work,
including preparation of a draft scoping report (2013) as part of the SA work, the
second phase of the Local Plan preparation involved an extensive options
consultation during February - April 2014. The Options Consultation Document (Jan
2014)15 identified a range of options for the overall level and direction of growth
based on technical evidence including the draft Strategic Housing Market
Assessment (SHMA) (January 2014)16, Economic Study (January 2014)17 and
Strategic Housing and Land Availability Assessment (SHLAA)18.

14

See footnote 9 to paragraph 14 of the NPPF.
Wycombe District Council (2014) Wycombe District Local Plan: Options Consultation Document. Available
[online]: https://www.wycombe.gov.uk/uploads/public/documents/New-local-plan-consultation-report.pdf
16
Draft Strategic Housing Market Area (SHMA), ORS, January 2014
17
Wycombe District Economy Study and Employment Land Review – Draft Report, Peter Brett Associates,
January 2014
18
Wycombe District Council Draft Housing and Economic Land Availability Assessment, WDC, November 2015
15
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The table below sets out the strategic options identified and considered through
plan-making and the SA in 2013/14. It also indicates if they were subject to SA and
provides an outline of reasons for their selection or rejection at the time. The
findings of the SA work at this stage were set out in the Initial SA Report (2014),
which accompanied the Options Consultation Document on consultation from
February to April 201419. It should be noted that a number of site options were also
identified and subject to SA.
It should also be noted that the housing options identified in the SHMA pre-dated the
NPPG and firmer guidance on the calculation of housing needs. As a result the
options derive from different assumptions in relation to migration and household
formation rates. The options set out below under strategic issue 3, are not mutually
exclusive and to a greater or lesser degree the options all have potential to
contribute towards meeting housing needs.
Table 3: Local Plan Phase 2 strategic options and reasons for selection/ rejection

Strategic Issues and
Subject Outline reasons for selection/ rejection at the
Options
to SA?
time?
Strategic Issue 1: How Many Homes to Build During 2011-31
A 9,600 total homes
Yes
Option identified in SHMA, meets objective of
(480 d.p.a)
planning for homes.

B

C

D

Based on migration
trends during the
period 2001-6.
10,900 total homes
(545 d.p.a.)
Based on migration
trends during the
period 2001-2011.
12,200 total homes
(610 d.p.a.)
Based on migration
trends during the
period 2006-2011.
14,300 total homes
(715 d.p.a.)

Yes

Option identified in SHMA, meets objective of
planning for homes.

Yes

Option identified in SHMA, meets objective of
planning for homes.

Yes

Option identified in SHMA, meets objective of
planning for homes.

Based on migration
trends during the
period 2006-2011
plus older (but
19

Wycombe District Council (2014) The Initial Sustainability Appraisal of Strategic Options. Available [online]:
https://www.wycombe.gov.uk/uploads/public/documents/Initial-Sustainability-Appraisal-Report-February-2014.pdf
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formation rates
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E 26,000 total homes
(1,300 d.p.a.)

F

Meeting full
affordable housing
needs
Employment
forecast-led housing
scenario
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Subject
to SA?

Outline reasons for selection/ rejection at the
time?

Yes

Option identified in SHMA, meets objective of
planning for homes.

No

Would result in housing levels well in excess of
those set out in Scenario E above, of
approximately between 2 and 3 times the
existing annual housing target in the Core
Strategy.
Advice from the Economy Study and
Employment Land Review indicates that the
economic forecast on which this scenario is
based is not a realistic scenario in terms of what
the commercial development market is likely to
deliver.
Not factoring in migration is not realistic, and is
not consistent with the NPPF.

G Housing target
No
based on no
migration (530pa)
Strategic Issue 2: How Many Jobs?
A 7,000 job growth Yes
Meets objective of planning for Jobs and the
Limited job growth
Economy, matching number of new jobs with
potential housing supply and delivers economic
Matched
development.
employment growth
with potential
housing supply
B 13,500 job growth Yes
Meets objective of planning for Jobs and the
Balanced Growth
Economy, based on realistic assessment of the
local economy20 and delivers economic
Based on mid-trend
development.
migration scenario,
matching homes
and jobs
C 26,500 job growth Yes
Meets objective of planning for Jobs and the
Economic Forecast
Economy, to test impact of meeting full
Scenario
economic forecast.
Based on Experian
economic forecast
20

WDC Economy Study and Employment Land Review (2014)
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Strategic Issues and
Subject Outline reasons for selection/ rejection at the
Options
to SA?
time?
Strategic Issue 3: Where Should The New Housing Go?
A Enhanced
Yes
Maximises use of sites in most sustainable
Development within
locations on surplus land.
Urban Area and
Main Villages
B Rural Brownfield
Yes
Maximises use of brownfield sites.
Sites
C Reserve Sites
Yes
Development of large sites in sustainable
locations where majority of housing need arises.
D Major Expansion of
Yes
Potential to make a significant contribution to
Princes Risborough
options identified in SHMA at a sustainable
(appraised under
location with good range of services and
Strategic Issue 3a)
infrastructure.
E Limited Expansion
Yes
Provides a degree of housing to meet local
of the Main Villages
needs and support existing services.
in the AONB and
beyond - north and
west of the District
F Green Belt Review
Yes
Known supply of housing insufficient to meet
– focused on the
options identified in SHMA, potential to identify
south east of the
further sites to contribute towards meeting
District
needs.
G Major Expansion at
Yes
Identify scope to make significant contribution to
other key locations
meeting housing needs at potentially
on the Transport
sustainable locations.
Network
H New Settlement
Yes
Identify scope to make significant contribution
towards meeting housing need.
Strategic Issue 3a: Major Expansion at Princes Risborough
A A very major
Yes
Considers a significant area of land towards the
westward expansion
A4009, makes a very significant contribution
(approximately
towards meeting the objectively assessed need
2,000 - 2,500
(OAN) whilst offering potential to create a
homes)
compact form of development for the town,
supports the delivery of a new road creating
opportunity to relieve traffic through the town
centre.
B Significant westward
Yes
Considers an area of land between the railway
expansion
line and the Crowbrook Stream which could
(approximately 800 form a natural boundary to an expansion and
1,000 homes)
make a significant contribution towards meeting
OAN.
C More limited
Yes
Maximises brownfield development making
westward expansion
efficient use of land within the urban area. Park
(Park Mill Farm)
Mill Farm is an existing allocation in the 2004
(approximately
Local Plan, close to the town centre subject to
450 homes)
improvement of existing links.
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Strategic Issues and
Subject Outline reasons for selection/ rejection at the
Options
to SA?
time?
Strategic Issue 3b: Major Expansion at other key locations on the Transport
Network
A Major expansion at
Yes
Greenfield expansion at Kimble identified due to
Kimble
its location on the A4010 and the railway station.
B Major expansion at
Yes
Greenfield expansion of Saunderton identified
Saunderton
due to its location on the A4010 and the railway
station on the main Birmingham to London
railway line.
C Major expansion at
Yes
Greenfield expansion at Stokenchurch identified
Stokenchurch
due to its location at junction 5 on the M40.
Strategic Issue 4: Approaches to providing new land for business -Towns
A High Wycombe
Yes
Focusses growth at the economic centre of the
District and the area that has experienced the
most employment and housing growth
historically.
B Marlow/Bourne End
Yes
This is an area close to the Thames Valley, with
good connections to the strategic road network.
C North of High
Yes
Area caters for a small scale local demand in a
Wycombe/Princes
town with good rail connections.
Risborough
Strategic Issue 5: Approaches to accommodating retail & leisure development
A Town Centre
Yes
Meets needs in sustainable locations, making
Approach - focusing
best use of existing floorspace and allocations in
on existing and new
adopted plan document (DSA).
town centres
B Alternative
Yes
Assess additional locations alongside the (DSA).
approach - focus
outside town
centres
Strategic Issue 6: Gypsies & travellers -Setting a pitch target
A Set a target based
Yes
Aims to meet short term identified needs.
on the GTAA
B Set a higher target
Yes
Aims to meet longer term needs over the plan
than the GTAA
period.
C Set a lower target
No
Councils should meet their objectively-assessed
than the GTAA (not
need, unless any adverse impacts of doing so
a reasonable
would significantly and demonstrably outweigh
alternative)
the benefits.
D Set no target for
No
Planning Policy for Traveller Sites (paragraph 8)
pitch provision (not
states that “local planning authorities should set
a reasonable
targets for gypsies and travellers and plot
alternative)
targets for travelling showpeople which address
the likely permanent and transit accommodation
needs of travellers in their area”.

14
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4.2.2 Local Plan Phase 3 (2014 - 2016)
Phase 3 of the Local Plan work undertook more extensive evidence base work,
informed by the responses to the options consultation.
Joint work commissioned by (Aylesbury Vale, Chiltern, South Bucks and Wycombe
District Councils) to identify Housing Market Areas (HMAs) and Functional Economic
Market Areas (FEMAs) for the county and surrounding areas21. The report was
published in March 2015 and found that the substantial majority of Buckinghamshire
county residents (80%) live in the Central Buckinghamshire functional HMA. Chiltern
and Wycombe Districts fall entirely within this functional housing market area
together with almost two-thirds of the Aylesbury Vale District population (with the
remaining population split across three different functional housing markets). The
report concluded that these three Districts therefore comprise the “best fit” for the
Central Buckinghamshire HMA, which is illustrated in the figure below in purple:
Figure 1: Functional Housing Market Areas with Local Authority Boundaries

21

Housing Market Areas and Functional Economic Market Areas in Buckinghamshire and the surrounding areas
(March 2015). Available [online]: https://www.wycombe.gov.uk/uploads/public/documents/Bucks-HMA-FEMAFinal-Report-Mar15-WEB.pdf
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The Council carried out a call for sites in January 2014, as part of the Issues and
Options Consultation. A joint methodology was commissioned by Wycombe,
Chiltern and Aylesbury Vale District Councils for their respective housing and
economic land availability assessments (HELAA)22. The purpose of the assessment
is to identify a future supply of land which is suitable, available and achievable for
housing and economic development uses over the plan period. The HELAA for
Wycombe District was published in November 2015 and identified a capacity for
approximately 9,100 new homes23.
Following on from the joint work to identify the functional HMAs, Aylesbury Vale,
Chiltern and Wycombe District Councils jointly commissioned a housing and
economic development needs assessment (HEDNA) to identify housing and
economic needs for the HMA and their Districts. The Buckinghamshire HEDNA was
published in January 201624 and identified an increased level of OAHN compared to
the previous draft SHMA, which is set out in the Table below.
Table 4: Buckinghamshire HMA OAHN Jan 2016
Aylesbury
Chiltern
Vale
Total housing need
Plan
Plan
(dwellings)
period
period
2013-33
2014-36
Market housing need
16,700
6,200
Affordable housing need
4,600
1,100
Overall housing need
21,300
7,300

South
Bucks
Plan
period
2014-36
6,200
1,600
7,800

Wycombe
Plan
period
2013-33
11,700
3,400
15,100

Bucks
HMA
Plan
period
2013-33
39,500
10,500
50,000

During late 2015 it was apparent from the emerging HEDNA and HELAA that
Wycombe and Chiltern Districts would find it difficult to meet all their objectively
assessed need (OAN) without a significant incursion into the Green Belt and AONB.
A Memorandum of Understanding (MOU) was signed between Wycombe, Chiltern,
Aylesbury Vale, the Bucks Thames Valley LEP (BTVLEP) and Bucks County Council.
This agreed in principle to Aylesbury Vale taking unmet housing and employment
land needs from Wycombe and Chiltern Districts (MOU signed August 2015). This
agreement did not fix the quantum of unmet needs that Aylesbury Vale would
accommodate. In February 2016 this MOU was updated to include South Bucks
District Council in the light of the decision (November 2015) to prepare a joint Local
Plan and the consequential change to the best fit housing market area.
As a result of the likely shortfall in meeting OAN, the Council undertook various
further studies to inform the development and refinement of alternatives to meet
22

Central Buckinghamshire Housing and Economic Land Availability Assessment Methodology (2015). Available
[online]: https://www.wycombe.gov.uk/uploads/public/documents/Central-Bucks-HELAA-Methodology-May2015.pdf
23
Wycombe District Council (2015) Housing and Economic Land Availability Assessment. Available [online]:
https://www.wycombe.gov.uk/uploads/public/documents/WDC-Housing-and-Economic-Land-AvailabilityAssessment-November-2015-FinalV2.pdf
24
Buckinghamshire Housing and Economic Development Needs Assessment 2015 (Jan 2016). Available
[online]: https://www.wycombe.gov.uk/uploads/public/documents/2016-01-13-Buckinghamshire-HEDNAFINAL.pdf
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identified needs. This included a joint Green Belt Assessment (Part 1) commissioned
by the Buckinghamshire Authorities (Aylesbury Vale District Council, Chiltern District
Council, South Bucks District Council, Wycombe District Council, and
Buckinghamshire County Council) to assess strategic land parcels, ‘General Areas’,
against the purposes of the Green Belt as defined in the National Planning Policy
Framework (NPPF). The assessment was published in March 2016 and formed part
of a shared evidence base for the emerging Local Plans in Buckinghamshire.25 Part
1 concluded that almost all Green Belt land in Wycombe District contributes
positively to the purposes of including land in the Green Belt, and that there is
therefore very little scope for amendments to the current Green Belt. In line with
national policy it did however identify some smaller sub-areas that warranted further
investigation.
Following on from the strategic countywide assessment (Part 1) of the Green Belt,
Wycombe District Council assessed a number of specific sites identified through the
countywide work (Part 1) in more detail both in terms of their performance against
Green Belt purposes but also an initial assessment of their development potential.
The Draft Green Belt Part 2 Site Assessment (June 2016)26 accompanied the Local
Plan Options Consultation Document in June 2016. It concluded that the vast
majority of the sites assessed should remain in the Green Belt and should not be
developed. However, it identified a handful of sites that could sensibly be removed
from the Green Belt and recommended that these sites should be considered further
in the preparation of the new Local Plan.
A Settlement Hierarchy Study (2016)27 was also produced to provide more
information on the overall sustainability of the settlements within the District and their
ability to accommodate growth. The Settlement Hierarchy Study was published
alongside the draft Local Plan in June 2016.
In addition, further work was carried out to assess whether there were any
opportunities to meet housing and economic development needs for villages that are
located within the AONB but are excluded from the Green Belt. The HELAA
identified a number of ‘further assessment’ sites which included sites located within
the AONB, mainly at Stokenchurch and Lane End. Due to the special landscape
qualities of the AONB, the HELAA did not conclude whether development would be
suitable. The Draft Site Assessment Report28 carried out a more detailed landscape
assessment for those sites promoted through the HELAA which are in the AONB
25

Buckinghamshire Authorities (March 2016) Buckinghamshire Green Belt Assessment. Available [online]:
https://www.wycombe.gov.uk/uploads/public/documents/Planning/New-local-plan/20160307-Bucks-green-beltassessment-report-Methodology-and-assessment-of-general-areas.pdf
26
Wycombe District Council (June 2016) Draft Green Belt Part 2 Site Assessment. Available [online]:
https://www.wycombe.gov.uk/uploads/public/documents/Planning/New-local-plan/Wycombe-DC-green-belt-siteassessment-report.pdf
27
Wycombe District Council (2016) Settlement Hierarchy Study. Available [online]:
https://www.wycombe.gov.uk/uploads/public/documents/Planning/New-local-plan/Settlement-heirarchy-study.pdf
28
Wycombe District Council (2016) Draft site assessment report sites in the AONB at Lane End and
Stokenchurch. Available [online]: https://www.wycombe.gov.uk/uploads/public/documents/Planning/New-localplan/Area-of-outstanding-natural-beauty-assessment-report.pdf
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plus additional AONB sites identified by the Council located on the edge of Lane End
and Stokenchurch but outside of the Green Belt. The assessment identified 3 sites in
Lane End and 2 sites in Stokenchurch with potential to accommodate development
and be considered further in the preparation of the new Local Plan.
A particular focus of work in Phase 3 was to test the options for the scale of growth
at Princes Risborough. At this point in time the Council’s intention was to progress
this aspect of the Local Plan through a separate Area Action Plan for the town. A
number of individual sites, strategic growth options and potential relief road options
were identified and considered through the development of the Town Plan and
accompanying SA process. The strategic growth and relief road options are set out
in the table below along with an outline of the reasons for their selection or rejection
at the time. The findings of the SA work were presented in a SA Report that that was
published for consultation in March 201629.
Table 5: Princes Risborough strategic options and reasons for selection/ rejection
Strategic Options
Subject Outline reasons for selection/ rejection at the
to SA? time?
Strategic growth options
1
Development of
Yes
This option maximises brownfield development
sites within the
making efficient use of land within the urban area.
town’s built-up
Park Mill Farm is an existing allocation in the 2004
area only with
Local Plan, close to the town centre subject to
no greenfield
improvement of existing links. This option was
expansion.
taken forward as part of the expansion area.
2
Low Growth
Yes
Option 1 plus developing an area of land between
Scenario: 500
the railway line and the Crowbrook Stream which
homes (Park
could form a natural boundary to an expansion
Mill Farm site
and make a significant contribution towards
only).
meeting OAN. This option was taken forward as
part of the expansion area.
3
1500 homes:
Yes
Option 1 plus Option 2, and develops a significant
Between the
area of land towards the A4009, makes a very
main railway
significant contribution towards meeting the OAN
line, Crowbrook
whilst offering potential to create a compact form
stream and Mill
of development for the town, supports the delivery
Lane.
of a new road creating opportunity to relieve traffic
through the town centre. This option was taken
forward as part of the expansion area.
4
2500 homes:
Yes
Combination of options 1 - 3, makes greater
between the
contribution towards meeting the OAN. The
main railway
railway line forms a boundary to the south of the
line, the B4009
site. This option was taken forward as part of the
and Mill Lane.
expansion area.
5
3250 homes
Yes
This option was based around Option 4 but
(based on
considered the possibility of further extending the
Option 4 plus
development area to the south, so as to meet a
development to
higher housing figure and more of the OAN. This
the south in the
option wasn’t taken forward because of its major
29

https://www.wycombe.gov.uk/pages/Planning-and-building-control/New-local-plan/Princes-Risborough-townplan.aspx

18

Wycombe District Local Plan

Strategic Options
Summerleys
Rd/ Horsenden
area).
6
3250 homes
(based on
Option 4 plus
development to
the north in the
parcel of land to
the west of
Monks
Risborough
station).
7
High Growth
Option: 4000
homes (based
on all the above
options
together).
Relief road options
11b
Through
development
area with
40mph speed
through the
development
area.
12

Wider by-pass
around town

SA Report (September 2017)

Subject
to SA?

Yes

Outline reasons for selection/ rejection at the
time?
adverse impact on the landscape, particularly in
terms of its impact on the setting of the Chilterns
AONB.
This option was based around Option 4 but
considered the possibility of further extending the
development area to the north, so as to meet a
higher housing figure and more of the OAN. This
option wasn’t taken forward because of its major
adverse impact on the landscape, particularly in
terms of its impact on the setting of the Chilterns
AONB.

Yes

This option considered combining options 5 and 6
above in order to try and maximise housing
provision. This option wasn’t taken forward
because of its major adverse impact on the
landscape, particularly in terms of its impact on the
setting of the Chilterns AONB.

Yes

To reduce the length of the new road needed and
minimise cumulative impact by building the relief
road through the proposed new development and
to maximise developer contributions for the road.
Imposed a speed limit of 40mph through the
development area.

Yes

15b

Through
development
area with
30mph speed
through the
development
area.

Yes

17

Hybrid of the
above

Yes

Shortlisted in Options Assessment Report30 as an
option for consideration
To minimise traffic impact on the new development
and on the existing town.
Shortlisted in Options Assessment Report31 as an
option for consideration
To reduce the length of the new road needed and
minimise cumulative impact by building the relief
road through the proposed new development and
to maximise developer contributions for the road.
Imposed a speed limit of 30mph through the
development area.
Shortlisted in Options Assessment Report32 as an
option for consideration
Shortlisted in Options Assessment Report33 as an
option for consideration

To reduce the
length of the
new road, time
30

Princes Risborough Transport Study Stage 1 Option Assessment Report (February 2016)
Ibid.
32
Ibid.
33
Ibid.
31
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Min11b

minimising the
impact on the
new
development
and on the
existing town.
Minimum new
road
infrastructure,
based on 11b
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Subject
to SA?

Yes

Min15b

Minimum new
road
infrastructure,
based on 15b

Yes

No new
road
infrastru
cture

Junction
improvements
only (no new
road
infrastructure)

Yes

Outline reasons for selection/ rejection at the
time?

Same as 11b above except that it assumed that
the road improvements to the railway bridges to
allow HGVs to use the bridge wouldn’t take place
and consequently costs of the road would be
reduced. It is reasonable to assume that this
option would perform similarly to Option 11b, but
was not tested directly in the Options Assessment
Report as it would not fulfil the strategic objective.
Same as 15b above except that it assumed that
the road improvements to the railway bridges to
allow HGVs to use the bridge wouldn’t take place
and consequently costs of the road would be
reduced.
It is reasonable to assume that this option would
perform similarly to Option 15b, but was not tested
directly in the Options Assessment Report as it
would not fulfil the strategic objective.
Improvements would take place to the existing
A4010 but no new road would be built. The
‘junction improvements only’ option was
determined as not being a reasonable alternative
because:
 Intensifying and increasing highway
infrastructure through the town centre would be
inconsistent with the vision for a people-friendly
town centre.
 It would require purchase of developed land
outside the highway boundary to increase the
capacity of key junctions
 It would not provide direct access to the railway
station from the development area.

The emerging technical evidence outline earlier in this Chapter, Princes Risborough
Town Plan and adopted Delivery and Site Allocations (DSA) Plan (2013) informed
the development and refinement of options for the level and distribution of growth at
the key settlements and across the District.
The table below sets out the strategic options identified and considered through
plan-making and the SA process in 2015/16 along with outline reasons for their
selection or rejection at the time.
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Table 6: Local Plan Phase 3 strategic options and reasons for selection/ rejection
Strategic Options
Subject Outline reasons for selection/ rejection at
to SA? the time?
Scale of housing growth
A 9,600 – 10,000 total homes
Yes
Option identified in SHMA, meets objective of
(480 - 500 d.p.a)
planning for homes.
Based on migration trends
during the period 2001-6.
Option selected for draft plan as it matched
the then assessed housing supply and
reflected duty to co-operate discussion for
unmet need being accommodated by AVDC.
B 12,200 total homes (610
Yes
Meets objective of planning for homes.
d.p.a.)
Rejected for draft plan as exceeded the then
assessed housing supply.
Based on migration trends
during the period 20062011.
C 14,300 total homes (715
Yes
Meets objective of planning for homes.
d.p.a.)
Rejected for draft plan as exceeded the then
assessed housing supply.
Based on migration trends
during the period 2006-2011
plus older (but higher)
household formation rates
(from 2008).
D

E

F

15,100 total homes (755
d.p.a.)
The objectively assessed
housing need (OAN)
identified in the draft Bucks
HEDNA (Jan 2016)
22,100 total homes (1,105
d.p.a.)
The objectively assessed
housing need (OAN)
identified in the draft Bucks
HEDNA (Jan 2016) and
includes an additional 7,000
homes to take account of
potential unmet housing
need in Chiltern and South
Bucks Districts
Affordable Housing Led
Scenario - 26,000 total
homes (1,300 d.p.a.)

Yes

Meets objective of planning for homes.
Rejected for draft plan as exceeded the then
assessed housing supply.

No

This level of development far outweighed the
known housing supply at that time, and would
require significant green belt release and or
large scale development in the AONB.

No

This level of development far outweighs the
known housing supply at that time, and would
require significant green belt release and or
large scale development in the AONB.
This level of development far outweighed the
known housing supply at that time, and would
require significant green belt release and or
large scale development in the AONB.
Not factoring in migration is not realistic, and

G Employment forecast-led
housing scenario

No

H

No

Zero Migration (530 d.p.a.)

21

Wycombe District Local Plan

Strategic Options

SA Report (September 2017)

Subject
to SA?

I

Housing Target Based on
the current Core Strategy
target (402.5 per year)

No

J

10,900 total homes (545
d.p.a.)

No

Based on migration trends
during the period 20012011.
Providing for travellers
A Meet the needs for those
are travelling (or whose
travelling status is
unknown)

B

C

8 pitches for travellers and
4 plots for travelling
showpeople, based on the
2016 update to the GTAA.
Meeting the needs of those
who travel (or whose
travelling status is
unknown) and those who do
not travel
8 pitches for travellers, 16
pitches for travellers who do
not travel, and 4 plots for
travelling showpeople, in
line with the 2016 update to
the GTAA.
Exceeding the needs set
out in in the 2016 GTAA
update

Outline reasons for selection/ rejection at
the time?
is not consistent with the NPPF.
Option not based on any assessment of either
housing need or assessment of capacity and
hence is not evidence led. It is therefore not a
realistic option.
Option was superseded by the draft
Buckinghamshire HEDNA (January 2016) and
is also close to Option A, and so had already
been assessed.

Yes

Meets the objectives of the plan to deliver
housing. A variation of Option A was taken
forward. This decision was based on further
advice in the 2017 update of the GTAA.

Yes

Meets the objectives of the plan to deliver
housing. Not taken forward as a result of the
advice contained in the 2017 update of the
GTAA.

Yes

Meets the objectives of the plan to deliver
housing and reflects duty to co-operate
discussions. Not taken forward as a result of
the advice contained in the 2017 update of the
GTAA.

Councils should meet their objectivelyassessed need, unless any adverse impacts
of doing so would significantly and
demonstrably outweigh the benefits. Not
progressed.
Planning Policy for Traveller Sites (paragraph
8) states that “local planning authorities
should set targets for gypsies and travellers
and plot targets for travelling showpeople

Quantum is unknown but
would involve taking some
pitches/plots from other
authorities in
Buckinghamshire
D

Set a lower target than the
GTAA (not a reasonable
alternative)

No

E

Set no target for pitch
provision (not a reasonable
alternative)

No
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Subject
to SA?

Outline reasons for selection/ rejection at
the time?
which address the likely permanent and
transit accommodation needs of travellers in
their area”. Not progressed.

Yes

Meets objective of Fostering Economic
Growth, meeting emerging OAN. This option
was considered to provide the most realistic
projection of future employment land
requirements, and aligned to the key signals
emerging from the market review and
stakeholder consultation in the HEDNA and
consequently was taken forward as the
preferred scenario in the December 2016
Buckinghamshire HEDNA and formed the
basis for the work on the Bucks Addendum
(September 2017).
Meets objective of Fostering Economic
Growth, and tests impact of an alternative
economic forecast in line with NPPG. Based
on the recommendations of the consultants,
Atkins, in the HEDNA report this option was
not taken forward.
Tests impact of an alternative economic
forecast, and tests impact of an alternative
economic forecast in line with NPPG. The
past trend forecasts a much more significant
decline in B1c/B2 and unlike the Oxford
Economic and Experian forecasts it also
projects a significant decline in B8 use class
land requirements
This forecast has been superseded by more
recent forecasts and is no longer considered
to be a reasonable alternative and so wasn’t
assessed further.

This option is based on the
Oxford Economics Forecast
set out in the draft HEDNA
(Jan 2016).

B

C

13,800 FTE job growth
This is based on the
Experian forecast set out in
the draft HEDNA (Jan
2016).
-7,400 FTE job growth (i.e.
reduction)

Yes

Yes

This is based on projecting
past trends in job growth in
the District in recent years
D

26,500 job growth Economic Forecast
Scenario

No

This option is based on an
Experian economic forecast
of the District in 2013
Distribution of development across the District – Broad options
A Intensifying development
Yes
Maximises use of sites in most sustainable
within Urban Area and Main
locations on surplus land. This option is in line
Villages
with the settlement hierarchy and has been
taken forward in the Plan.
B Rural Brownfield Sites
Yes
Maximises use of brownfield sites. This option
is in line with Government advice and has
been taken forward in the Plan.
C Reserve Sites
Yes
Development of large sites in sustainable
locations where majority of housing need
arises. This option is in keeping with the
NPPF and has been taken forward in the
Plan.
D Limited Expansion of the
Yes
This option would involve the limited
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Subject
to SA?

Outline reasons for selection/ rejection at
the time?
Main Villages beyond the
greenfield expansion of the main villages in
Green Belt - north and west
the north and west of the District beyond the
of the District
Green Belt, namely: Lane End, Stokenchurch
and Longwick. It is likely to make only a
limited contribution towards meeting housing
needs. This option is in line with the
settlement hierarchy and has been taken
forward in the Plan.
E Green Belt Review
Yes
Known supply of housing insufficient to meet
options identified in SHMA, potential to
identify further sites to contribute towards
meeting needs. This option has been taken
forward.
F Major Expansion at other
Yes
Identify scope to make significant contribution
key locations on the
to meeting housing needs at potentially
Transport Network - Overall
sustainable locations. (see below)
G New Settlement
Yes
Identify scope to make significant contribution
towards meeting housing need. This option
wasn’t taken forward as no suitable locations
were identified outside the Green Belt and
AONB.
Distribution of development across the District - specific locations
A High Wycombe area
Yes
Focusses growth at the economic centre of
the District and the area that has experienced
the most employment and housing growth
historically. This option represents the most
sustainable option and has been taken
forward for further assessment.
B Princes Risborough
Yes
The options for the major expansion of
Princes Risborough are addressed earlier in
this Chapter in Table 5.
C Marlow
Yes
Focuses growth at a higher tier settlement
which is located close to the Thames Valley,
with good connections to the strategic road
network. Taken forward for further
assessment.
D Bourne End
Yes
Focuses growth at a higher tier settlement
which is located close to the Thames Valley,
with good connections to the strategic road
network. Taken forward for further
assessment.
E Great and Little Kimble
Yes
Greenfield expansion at Kimble identified due
to its location on the A4010 and the railway
station. Not taken forward in plan due to
Parish Council producing a Neighbourhood
Plan.
F Saunderton
Yes
Greenfield expansion of Saunderton identified
due to its location on the A4010 and the
railway station on the main Birmingham to
London railway line. Not taken forward in Draft
plan due to limited local services and facilities
and potential impact on setting of AONB
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Subject
to SA?
Yes

Outline reasons for selection/ rejection at
the time?
G Stokenchurch
Greenfield expansion at Stokenchurch
identified due to its location at junction 5 on
the M40. A number of potential locations
included in the Draft Plan.
Approaches to providing new land for business - Towns
A High Wycombe
Yes
Focusses growth at the economic centre of
the District and the area that has experienced
the most employment and housing growth
historically.
B Marlow/Bourne End
Yes
This is an area close to the Thames Valley,
with good connections to the strategic road
network.
C North of the District
Yes
Area caters for a small scale local demand in
including Princes
a town with good rail connections.
Risborough
The Economy Study considered that there
was not scope for major new employment
development here and this has been
confirmed more recently in the Wycombe
Commercial Sites Assessment (Part 1)
(2016).
Approaches to accommodating retail & leisure development
A Town Centre Approach Yes
Meets needs in sustainable locations, making
focusing on existing and
best use of existing floorspace and allocations
new town centres
in adopted plan document (DSA). This would
also encompass small-scale development in
major urban extensions in small scale local
centres.
B Alternative approach - focus
Yes
Assess additional locations alongside the
outside town centres
(DSA).

It should be noted that a number of options considered at this stage, particularly for
the distribution of development, are not mutually exclusive. The preferred approach
at this stage was a hybrid of some of the options considered.
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Developing reasonable alternatives in 2016/17

Since the draft Local Plan consultation in June 2016, the evidence base and further
technical work has progressed. It was therefore recognised that further work was
needed to refine understanding of growth options at key settlements and Districtwide spatial strategy alternatives (i.e. continue the process of refinement discussed
above)34 and ultimately arrive at reasonable alternatives for appraisal/ consultation at
this stage. The task involved giving consideration to ‘top-down’ factors and ‘bottomup’ factors, before finally brining the evidence together and establishing reasonable
alternative spatial strategies.
4.3.1 ‘Top-down’ considerations
An updated version of the HEDNA was published in December 2016 in order to take
account of new population and household projection data being released as well as
consultation feedback received by all four authorities when they consulted on their
Local plans in 2015 and 2016. The HEDNA was then supplemented by an
addendum (September 2017), which was jointly commissioned by the Bucks Districts
and the Bucks Thames Valley Local Enterprise Partnership.
The Bucks HEDNA Addendum identified the following objectively assessed housing
need for the HMA for the Local Plan period (2013-33):
Table 7: Bucks HEDNA Housing OAN 2013-33
Authority/Plan area
Objectively assessed housing need (dwellings)
Aylesbury Vale (2013-33)
19,400
Chiltern and South Bucks (2014-33) 12,90035
Wycombe (2013-33)
13,200
Bucks HMA
45,500

The Bucks HEDNA (December 2016) identified the following employment OAN for
Wycombe District for the Local Plan period (2013-33):
Table 8: Bucks HEDNA employment OAN 2017
Demand (sqms)
B1a/b Office
+ 68,000
B1c/ B2 Industrial
- 48,000
B8 Warehousing
+ 34,000
Total
+ 54,000

hectares
+ 14
- 12
+7
+8

The OAN for employment in the HEDNA, which is based on the Oxford Economics
projections, as set out in the table above, suggests that there is scope for further
growth in office and warehousing jobs and hence floorspace, but a further decline in
industrial space. (Positive figures indicate a growth whereas negative figures indicate
a projected decline).
34

National Planning Practice Guidance is clear that understanding of alternatives should be ‘refined’ over time
through the SA process.
35
Note that the Chiltern and South Bucks plan period is 2014-36 but figure shown are 2014-33 for consistency
purposes in relation to the end date of the Wycombe and Aylesbury vale plan periods.
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The housing and employment need figures, set out in the HEDNA, is the starting
point against which an assessment of physical and environmental constraints must
be made to determine whether the needs can be met or, if not, what the capacity of
the District might be.
4.3.2

‘Bottom-up’ considerations

One of the key pieces of evidence used to help determine whether the identified
housing and employment needs for the District can be met is the HELAA. This
identifies the availability and suitability of sites across the District with the potential to
accommodate housing and employment as well as other uses.
The methodology for the Wycombe District Council HELAA is based on a joint
methodology36 that has been agreed between the other Buckinghamshire Districts
which make up the ‘Housing Market Area37’. This sets out a 5 stage process:
Stage 1: Site / broad location identification (desk top and site surveys);
Stage 2: Site / broad location assessment (suitability, availability and achievability);
Stage 3: Windfall Assessment;
Stage 4: Assessment Review; and
Stage 5: Final evidence base (5 year housing land supply).
Updates to the Green Belt and AONB assessments published in 2016 have been
carried out and these have informed the identification of sites through the HELAA as
well as their potential capacity to accommodate development. The updated HELAA
(September 2017) assessed that there is the potential to deliver 10,927 dwellings in
the District up to 2033. This includes ten Green Belt sites identified as having
‘exceptional circumstances’ to be released from the Green Belt and provide 1,139
dwellings.
A Neighbourhood Plan is being prepared for Longwick-cum-Ilmer. In recent times
there has been a significant amount of new development permitted in Longwick. The
Neighbourhood Plan is looking to allocate six housing sites for development which
could potentially deliver around 300 new homes.
A Landscape Appraisal for Kimble was completed in September 201738. This
assessed the development potential of land around Little Kimble, Great Kimble and
Smokey Row, but outside of the AONB and the Green Belt. The appraisal found that
there is the potential to accommodate around 137 dwellings without significant harm
to the character of the landscape and setting of the AONB.

36

Central Buckinghamshire Housing and Economic Land Availability Assessment Methodology (May 2015)
Buckinghamshire housing market areas (HMA) and functional economic areas (FEMA) (March 2015)
38
Landscape Sensitivity & Capacity Study, Wycombe District Council (2017)
37
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The table below sets out the sources of the housing supply and how they have
changed since the Draft HELAA was published in 2015.
Table 9: HELAA sources of housing supply
Source of Housing Draft HELAA 2015
Publication HELAA
Supply
(Net Dwellings)
2017 (Net
Dwellings)
Reserve Sites
1,500
1,755
Green Belt review
900
1,139
sites
Princes Risborough
2,200
1,662
expansion area[1]
Longwick
0
300
Kimble
0
160
Windfall
495
559
Other existing
3,988
5,310
supply
Total
9,083
10,927

Change in supply
(Net Dwellings)
255
281
-538
300
160
64
1,322
1,844

The table below sets out the sources of the employment supply identified through the
HELAA against the employment need set out in the HEDNA.
Table 10: Employment supply against demand
Demand
Potential
Demand/Supply
Supply
balance
(+ = surplus
supply against
demand)
Sq m
ha

Potential new
allocations

Balance taking
account of
potential
allocations

Sqm

ha

Sqm

ha

B1a office

68,000

-1,000

-69,000

-14

14,000

3

-55,000

-11

B1c/B2
industrial
B8
warehousing
Total

-48,000

-81,000

-33,000

-8

50,000

13

17,000

4

34,000

-15,000

-49,000

- 10

30,000

6

-19,000

-4

54,000

-97,000

-151,000

- 32

95,000

21

-57,000

-10

[1]

This is just the housing delivered up to April 2033 and excludes the Leo Labs site which is included in the
“other existing supply” because it has a planning permission
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Establishing the reasonable alternatives

4.4.1 Housing
The HELAA assessed that there is the potential to deliver 10,927 homes in the
District up to 2033, which is below the identified need identified in the HEDNA
Addendum. This results in a shortfall of 2,273 dwellings during the life of the Local
Plan. This means that further consideration was given to whether there are any
options that can result in meeting the OAN in full within the District.
The emerging findings of the HELAA, HEDNA and wider assessments were
discussed at a number of meetings between Council Officers and AECOM in 2017.
This, along with the wider evidence and consultation responses received on the Draft
Consultation Document (2016), informed the identification of a number of strategic
options (‘reasonable alternatives’) at settlements and at the District level to be
explored through the SA process for the Wycombe Local Plan at this stage.
In line with the NPPF, it was decided that major growth within the AONB would not
be appropriate and that there are no exceptional circumstances to justify it at this
stage. Taking the constraints of the District into account and guidance from the
NPPF (in particular Paras 14 and 47), it was considered appropriate to once again
consider potential options for delivering additional growth within those areas of the
District that fall outside the AONB and Green Belt.
A new settlement in the north of the District was considered previously through planmaking and the SA process at the options and draft plan stages in 2014 and 2016
respectively. It was rejected at each stage as there were no available or suitable
sites that could deliver the level of growth required and there is a limited amount of
infrastructure in the area. There is no new evidence to suggest that the situation has
changed so the reasons for rejecting this option are still considered valid.
The HELAA identifies the potential to deliver 2,500 dwellings during the life of the
Local Plan at Princes Risborough through development in the existing urban area as
well as through an urban extension. Alternatives for the expansion of Princes
Risborough, including options for a new relief road, were considered at previous
stages of plan-making. Most recently, options were developed and appraised
through the SA Report that accompanied the Princes Risborough Town Plan on
consultation in June 2016. Since the consultation ended there have been updates to
the evidence base, which includes a landscape sensitivity and capacity study for
Princes Risborough.39 It was therefore considered appropriate to reconsider
alternatives for expansion at Princes Risborough to determine if there is the potential
for additional growth to help meet OAN.

39

Wycombe District Council (2017) Landscape Sensitivity and Capacity Study for Princes Risborough.
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Another alternative previously considered through plan-making was major expansion
at other key locations on the transport network, which includes Kimble outside of the
Green Belt and AONB. A recent Landscape Sensitivity and Capacity Study for the
Kimble Area identified a number of sites with the potential to accommodate
development.40 As a result of this new evidence it was considered appropriate to
reconsider potential growth options at Kimble.
Longwick village also sits outside the Green Belt and AONB; however, it has a
limited range of services and facilities and poor public transport provision. A number
of sites have been assessed and identified around the village, including through the
Neighbourhood Plan process. Whilst little development was permitted at the base
date of the Plan’s housing supply information (April 2016) several schemes have
come through to receive planning permission since then, limiting the choice for the
Neighbourhood Plan. It is therefore not considered realistic and therefore
reasonable to propose a higher level of growth for this village.
Taking the above into account, the two areas/ settlements identified as realistically
having the potential to be able to deliver additional growth in the north of the District
during the Life of the Plan and outside of the AONB and Green Belt are Princes
Risborough and Kimble. These are considered in more detail below.
Princes Risborough Growth Options
Given the predicted shortfall in meeting OAN and new evidence41 it was considered
necessary to reconsider options for growth at Princes Risborough, as well as options
for the new relief road. Informed by the previous SA work42 and updated evidence
four growth options have been identified and are set out below. It should be noted
that all four growth options include brownfield sites within the existing urban area of
Princes Risborough.

40

Wycombe District Council (2017) Landscape Sensitivity and Capacity Study Kimble area.
Wycombe District Council (2017) Landscape Sensitivity and Capacity Study for Princes Risborough.
42
Wycombe District Council (2016) SA of the Princes Risborough Town Plan Report. Prepared by Lepus
Consulting. Available [online]: https://www.wycombe.gov.uk/uploads/public/documents/Planning/PrincesRisborough-Town-Plan/Princes-Risborough-Town-Plan-sustainability-appraisal.pdf
41
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Option 1 - low growth scenario (500 homes)
Maximises brownfield development making efficient use of land within urban area
and Park Mill Farm is an existing allocation in the 2004 local plan, close to the town
centre subject to improvement of existing links.
Figure 2: Option 1 - low growth scenario
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Option 2 - moderate growth scenario (1,400 homes)
Includes option 1, develops an area of land between the railway line and the
Crowbrook Stream which could form a natural boundary to an expansion, makes a
significant contribution towards meeting OAN.
Figure 3: Option 2 - moderate growth scenario
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Option 3 - moderate to high growth (2,400 homes)
Option 1 plus Option 2, develops significant area of land towards the A4009, makes
a very significant contribution towards meeting the OAN whilst offering potential to
creating a compact form of development for the town, supports the delivery of a new
road creating opportunity to relieve traffic through town centre.
Figure 4: Option 3 - moderate to high growth scenario

33

Wycombe District Local Plan

SA Report (September 2017)

Option 4 - high growth (4,000 homes)
Combination of options 1 - 3, makes greater contribution towards meeting the OAN.
Figure 5: Option 3 - high growth scenario
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Alongside the growth options a number of alternatives were identified for the delivery
of the northern and southern sections of the proposed relief road to accompany
development. These are illustrated in the Figures below.
Figure 6: Relief Road Northern Option 1 (Road through development area (30mph or
40mph speed limit))
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Figure 7: Relief Road Northern Option 2 (Wider bypass around the town)

Figure 8: Relief Road Northern Option 3 (A hybrid of options 1 and 2)
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Figure 9: Relief Road Southern Options

Option 3

Option 3
Option 2
Option 1

The growth and relief road options identified above were considered through the SA
and the findings are set out in Chapter 5.
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Kimble Growth Options
The basis for developing growth options at Kimble is the site options identified
through the HELAA as well as other sites identified as being able to accommodate
development through a Landscape Sensitivity and Capacity Study for the Kimble
area.43 Figure 10 below illustrates the site options that were identified through the
evidence base.
Figure 10: Kimble site options

43

Wycombe District Council (2017) Landscape Sensitivity and Capacity Study Kimble area.
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Based on the site options identified above and available evidence, five growth
options for Kimble were identified:






Option 1 - Expand Smokey Row (Sites SRD0190, SRD0199, SRD0198 &
SRD0192) Approx 164 dwellings;
Option 2 - Expand Little Kimble (Sites SRD0193, SRD0195, SRD0196 &
SRD0197) Approx 125 dwellings;
Option 3 - Promoted development between Smokey Row and Little Kimble (Sites
SRD0182, SRD0185 & SRD0189) Approx 210 dwellings;
Option 4 - Sites with lowest landscape impact44 (Sites SRD0196, SRD0198 and
SRD0190) Approx. 137 dwellings; and
Option 5 - Combination of one or more of the above.

Sites SRD0182, SRD0184 and SRD0185 fall within field parcels that were
immediately discounted from consideration in the Landscape Sensitivity and
Capacity Study for Kimble. These included any areas that were highly visible from
major public viewpoints in the AONB (Whiteleaf Cross, Coombe Hill and Beacon Hill)
and any fields which had surviving evidence of their pre-18thcentury enclosure field
pattern, being more likely to have higher landscape sensitivities.
In response to the promotion of these sites for development and in order to test an
option for the delivery of development between Smokey Row and Little Kimble, it
was decided to include sites SRD0182 and SRD0185 alongside SRD0189 as part of
a growth option 3. Site SRD0184 was not included for consideration as part of
option 2 (Expand Little Kimble) as there was already a sufficient number of sites to
test an expanded Little Kimble option that were identified through the landscape
study as having some capacity to accommodate development.
Options 1 to 4 are illustrated in Figures 11 to 14 below.

44

According to the Landscape Sensitivity and Capacity Study for the Kimble area (2017).

39

Wycombe District Local Plan

SA Report (September 2017)

Figure 11: Option 1 - Expand Smokey Row (Approx 164 dwellings)

40

Wycombe District Local Plan

SA Report (September 2017)

Figure 12: Option 2 - Expand Little Kimble (Approx 125 dwellings)
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Figure 13: Option 3 - Promoted development between Smokey Row and Little Kimble
(Approx 210 dwellings)
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Figure 14: Option 4 - Sites with the lowest landscape impact (Approx 137 dwellings)

The growth options identified above for Kimble were considered through the SA and
the findings are set out in Chapter 5.
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District-wide spatial strategy options
Further to the consideration of additional growth at Princes Risborough and Kimble
outlined above, it was also considered appropriate to explore the potential for
increasing the density of housing to be delivered at sites across the District.
In addition, it was also considered appropriate to revisit the findings of the updated
Green Belt assessment and include sites identified as performing more strongly
against the Green belt purposes.
Taking the above into account, five alternative spatial strategy options were
considered to be ‘reasonable alternatives’ and these are set out in more detail below,
recognising that often they are extremely challenging in nature.
A large proportion of development proposed under each of the options is comprised
of committed development, which includes completions (1,065 dwellings) and sites
with existing planning permission (2,456 dwellings). Therefore, the variation
between options reflects the following:





the density of development to be delivered at sites,
faster delivery at Princes Risborough expansion area;
higher growth at Kimble; and
additional Green Belt release.

Option A - No Green Belt release (9,800 dwellings)
Under this option the Council are mindful of the advice contained in the NPPF about
the need for great weight to be attached to the Green Belt and the need to show
exceptional circumstances before sites are considered for release from the Green
Belt. As such this option assumes that no Green Belt release will occur in the District
during the life of the Local Plan.
Option B - HELAA (10,927 dwellings)
This option represents the outcome based on available evidence and discussions on
the Duty to Cooperate with other Districts within the HMA. Evidence suggests that
there is the capacity to deliver 10,927 homes in the 2013-33 period. This includes
sites in the Green Belt that perform weakly/relatively weakly in terms of the Green
Belt purposes and more limited sites in the AONB that aren’t considered to be ‘major
development’.
Option C - OAN with no additional Green Belt release (13,200 dwellings)
Under this option the Council have sought to identify alternatives that meet the
housing OAN by assuming the following:


That there will be faster delivery at Princes Risborough of the development of the
expansion area for up to 2,500 homes. This adopts Scenario 1 of the Housing
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Delivery Study for Bucks report, assumed additional incentives/initiatives to drive
earlier delivery than is anticipated (which results in an increase in 346 dwellings
within the plan period) and a 20% increase in densities.
That additional sites at Kimble come forward and lead to a larger level of growth
in these small villages; and
By increasing densities - for settlements in tiers 1 and 2 in the settlement
hierarchy these have been increased by 20% and by 10% at tiers in the
remaining settlements in the District i.e. those in tiers 3-6.

Option D - OAN with additional Green Belt release (13,200 dwellings)
This option aims to meet the housing OAN in full. It looks in more detail at the Green
Belt sites and identifies further sites, which perform ‘moderately’ or ‘strongly’ against
the Green Belt purposes and can result in acceptable boundaries and not result in
‘major development’ in the AONB. These additional Green Belt sites have been
added to the settlement figures.
In terms of densities, this option assumes an increase in density when compared to
those set out in Option B but at a lower increase than was assumed under Option C.
It assumes an increase of 10% across on all sites including on the Green Belt sites.
Option E - OAN Plus (15,000 dwellings)
This option in affect combines Options C and D, it delivers in excess of the OAN
requirement. It includes the following:






All of the sites that form Option B;
The faster delivery at Princes Risborough in Option C;
The additional potential from Kimble in Option C;
Increased density assumption taken under Option C i.e. 20% in the settlements in
tiers 1 and 2 and 10% for the remainder; and
‘Moderate’ and ‘Strong’ Green Belt sites in Option D.
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Table 11: The reasonable spatial strategy alternatives
Option A No GB release
(9,800)

“Givens”
Completions 201316
Permissions @
1/4/16
Allocations in
Delivery and Site
Allocations Plan
Allocations in a
‘made’
neighbourhood plan
Windfall
Sub Total
High Wycombe
Urban/PDL
Reserve Sites
Green Belt

Princes Risborough
Marlow
Bourne End

Tier 3 Settlements
Flackwell Heath,
Stokenchurch,

Option B - HELAA
(10,927)

Option C - OAN with no
additional GB release
(13,200) Higher density
+ Faster delivery at
Princes Risborough
expansion area
+ higher growth at Kimble
c20% uplift to density at
Tiers 1 and 2.
10% uplift at Tiers 3-6

Option D - OAN with additional
GB release (13,200)
Plus c10% uplift to density across
all tiers.

Option E - OAN Plus (15,000)
additional Green Belt release and
higher density
+ Faster delivery at Princes
Risborough expansion area
+ higher growth at Kimble
c20% uplift to density at Tiers 1 and
2.
10% uplift at Tiers 3-6 combined.

1,065

1,065

1,065

1,065

1,065

2,456

2,456

2,456

2,456

2,456

569

569

569

569

569

20

20

20

20

20

559
4,669

559
4,669

559
4,669

559
4,669

559
4,669

862
1,605

862
1,605

1,034
1,926

0

520

624

1,739
39
168

1,797
48
635

2,572
58
762

205

289

318

948
1,766
1,349
Additional GB sites include:
 Site SWC010 (48 dwellings)
 Site SLW0025 (570 dwellings)
 Site SWG0026 (88 dwellings)
1,977
53
1,194
Additional GB sites include:
 Site SWB0018 (450 dwellings)
767
Additional GB sites include:
 Site SLE0010 (82 dwellings)

1,034
1,926
1,471
Additional GB sites include:
 Site SWC010 (48 dwellings)
 Site SLW0025 (570 dwellings)
 Site SWG0026 (88 dwellings)
2,572
58
1,302
Additional GB sites include:
 Site SWB0018 (450 dwellings)
767
Additional GB sites include:
 Site SLE0010 (82 dwellings)
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Option B - HELAA
(10,927)

Option C - OAN with no
additional GB release
(13,200) Higher density
+ Faster delivery at
Princes Risborough
expansion area
+ higher growth at Kimble
c20% uplift to density at
Tiers 1 and 2.
10% uplift at Tiers 3-6

Marlow Bottom,
Naphill/Walter’s Ash,
Lane End,
Tier 4 Settlements
Hughenden Valley,
Lacey Green
Loosely Row,
West Wycombe,
Great Kingshill
(including Heath
End*),
Longwick
Tier 5 Settlements
Tier 6 Settlements
Sub Total
Total

Option D - OAN with additional
GB release (13,200)
Plus c10% uplift to density across
all tiers.

Option E - OAN Plus (15,000)
additional Green Belt release and
higher density
+ Faster delivery at Princes
Risborough expansion area
+ higher growth at Kimble
c20% uplift to density at Tiers 1 and
2.
10% uplift at Tiers 3-6 combined.









SMB0010 (33 dwellings)
Site SWC0070 (284 dwellings)
Site SLE0019 (9 dwellings)

SMB0010 (33 dwellings)
Site SWC0070 (284 dwellings)
Site SLE0019 (9 dwellings)

425

425

1,054

468

1,054

71
6
5,120
9,789

71
6
6,258
10,927

78
7
8,560
13,207

78
7
8,604
13,273

78
7
10,396
15,043
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4.4.2 Employment
The scope for identifying options for the location of new employment land is limited
by a number of factors - the same constraints that apply to housing i.e. the Green
Belt, the Chilterns AONB and other environmental constraints as well as commercial
market constraints, whereby there are a limited number of locations where
commercial property would be delivered by the development industry. These
locations are characterised as being close to existing centres of economic activity
and an educated labour supply, well related and connected to the strategic road
network and with accessibility to a range of supporting services. It should be noted
that unlike housing, where a wide range of sites were promoted to the Council by
landowners/developers as part of the preparation of the Local Plan, very few sites
were promoted to the Council by landowners/developers for employment land.
The Council has explored all potential opportunities for delivering new employment
land within the District based on the different levels in the settlement hierarchy, the
evidence documents, the consultation responses and the earlier stages of the SA.
Further information on how this was carried out is presented below.
Tier 1: High Wycombe
As set out in the Economy Study45, most of the future economic needs in Wycombe
District will be around High Wycombe itself and consequently most of the options for
meeting this need are in, or close to, the town. The following sources of supply were
considered when trying to find sites for employment (B use class) land in the District.
Previously developed/ urban land
Opportunities for development of previously developed land in the urban areas relate
primarily to either sites for offices in the town centre or sites for a wider range of B
uses normally related to existing employment areas. Sites are only included in this
analysis where they are proposing a mixed use development or development of
primarily vacant land. Sites that already have planning permission or allocations in
the Delivery and Site Allocations Plan are “givens” and hence are not included.
The majority of sites that are suitable for new employment purposes within High
Wycombe town centre have already been picked up within the adopted Delivery and
Site Allocations Plan and so are recorded as ‘givens’. Consequently not many
additional sites have been identified from this source. However, some additional sites
have come forward such as the site currently occupied by Office World. Evidence on
the commercial office market in the town centre46 identifies relatively limited
potential.

45
46

Wycombe District Council Economy Study & Employment Land Review, Peter Bretts, January 2014.
An Assessment of the Office Market in High Wycombe Town Centre, Chandler Garvey, March 2017.
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In the town centre in particular, it should also be noted that there are competing land
uses for the same sites, in particular between offices and retail development. As
such, increasing the supply of offices in the town centre can reduce the supply of
retail floorspace. In addition to town centre sites, other limited opportunities have
been identified for development of previously developed land in the urban area.
Former Reserve Sites
Four reserve sites have been identified around High Wycombe and, where
commercially appropriate, consideration has been given to employment uses being
located within these sites. However, the sites are located outside the main town
centre and consequently the opportunities for further sustainable employment use
are relatively limited. There is scope for some limited new employment land provision
on two of the reserve sites, the Gomm Valley and Abbey Barn South, having regard
to commercial evidence on the commercial suitability of those locations47. However
for those same commercial reasons the scope is relatively limited.
Release of Green Belt land
Green Belt sites tend to be located on the periphery of settlements and some way
from the main centre and consequently are not automatically good locations for
employment uses from a commercial market perspective. The exception to this is
where good transport/ infrastructure links exist, such as being located close to a
transport hub, for example.
A limited number of site options were assessed and some employment land potential
was identified from this review process around High Wycombe. However much of the
land assessed performed Green Belt purposes to a moderate or strong level and as
such there would be significant and demonstrable adverse impacts on the Green
Belt of releasing additional land.
Options where the Green Belt was weak/relatively weak and the sites were
otherwise suitable were:



Wycombe Airpark building on the economic strength of its M40/ A404 location.
a small area of land at High Heavens, which adjoins the household recycling
centre, is considered suitable for low density yard based employment use This
site is located within the Chilterns AONB but it is considered to be well screened
and, provided that this screening is retained, is considered suitable for
employment purposes that have a minimal requirement for new buildings.

Other Green Belt options were considered but rejected in part at least due to the
harm to the Green Belt.

47

Wycombe District Council, Economy Study & Employment Land Review, Draft Report, January 2014
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Princes Risborough
Princes Risborough is not considered to be likely to attract significant new
employment growth in the Local Plan period. The Wycombe Commercial
Assessment (February 2016)48 concludes that Princes Risborough does not score
strongly on any key commercial drivers and is not ideally placed to benefit from
national and regional growth trends. This is identified as being due to the town’s
geographical location and the small size of its existing industrial and office economy.
Therefore the emphasis in the town is on retaining and expanding existing
businesses, and also creating conditions to foster new business creation within the
town associated with the expansion area.
Within the context of the emerging preferred option for the housing expansion of the
town, options were considered for the most suitable location for new employment
land provision, based on a number of factors that affect their commercial
attractiveness.49
Land adjacent to the Regent’s Park Estate, off Summerleys Road, was the highest
performing of the six options considered. Given the relative weakness of the
commercial property market in Princes Risborough, identifying the commercially
most attractive location (whilst having regard to other planning and environmental
constraints) is important to ensuring delivery of an employment land allocation. Other
options are no longer considered reasonable alternatives for this reason and
because the housing assessment considers these areas suitable for major housing
expansion of the town.
No options were identified within the town on previously developed land/urban land
and no reasonable alternatives were identified as a result of the Green Belt review
process.
Marlow
Marlow is a commercially attractive location for business and the existing Globe Park
business park is probably the most commercially attractive business park in the
District, but is suffering from significant vacancy issues. Marlow is heavily
constrained by Green Belt, AONB and the Thames floodplain. This imposes severe
limits on the ability to identify options for new employment land in, and around, the
town.
Previously developed/urban land
Making best use of the existing employment land by addressing the underlying
problems at Globe Park was considered to be a preferred option as it makes best
use of an existing resource in a commercially attractive location.
48
49

Wycombe Commercial Assessment (February 2016)(Boyer Planning)
See section 5 of the Wycombe Commercial Assessment (February 2016)(Boyer Planning)
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Green Belt
Only one Green Belt site option was assessed for employment land potential at
Marlow - the Westhorpe site. However this site performed to a moderate or strong
level against the Green Belt purposes and, as such, there would be significant and
demonstrable adverse impacts on the Green Belt of releasing additional land. The
site was therefore rejected.
Bourne End
No site options were identified at Bourne End. There were no opportunities identified
within the built up area. There is one reserve site at Bourne End, Slate Meadow but
this is considered to be suitable for residential development and employment land in
this location was not considered to be a reasonable alternative. The Green Belt
review process did not identify any potential employment land site options.
Tier 3 Settlements
The only settlement in this tier that is considered to have potential for further
employment land opportunities is Stokenchurch because it is a strong local
employment destination with very little vacancy and because of its proximity to the
M40 junction 5. The potential for increasing employment provision at Stokenchurch
was considered as part of the Boyer Commercial Assessment Report, February
2016. The Boyer report concluded that whilst there wasn’t potential for large scale
employment growth at Stokenchurch, there were opportunities for some new
employment provision in order to meet localised demand.
The settlement is however washed over by the Chilterns AONB and this therefore
limits the employment opportunities here because larger scale development is likely
to comprise major development in the AONB which, as set out in the context of the
housing options, is not considered to be a reasonable alternative.
The Wycombe Commercial Assessment (Feb 2016) considered both broad locations
for development around Stokenchurch, and on the western side of the village which
they regarded as the more commercially attractive location due to the proximity to
the motorway junction, 3 site alternatives. The site option involving an extension to
the rear of Stokenchurch Business Park was the most strongly performing site,
particularly because the clustering of economic activity around the existing business
park. The other two options, given their weaker performance commercially and their
larger scale that could result in them being identified as major development in the
AONB, were not considered to be reasonable alternatives. In the light of the
commercial assessment and site specific assessment, the business park extension
was considered to be the preferred option. The AONB site assessment report
identified that this site has Medium/High capacity for development which means it is
able to accommodate development, providing it has regard to the setting and form of
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existing settlement and the character and the sensitivity of adjacent landscape
character areas.
Tiers 4-6
Generally these are locations that are not attractive for modern business and their
scope is also limited by Green Belt and environmental constraints including the
AONB.
The Commercial Sites Assessment (Feb 2016) did consider the potential for
development at Saunderton, partly because of the existence of a large former
employment site. The report concluded that based on their assessment of the
commercial drivers there was only limited opportunity at Saunderton and any local
demand from new residents would be better accommodated in Princes Risborough
and Stokenchurch. Factoring in other constraints including the AONB, it was
concluded that Saunderton was not a reasonable alternative for new employment
land.
District-wide alternatives
The table below sets out the sources of the employment supply identified through the
HELAA against the employment need set out in the HEDNA.
Table 12: Employment supply against demand
Demand
Potential
Demand/Supply
Supply
balance
(+ = surplus
supply against
demand)
Sq m
ha

Potential new
allocations

Balance taking
account of
potential
allocations

Sqm

ha

Sqm

ha

B1a office

68,000

-1,000

-69,000

-14

14,000

3

-55,000

-11

B1c/B2
industrial
B8
warehousing
Total

-48,000

-81,000

-33,000

-8

50,000

13

17,000

4

34,000

-15,000

-49,000

- 10

30,000

6

-19,000

-4

54,000

-97,000

-151,000

- 32

95,000

21

-57,000

-10

In considering employment land supply in the District over the Local Plan period, the
HELAA considers the supply of employment sites but also takes account of potential
losses of employment land, particularly as a result of office to residential
conversions. This results in an overall shortfall of supply when assessed against
demand forecasts. However this shortfall is effectively focused in one sector, namely
the office sector. The surplus in industrial supply and shortfall in warehousing broadly
balance out and indeed making slightly different assumptions about the split between
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industrial and warehousing on individual sites would even out the differences
between the two, and a flexible approach to allocations would enable this to happen
at the planning application stage.
The emerging findings of the HELAA, HEDNA and wider assessments were
discussed at a number of meetings between Council Officers and AECOM in 2017.
Further options, outside of those already considered by the Council, were discussed
around how the shortfall in the office provision against the forecasts might be made
up.
The NPPF50 requires that the plan should seek to meet the full OAN for employment
needs. However, the scale of growth identified and the availability of potential sites
presents the Council with a significant challenge. The constraints that have resulted
in identifying insufficient sites to meet the OAN for housing namely the Green Belt,
the Chilterns AONB and other environmental constraints apply to meeting the OAN
for employment. In addition, in relation to employment land, and specifically land for
offices, there is the additional constraint of the commercial property market.
The Bucks Districts and Bucks Thames Valley LEP have commissioned evidence51
that suggests that the market is not strong enough to deliver more offices and that
there is potential longer term structural change in the office market depressing the
demand for office space. The HEDNA addendum recommends that the Council takes
a cautious approach to allocating employment land to meet B class uses, to avoid
planning for growth that ultimately does not materialise. It is further recommended
that the strategy should be flexible in terms of allocating employment sites where the
land is suitable for a range of B class uses. A separate report commission by the
Council in relation to the High Wycombe Town Centre Office market 52 also confirms
the market constraints in the context of High Wycombe town centre, indicating that
there is currently no development activity for new offices and, in addition to those
sites that are already allocated in the Delivery and Site Allocations Plan where
allowances are made in the HELAA for offices and the Staples site, there are no
opportunities for new office floorspace in the town centre. In addition, there are sites
that are permitted where there is currently no development activity and in some
locations significant vacancies.
As such the evidence suggests that the inclusion of additional sites for offices that
meet the OAN would result in allocating land for growth that may not materialise.
The allocation of rejected employment site options has been considered together
with a consideration of re-focusing of proposed employment allocations to provide
more offices and less other employment land. There were only a very limited number
of rejected employment sites. The main one is the Westhorpe site at Marlow. In the
light of market conditions, there is the possibility that additional provision of offices at
50

Para 156 and 157
Buckinghamshire HEDNA Addendum (September 2017)
52
An Assessment of the Office Market in High Wycombe Town Centre (March 2017)
51
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rejected sites such as Westhorpe may undermine the take up of vacant floorspace
elsewhere, such as in Globe Park, and potentially the take up of existing
commitments (e.g. Handy Cross Hub), not ultimately resulting in an increase in
floorspace or land developed.
In relation to re-focusing proposed employment sites to provide more offices, the
floorspace assumptions included in the HELAA take account of what the market is
likely to deliver on the site from a commercial perspective. As such assuming more
offices will be provided on certain sites when the likelihood is that the market will not
deliver offices is not considered to be a reasonable alternative.
The Green Belt review has identified that there are exceptional circumstances to
release some sites from the Green Belt to meet employment needs; however, this is
still insufficient to meet the full OAN.
A further option would be to re-allocate some housing land for offices. However, this
risks jeopardising the housing strategy of the plan, increasing the shortfall that the
plan has against the housing OAN. In addition many of those housing sites may not
be in commercially suitable locations for offices. As such this is not considered to be
a reasonable alternative.
The allocation of rejected housing sites for offices will not only be the subject of the
same site specific constraints for offices as for housing but will often also be in
commercial unsuitable locations for offices meaning these are not reasonable
alternatives.
Taking all of this into consideration, it would not be a reasonable alternative to
assess meeting the full OAN for employment needs. In addition, given the existing
shortfall of employment land it would not be a reasonable alternative to seek to
deliver less than the supply identified in the HELAA.
At the FEMA level, the demand/ supply analysis included as part of the HEDNA
Addendum (September 2017), concludes that there is sufficient employment land
available to meet demand, as there are significant employment allocations and
commitments in Aylesbury Vale District, including three new Enterprise Zones.
However, these allocations/commitments are currently not in the sectors where the
forecasts predict that there will be a shortfall in supply i.e. office and warehousing
and consequently a flexible approach needs to be taken to allocating land for
employment across the FEMA. If sectoral demand changes there is sufficient land
available to meet the labour demand forecast.
As with the housing land supply position when considered against the housing OAN,
as part of the Duty to Cooperate, the Council has been discussing with the other
authorities in Bucks which make up the Functional Economic Market Area (FEMA),
and with the Bucks Thames Valley LEP how employment land needs might be met
across the FEMA.

54

Wycombe District Local Plan

SA Report (September 2017)

A Memorandum of Understanding has been agreed with Wycombe, Aylesbury Vale,
Chiltern and South Bucks Districts and the Buckinghamshire Thames Valley LEP.
This sets out a flexible approach to the provision of employment land but recognises
that the overall approach across the FEMA broadly delivers sufficient land for
economic growth, taking into account a range of factors including an element of
redistribution of growth from the three southern districts into Aylesbury Vale, to take
account of their shortfalls due to their constrained nature.
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5.

Appraising Reasonable Alternatives

5.1

Introduction

The aim of this chapter is to present summary appraisal findings in relation to the
reasonable alternatives introduced above. Detailed appraisal findings are presented
in Appendices IV, V and VI.

5.2

Method

For each of the options identified above, the assessment examines likely significant
effects on the baseline, drawing on the sustainability objectives identified through
scoping (see Table 1) as a methodological framework. The nature and significance
of effects are categorised according to the symbols set out in the table below.
Table 13: Significance Key
Major positive
Minor Positive
Neutral
Uncertain
Minor Negative
Major Negative

++
+
0
?
--

Every effort is made to predict effects accurately; however, this is inherently
challenging given the high level nature of the options under consideration. The
ability to predict effects accurately is also limited by understanding of the baseline
(now and in the future under a ‘no plan’ scenario). In light of this, there is a need to
make considerable assumptions regarding how scenarios will be implemented ‘on
the ground’ and what the effect on particular receptors would be. Where there is a
need to rely on assumptions in order to reach a conclusion on a ‘significant effect’
this is made explicit in the appraisal text.53
Where it is not possible to predict likely significant effects on the basis of reasonable
assumptions, efforts are made to comment on the relative merits of the alternatives
in more general terms and to indicate a rank of preference. This is helpful, as it
enables a distinction to be made between the alternatives even where it is not
possible to distinguish between them in terms of ‘significant effects’.
It is important to note that effects are predicted taking into account the criteria
presented within Regulations.54 So, for example, account is taken of the duration,
frequency and reversibility of effects. Cumulative effects are also considered (i.e.

53

Conclusions reached on significant effects in relation to Option 2 - the Council’s preferred option - are
supplemented within Chapter 8 of this report, which presents an appraisal of the draft plan - i.e. the preferred
spatial strategy plus supporting policies.
54
Schedule 1 of the Environmental Assessment of Plans and Programmes Regulations 2004.
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where the effects of the plan in combination with the effects of other planned or ongoing activity that is outside the control of the Wycombe Local Plan).
Finally, it should be noted that the appraisal for growth options and spatial strategy
options is carried out against SA topics (which are linked to the SA Objectives),
whereas the appraisal for the relief road options is carried out against individual SA
Objectives. This approach reflects the higher level nature of the growth and spatial
strategy options compared to the more site specific relief road options.

5.3

Summary of alternatives appraisal findings

Princes Risborough growth options
Table 14 presents summary appraisal findings in relation to the four growth options
identified for Princes Risborough earlier in this Chapter. The detailed findings are
provided in Appendix IV.

Landscape
(SA objective 2)

Historic Environment (SA
objective 3)

Natural Resources
(SA objective s 4, 5 & 6)

Climate change
(SA objective 4 & 5)

Housing
(SA objective 8)

Transport and traffic (SA
objective 7)

Community and wellbeing
(SA objectives 9, 10 & 11)

Economy and employment
(SA objectives 12, 13, 14 & 15)

Options
Option 1 - Low
growth
Option 2 Moderate growth
Option 3 Moderate to high
growth
Option 4 - High
growth

Biodiversity & Geodiversity
(SA objective 1)

Table 14: Summary of appraisal findings for the Princes Risborough growth options
SA Topics & Objectives
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All of the options propose the development of previously developed land and
intensification within existing urban area so there are no significant differences
between the options in this regard. The Princes Risborough Landscape Sensitivity
and Capacity Study (2017) analyses a wide area around the south, west and north of
Princes Risborough for its potential to accommodate a major expansion, land for
business and accompanying new road infrastructure. As the expansion area
proposed through the options increases so does the significance of residual negative
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effects. Option 1 performs best in terms of landscape as development is focussed in
an area identified by the landscape study as having a high capacity for
accommodating development. Option 4 performs worst as it proposes the largest
expansion area in areas identified as having low and medium/low capacity.
The nature and significance of effects predicted for the landscape above influence
the likely effects of the options on the historic environment. Option 1 is predicted to
have a residual neutral effect on the landscape and is therefore considered to have a
similar effect on the historic environment. There are no designated heritage assets
within or adjacent to the proposed expansion area and there is existing development
surrounding it on three sides. Option 2 increases the expansion area and brings it in
close proximity to the Alscot Conservation Area. Development is likely to affect the
setting of the Conservation and once mitigation is taken into account it is predicted
that there is the potential for a residual minor negative effect.
Option 3 extends the expansion area essentially surrounding the Alscot
Conservation Area. Even with mitigation the character of surrounding area will
permanently change from rural to urban and there is therefore the potential for a
significant residual negative effect on the historic environment. In addition to the
effects identified for option 3, option 4 is likely to have impacts on the setting of a
wider number of other designated heritage assets, including Askett Conservation
Area. The additional expansion area to the south west also contains an
Archaeological Notification Site (ANS). Option 4 will have a residual negative effect
of greater significance on the historic environment compared to the other options.
All options would result in the loss of greenfield and agricultural land with a negative
effect on natural resources. It should also be noted that all growth options contain
best and most versatile agricultural land. Option 4 is likely to result in the greatest
loss of greenfield and agricultural land, but there is little to differentiate between
option 3 and 4 in terms of the loss of best and most versatile agricultural land.
Compared to the other options 3 and 4 are more likely to have a residual negative
effect of significance on natural resources through the loss of greenfield and
agricultural land.
All of the options have the potential for a positive effect against the housing topic
through the delivery of housing to help meet the identified needs of the District. As
the level of growth increases so does the significance of the positive effect through
the delivery of more housing as well as affordable homes. Option 4 is likely to have
a positive effect of greater significance compared to the other options as it would
result in a considerably higher level of housing growth. Option 3 is also considered
likely to have a significant long term positive effect.
All of the options have the potential to increase traffic on the existing highways
network and as the level of growth increases so does the significance of potential
impacts. The delivery of growth at Princes Risborough will need to be accompanied
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by transport infrastructure improvements including the delivery of a western relief
road. It is assumed that some form of a relief road would need to be delivered
alongside any of the proposed growth options. The Countywide modelling55
identifies that the relief road to be delivered as part of the expansion of Princes
Risborough should provide some reductions in travel time, for example, on
Summerleys Road and in the Longwick area and at the junctions throughout the
town centre. At this stage it is not clear what the relief road would like under options
1, 2 and 4 or what the impacts are likely to be on traffic/ journey times as a result of
its delivery.
While it is assumed that potential impacts on the existing highway network increase
alongside the level of growth, so does the potential to deliver improvements to
transport infrastructure. The higher levels of growth proposed through options 3 and
4 are more likely to deliver significant improvements given the critical mass they
provide. Option 4 would be more likely to improve access to the Princes Risborough
and Monks Risborough railways stations.
On balance, it is considered that options 3 and 4 are more likely to deliver significant
improvements to highways infrastructure and community infrastructure that would
help to encourage a modal shift from the private vehicle to more sustainable modes
of travel. At this stage it is not clear if the level of growth proposed through option 4
can be mitigated in terms of its impacts on traffic so there is also an element of
uncertainty. An uncertain effect is predicted for options 1 and 2 against transport and
traffic as they would be less likely to deliver transport infrastructure improvements;
however, it is acknowledged that they are also less likely to have significant impacts
on traffic.
In terms of communities and wellbeing, it is expected that on the whole all of the
options will have a positive effect through the delivery of housing and associated
community infrastructure. Princes Risborough is a well serviced centre, providing
residents with access to day-to-day facilities such as health, education, recreational,
cultural and community facilities. Development through all of the options is likely to
contribute towards the improvement of existing, or provision of new,
services/facilities; however the exact level is uncertain at this stage. Nonetheless, it
is assumed that as the level of growth increases so does the likelihood that there will
be greater delivery of new and/ or improvements to existing community
infrastructure, including facilities/ services. While the larger growth options will result
in the loss of large areas of greenfield land they also have the potential to provide
significant improvements to walking and cycling routes, improving access to the
surrounding countryside as well as to areas of open/ green space that would be
delivered as part of any development.
Options 3 and 4 could result in coalescence with Longwick and any proposal for
development would need to ensure that there is a buffer of green/ open space to
55

Buckinghamshire County Council (2017) Countywide Local Plan Modelling Phase 3 Technical Note.

59

Wycombe District Local Plan

SA Report (September 2017)

avoid this from happening. On balance, it is considered that options 1 and 2 have
the potential for a residual minor long term positive effect on communities and
wellbeing. Options 3 and 4 have the potential for a residual long term positive effect
of greater significance given the additional improvements that would likely arise with
regard to community infrastructure.
At this stage all options perform positively in relation to employment. The delivery of
housing, employment and associated services/facilities will contribute towards the
growth of Princes Risborough as an employment hub, including the town centre
primary employment area. In this context, it is predicted that the significance of the
positive effect increases along with the level of growth. All of the options would
require the relocation of the existing Hypnos factory, which needs to be able to
operate their facilities ‘out of hours’, and this makes it less compatible with residential
uses. It is therefore considered that there are no differences between the options
with regard to this issue.
Princes Risborough relief road options
Table 15 presents summary appraisal findings in relation to the three options for the
northern section of the relief road identified for Princes Risborough earlier in this
Chapter. The detailed findings are provided in Appendix IV.

3. Heritage & Townscape

4. Water & Flooding

5. Climate change

6. Best use of land, including soil

7. Transport

8. Population & Housing

9. Accessibility

10. Place-making

11. Health

12. Economy

13. Employment

14. Education, skills & training

15. Business & economy

Option 3 hybrid

2. Landscape & Countryside

Options
Option 1 through
development
area
Option 2 wider bypass

1. Biodiversity & Geodiversity

Table 15: Summary of appraisal findings for the Princes Risborough northern relief
road options
SA Objectives
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All options dissect a number of Sub-Landscape Character Areas (SLCAs) as
identified within the Princes Risborough Landscape Character and Capacity Study
(2017). Of the three options, option 2 falls within SLCAs identified as having medium
to low capacity for development. The landscape appraisal highlights SLCA 7
(Bledlow Rolling Farmland) as an area of high sensitivity as it forms part of the
AONB and is rural and tranquil in character, away from the A4010 and the urban
edge of Princes Risborough. Options 1 and 3 perform marginally better than option
2 against SA Objective 2, falling within SLCAs of low, medium, and high capacity for
development, with the landscape study highlighting the AONB as a specific
consideration for development within the majority of SLCAs.
All options would result in loss of Grade 2 and 3 agricultural land and therefore have
the potential for a residual negative effect against SA Objective 6. Option 2 is likely
to have a negative effect of greater significance compared to options 1 and 3 as it
would result in the loss of a greater amount of agricultural land. At this stage it is not
clear exactly how much agricultural land would be lost under each option; however, it
is assumed that option 1 will result in the smallest loss of agricultural land, focusing
the scheme through the existing development area. Taking this into account it is
considered at this stage that option 1 has the potential for residual minor adverse
effects on SA Objective 6. Options 2 and 3 are considered to have residual major
adverse effects on SA Objective 6. It is noted that the precise agricultural land
quality cover is unknown for the options, and as such a worst-case approach has
been taken.
All options are likely to cause some noise disturbance to residents during the
construction phase where road options coincide with existing residential
development. All options run along Grove Lane and Lower Icknield Way where there
are a number of properties within Smokey Row and towards Kimble which may be
adversely impacted. Development of all road schemes will involve the demolition of
1 and 2 Ivy Cottages, towards the northern extent of all options. There is also ribbon
development along Lower Icknield Way between Smokey Row and Clanking, and
individual properties further along Lower Icknield road to the south which are likely to
be affected by the construction phase. Option 1 further extends along Summerley’s
Road and off Picts Lane, where residential properties are abundant, and would
include the demolition of a single property adjacent to Summerleys Road.
Options 2 and 3 would have impacts on properties on Bledlow Road and Horsenden
Lane as the schemes join Picts Lane, resulting in the potential demolition of a
dwelling at the corner of Picts Lane. Both schemes follow onto Shootacre Lane, and
may affect properties here during the construction phase.
During operation, there will be traffic along each of the options resulting in increased
levels of noise and atmospheric pollution for the existing houses along Picts Lane,
Lower Icknield Way and Grove Lane. Options 2 and 3 could have additional impact
on Horsenden and Shootacre Lane, and Option 1 could have additional impact on
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Summerleys Road. It is also recognised that all options have the potential to
improve air quality in the Princes Risborough Town Centre through diverting traffic,
resulting in reduced town centre congestion.
Table 16 presents summary appraisal findings in relation to the three options for the
southern section of the relief road identified for Princes Risborough earlier in this
Chapter. The detailed findings are provided in Appendix IV.

2. Landscape & Countryside

3. Heritage & Townscape

4. Water & Flooding

5. Climate change

6. Best use of land, including soil

7. Transport

8. Population & Housing

9. Accessibility

10. Place-making

11. Health

12. Economy

13. Employment

14. Education, skills & training

15. Business & economy

Options
Option 1 Picts Lane to
A4010
Option 2 Picts Lane to
A4010
Option 3 Picts Lane via
Shootacre
Lane to
A4010

1. Biodiversity & Geodiversity

Table 16: Summary of appraisal findings for the Princes Risborough southern relief
road options
SA Objectives
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At this stage, it is predicted that option 3 has the potential for a short to medium-term
minor residual negative effect on biodiversity as it will have impacts on a greater
area of diverse hedgerow compared to the other options. In the longer term
alternative habitat could be provided but this will take some time to become
established. Option 3 will affect a greater amount of botanically diverse roadside
grassland which are of local interest and importance. While options 1 and 2 would
also have impacts on diverse hedgerows and botanically diverse roadside grassland
it is likely to be of less significance compared to option 3. As a result it is considered
that they are more likely to have a residual neutral effect on biodiversity. Any
proposal for development would need to be accompanied by further detailed
ecological surveys.
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The feasibility study56 identifies the approximate carbon footprint of each of the
options and these are as follows, option 1 is approx 371.7 tonnes fossil CO₂, option
2 is approx 587.4 tonnes fossil CO₂ and option 3 is approximately 601.78 tonnes
fossil CO₂. Taking this into account it is considered that options 2 and 3 are more
likely to have a negative effect of significance compared to option 1 against SA
Objective 5.
It is predicted that option 3 could result in a minor long-term negative effect against
SA Objective 10 as it would change the character and would not help to reinforce
local distinctiveness for development along Shootacre Lane and Picts Lane. The
other options are less likely to affect existing development in these areas and are
therefore predicted to have a residual neutral effect against SA Objective 10.
Option 3 would result in the widening of Shootacre Lane and Picts Lane, which is
likely to cause significant noise disturbance to residents living along these roads
during construction in the short-term. There are approximately 64 properties that are
within 50m of the proposed route. In the long-term during operation, option 3 is likely
to result in an increased level of traffic along these roads and therefore increased
levels of noise and atmospheric pollution for the existing housing along these routes.
Once mitigation is taken into account, it is predicted that there is the potential for a
residual negative effect on health during construction and operation. Options 1 and
2 are less likely to result in increased noise disturbance to existing development
during construction and would also divert traffic away from the existing roads of
Shootacre Lane and Picts Lane. There are approximately 13 properties within 50m
of option 1 and 10 properties within 50m of option 2. It is therefore predicted that
they are less likely to have a negative effect on health in terms of increased noise
and atmospheric pollution. Final scenario modelling57 confirms that options 2 and 3
could reduce two-way flows on Shootacre Lane with a positive effect for the health
and wellbeing of residents in this area.

56

Wycombe District Council (2017) Southern relief road options feasibility study.
Wycombe District Council (2017) New Local Plan: Princes Risborough Expansion Traffic Modelling. Prepared
by Jabocs.
57
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Kimble Growth Options
Table 17 presents summary appraisal findings in relation to the five growth options
identified for Kimble earlier in this Chapter. The detailed findings are provided in
Appendix V.

Natural Resources
(SA objective s 4, 5 & 6)

Climate change
(SA objective 4 & 5)

Housing
(SA objective 8)

Transport and traffic (SA
objective 7)

Community and wellbeing
(SA objectives 9, 10 & 11)

Economy and employment
(SA objectives 12, 13, 14 & 15)

Option 3 - Promoted
development between Smokey
Row and Little Kimble
Option 4 - Sites with the lowest
landscape impact
Option 5 - Combination of one or
more of the above

Historic Environment (SA
objective 3)

Option 2 - Expand Little Kimble

Landscape
(SA objective 2)

Options
Option 1 - Expand Smokey Row

Biodiversity & Geodiversity
(SA objective 1)

Table 17: Summary of appraisal findings for the Kimble growth options
SA Topics & Objectives
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The appraisal found that there are no significant differences between the options in
relation to biodiversity, community and wellbeing and economy and employment.
The Great Kimble Landscape Appraisal (2017) identifies if there are any areas of
land around Little Kimble, but outside of the Chilterns Area of Outstanding Natural
Beauty (AONB) and the Green Belt, that could potentially accommodate
development and be brought forward as part of the new Local Plan. The appraisal
comprises an assessment of the landscape sensitivity and capacity of any areas of
land with potential for development within the study area and takes particular
account of the setting of the Chilterns AONB which is immediately adjacent.
The landscape appraisal states that some field parcels in the area of search were
immediately discounted from further appraisal. These included any that were highly
visible from public viewpoints in the AONB (Whiteleaf Cross, Coombe Hill and
Beacon Hill) and any pre 18th-century enclosures which would have higher
landscape sensitivities. Site options SRD0185 (Land at Grove Farm incl. Grove
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Farm House, Kimble) and SRD0182 (Land south east of Grove Lane, Kimble) within
growth option 3 fall within these pre 18th-century enclosures. As such, it is expected
that development would have significant negative effects on these landscape
features. Site SRD0189 (OS Parcel 0052, Grove Lane) falls within field parcel 6 for
which the landscape appraisal concludes has a low capacity to accommodate
development. It states that the sensitivity of the site is high overall, particularly
because of the intervisibility with the AONB and the openness of the site facilitating
unfettered views over the foothills and up to the Chilterns escarpment in the AONB.
Sites proposed under options 1 and 2 fall within areas identified by the landscape
appraisal as having a greater capacity to accommodate development. The appraisal
predicted there is the potential for a residual minor negative effect on the landscape.
The sites proposed under option 4 are those identified as having the least impact
through the landscape appraisal. As a result, the appraisal found that there is the
potential for a residual neutral effect.
For growth option 5, any residual effect on landscape would be dependent on the
combination of development chosen for the growth option. A combination of growth
options 1 2 and 4 would likely have residual cumulative negative effects on the
landscape; however, any combination including growth option 3 would also have the
potential for a significant adverse effect.
None of the growth options contain or are adjacent to any designated heritage
assets or archaeological sites. All growth options have the potential for minor
significant effects on the historic environment due to the scale of development
proposed within a rural location, where there are small settlements with local historic
value. Whilst neutral landscape effects have been identified for growth option 4, it is
recognised that there are potential indirect effects of all development on the area’s
historic environment and setting. Taking this into consideration, growth options 2 and
4 are expected to result in a residual minor adverse effect on the historic
environment. The negative effect is predicted to be of less significance when
compared to growth options 1 and 3.
With regard to growth option 5, it is seen that the collective development of any
growth options is likely to result in a negative effect of greater significance on the
historic environment compared to growth options 1-4.
All of the options would result in the loss of greenfield and agricultural land with a
negative effect on natural resources. All growth options contain areas of best and
most versatile agricultural land and therefore have the potential for a residual
significant negative effect on natural resources.
In relation to climate change adaptation, a key issue is flood risk. All growth options
contain sites which are at low risk of flooding; however, only growth option 1 is
located entirely within Flood Zone 1. It therefore performs best against climate
change in terms of flooding compared to the other options. Growth option 3 contains

65

Wycombe District Local Plan

SA Report (September 2017)

a site which is at medium risk of flooding (site SRD0184 (Land at Birdbrook, Marsh
Road, Kimble)), being partially located within Flood Zone 2. As such, it is considered
that growth option 3 would have a residual minor negative effect. Growth options 2
and 4 contain one site which is at high risk of flooding (site SRD0196 (Kimble 7a))
being partially located in Flood Zone 3. Growth options 2 and 4 therefore perform
poorly compared to the other options, resulting in a residual major adverse effect.
Growth option 5 would involve a combination of options that could include sites at
high risk of flooding; however, this is currently uncertain. Nonetheless, as growth
options 2, 3 and 4 are expected to result in adverse effects on flooding, it is predicted
that any combination of these growth options would result in cumulative residual
negative effects. There is also an element of uncertainty at this stage for all growth
options, as development may include flood risk management measures within
development design and layout. This may include the provision of SuDS or green
infrastructure delivery.
Whilst some individual sites within growth options are assessed as having fair
access to sustainable transport, collectively, accessibility of growth options is
considered to be limited. The villages of Little Kimble and Smokey Row have access
to Kimble railway station, with site SRD0189 (OS Parcel 0052, Grove Lane, Kimble)
within growth option 3 being located adjacent to the station. However, bus services
are limited and the main A4010 which runs through the villages is highly utilised for
access to larger centres such as Aylesbury and High Wycombe. Given the scale of
development it is unlikely that there will be any significant improvements to public
transport under growth options 1, 2 and 4. Within growth option 3 is it recognised
that sites could come forward together as larger scale development, which may
include the provision of infrastructure. This is therefore also a possibility under
growth option 5 as a result of larger scale housing delivery.
However, it is recognised that the level of infrastructure delivery under growth
options 3 and 5 is currently unknown, and as such it is likely that the delivery of all
growth options would result in increased pressure on the limited sustainable
transport options available. Without infrastructure delivery, growth option 5 is
expected to have the greatest pressure as a result of the higher level of housing
delivery. Furthermore, all of the options would continue reliance on the private
vehicle as the primary mode of transport, resulting in congestion on roads in traffic
hotspots and higher levels of out-commuting. This would have adverse effects for a
range of other SA topics, including climate change and community and wellbeing.
Taking this into account, minor residual negative effects are predicted for growth
options 1, 2 and 4 against transport and traffic. Growth options 3 and 5 could
potentially result in greater improvements to public transport compared to the other
options, and therefore residual impacts on transport are uncertain at this stage.
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Spatial strategy options
Table 18 presents summary appraisal findings in relation to the five spatial strategy
options identified earlier in this Chapter. The detailed findings are provided in
Appendix VI.

Landscape
(SA objective 2)

Historic Environment
(SA objective 3)

Natural Resources
(SA objectives 4, 5 & 6)

Climate change
(SA objectives 4 & 5)

Housing
(SA objective 8)

Transport and traffic
(SA objective 7)

Community and wellbeing
(SA objectives 9, 10 & 11)

Economy and employment
(SA objectives 12, 13, 14 & 15)

Options
Option A - No GB release
(9,800 dwellings)
Option B - HELAA (10,927
dwellings)
Option C - OAN no additional
GB release (13,200 dwellings)
Option D - OAN additional GB
release (13,200 dwellings)
Option E - OAN Plus (15,000
dwellings)

Biodiversity & Geodiversity
(SA objective 1)

Table 18: Summary of appraisal findings for the spatial strategy options
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All of the options seek to direct development towards existing settlements and focus
on previously developed land where possible; however, ultimately they will all result
in the loss of some greenfield and agricultural land. The appraisal found that as the
level of growth increases, as a result of higher densities and the release of additional
Green Belt sites, so does the likelihood and significance of negative effects in
relation to biodiversity, landscape, historic environment, natural resources and
transport and traffic.
It is recognised that all of the options will result in some development within and in
close proximity to the Chilterns Area of Outstanding Natural Beauty (AONB). The
increased density proposed through Options C, D and E is likely to result in a
residual negative effect of greater significance on landscape and the historic
environment compared to Options A and B. Increased density on sites within and in
close proximity to the AONB reduces the likelihood that mitigation will be able to
reduce the significance of residual effects. Mitigation is likely to be more difficult and/
or expensive and could result in a development that is not in keeping with the
surrounding local character and historic environment.
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Emerging evidence suggests that even once mitigation is taking into account the
growth proposed through Option B and the wider HMA has the potential to
significantly affect travel time across High Wycombe and Bourne End at the Thames
River crossing as well as moderately impact travel time in Marlow and the A40458.
Taking this into account it is considered that Option A is likely to have a reduced
residual negative effect compared to the other options given the lower level of
proposed growth. Options C, D and E are likely to have a residual negative effect of
greater significance compared to Options A and B.
The increased density of development and additional Green Belt sites proposed
through these options are likely to increase travel times further, particularly in High
Wycombe and Borne End, and it is uncertain at this stage if there is suitable
mitigation available. The increased rate of development at Princes Risborough and
greater growth at Kimble could also increase the likelihood that there will be a
greater impact on travel times in the Princes Risborough area even once mitigation
is taken into account. It is recognised that a higher level of growth could provide
further opportunities to improve transport infrastructure but this is uncertain at this
stage. While there is reasonable public transport at Kimble, a greater level of growth
in this area could increase the need to travel by private vehicle given the lack of
facilities/ services on offer.
As the level of housing growth increases so does the significance of the positive
effect in relation to the housing topic. Whilst Options A and B won’t meet the
identified OAHN for the District they will still have a long term positive effect on the
housing objective by helping to meet some of the identified needs. Options C and D
will meet the identified OAHN of the District and Option E will help to meet needs of
the District as well as the wider HMA with a significant long term positive effect
against the housing SA topic for all of these options.
It is difficult to accurately predict any significant differences between the options in
terms of the community and wellbeing or economy and employment. All are likely to
support existing as well as new services/ facilities and employment opportunities
across the District with the potential for positive effects at the District scale. There is
no evidence to suggest that increased density or additional development at Green
Belt sites proposed through Options C, D and E would result in significant additional
opportunities or improvements to the significance of positive effects predicted for
these topics. Similarly, there is no evidence to suggest that faster delivery at Princes
Risborough or additional growth at Kimble would deliver further opportunities.
Consequently, it is considered that all of the options have the potential for a long
term minor positive effect on the economy and employment.
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Buckinghamshire County Council (2017) Countywide Local Plan Modelling Phase 3 Technical Note, Final
Draft.
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This Chapter presents the Council’s response to the alternatives appraisal and the
Council’s reasons for selecting its preferred approach in light of alternatives
appraisal and other factors.

6.2

The Council’s outline reasons for choosing the preferred
approach

The following text is in the form of a general discussion of the reasoning and
justification behind the preferred option.
6.2.1 Princes Risborough preferred approach
The preferred approach at Princes Risborough is for growth of up to 2,500 homes
together with business and other related development. Key factors considered
included ensuring the scale of growth was compact enough to maintain accessibility
to main services and facilities in the town and to minimise the impact on the setting
of the adjoining Chilterns AONB, particularly when viewed from the nearby Chilterns
escarpment. Larger growth options increase environmental impact including
landscape impact from the Chilterns AONB escarpment and increased flood risk in
some areas. They also tend to result in greater travel distances to the main services
and facilities increasing the risk of a higher proportion of journey by car rather than
by more sustainable forms of transport. Lower levels of growth do not provide such a
significant contribution to meet housing needs.
A further factor relates to the deliverability of the housing growth in terms of what is
likely to be built in the local plan period to 2033, and hence contribute towards
meeting the OAN up to 2033. A review of likely housing delivery rates suggests that
not all the 2,500 homes in the preferred scenario is likely to be delivered by 2033.
Much higher allocated levels of growth in the expansion area are therefore unlikely to
result in significantly higher build rates and hence will not significantly increase the
contribution towards meeting the OAN up to 2033.59 Option 11b has been identified
as the preferred option for the relief road, taking into account the appraisal and other
more detailed and technical assessments including other factors such as the
feasibility and deliverability of the road.

59

See Housing Delivery Study for Buckinghamshire, Wessex Economics, August 2017
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6.2.2 Kimble preferred approach
Great and Little Kimble (including Smokey Row) is a cluster of small villages with
very limited local services and facilities but does benefit from reasonable public
transport provision, due to the inter urban High Wycombe to Aylesbury bus service
and a rail station with an infrequent service on the single track Aylesbury to Princes
Risborough line. Some parts of the villages lie within the Green Belt and AONB and
some lie immediately beyond. However they all lie within the setting of the AONB,
immediately beneath the Chilterns escarpment.
Assessment of the landscape capacity identified scope for accommodating
approximately 160 homes, this number is limited by the impact of development on
the setting of the AONB. In addition however, it is considered that the level of
services and facilities are extremely limited, lowering the sustainability credentials of
this location. The Publication Draft Local Plan proposes the delivery of 160 homes in
the Parish of Great and Little Kimble-cum-Marsh over the Plan period. No specific
allocations are proposed as these will come forward through the emerging
Neighbourhood Plan for the Parish.
6.2.3 Spatial strategy preferred approach
The preferred spatial strategy (Option B) is informed by identifying sites in the most
sustainable locations in accordance with the Council’s settlement hierarchy60. In
addition to this it is based on an assessment of density and capacity at the site
specific level, which aims to recognise both on-site and off-site constraints, reflecting
the nature of the District, particularly its highly sensitive nature in landscape and
topographical terms. This means that impacts are particularly sensitive to
development capacities and densities.
The strategy seeks to maintain strong protection of the Green Belt (whilst fully
exploring the potential for release of Green Belt land) by only proposing that sites
that perform weakly/relatively weakly against the 5 Green Belt purposes (or do not
perform any Green Belt purpose at all) are identified for development. The strategy
also seeks to protect the Chilterns AONB by proposing sites that are not “major
development in the AONB”. This approach to both Green Belt and development in
the AONB is consistent with national planning policy.
The higher growth options would result in a level of growth at Princes Risborough
that would not be deliverable in the period the plan is covering. In relation to Kimble
a higher level of growth would have an impact on the setting of the AONB and would
not be supported by the infrastructure/ local services available.
Having already raised densities on a number of sites following the findings of a
review of housing capacity after the consultation on the Local Plan Consultation Draft
60

Wycombe District Council (2016) Settlement Hierarchy Study. Available [online]:
https://www.wycombe.gov.uk/uploads/public/documents/Planning/New-local-plan/Settlement-heirarchy-study.pdf
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Document (2016) including in response to housing capacity issues raised by
Aylesbury Vale District Council, it is considered that the densities being assumed for
the preferred spatial strategy are already quite high, especially for urban sites. It is
therefore considered that increasing the densities further would not be appropriate
and could result in a greater adverse effect on the landscape and on the AONB and
its setting.
In addition it is considered, given the continued strong national emphasis on the
protection of the Green Belt that release of further land from the Green Belt,
including sites that perform Green Belt purposes to a moderate or strong level would
cause significant and demonstrable harm to the Green Belt that outweighs the
benefit of delivering higher levels of housing.
The Council considers that it has explored all the reasonable opportunities for
delivering housing in the District and that process has involved consulting on a wide
range of options and reviewing those options resulting in the identification of
additional capacity as the process has progressed.
Similarly in relation to employment development all the reasonable alternatives have
been explored in determining the preferred strategy. In addition to the constraints of
the District that apply to considering the housing options, the nature of the
commercial property market and in particular the weakness of the office market over
a significant period of time places an additional constraint on the overall employment
land strategy.
Given these constraints to meeting the full objectively assessed need for housing
and employment land the Council has been working closely with the other councils in
Buckinghamshire (i.e. in the housing market area/functional economic market area)
and the Bucks Thames Valley LEP to address the issue of unmet needs. This has
resulted in a Memorandum of Understanding being agreed that involves the Vale of
Aylesbury Local Plan accommodating the 2,275 unmet housing need from Wycombe
District and that also recognises that there will also be an element of re-distribution
of employment land provision to Aylesbury Vale from Wycombe District (and from
Chiltern and South Bucks districts) as a result of shortfalls in those southern districts
and surpluses in Aylesbury Vale.
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Part 2: What are the SA findings at this current
stage?
7.

Introduction (to Part 2)

This Section of the SA Report presents appraisal findings in relation to the draft
(‘Publication Version’) plan. It builds upon the SA work carried out for the earlier
iteration of the draft plan that was presented in the SA Report published in July 2016.

7.1

Methodology

The appraisal identifies and evaluates ‘likely significant effects’ of the draft plan on
the baseline, drawing on the sustainability topics and objectives identified through
scoping (see Chapter 2, above) as a methodological framework. To reiterate, the
sustainability topics considered in turn below are as follows:










Biodiversity (SA Objective 1)
Climate change (SA Objective 5)
Community and wellbeing (SA Objectives 9, 10 & 11)
Economy and employment (SA Objectives 12, 13, 14 & 15)
Historic environment (SA Objective 3)
Housing (SA Objective 8)
Landscape (SA Objective 2)
Natural resources (SA Objectives 4 & 6)
Transport and traffic (SA Objective 7)

Every effort is made to predict effects accurately; however, this is inherently
challenging given limited understanding of precisely how the plan will be
implemented. Given uncertainties around the plan implementation, there is
inevitably a need to make assumptions; however, we are clear where these are
made.
Assumptions are made cautiously, and explained within the text. The aim is to strike
a balance between comprehensiveness and conciseness/accessibility to the nonspecialist. In many instances, given reasonable assumptions, it is not possible to
predict ‘significant effects’, but it is possible to comment on merits (or otherwise) of
the draft plan in more general terms.
It is important to note that effects are predicted taking account of the criteria
presented within Schedule 1 of the SEA Regulations.61 So, for example, account is
taken of the probability, duration, frequency and reversibility of effects as far as
61

Environmental Assessment of Plans and Programmes Regulations 2004
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possible. Cumulative effects are also considered, i.e. the potential for the draft plan
to impact an aspect of the baseline when implemented alongside other plans,
programmes and projects. These effect ‘characteristics’ are described within the
appraisal as appropriate.
Whilst the aim is to present an appraisal of ‘the plan’ under each of the SA topics, it
is also helpful to give stand-alone consideration to elements of the draft plan. As
such, within the appraisal narratives below, sub-headings are used to ensure that
stand-alone consideration is given to two distinct elements of the draft plan, before
the discussion under a third sub-heading concludes on the draft plan as a whole.
Specifically, each narrative below is structured using the following headings:





Commentary on the spatial strategy;
Commentary on area policies;
Commentary on other policies; and
Appraisal of the draft plan as a whole.

Within these narratives, specific policies are referred to as appropriate (i.e. it is not
the intention to provide systematic consideration of every plan policy in terms of
every sustainability topic/objective).
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Appraisal of the draft (Publication) plan

As introduced above, the aim of this chapter is to present an appraisal of the
Publication Draft Local Plan (the ‘draft plan’) ‘under’ the SA framework.
The Local Plan vision is, “Wycombe District: economically strong and the place to
live work and visit.”
The eight strategic objectives are to:
1. Cherish the Chilterns
2. Strengthen the sense of place
3. Improve strategic connectivity
4. Facilitate local infrastructure
5. Foster economic growth
6. Deliver housing
7. Champion town centres
8. Mitigate climate change
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Figure 15: The draft plan key diagram
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Biodiversity

8.1.1 Commentary on the spatial strategy
Wycombe contains a range of international, national and locally designated sites for
biodiversity. Two Special Areas of Conservation (SACs) (Chilterns Beechwoods and
Aston Rowant) and 20 Sites of Special Scientific Interest (SSSIs) fall within the
District boundary. The majority of these designated sites are situated in the rural
areas of the District.
The spatial strategy (Policy CP2) directs the majority of new development (85%)
towards the four larger settlements (Tiers 1 and 2 of the settlement hierarchy) of the
District (High Wycombe, Princes Risborough, Marlow, and Bourne End). The
remaining development is directed to the smaller settlements (Tiers 3 to 6), with
limited new economic land, taking into considering the environmental constraints of
the District.
Directing the majority of growth towards existing settlements and focussing it on
previously developed land (Policy CP3) reduces the level of new development in the
rural areas of the District. This is likely to reduce impacts on habitats, species and
ecological networks in these areas. It is also recognised that brownfield land can be
of value to biodiversity. Any application for development will need to be
accompanied by an ecological survey to determine the presence of any species and
suggest appropriate mitigation where necessary.
A Habitats Regulations Assessment (HRA) has been carried out and concluded that
the proposed spatial strategy and policies set out in the draft plan are not likely to
have a significant effect on the SACs either alone or in combination with other plans
or projects62. This conclusion is based on a number of factors which include:






The draft plan focusses new development on previously developed land in the
main towns and villages.
No allocation has a direct effect on a SAC, by way of habitat fragmentation or
encroachment.
The strategic distribution of growth for meeting housing and economic
development needs means that the sites are generally distant from the SACs and
are unlikely to have significant indirect effects.
Given the distance of most SACs from the main road network and the relatively
limited impact on overall traffic levels of new development, the Plan would not
have significant effects in relation to air pollution. Where sites are within 200
metres of a SAC and nitrogen deposition exceedence compared to critical loads
has occurred historically, this has not affected the sites favourable (or
unfavourable recovering) conditions.

62

Wycombe District Council (2017) Habitats Regulations Assessment Screening Report for the Wycombe District
Local Plan.
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There will be no increase in vehicles over 1000 per day within 200 meters of the
Chilterns Beechwoods SAC sites of Aston Rowant Woods SSSI, Bisham Woods
SSSI, Hollowhill and Pullingshill Woods SSSI, and Naphill Common SSSI due to
the plan alone or in combination with the growth across the housing and
economic market area, which leads to conclude that there will be no likely
significant effect in raised nitrogen levels and loads linked to the Wycombe
growth at these sites.
There will likely be an increase in vehicles over 1000 per day within 200 meters
of the Chilterns Beechwoods SAC sites of Bradenham Woods, Park Wood and
the Coppice SSSI on New Road, and Windsor Hill SSSI on Peters Lane (north of
junction with Kop Hill) due to the planned growth across the HMA. However a
detailed air quality modelling and ecological analysis concludes that this will not
lead to likely significant effect for these sites, with existing levels and loads
greatly reducing by 2033 (and for NOx remaining well below critical levels).
The potential likely significant effects noted at Ellesborough and Kimble Warrens
SSSI (Chilterns Beechwoods SAC) will be mitigated by the alternative route
proposed as part of the Princes Risborough expansion which will maintain A4010
traffic levels to baseline numbers.
Due to the strategic nature of the M40 (part of the Strategic Road Network), it is
not possible to assess likely significant effects at Aston Rowant SAC in terms of
air pollution due to the plan alone.
The recreation opportunities around the District provided by the Chilterns AONB
and the wider countryside, as well as the existing green spaces within urban
areas, ensure that recreational pressure is diffused across the area. While there
is a projected population increase across the District, this will be connected to
new development, for which significant additional open space is being planned.
Water resources and water quality will not be impacted in relation to the SACs
due to their location upstream of development.
Other plans and projects direct growth away from the rural areas where these
SACs are located and towards the north of Buckinghamshire, in Aylesbury Vale
and Milton Keynes, and to the existing urban areas of Wycombe District.

The spatial strategy could increase levels of recreation at designated biodiversity
sites, particularly those within and around Wycombe and Princes Risborough.
However, this is unlikely to be of significance given the alternative recreational areas
on offer within and surrounding the District, including existing green spaces within
urban areas. The alternative areas should make sure that recreational pressure is
diffused across the area. Furthermore, while there is a projected population increase
across the District, this will be connected to new development, for which significant
additional open space is being planned. Given the findings of the appraisal under
other topics in this section it is also considered that the spatial strategy will not have
negative effects on biodiversity as a result of reduced water quality or levels.
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There is the potential for the spatial strategy to result in the loss of some supporting
habitats and fragmentation of ecological corridors. It will be important for any
proposals for development to retain any important supporting habitats and ecological
corridors and enhance them where possible. The Buckinghamshire Green
Infrastructure Delivery Plan (August, 2013) identifies a long list of green
infrastructure projects, a number of which are being focused around the Wycombe
area, the prime focus for development (Figure 15 below). ‘Greening the town’ is a
project focused on urban areas, addressing any potential adverse effects on the
town centres. This includes alleviating flood risk, combatting urban heating and
improving green links by increasing tree cover, and by taking opportunities through
development (e.g. green roofs).
The River Wye scheme will provide opportunities for naturalistic landscape
management which could enhance riparian biodiversity and non-motorised access.
This could be complimented by river restoration, biodiversity enhancements, and
habitat connectivity through development proposals and policies discussed below.
Figure 16: Wycombe Area Green Infrastructure Proposals Map

Given the findings of the appraisal under the transport and traffic and natural
resources topics later in this section, there is the potential for the spatial strategy to
have impacts on biodiversity as a result of increased traffic and associated
atmospheric emissions. The HRA concluded that this is unlikely to result in a
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significant effect for SACs and their component SSSIs but there is the potential this
could affect wider designated sites and biodiversity.
Traffic modelling found that whilst mitigation does provide travel time reductions in
some locations, for example at the eastern end of the A40 corridor, there are still
significant travel time increases in all other areas. This is particularly in the centre of
Wycombe, on the M40 and on the main road corridors. Travel time increases are
also shown for Bourne End as a result of increased congestion on A4094 Ferry Lane
and the Thames River Crossing.63
It is important to note that this is only likely to be a significant issue for biodiversity
that is sensitive to atmospheric pollution and that is within 200m of a major road.
There are an extensive number of Ancient Woodlands spread across the District and
a number of these are within 200m of a major road or in areas likely to see an
increase in traffic as a result of proposed development.
8.1.2 Commentary on area specific policies
A number of the allocations proposed through the area policies were identified
through the appraisal of site options as having the potential for a negative effect on
biodiversity.
Policy HW6 proposes the delivery of 530 dwellings at the Gomm Valley and Ashwells
site, which contains the Gomm Valley SSSI, Ancient Woodland, LNR, LWS and
priority habitat (lowland calcareous grassland). The illustrative layout in the draft
plan indicates that the designated sites and priority habitat will be retained. The
policy also requires, above standard requirements, that development “maximises
opportunities for habitat creation and connectivity as outlined in the Gomm Valley
Biological Opportunity Area (BOA) description to create a resilient habitat network
within the site that connects well with networks beyond the site boundary”. This
should be in accordance with the Biodiversity Opportunity Area Statement64 which
provides a breakdown of the different habitat sites. The policy also seeks to deliver a
“net gain in biodiversity that reflects the sites existing nature conservation and its
designation as a BOA.” However, the policy does not reference the nationally
designated Gomm Valley SSSI, or other existing nature conservations within the site
area. It is recommended that the policy makes reference to these designated sites
and requires any proposal for development to avoid and protect them as well as
seek enhancements where possible.
Policy HW8 proposes 350 dwellings at Land off Amersham Road including Tralee
Farm, which contains a priority habitat (traditional orchard). The illustrative map
provided in the draft plan suggests that development would avoid and retain the
priority habitat within the site boundary. The policy requires, in addition to standard
63

Buckinghamshire County Council (2017) Countywide Local Plan Modelling Phase 3 Technical Note, Final
Draft.
64
Gomm Valley Biodiversity Opportunity Area Statement Dec 2010, Buckinghamshire County Council.
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requirements, that “development provide access to, and protection and management
of, the existing orchard within the north east of the site”. The policy also requires
that a Green Infrastructure link be provided through the valley of the site, connecting
the orchard to the woodland at Badger Way.
While no significant effects were identified for any other sites proposed through the
plan, there are a number of other area policies where site specific policy proactively
seek to address the locally specific issues that exist.
Policy HW5 (Abbey Barn South and Wycombe Summit; 505 homes) requires, in
addition to standard requirements, that development “provide green infrastructure to
link the Ride to Deangarden Wood and which can function as an ecological corridor”,
and “manage and maintain the Ride and Deangarden Wood to retain their landscape
character and maximise their biodiversity value.” This is reiterated in Policy HW6
(Abbey Barn North; off Abbey Barn Lane;100 homes) which again requires, that
“there is no loss or deterioration of the woodland margin of Deangarden Wood and
maintain at least a 15 metre buffer between the development and the woodland”.
These policies recognise the sensitivities of the woodland ride and neighbouring
Deangarden Wood, seeking to proactively enhance biodiversity value and promote
green infrastructure delivery. Policy HW6 will “enhance the ecological value of the
former Bourne End to High Wycombe Railway Line corridor as part of the green
infrastructure network.” This is in line with policy DM4 (Managing Development in
the Green Belt) which safeguards this route for biodiversity, recreation and
sustainable transport purposes.
The principles for HW15 specify the Hughenden Stream corridor as an area for
strengthening within the development proposal. This would be in accordance with
the Buckinghamshire Green Infrastructure Delivery Plan (2013), which includes
Hughenden Stream as one of the ‘principal GI assets [that] would benefit from
enhanced links or the perception of improved legibility of urban public realm to
emphasise connectivity’.
Policy BE1 (Slate Meadow, Bourne End and Woodburn; 150 homes) requires, in
addition to generic requirements, that development enhance the ecological value of
the site (recognising the value of the village green located partially within the site
boundary), and “form an ecological link between the former Bourne End and
Woodburn to High Wycombe Railway Line corridor, the River Wye, and its buffer
zone”. Specific policy enhancements include the provision of hedgerows to create a
network through the site, and surface SuDS features to enhance the sites ecological
biodiversity.
RUR7 (Land off Clappins Lane, Naphill; 64 homes) requires, in addition to generic
requirements, that development “does not have an adverse impact on the Chilterns
Beechwoods SAC.” This policy could include further specific mitigation requirements
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in line with those recommended within the HRA Screening Report65 and the Chilterns
Beechwoods Site Improvement Plan66. The policy should also seek to secure
opportunities to enhance biodiversity and include measures to contribute to a net
gain in biodiversity, particularly for qualifying habitats and species of the SAC.
Policy RUR11 (Heavens Above, Marlow Bottom; 20 homes) requires development,
above standard requirements, to “protect the surrounding woodland, particularly the
designated ancient woodland.” Again, this policy could be further enhanced by
including specific mitigation strategies and/or enhancement for the woodland.
Whilst not a housing allocation, Policy RUR4 (Little Marlow Lakes Country Park;
allocated for outdoor space) requires “environmental improvements, including the
provision of publically accessible open space, ecological and biodiversity
enhancements, and contributions to the development and long term management of
the country park.” This policy is valued for delivering an alternative recreational
space to Burnham Beeches SAC, to the south-east of the District. The allocation of
this site therefore has indirect positive effects on cross-boundary biodiversity value
through reducing significant adverse effects at Burnham Beeches SAC (i.e. public
access/disturbance, habitat fragmentation, and species decline).
A range of detailed principles have been set out for the Princes Risborough
Expansion Area. This includes, “Deliver new and enhanced green infrastructure as
part of an ecosystem services approach to enhance the landscape, mitigate flood
risk, achieve a net gain in biodiversity, and link to the wider green infrastructure
network, including existing Rights of Way and the Chilterns Area of Outstanding
Natural Beauty (AONB), incorporating opportunities presented by designated
ecological sites and other habitats such as hedgerows
Policies PR3 to PR17 set out the overarching guidance for the expansion area.
Policy PR7 (Development Requirements) details development requirements for the
expansion area. This includes, “An integrated ecosystem services approach to
environmental management and flood mitigation, both strategically across the
expansion area and within built development”. This is to be supported by the
delivery of “comprehensive strategic green infrastructure in accordance with the
Concept Plan with appropriate connections to the wider green infrastructure
network”. A network of green corridors shape the expansion area, with specific
regimes including a green buffer between the expansion area and Longwick, a green
corridor focused on the “Crowbrook Stream”, and a green lane running north-south
from Wade Park. Delivery of these principles is expected to retain and enhance
existing habitats and contribute towards District wide links and connections.

65

Wycombe District Council (2017) HRA Screening Report for the Local Plan Publication Version.
Natural England (2015) Improvement Programme for England’s Natura 2000 Sites (IPENS): Site Improvement
Plan Chiltern Beechwoods
66
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8.1.3 Commentary on other policies
Policy DM13 (Conservation and Enhancement of Sites, Habitats and Species of
Biodiversity and Geodiversity Importance) states that “the highest level of protection
will be given to sites and species of international importance; development affecting
them will not normally be permitted”. The policy further states that development
proposals which would harm directly or indirectly any nature conservation or
protected species will only be permitted where it is demonstrated that:




There is no suitable alternative site;
The impact can be mitigated or compensated to achieve overall net gain in
biodiversity or geodiversity; and
It has been clearly demonstrated that the benefits of the development outweigh
the harm to the biodiversity or geological conservation interests.

Development proposals should seek to secure opportunities to enhance biodiversity.
Policy DM34 (Delivering Green Infrastructure and Biodiversity in Development) sets
out the approach for achieving and maximising green infrastructure and local
biodiversity. The policy considers the aims of CP7 (Delivering the Infrastructure to
Support Growth), CP8 (Protecting the Green Belt) and DM14 (Biodiversity in
Development), requiring development to:
“Evidence a thorough understanding of context. Applications must be accompanied
by an assessment of existing and planned green infrastructure and ecological
features and networks both on the site and in the locality. This will be accompanied
by an assessment of the opportunities and threats presented by the development to
delivery of biodiversity and green infrastructure net gains.”
A net gain in biodiversity is required under Policies DM34 (Delivering Green
Infrastructure in Development) and CP10 (Green Infrastructure and the Natural
Environment) which will protect and enhance green infrastructure by:






Keeping under review and updating the extent of the Green Infrastructure
network in coordination with the Bucks and Milton Keynes Natural Environment
Partnership and other agencies;
Protecting the network through development management policies;
Ensuring green infrastructure is planned into new developments; and
Take opportunities to enhance the network, providing new or enhanced links in
the network, including where appropriate through new development.

Whilst the policy is heavily focused on the green infrastructure network, Policy DM34
may be improved by including specific references to Ancient Woodland in the
District. National guidance and best practice highlights Ancient Woodland as a key
habitat for protection. Given the extensive number of Ancient Woodland sites within
the District, safeguarding and enhancing them should be clearly set out within policy.
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The policy ‘Trees and Hedgerows’ has been deleted (previously included in the 2004
Local Plan), however considering the existing volume of Ancient Woodland covering
the District, and individual trees worthy of retention, a specific policy would be of
value to the Plan. The policy could require specific development to include woodland
and tree management plans, ensuring ensure the protection and long term
maintenance of this biodiversity asset.
The policy also proposes that the Council will work with partners to protect, manage
and improve water quality in the District, which would positively impact the
biodiversity value of rivers and streams and their corridors, as highlighted in the
Thames River Basin Management Plan67. This is reiterated in Policy DM15
(Protection and Enhancement of River and Stream Corridors) which seeks to restore
ecosystems in and around these water bodies.
The Council’s ability to work with partners could be referenced within additional
policies to strengthen deliverability, and also to ensure cross boundary impacts have
been fully taken into account. This is important for habitat connectivity; ensuring
cumulative impacts of proposed development have been sufficiently addressed, such
as those affecting blue infrastructure corridors (see Policy DM15 (Protection and
Enhancement of River and Stream Corridors).
Policy CP12 (Climate Change) supports development that contributes towards
mitigating urban heat island effect and increases to air pollution. This offset is
proposed through maintaining and improving tree canopy cover which would improve
biodiversity and adequately mitigate adverse effects on the natural environment.
Policy DM33 (Local Transport and Parking) will help to mitigate the impact of
proposed development on traffic and therefore help to minimise negative effects on
air quality.
There is potential to include biodiversity in Policy DM35 (Placemaking and Design
Quality) so that biodiversity is considered at an early stage of development based on
existing environmental functions and qualities.
8.1.4 Appraisal of the draft plan as a whole
The appraisal has found that none of the proposed allocations alone are likely to
result in a significant residual negative effect on biodiversity. There is sufficient
mitigation provided through area based and other development management policies
that seek to retain and manage important habitats and connectivity, minimise
impacts and seek enhancements for biodiversity where possible.
The Habitats Regulations Assessment screening report concluded that the draft plan
is not likely to have a significant effect on any internationally designated sites. The
67
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draft plan is not considered likely to have a significant residual negative effect on
biodiversity as a result of increased recreation, reduced water quality or reduced
water levels. There are sufficient alternative areas for recreational activity on offer
within and surrounding the District and evidence suggests that the draft plan will not
have a significant effect in terms of water quality and resources.
Given the findings of the appraisal under the transport and traffic and natural
resources topics, there is the potential for the draft plan to have impacts on
biodiversity as a result of increased traffic and associated atmospheric emissions. It
is noted that this could be a particular issue for Ancient Woodlands that are within
200m of a major road that is likely to see a significant increase in traffic. The
appraisal under the natural resources topic recommends that the draft plan includes
stronger policy measures in relation to air quality.
Overall, a residual minor negative effect on biodiversity is predicted at this stage
as a result of increased atmospheric emissions from traffic. There is an element of
uncertainty as this will be dependent on the implementation of development/
infrastructure, including mitigation delivered.
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Climate change

8.2.1 Commentary on the spatial strategy
Climate change mitigation
Car travel is a key issue in that it has a major bearing on per capita CO2 emissions;
however, this matter is best considered below under ‘transport and traffic’. Instead,
the discussion here focuses on the potential to support renewable or low carbon
energy infrastructure, and hence minimise per capita CO2 emission from the built
environment. In practice, this means supporting larger scale developments, of
several hundred homes (or clusters of smaller developments that can be developed
in a coordinated way), as development at scale enables delivery of the necessary
infrastructure. The scope for large scale renewable energy developments in the
District is limited due to constraints, which include the AONB and its setting.
Policy CP3 (The Spatial Strategy) makes provision for large-scale Tier 1 and Tier 2
development across the District which include schemes above 500 homes. This
may give rise to opportunities to design in low carbon infrastructure and/or achieve
standards of sustainable design and construction above the standards set by
Building Regulations. The opportunity for the incorporation of renewable and low
carbon energy is most likely to arise as a result of proposed development at the
Princes Risborough Expansion Area. Development will be at sufficient scale and
there are fewer constraints within this area.
The delivery of low carbon infrastructure however is not a certainty within the spatial
strategy, particularly considering a large proportion of allocations are small-medium
developments on brownfield sites.
Climate change adaptation
Flood risk is the key climate change adaptation concern, for which it should be noted
that allocations within the spatial strategy have been selected taking into account a
Strategic Flood Risk Assessment (SFRA) Level 1 and Level 268. The Level 2 work
has examined sites that intersect a flood zone, giving consideration to flood risk in
practice and taking into account potential steps to avoid flood risk (i.e. leave area of
flood risk undeveloped) or mitigate flood risk (e.g. direct water compatible uses to
areas of flood risk). The Level 2 SFRA has also been taken a step further in
assessing the impact of new climate change allowances and has informed a
Sequential Test process, which has involved examining every site that intersects a
flood risk zone, to ensure that there is not an equivalent alternative site that is
sequentially preferable in terms of flood risk. The SFRA identified flooding from
rivers as the main flooding risk. Notwithstanding this, flooding caused by
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groundwater, surface water runoff, ordinary watercourses, and/or culvert blockage
may result in localised flooding at any location.
The spatial strategy performs well in terms of climate change adaptation as areas of
flood risk have been avoided. There remain issues of localised flooding to be
considered further through site specific work, including on the basis that
development at sites can potentially have a cumulative effect. Overall, it is predicted
that the spatial strategy will have residual neutral effect with regard to climate
change adaptation. The policies discussed below will help to provide suitable
mitigation in terms of fluvial and surface water flood risk.
8.2.2 Commentary on area specific policies
Climate change mitigation
The Princes Risborough Expansion area recognises the opportunity to deliver low
carbon infrastructure and achieve high standards of energy efficiency through
original, abstract design. Policy PR6 (Expansion Area Development Principles)
requires development to “incorporate high-quality design of buildings that is
sustainable, innovative and adaptive to its surroundings.” This is reiterated in Policy
PR7 (Development Requirements) which requires development to include on site
renewable energy generation and/or low-carbon, decentralised energy generation.”
Potential for a long term positive effect on this SA topic through the incorporation of
renewable and/ or low carbon energy generation.
Whilst all sites within the plan will be captured by District-wide policy CP12 (Climate
change); it is nonetheless recommended that site specific policies would be
enhanced if individual references were made to any particular renewable
opportunities that exist. For example, this could be where there may be an
opportunity for the development of adjacent schemes to be coordinated (e.g. sharing
a heating network) ahead of low carbon infrastructure. However, it is recognised that
this is dependent on available evidence.
Climate change adaptation
A range of detailed principles have been supplemented for the Princes Risborough
Expansion Area, of which development should adhere to. This includes,
“Successfully avoid or mitigate flood risks through the location of new development
and through strategic and local interventions which will manage run-off rates and
maximise opportunities for retention or absorption where possible.”
The following sites are associated with notable policy to ensure that fluvial flood risk
is reduced as far as possible.
Policy PR10 (Land north of Lower Icknield Way; employment location) states that “in
relation to flood risk, [development will] use a sequential approach to the location of
development within the site to avoid areas of flood risk, providing a buffer to the
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stream and ensuring that the development will not increase the risk of flooding on
site or elsewhere.”
Policy PR16 (Land at Princes Risborough Station; 45 homes) states that “the Council
will require development of the site to provide flood risk management measures,
including the de-cultivating of the stream in accordance with policy DM15, subject to
feasibility/ amenity, in the context of the Culverton Mill corridor.”
Policy BE1 (Slate Meadow, Bourne End and Wooburn; 150 homes) states that
“development must demonstrate through a Flood Risk Assessment that a sequential
approach to locating development within the site has been followed and that flood
risk is avoided and if not mitigated.” This is essential for this site allocation given the
extent of Flood Zone 2 covering the development area. Extensive mitigation would
be needed to ensure no residual adverse effects would take place at this site.
The policy also requires the implementation and continuous management of
Sustainable Drainage Systems where necessary. This also has significant positive
effects for the ecological biodiversity of the site.
Policy BE2 (Hollands Farm, Bourne End and Wooburn; 467 homes) requires
development to “provide appropriate SuDS across the site.” This is considered
sufficient due to Flood Zone 2 and a very small proportion of Flood Zone 3 being
limited to the southwest corner of the site.
Policy PR8 (Provision and Safeguarding of Transport Infrastructure) addresses the
proposed relief road for the Princes Risborough Expansion Area, specifically
requiring the scheme to, where the alignment of the relief road meets Flood Zones 2
and 3:





Be designed and constructed to remain operational and safe for users in time of
flood;
Result in no net loss of floodplain storage;
Not impede water flows and not increase flood risk elsewhere; and
The policy includes further area specific flooding requirements, positively
responding to the specific needs of infrastructure development locations.

8.2.3 Commentary on other policies
Climate change mitigation
Policy CP12 (Climate Change) supports the use of District Heating Schemes on
large scale allocations proposed in the plan. It is recommended that consideration is
also given to decentralised electricity supply, in addition to heating.
The Council has identified that Policy DM18 (Carbon Reduction and Water
Efficiency) from the Delivery and Site Allocations document (2013) is no longer upto-date. Policy DM18 has been partly replaced by DM41 (Technical Standards for
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Building Regulations Approval) which refers to water efficiency, and partly deleted in
reference to carbon reduction. Carbon reduction is stated to be adequately
addressed through Building Regulations; however, the opportunity to achieve high
standards of energy efficiency that go over and above building regulations should not
be overlooked. There may be opportunities for energy efficiency throughout
development proposals, and this should be encouraged through policy.
A separate renewable energy policy would have positive effects for the sustainability
performance of the plan. Recommendations for development could include the
preparation of Energy Statements to be submitted as part of proposals to
demonstrate how the ‘energy hierarchy’ has been applied and carbon emissions
minimised.
Climate change adaptation
Policy DM39 (Managing Flood Risk and Sustainable Drainage Systems) seeks to
reduce the risk of flooding and potential impacts of development on flooding. The
policy prioritises a number of matters, for example requiring that:






All development will be directed to areas at least risk of flooding and will be
required to reduce the causes and impacts of flooding both on and off site.
Development in any area at rick of flooding or on any site greater than 1 hectare
will require a site specific flood risk assessment.
Development in any area at risk of flooding will evidence compliance with the
sequential test and (as necessary and when appropriate) the exception’s test as
set out in national policy and guidance.
All development will be required to incorporate Sustainable Drainage Systems
(SuDS).

The policy further details a variety of SuDS requirements, prioritising SuDS which
mimic and reflect natural drainage processes and are in keeping with the soft
landscape of the development. This policy could be updated to reference
stakeholder engagement, including considering cross-boundary flood risk and
management, which would be in line with SFRA recommendations69. The SFRA
suggests the Council should continue to work with other authorities and bodies, as
appropriate, to identify specific flood risk infrastructure required within the District.
Policies CP12 (Climate Change) and PR7 (Development Requirements) promotes
adaptation to climate change through similar flood risk approaches as Policy DM39,
setting out the need for essential infrastructure alongside development. Policy CP12
requires allocations to “take account of climate change allowances using the
information provided by the Strategic Flood Risk Assessment level 1 and 2 and
through the sequential testing of sites”. Additionally, the policy encourages
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development to adopt higher water efficiency standards to contribute to alleviating
water stress across the District, and promotes the use of SuDS.
Policy DM26 (Criteria for Traveller Sites) sets out the approach for the delivery of a
supply of pitches for gypsies and travellers, allowing new sites, or the intensification
of sites, only where it accords with national policy for flood risk. The policy requires
“a sequential approach to the location of development within the site is followed in
relation to risk from all sources and any residual risk can be successfully mitigated
through SuDS without increasing the risk of flooding elsewhere.”
8.2.4 Appraisal of the draft plan as a whole
The draft plan positively addresses climate change given the support for on-site
renewable energy generation and/or low-carbon, decentralised energy generation
within the Princes Risborough Expansion Area. Whilst this is supported by Policy
CP12 (Climate Change), further consideration should be given to the potential of the
rest of the plan to deliver sustainable design and construction above the standards
set by Building Regulations where viable.
The draft plan directs the majority of development towards areas of low flood risk
and seeks to ensure that it is appropriately flood resilient and resistant. All
development within higher risk areas is to include the provision of integrated and
maintainable SuDS, addressed through policy and site work. Additionally, adherence
to the recommendations and guidance presented in the SFRA will help limit effects.
On balance, a residual neutral effect is predicted at this stage for climate change.
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Community and wellbeing

8.3.1 Commentary on the spatial strategy
Policy CP2 (Overall Spatial Strategy) states that the Council will, through partnership
working, progress issues of strategic connectivity relating to the strategic
settlements, their connectivity and infrastructure needs within a wider sub-regional
spatial strategy for growth for inclusion in future revisions of the plan.
The spatial strategy supports high growth at existing, Tier 1 and Tier 2, settlements
(High Wycombe, Princes Risborough, Marlow, and Bourne End) and restricts
extensive development in the countryside. The Settlement Hierarchy Study70
highlights these settlements as those with the widest range of facilities, services and
infrastructure, including sustainable transport options. High Wycombe in particular,
is highlighted as the main town in the District, with a distinctive place and a hub for
jobs, retail and leisure activities in southern Buckinghamshire. The Study therefore
concludes that these present the most sustainable locations for development in the
District.
Tier 1 and Tier 2 settlements are also areas where regeneration improvements would
not detract from, or compete with the town centre offer, but rather support its vitality
and amenity. The spatial strategy therefore includes improvements to, or delivery of
new, community infrastructure. This seeks to accommodate for the large scale
growth, and will include health facilities, educational facilities and recreational areas.
The Princes Risborough Expansion Area will result in significant improvements to
community infrastructure in the north of the District, and this is predicted to have
long-term positive effects on the vitality of the area. As part of the development of
the Princes Risborough Expansion Area there will be a phased delivery of social,
physical and community infrastructure to include primary and secondary school
provision, and relocation/co-location of health services. There will also be a new
local centre (see area specific policy commentary).
Growth under the spatial strategy outside of Tier 1 and Tier 2 settlements is less
likely to positively affect community and wellbeing as critical mass is expected to be
needed to enable infrastructure delivery. Smaller sites which do not deliver strategic
community infrastructure, by definition would exacerbate pressure on that which
exists – e.g. the local primary schools and doctors’ surgeries. It is stated that housing
has been identified in the rural areas to provide flexibility for rural enterprises to grow
and adapt. This may have positive effects for the economy and contribute towards
meeting local housing needs, having a positive effect on community vitality.
The spatial strategy recognises the opportunities that exist in respect of transport
infrastructure upgrades. High Wycombe, for example suffers considerable traffic
congestion that must be addressed. Improvements proposed for the area are set out
70
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in the Countywide Local Plan Modelling71, and includes a number of infrastructure
packages which will support community cohesion and accessibility. Packages for
Wycombe include upgrading the school drop off area and providing a new public
transport route with improved frequencies.
Taking the above into account, it is predicted that the spatial strategy has the
potential for a long-term significant positive effect on communities and wellbeing.
8.3.2 Commentary on area specific policies
Princes Risborough Expansion Area has been discussed, above. It sets out a range
of principles to ensure that growth is supportive of communities aspirations, with
benefits felt by both new and existing communities. In this context, Policy PR7
(Development Requirements) requires the Princes Risborough Expansion Area to
deliver the following community infrastructure:








Sufficient new primary school places to meet the needs of the development,
including two new primary schools, each of two forms of entry, each with
associated early years and childcare facilities;
A contribution to secondary school provision, for both upper school and grammar
school places, as well as adult community learning, to meet the needs arising
from the local development;
A local centre incorporating a range of uses including small scale local retail
development, faith space, education facilities, and small business start-up space,
to be located in the northern neighbourhood of the concept plan, and parking
space to adopted standards; and
The relocation or co-location of health services including dental surgeries.

The delivery of such infrastructure will assist with the successful integration of
development to the existing centres, avoiding increased pressure on existing
facilities. Policy PR12 (Town Centre Traffic and Public Realm Enhancement)
expands upon this, stating that the Council will ensure that the expansion of the town
enhances and supports vitality and viability, having no adverse effects on the
functionality of the existing town centre. Policies PR13 (Town Centre Site: Land
Fronting New Road (Back Lane)) and PR14 (Town Centre Site: Land South of Horns
Lane) are mixed use developments which set out the vision and opportunities for
community infrastructure delivery in the town. Provision will be directed to enhance
and consolidate existing space, improving the vitality of the centre.
The following site specific policies set out a clear requirement for delivery of
community infrastructure enhancements and provision. It is noted that these sites
are all large-scale, and that smaller scale sites do not include such specific
infrastructure requirements. However, development at these smaller sites will
contribute through Community Infrastructure Levy (CIL) payments.
71
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Policy HW6 (Gomm Valley and Ashwells; 530 homes) - provide directly or make
appropriate contributions to off-site transport works, and provide a 1 form entry
primary school on the southern edge of the site.
Policy HW7 (Terriers Farm and Terriers House; 500 homes) - provide directly or
make provision for off-site transport works, provide financial contribution towards
additional car parking and upgrades to the existing changing facilities, provide
new playing fields, upgrade the Lady’s Mile bridleway and public rights of way,
infrastructure improvements to provide connections between Hazlemere and the
town centre.
Policy HW8 (Land off Amersham Road including Tralee Farm; 350 homes) redevelop the existing coach yard and riding stables, and “investigate the scope
for improving access to existing bus route”. The policy could be strengthened by
requiring any proposal for development to demonstrate how it will deliver
improved access to existing bus routes.
Policy BE1 (Slate Meadow, Bourne End and Wooburn; 150) - upgrade pedestrian
crossing to a signal controlled crossing, and provide for school travel
improvements through the provision of a park and walk facility.
Policy HW5 (Abbey Barn South and Wycombe Summit; 515 homes) is allocated
for residential led mixed use development comprising residential, business and
associated community uses. However, there is no detail within the policy
regarding community infrastructure delivery, which is surprising considering the
proposed capacity of 505 dwellings. The policy includes references to new links
and footpath/cycle networks to increase connectivity across the development
area; however, further detail on this infrastructure would help to strengthen the
policy.

8.3.3 Commentary on other policies
Virtually all thematic policies have positive implications for the achievement of certain
‘communities’ objectives. Key policies in this context include:
Policy DM29 (Community Facilities) deals with the schools, sport, cultural and
recreational facilities, healthcare, public transport, emergency services, social care
facilities, community buildings, places of worship, and other facilities. Development
is required to “meet the full range of needs for community facilities, either through the
retention or enhancement of existing facilities, or through the provision of new or
extended facilities.” The policy further states that land or buildings currently or last
occupied for community use must be retained unless it can be demonstrated that the
land/building would be surplus to any community needs.
Policy DM34 (Delivering Green Infrastructure and Biodiversity in Development) will
ensure that sufficient quantity and quality of, and convenient access to, green

92

Wycombe District Local Plan

SA Report (September 2017)

infrastructure which provides opportunities for active transport and outdoor
sport/recreation.
Policy DM33 (Local Transport and Parking) sets out local requirements for
development with respect for transport modes and parking, ensuring ease of
movement and accessibility for residents.
Policy DM31 (Development Affecting the Historic Environment) states that
development will consider the historic environment and be required to identify and
assess the public benefit of heritage assets through a heritage statement. The policy
recognises the value of historic designations and their contribution to local
townscape and character; having a positive effect on community satisfaction and
sense of place.
8.3.4 Appraisal of the draft plan as a whole
The draft plan directs growth to the most sustainable locations for development in
the District.72 The plan proposes development that will deliver improvements to and
the provision of new community infrastructure, to benefit both new and existing
communities.
With regards to site specific and District-wide thematic policy, a variety of measures
are proposed that will seek to ensure that any negative impacts of growth on
communities are minimised, and the potential positives realised. In a number of
instances, site specific policy provides details for on-site and/or off-site community
infrastructure that should be delivered as part of any development scheme, taking
into consideration area specific limitations and opportunities.
Overall, it is predicted that the draft plan will have a significant long term positive
effect on community and wellbeing.

72
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Economy and employment

8.4.1 Commentary on the spatial strategy
Forecasts suggest that there will be a growth of just over 7,650 full time equivalent
jobs73 in Wycombe District in the period 2013-2033, across a range of different
sectors. This includes a growth of around 5,000 jobs (Full Time Equivalent (FTE)
figure) in the “B use class” sectors of office, industrial and warehouse, generating a
requirement for an additional 54,000 sqm floor space74.
An objective of the draft plan is to foster the economic strength of the M40/A404
location and that of the rural economy. The Housing and Economic Development
Needs Assessment (HEDNA)75 indicates that there is a need to provide additional
land to help meet the employment needs and provide a range and choice of sites in
locations that would be commercially attractive. However, the scope is limited as a
result of the District’s constraints - including topography (lack of flat land), AONB and
Green Belt - and viability considerations linked to the operation of the commercial
property market.
Policy CP5 (Delivering Land for Business) proposes to safeguard existing strategic
and local employment areas from non-business development as well as encourage
and facilitate their ongoing regeneration and redevelopment for economic purposes.
Protecting existing employment land is important given the lack of available new
sites in the District and constraints. The policy also supports High Wycombe as a
location for high quality offices. The plan ensures the delivery of existing
commitments as well as the allocation of 21 ha of new strategic and local
employment areas. These new employment areas are directed towards the edge of
the larger settlements, which is positive for this topic as it will help to meet identified
needs and provide employment opportunities for those communities.
The policy also seeks to facilitate rural enterprise and diversification within the
smaller settlements and rural area, fostering their social and economic wellbeing.
This is highlighted as an important consideration for sustainable development,
creating more flexibility for rural enterprises to grow and adapt.
Work has been undertaken across the Functional Economic Market Area (FEMA)
under the duty to co-operate to consider the overall balance between supply and
demand. This is set out in the HEDNA Addendum. A Memorandum of
Understanding has been signed76 by the Buckinghamshire Districts and
Buckinghamshire Thames Valley LEP which will allow some of the surplus
opportunities for employment land provision in Aylesbury Vale to meet some of the
unmet employment needs as assessed against the forecasts for Wycombe District.
73
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Overall across the FEMA there is sufficient land to meet the forecast for jobs, but
currently a mismatch within the B use class sectors.
Policy CP6 (Securing Vibrant and High Quality Town Centres) seeks to ensure that
there is an appropriate type and scale of development within town centres. It also
seeks to enhance the town centres and improve the quality of the public realm in
High Wycombe, Princes Risborough and Marlow. This has the potential for a long
term positive effect on the economy.
Figure 17: Economic development strategy

8.4.2 Commentary on area specific policies
The Princes Risborough Expansion Area proposal includes 300-400 sqm retail space
(‘A’ use classes) and 500 sqm space for business start-ups. Employment space is
allocated to facilitate the development of new businesses in the town, and some
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space is reserved for relocation of local businesses as they expand or move to make
way for residential development. The local centre aims to form an “enterprise hub.”
The delivery of employment land alongside housing will provide employment
opportunities for residents and have a long term positive effect on the local economy.
Policy PR9 ensures the provision of employment land for new or relocating
businesses at Princes Risborough. It protects the existing Princes Estate and sets
out criteria for new development in the expanded business park. It is also noted that
the draft plan, under Policy PR10 (Land North of Lower Icknield Way; employment
space), reserves employment land for the relocation of existing B1, B2 or B8
businesses affected by the expansion of Princes Risborough. This supports the
economic strategy for the District, providing an alternative location for business
development which is less constrained and more accessible.
The principles for all development at Tier 1 and Tier 2 settlements will also positively
affect the economy. For example, the development principles at Marlow seek to
foster economic growth through “maintaining and strengthening the town as a
Thames Valley employment centre.” Bourne End and Wooburn’s development
principles include “safeguard business areas to provide the local employment base
to support growth”.
Policy HW16 (Wycombe Air Park; up to 14ha additional employment floorspace)
seeks to provide additional land to help meet the employment needs and provide a
choice of sites in locations that would be commercially attractive. The identified
need has been accompanied by a Green Belt Part 2 Report, which indicated
exceptional circumstances existing in this instance for removing land from the Green
Belt for employment purposes. The policy requires development to “ensure that
appropriate boundary landscaping is provided”, to consider both the impacts on the
Green Belt, and the setting of the Chilterns AONB.
Policy RUR10 (Land to the Rear of Stokenchurch Business Park; 2.9ha additional
employment floorspace) seeks to extend the Stokenchurch Business Park, whilst
also providing the infrastructure to support this development. The policy includes
contributions to enhance public transport provision in the village and to serve the
site.
8.4.3 Commentary on other policies
Policy DM28 (Employment Areas) supports the spatial strategy, identifying existing
strategic and locally important areas for employment. It seeks to foster economic
growth and support local communities, through the designation of Strategic and
Local Employment Areas. The policy also recognises the importance of office
development in the District, restricting development to B class use as specified in the
Use Classes Order to promote economic growth. This is reiterated by Policy CP5
(Delivering Land for Business) which requires development to “be for B use or uses
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which complement the quality of accommodation and the types of activity already
taking place.”
The Council regards the Cressex Business Park in High Wycombe and Globe Park
in Marlow to be the two priority areas for improvement and regeneration. Policy
HW18 supports Policy DM28, highlighting the role of Cressex Business Park as the
District’s premier industrial location and supports proposals that would develop or
enhance this use. These policies, and others under the spatial strategy, seek to
support the growth and retention of existing businesses and inward investment into
the District.
For rural areas, Policies DM40 - DM45 recognise that small changes to existing
business centres or farm diversification can make a significant contribution to the
rural economy. The policies seek to support development that improves the social
and economic wellbeing of local rural communities, whilst respecting their distinct
character, and safeguarding the Chilterns and Green Belt. A policy framework for
development in the countryside beyond the Green Belt is provided by Policy DM44
(Development in the Countryside outside of the Green Belt). This policy focuses on
where new development can contribute positively to the vitality and sustainability of
rural communities. Additional development will need to be at a level which helps to
sustain and enhance rural communities, without exceeding the capacity of local
services.
A range of other policies are also of relevance to the achievement of economic
objectives, including the policies dealing with ‘Transport’ and ‘Infrastructure’. Policy
DM33 (Local Transport and Parking) seeks to improve accessibility into the
settlement centres, ensuring that “material adverse impacts on existing and forecast
traffic conditions are mitigated.” This will improve the retail and employment offer of
centres, having a positive effect on the District’s economy.
8.4.4 Appraisal of the draft plan as a whole
Evidence suggests that the scope for providing new employment within the District is
limited as a result of constraints - topography (lack of flat land), AONB and Green
Belt - and commercial market considerations. In response to this, the draft plan
seeks to safeguard existing strategic and local employment areas from non-business
development. It also proposes to deliver 21ha of new employment land to help meet
the identified needs of the District. A Memorandum of Understanding has been
signed for Buckinghamshire which will allow some of the surplus opportunities for
employment land provision in Aylesbury Vale to meet some of the unmet
employment needs as assessed against the forecasts for Wycombe District. Overall
across the FEMA there is sufficient land to meet the forecast for jobs, but currently a
mismatch within the B use class sectors. The Memorandum of Understanding
therefore identifies the importance of having flexibility in the employment land
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allocations to allow for future changes in relative demand from different sectors, and
the Wycombe Local Plan includes such flexibility.
The draft plan supports opportunities to develop key employment sectors including
industrial occupiers situated in Cressex Business Park, and the established office
locations at Old Staples, Queen Alexandra Road. It also seeks to regenerate and
enhance the vitality and viability of existing town centres, and supports opportunities
for development that will improve education skills and training. Furthermore, it also
seeks to facilitate rural enterprise and diversification. Overall, it is predicted that the
draft plan will have a significant long term positive effect on the District’s
economy and employment.
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Historic environment

8.5.1 Commentary on the spatial strategy
The strong role that heritage plays in the District is reflected by the designation of 61
Conservation Areas, over 1,200 Listed Buildings, 54 scheduled monuments, and 11
registered historic parks and gardens. The spatial strategy recognises the
importance of the historic environment and that the character of heritage assets,
including non-designated heritage assets, needs to be retained, particularly in areas
where there is pressure from development.
The spatial strategy directs the majority of development towards existing settlements
and focuses on previously developed land where possible. While this has the
potential for negative effects on heritage assets in these areas it also helps to reduce
potential impacts on the character of the rural area and heritage assets found there.
The strategy attaches great weight to conserving the landscape and scenic beauty of
the AONB. The redevelopment of brownfield sites also provides an opportunity to
remove existing development that is detracting from the significance of heritage
assets and the wider historic environment. This coupled with improvements to
accessibility and signage has the potential to enhance the historic environment with
a long term positive effect.
The major residential led expansion of Princes Risborough proposed through Policy
CP3 is likely to result in residual negative effects on the historic environment. The
expansion area encompasses the Alscot Conservation Area as well as a number of
listed buildings. Development is likely to affect the setting of these heritage assets
as well as the setting of the historic environment in the surrounding area. Site
specific policies require development to respect the setting of the Conservation Area
and preserve important views in and out of the Conservation Area as part of a
positive strategy for the conservation and enjoyment of the historic environment.
There is also a clear strategy for the historic environment of the town, with the vision
being that “In 2033, Princes Risborough will be a modern, green and accessible
market town with a safe and vibrant community, which strongly reflects its historic
roots, rich cultural heritage and special landscape setting.”
8.5.2 Commentary on area specific policies
As discussed above, policies in relation to the Princes Risborough Expansion Area
take the historic environment into account. The principles for the area require
development to “preserve and enhance historic assets and features of the historic
landscape (such as hedgerows) including Alscot Conservation Area.” Specific
requirements for development include retaining Crowbrook stream to preserve the
green setting for Alscot Conservation Area.
Numerous site specific policies reference heritage constraints, Policy PR13 (Town
Centre Site: Land fronting New Road (Back Lane)); mixed use development) creates
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the opportunity to reorganise space for the better in Princes Risborough Town
Centre. The policy looks to improve the overall public realm, creating an attractive
appearance through major visual enhancements within and around the Conservation
Area. The policy further requires “development to be in accordance with the
guidance outlined in the Conservation Area Character Survey 77.”
Policy BE2 (Hollands Farm, Bourne End and Wooburn; 467 homes) overlaps slightly
with Hedsor Road and Riverside Bourne End and Wooburn Conservation, at the
south west of the site. Importantly, the policy states “development of the site is
required to not have an adverse effect on the setting of the Conservation Area.”
Policy HW12 (Leigh Street, Desborough Area, High Wycombe; 275 homes) is largely
located within Leigh Street Furniture Heritage Conservation Area. The policy states
that development should be designed to provide significant environmental
improvements to protect and enhance the Conservation Area. Redevelopment of
this area is described as “offering the opportunity to secure significant environmental
improvements. This includes the preservation of key buildings as well as the
characteristics which relate to the area’s industrial heritage and provide the basis for
the Conservation Area.” The Council has further produced a development brief 78 for
the area to inform development.
Policy HW13 (Former Bassetsbury Allotments, Bassetsbury Lane; 30 homes) is
located adjacent to the High Wycombe Conservation Area and two Grade II listed
buildings (Funges Farm and Harvest Barn), with further listed buildings located to the
west. The policy states that “development proposals will need to demonstrate that
they have given consideration to the special historic interest, for example, through
the production of a heritage report; and set out how the special interest will be
conserved.” This approach is taken for other policies which have the potential to
adversely impact heritage assets in the District.
Policy PR9 (Princes Estate and Expansion; 10ha employment floorspace) references
the open character and setting of Horsenden Conservation Area. The policy requires
development to “create a layout and design that has particular regard for its visual
impact” on the heritage asset.
8.5.3 Commentary on other policies
Policy CP11 (Historic Environment) sets out criteria to be met by development
proposals, in order to “promote the conservation and enhancement of the historic
environment of the District.” Policy criteria include:


Ensuring that a sensitive approach is taken to development affecting designated
and non-designated heritage assets. This approach will seek to conserve and

77

Wycombe District Council (1998) Princes Risborough Conservation Area Character Survey available [online]:
https://www.wycombe.gov.uk/pages/Planning-and-building-control/Conservation-areas-and-listedbuildings/Conservation-areas/Princes-Risborough-conservation-area.aspx
78
Leigh Street Quarter Development Brief Approved November 2008
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where possible enhance assets, in accordance with national guidance and
legislation;
Ensuring that heritage assets are properly managed and promote sympathetic reuse of vacant and “at-risk” buildings, to prevent the deterioration of their
condition, to aid in their protection, and to reduce the number of heritage assets
on the “Heritage at Risk” register; and
Working closely with our partners including Historic England and
Buckinghamshire County Council to ensure that records are kept up to date, so
the historic environment is cared for in the most appropriate manner.

Policies CP9 - CP11 set out the strategic approach to maintaining and improving
sense of place, identifying the special character and quality of the natural and
historic environment. Policy CP9 (Sense of Place) takes into account the public
benefits of heritage assets, requiring development to “achieve a high quality of
design which contributes positively to making places better for people and which
takes the opportunities available for improving the character and quality of an area
and the way it functions.”
Policy DM31 (Development Affecting the Historic Environment) takes the principles
of Policy CP11 and sets out the practical measures by which they may be delivered.
The policy requires that all development proposals likely to affect the significance of
designated and non-designated heritage assets, or their setting, are required to:





Identify and assess the significance of the heritage asset, the nature and severity
of any adverse impacts, and the public benefit, through the production of a
heritage asset statement. The level of detail should be proportionate to the
asset’s importance;
Where development affects a historic park or garden, a management plan and a
visual impact assessment should be produced; and
Prioritise the enhancement of a heritage asset and the Historic Environment;
where this is not possible, proposals that lead to no adverse impacts will be
encouraged. Where harm is unavoidable, schemes must demonstrate that all
reasonable efforts have been made to sustain the original use, find a new use,
and minimise or mitigate the extent of the harm to the significance of the asset.

8.5.4 Appraisal of the draft plan as a whole
The spatial strategy directs the majority of development towards existing settlements
and focuses on previously developed land where possible. While this has the
potential for negative effects on heritage assets in these areas it also helps to reduce
potential impacts on the character of the rural area and heritage assets found there.
The strategy attaches great weight to conserving the landscape and scenic beauty of
the AONB. The redevelopment of brownfield sites also provides an opportunity to
remove existing development that is detracting from the significance of heritage
assets and the wider historic environment. This coupled with improvements to
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accessibility and signage has the potential to enhance the historic environment with
a long term positive effect.
There is the potential for negative effects on the historic environment as a result of
development at a number of proposed allocations; however, policies including CP11
(Historic Environment) and DM31 (Development Affecting the Historic Environment)
should reduce the significance of any residual negative effects for the majority of
sites so they are not major. The major residential led expansion of Princes
Risborough is likely to result in residual long term negative effects on the historic
environment. The expansion area encompasses the Alscot Conservation Area as
well as a number of listed buildings and development would result in the loss of large
areas of greenfield and agricultural land which would alter the rural character of the
area. The importance of the historic environment in and surrounding Princes
Risborough is recognised through the draft plan and policies seek to minimise the
impacts of proposed development and maximise opportunities for enhancement
where possible. There is a clear strategy and vision for the historic environment of
Princes Risborough, “In 2033, Princes Risborough will be a modern, green and
accessible market town with a safe and vibrant community, which strongly reflects its
historic roots, rich cultural heritage and special landscape setting.”
It is difficult to conclude with any certainty if the draft plan as whole will have a
residual positive, negative or neutral effect on the historic environment. There is the
potential for residual positive effects through the redevelopment of brownfield land as
well as negative effects in some localised areas, including Princes Risborough. The
spatial strategy recognises the importance of the historic environment and that the
character of heritage assets, including non-designated heritage assets, needs to be
retained, particularly in areas where there is pressure from development. On
balance, it is considered that the residual effect of the draft plan is uncertain at
this stage and will ultimately be dependent on the implementation of proposed
development and policies.
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Housing

8.6.1 Commentary on the spatial strategy
The Buckinghamshire Housing and Economic Development Needs Assessment
(HEDNA)79 identified that the Objectively Assessed Housing Need (OAHN) for the
District is 13,200 homes from the period 2013-2033. The Council has thoroughly
reviewed the scope for meeting its housing need, and having considered all the
reasonable options, a housing capacity of 10,925 was identified for within the plan
period.
The Council recognise that OAN should be met across the Buckinghamshire
Housing Market Area (HMA), in accordance with the National Planning Policy
Framework. However, the NPPF recognises that this is not always possible given
constraints. Para 14 states that for plan-making:



“local planning authorities should positively seek opportunities to meet the
development needs of their area;
Local Plans should meet objectively assessed needs, with sufficient flexibility to
adapt to rapid change, unless:
- any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole; or
- specific policies in this Framework indicate development should be restricted”.

It also states in Para 47 that local planning authorities should, “use their evidence
base to ensure that their Local Plan meets the full, objectively assessed needs for
market and affordable housing in the housing market area, as far as is consistent
with the policies set out in this Framework”.
As part of the Duty to Co-operate and in line with national planning policy, Aylesbury
Vale District Council has agreed to accommodate 2,275 homes in the Vale of
Aylesbury Local Plan which constitutes the unmet housing needs of Wycombe
District.
Policy CP4 (Delivering Homes) proposes the delivery of the identified 10,925 homes
for the District during the life of the plan. This includes 6,350 homes at the urban
area of High Wycombe, 2,050 homes at Princes Risborough (not including the
additional 600 homes expected beyond the plan period), 350 homes at Marlow, and
1,400 homes across the rural areas, focused on the larger and medium sized
villages. The spatial strategy will therefore meet the updated housing target for the
District, having a significant long term residual positive effect by helping to meet the
identified housing need.

79

Buckinghamshire Housing and Economic Development Needs Assessment (HEDNA) (December 2016 and
Addendum, July 2017)
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Figure 18: Housing distribution

8.6.2 Commentary on area specific policies
Housing mix is discussed through a number of area/site specific policies. Notably,
the Princes Risborough Expansion Area Policy PR7 (Development Requirements)
requires development to provide homes which meet the local and District’s housing
needs as identified and required by the Council, including:




Affordable housing, to include a significant proportion through local delivery
vehicles in the form of a Community Land Trust;
A mix of housing sizes, tenures and flexible house types to meet those needs;
and
Self-build and custom-built plots.
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It is also noted that the policy further states that “affordable housing will be required
at a rate of 40% of the total gross internal area”. This is consistent with Policy DM24
(Affordable Housing) and also viable, having a significant positive contribution to
meeting local housing needs.
Overall, the principles for all Tier 1 and 2 settlements give rise to positive effects for
this SA topic. The development principles for Marlow, for example, seek to deliver
housing through “providing housing and affordable housing whilst protecting the Area
of Outstanding Natural Beauty and the Green Belt from unnecessary development.”
Access to affordable housing is highlighted within the draft plan as a key issue for
rural areas, and is addressed through Policy CP3 (Settlement Strategy) and Policy
DM25 (Rural Exception Housing). Policy CP3 directs levels of development
throughout the District, focusing rural exceptions affordable housing schemes in Tier
5 and 6 settlements (small villages and hamlets), to support the social and economic
development of local rural communities. This is reiterated within the principles set out
for rural areas.
Policy DM25 deals with specific schemes for small scale, rural affordable housing
(including starter homes), establishing a criteria that must be met for proposed
schemes to be permitted. A similar approach is taken for Policy DM27 (Housing for
Rural Workers), which provides permanent accommodation for rural workers in
locations where permission would not normally be granted. These policies are
positively worded, recognising the importance of such housing delivery in terms of
meeting identified local needs.
The site specific policies focus on issues that are explicit to the site rather than more
generic requirements. DM22 (Housing Mix) and DM24 (Affordable Housing) are key
generic development management policies that should be considered in relation to
each of the allocated sites in reference to this topic. These are discussed below.
8.6.3 Commentary on other policies
Policy DM22 (Housing Mix) sets out local requirements to ensure a satisfactory mix
of dwelling size, housing types and tenure. This takes into account current evidence
in relation to propriety housing needed in the District, and to support a sense of place
and mixed communities.
Evidence suggests that 3,14080 of the District’s total homes will need to be affordable
homes. Policy DM24 (Affordable Housing) addresses this, stating that for all
proposals for more than 10 dwellings (or more than 1000 sqm of residential
floorspace), on-site affordable housing will be required of at least:

80

Buckinghamshire Housing and Economic Development Needs Assessment (HEDNA) (December 2016 and
Addendum, September 2017)
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40% of the total gross internal area on sites that are greenfield land or were last
used for Class B business use or a similar sui generis employment-generating
use, or;
30% of the total gross internal area on all other sites.

The policy goes on to establish further requirements, including stating that the
Council will, in rural areas, “require a commensurate financial contribution towards
the provision of affordable housing from all proposals of between 6 and 10 dwellings
and/or over 1,000 sqm inclusive.”
Policy CP4 (Delivering Homes) deals with delivering the specific housing needs of
the District. This includes homes for rent, with housing associations, and shared
ownership for example. Provision will also need to be made for the elderly and other
groups in society, including planning for the needs of the travelling community. The
policy seeks to deliver a balanced mix of housing to create mixed and sustainable
communities, and help address the needs for different types of housing, which
includes:






Provision of affordable housing of appropriate tenures having regard to the needs
for different forms of affordable housing;
Provision of accommodation for the elderly including through existing
communities, on sites allocated for housing and through ensuring new housing is
more accessible;
7 pitches to meet the needs of Travellers and 4 plots to meet the needs of
Travelling Showpeople; and
Seeking an appropriate mix of house types and sizes.

Policy DM26 (Criteria for traveller sites) sets out a criteria based approach to assess
the potential for new sites, or for the extension or intensification of existing sites
within the District. The policy supports sites that have access to services, facilities
and potential sources of employment; and which is of a scale that does not dominate
the scale of the nearest existing settlement.
Meeting the identified needs of older people and others with a need for specialist
housing will have a long term positive effect on this topic as they will help to meet the
housing needs for all of the District’s residents.
8.6.4 Appraisal of the draft plan as a whole
The Buckinghamshire Housing and Economic Development Needs Assessment
(HEDNA)81 identified that the Objectively Assessed Housing Need (OAHN) for the
District is 13,200 homes from the period 2013-2033. The draft plan is not able to
meet the identified OAN, proposing the delivery of 10,925 dwellings during the life of
the plan. This is primarily as a result of significant constraints in the District, which
81

Buckinghamshire Housing and Economic Development Needs Assessment (HEDNA) (December 2016 and
Addendum, September 2017)
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includes large areas of land designated as AONB and Green Belt. As part of the
Duty to Co-operate and in line with national planning policy, Aylesbury Vale District
Council has agreed to deliver 2,275 homes through their emerging Local Plan to
address the unmet housing need within Wycombe District.
The draft plan focuses the majority of development at the larger settlements but also
directs an appropriate number of new homes towards smaller settlements in more
rural areas. This will help to meet the housing needs for all communities within the
District. The draft plan also sets out affordable housing requirements for new
developments of 30-40%, which will help meet the identified needs within the District.
Furthermore, there are also policies that seek for a range of specific and specialist
housing needs to be met, which includes meeting the needs of Gypsy, Traveller and
Travelling Showpeople communities, and providing for rural exception housing. The
draft plan also seeks to deliver a suitable mix of housing to ensure that the needs of
all residents are addressed.
The draft plan will have a significant long term positive effect on this topic through
the delivery of new homes to help meet identified needs and policies that seek to
provide a suitable mix of housing for all residents.
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Landscape

8.7.1 Commentary on the spatial strategy
Some 71% of the District’s land area falls within the Chilterns Area of Outstanding
Natural Beauty (AONB). The NPPF states (Para 115) that:
“Great weight should be given to conserving landscape and scenic beauty in
National Parks, the Broads, and Areas of Outstanding National Beauty, which have
the highest protection in relation to landscape and scenic beauty.”
It also states in Para 116 that, “Planning permission should be refused for major
developments in these designated areas except in exceptional circumstances and
where it can be demonstrated they are in the public interest”.
The strategy (Policy CP2) attaches great weight to conserving the landscape and
scenic beauty of the AONB. As a result, the spatial strategy does not allocate sites
that constitute “major development” in the AONB, prioritising the conservation of the
valued landscape feature and its setting. The AONB and wider landscape have
been a key consideration in the development of the draft plan, influencing the overall
level of growth to be delivered and its location across the District.
The spatial strategy directs the majority of development towards Tier 1 and Tier 2
settlements (High Wycombe, Bourne End, Marlow and Princes Risborough) and it is
primarily focussed on previously developed land. The highest amount of growth is
proposed at High Wycombe (6,350), much of this being on brownfield land and
within the main built up area. There is the potential for a positive effect on
townscape through the regeneration of previously developed land but is dependent
on a number of factors, including the final design and layout of development.
Whilst a large proportion of sites proposed in High Wycombe are relatively small
brownfield sites that are likely to have a positive or neutral residual effect on this
topic, the strategy will also result in some development on larger greenfield sites that
are adjacent to or in close proximity to the AONB. While not within the AONB, the
expansion of Princes Risborough has the potential affect its setting.
The spatial strategy directs the majority of development to the larger villages and
focuses on previously developed land where possible. It also allows for an
appropriate level of development in the smaller rural settlements and ultimately
seeks to protect the intrinsic character and the environmental quality of the District.
On balance, there is the potential for the spatial strategy to have residual positive
effects through the redevelopment of brownfield land as well as a residual negative
effect as a result of development on greenfield sites on the edge of settlements in
close proximity or visible from the AONB.
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8.7.2 Commentary on area specific policies
To meet the District wide spatial objectives, the High Wycombe Area lists a range of
principles which the Council will use to shape development. This includes:



Recognise the unique role of the Chilterns valley landscape; and
Reduce the visual divide between the surrounding landscape and townscape
through positive integrated structural planning and enhanced canopy cover

This is reiterated within all Tier 1 and 2 settlements development principles,
positively addressing the Chilterns AONB as a key consideration for development.
There are a number of proposed greenfield allocations that are in close proximity to
the AONB. The policies for these allocations contain a range of mitigation to
minimise impacts and therefore reduce residual effects on the landscape.
Policy HW5 (Abbey Barn South and Wycombe Summit; 505 homes) requires new
development to provide new treeplanting and “keep building heights below the
existing ridge top tree line of the Ride and new wooded skyline at maturity to avoid
intruding upon views of the area from the wider landscape.” The policy also seeks to
protect the most visually sensitive areas through the use of lower density and
building heights while retaining existing trees and providing new tree planting.
Policy HW6 (Gomm Valley and Ashwells; 530 homes) - this site is located in a
prominent and sensitive location and there are a number of long and near distance
views of the site. The policy requires development to “Pay particular regard to the
landscape character and views of the area from the south. Where visual impacts are
unavoidable these shall be mitigated in a way that respects the existing landscape
character.” The illustrative layout for the site proposes larger areas of open/green
space in the east which are the areas closest to the AONB. Development is
focussed towards the existing urban edge and the illustrative layout suggests that a
woodland edge will be provided along the boundary with the AONB.
Policy HW7 (Terriers Farm and Terriers House; 500 homes) is situated to the north of
the town in close proximity to the AONB. The policy includes requirements to retain
and enhance green infrastructure, which includes the retention of, “a green link
between King’s Wood in the south and the Area of Outstanding Natural Beauty
countryside to the north to retain its function as a wildlife corridor”. Given the close
proximity of the AONB there is the potential for the policy to be strengthened by
including specific landscape requirements.
Policy PR6 (Expansion Area Development Principles) requires development of the
Princes Risborough Expansion Area to provide an “overall townscape that
successfully ingrates the expansion with the existing town and responds to existing
landscape features to reduce the impacts on important views, especially from the
Chilterns AONB, by day and night, thereby helping to protect the AONB.” This is
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expected to contribute positively towards helping to conserve the character of the
landscape.
Numerous other site specific policies reference landscape as a key consideration.
Policy RUR8 (Land south of Mill Road, Stokenchurch; 100 homes) proposes
development within the AONB, and in light of this, requires any proposal to:




Adopt a landscape-led positive approach to design and layout to limit impact on
the AONB;
Mitigate visual impact along the existing residential boundary; and
Be designed to be of a layout and form that is sensitive to the existing
topography.

Policy HW17 (Land adjoining High Heavens Household Recycling Centre, off Clay
Lane) is also located within the Chilterns AONB, but is well screened. The policy
states that any development proposals will need to:





Provide single storey restricted height buildings;
Retain and manage existing wooded boundaries for screening purposes, to take
account of the sites location within the AONB;
Provide off site planting to the east so as to reinforce the western boundary; and
Provide a full landscape assessment.

8.7.3 Commentary on other policies
Policy CP10 (Green Infrastructure and the Natural Environment) seeks to conserve,
protect, and enhance the natural environment of the District. The policy also seeks to
conserve, protect and enhance the Chilterns AONB and other natural environmental
assets of local, national and international importance, by:




Protecting them from harmful development through development management
policies in this plan and the deliveries and site allocations plan including the
protection of biodiversity and landscape designations; and
Working with the Chilterns AONB Board and other agencies to improve the
management of the AONB and other natural assets, and help people’s enjoyment
of them.

Working within a partnership is expected to help deliver the shared vision of
improving the natural environment. Additional support is likely to ensure key issues
have been considered, working alongside experts with experience of the wider
landscape (outside of the District boundary).
Policy DM30 (The Chilterns Area of Outstanding Natural Beauty) details
requirements for development proposals within the AONB, promoting enhancement
to the AONB where possible. The policy highlights socio-economic benefits that
should be considered, prioritising the understanding and enjoyment of the AONB for
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local communities. The policy further states that “planning permission for proposals
which constitute major development within the AONB will only be permitted in
exceptional circumstances”. Additionally, “development within the setting of the
AONB must not have a significant adverse impact on the natural beauty of the
Chilterns AONB.”
Policy DM32 (Landscape Character and Settlement Patterns) seeks to protect
valued areas of landscape and countryside outside of the Chilterns AONB. The
policy requires development to evidence a thorough understanding of the landscape
and respond positively to its attributes. Development therefore should take into
account:






Existing landscape character appraisals;
The existing and historic pattern of fields, hedgerows, woodlands, trees, water
bodies, the underlying topography, and other landscape features on and around
the site;
Tranquillity and darkness; and
Views and vistas, both from and towards the site, paying particular attention to
any hilltop and skyline views and any areas that contribute to separation between
settlements.

Policy CP9 (Sense of Place) seeks developments to, “conserve the natural and
historic environment and implement measures for their enhancement, as set out in
Policies CP10, CP11 and DM31.” DM35 (Placemaking and Design Quality) further
addresses sense of place, requiring development to “create positive and attractive
buildings and spaces, and take all reasonable opportunities to improve the character
and quality of the area and the way in which it functions.”
Policy DM34 (Delivering Green Infrastructure and Biodiversity in Development) sets
out a list of requirements for development to contribute towards enhancing the
natural and built environment. This includes requiring development to “assess,
protect, and enhance woodland, trees, hedgerows and other landscape, habitat or
natural water features.” A similar approach to nature conservation is taken under
adopted Policies DM11 (Green Networks and Infrastructure), DM12 (Green Spaces),
and DM13 (Conservation and Enhancement of Sites, Habitats and Species of
Biodiversity and Geodiversity Importance).
8.7.4 Appraisal of the draft plan as a whole
The draft plan attaches great weight to conserving the landscape and scenic beauty
of the AONB and the landscape has been a key consideration in the development of
the draft plan, influencing the overall level of growth to be delivered and its location
across the District. The spatial strategy focusses development on previously
developed land where possible but in order to maximise the potential for the District
to deliver growth and meet identified OAHN there is also a need for some
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development on greenfield sites at the edge of settlements within and in close
proximity to the AONB.
There is the potential for positive effects through the regeneration of previously
developed land but also the potential for negative effects as a result of development
within and in close proximity at the to the AONB. The expansion of Princes
Risborough helps to reduce the level of growth within the AONB although it is
recognised that there is still the potential for a negative effect on its setting as a
result of the scale of development in this area.
Draft plan policies seek to both protect and enhance landscape assets, and use
them positively in development to establish a sense of place. This is reinforced
through site specific policies, which demonstrate that a landscape-led approach has
been taken to development design and layout to minimise impacts on the AONB and
the wider landscape character. Site specific requirements include retaining and
managing existing hedgerow and woodland boundaries for screening purposes, and
providing off site planting to reinforce site boundaries.
The draft plan has the potential for both positive and negative effects on landscape
in localised areas across the District. It is difficult to conclude with any certainty what
the residual effect for the landscape character of the District as a whole will be.
Ultimately, the development on greenfield sites at the edge of existing settlements
that are within or in close proximity to the AONB are likely to affect its setting to some
degree and therefore have a residual negative effect. While not within the AONB,
the expansion of Princes Risborough will have an impact on the landscape character
in the north of the District and potentially affect the setting of the AONB. On balance,
it is considered that there is the potential for a residual minor long term negative
effect on the landscape. The significance of the residual effect will be dependent on
the implementation of proposed development and policies.
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Natural resources

8.8.1 Commentary on the spatial strategy
This topic relates to the quality and quantity of natural resources within the District.
The key issues to be discussed include the efficiency of land use, whether there are
potential contamination issues, the agricultural quality of land, air quality, and water
resources and quality.
The ‘best and most versatile’ (BMV) agricultural land, is defined by the NPPF as that
which is classified as either Grade 1, Grade 2, or Grade 3a, according to the national
agricultural land classification. The Natural England Agricultural Land Classification
dataset shows the majority of agricultural land in the District to be ‘grade 3’, with
some areas of grade 2 in the north and south of the District. The spatial strategy
focuses development on previously developed land where possible. As a result,
around 50% of development proposed through the draft plan is located on brownfield
land and this will have a long term positive effect on this topic through the efficient
use of land.
In order to try and meet the identified OAHN for the District the spatial strategy also
proposes growth on sites that will result in the loss of greenfield and agricultural land.
This includes some sites that contain best and most versatile agricultural land, which
has the potential for a residual negative effect on this topic.
There may be issues in relation to contaminated land given the focus of growth in
existing urban areas and on previously developed land. However, it is assumed that
this issue can be addressed through site level studies and assessments.
The findings of the appraisal under the transport and traffic topic is a residual
negative effect at this stage. The results of the Countywide Local Plan Modelling82
concluded that despite the inclusion of mitigation, there are still significant increases
in travel time remaining on key routes including the A40 corridor and High Wycombe
town centre. Taking the evidence into account and the high level of growth directed
towards High Wycombe there is the potential for a residual negative effect on air
quality.
The Annual Status Report83 (ASR) for the District confirms that annual mean nitrogen
dioxide concentrations continue to exceed the objective within Wycombe District
Council’s existing AQMA that runs alongside the M40 motorway. There are also
continued exceedances within High Wycombe and Marlow; and it is intended that
further AQMAs will be declared in the near future.
It is recognised that the Spatial Strategy will support the delivery of transport
infrastructure, including a relief road, to take pressure off Princes Risborough Town
82
83

Wycombe District Council (2017) Wycombe District Local Plan: Settlement Hierarchy Study Final Report
Air Quality Consultants (2016) Wycombe District Council LAQM Annual Status Report
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Centre. It is also noted that improved technological efficiency of petrol and diesel
engines has resulted in a reduction in emissions from vehicles and this trend is
predicted to continue84.
Defra’s Air Quality Plan (2017) for tackling nitrogen dioxide in the UK states that, “In
developing their local plans to tackle the causes of air pollution, local authorities
should consider a wide range of innovative options, exploring new technologies and
seeking to support the government’s industrial strategy so that they can deliver
reduced emissions in a way that best meets the needs of their communities and local
businesses”.85
The Air Quality Plan suggests that Local Plans, “could include a wide range of
measures such as: changing road layouts at congestion and air pollution pinch
points; encouraging public and private uptake of ULEVs; using innovative retrofitting
technologies and new fuels; and, encouraging the use of public transport. If these
measures are not sufficient, local plans could include access restrictions on vehicles,
such as charging zones or measures to prevent certain vehicles using particular
roads at particular times”.
Given the evidence and national policy it is suggested that the Local Plan includes
stronger policy measures in relation to air quality. This could include encouraging
development to provide infrastructure supporting the use of alternative vehicle types
and fuels.
The District predominantly falls within Thames Water’s supply area as well as a small
proportion within Affinity Water and South East Water supply areas. Water
companies in England are legally required to supply water to private consumers and
businesses within their area. As set out in the Water Industry Act 1991, they must
prepare and maintain a Water Resources Management Plan (WRMP) that sets out
how the company intends to maintain the balance between water supply and
demand. Water companies are currently in the process of updating their WRMPs to
take account of predicted growth and ensure that there are schemes in place to meet
future demands. Thame Water updated WRMP is currently being prepared and will
set out measures to ensure that supply can meet demand.86 Thames Water’s Long
Term Strategy87 identifies that the plan area is within a zone forecast to have
sufficient water resources for the next 25 years, based on current estimates of
population and available water.
The matter of ‘wastewater’ services is a relevant issue for the spatial strategy as
there is a need to direct growth to locations where there is capacity at Wastewater
84

Committee on Climate Change (2017) Meeting Carbon Budgets: Closing the policy gap. 2017 Report to
Parliament available [online]: https://www.theccc.org.uk/publication/2017-report-to-parliament-meeting-carbonbudgets-closing-the-policy-gap/
85
Defra (2017) Air quality plan for tackling nitrogen dioxide in the UK.
86
Thames Water (2014) Water Resource Management Plan.
87
Thames Water (2015) Our long-term Strategy 2015-2040 available [online]:
https://corporate.thameswater.co.uk/About-us/Our-strategies-and-plans/25-year-strategy--2015-to-2040
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Treatment Works (WwTWs), or where there is confidence regarding the potential to
generate capacity through upgrade works. Breech of capacity at a WwTW can result
in significant pollution to the water environment.
The Princes Risborough and Little Marlow Waste Water Treatment Works (WwTW)
serve the District and discharge to Horsenden Stream (a tributary of the Kingsey
Cuttle Brook) and the River Thames respectively. The Council commissioned a
study to determine if there is sufficient capacity in the receiving watercourses for the
WwTWs to accommodate growth.88 The key findings of the assessment are:








there will be minor deterioration in water quality downstream of Princes
Risborough WwTW because of future growth (i.e. less than 10%);
there will be minor deterioration in water quality downstream of Little Marlow
WwTW because of future growth (i.e. less than 10%);
Greater than 10% deterioration could be seen in Rivers Thames and Wye and
the Kingsey Cuttle Brook downstream of the discharges if the quality of effluent
were to deteriorate. Although this is related to the current Environment Permits
not being tight enough rather than specifically due to increased loading from
housing growth.
future growth will not cause a deterioration in WFD class of phosphates at
Princes Risborough and there is only a risk of class deterioration at Little Marlow;
future growth will not inhibit the WFD water bodies from aiming for their water
body objectives set in the 2015 Thames River Basin Management Plan;
with some upgrades Princes Risborough WwTW will be able to cope with
increased sewage from the planned growth.

The Environment Agency commented that water supply and disposal infrastructure
within the District can cope with the proposed development, without increasing the
risk of environmental impacts, such as the deterioration of water quality 89. Taken the
above into account it is considered that the preferred strategy will not have a
significant effect on water quality during the life of the plan.
8.8.2 Commentary on area specific policies
Development proposed through the following area policies could result in the loss of
grade 2 or grade 3a agricultural land with a residual negative effect on this topic:




Policy BE1 - Slate Meadow, Bourne End and Wooburn (150 homes);
Policy BE2 - Hollands Farm, Bourne End and Wooburn (467 homes);
Policy HW5 - Abbey Barn South and Wycombe Summit, High Wycombe (515
homes);

88

Wycombe District Council (2017) Princes Risborough and Little Marlow Wastewater Treatment Works
Assessment.
89
Wycombe District Council (2014) Report of initial feedback from infrastructure providers on Local Plan growth
options.
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Policy HW6 - Gomm Valley and Ashwells, High Wycombe (530 homes); and
Policy PR3 - Princes Risborough Expansion Area (up to 2,425 dwellings).

In terms of the other issues considered under this topic, none of the proposed area
policies are likely to have a significant negative effect on natural resources alone.
The only exception to this is the expansion of Princes Risborough. However, apart
from the loss of greenfield and agricultural land, once mitigation is taken into account
it is considered unlikely that there will be any residual negative effects of significance
for natural resources. Residual negative effects are more likely to arise as a result of
development acting cumulatively, for example, as a result of increased traffic through
development proposed at High Wycombe and increased atmospheric pollution.
All sites are required to be consistent with the provisions of Policy DM41 (Technical
Standards for Building Regulations), discussed below.
8.8.3 Commentary on other policies
In terms of water resources (and indirectly the soil resource), Policy DM38 (Water
Quality and Supply) will help reduce the potential impacts of development. The
policy requires development proposals to demonstrate how they will be served by
adequate infrastructure capacity in terms of water supply, foul drainage, wastewater
and sewage treatment, and other utilities, without leading to problems for existing
users or contamination of waterways (rivers or streams), clean water supply, surface
water or ground water.
In terms of water efficiency, Policy DM41 (Technical Standards for Building
Regulations Approval) requires all new dwellings to achieve the higher water
efficiency standard of 110 litres per person per day. New non-residential
development of 1,000 sqm gross external (GEA) or more is required to provide
evidence on completion, through the submission of a post-construction BREEAM
certificate, of achievement of the BREEAM ‘excellent’ standard for water
consumption (or any future national equivalent).
Policy DM39 (Managing Flood Risk and Sustainable Urban Drainage Systems)
requires the implementation of integrated and maintainable SuDS in all flood zones
for both brownfield and greenfield land. Priority is given to SuDS which mimic and
reflect natural drainage processes and are in keeping with the soft landscape of the
development.
Policy CP12 (Climate Change) also includes requirements for development to adopt
higher water efficiency standards and include the use of SuDS. The policy also
addresses air quality, seeking to “introduce a requirement that new development
should be designed to contribute towards mitigating increases in air pollution.”
Policy DM20 (Matters to be determined in accordance with the National Planning
Policy Framework) sets out areas of policy on which the Council will rely on the
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detailed policies of the NPPF for determining planning applications. The policy
states that “development which raises pollution issues (including air quality, noise
issues, and light pollution) will be considered against paragraphs 123 to 125 of the
NPPF.” Paragraph 124 of the NPPF states that:
“Planning policies should sustain compliance with and contribute towards EU limit
values on national objectives for pollutants, taking into account the presence of Air
Quality Management Areas is consistence with the local air quality plan.”
Wycombe’s Air Quality Action Plan Progress Report (2016) states that “due to the
need to declare two further AQMA’s in High Wycombe and Marlow, the Council
intends to update its Air Quality Action Plan, which will outline core actions to target
sources of pollution in the new AQMAs and the District as a whole.”
It is noted that there is no specific policy on air quality / pollution in the draft plan, or
reference to the existing or forthcoming AQMAs. The inclusion of this detail would
positively affect the sustainability performance of the plan, specifying local priorities,
considerations and requirements for development. This is of particular importance
due the existing high levels of air pollution where development is to be concentrated.
Site specific policy should be in place to satisfactorily demonstrate that any adverse
impacts of air pollution arising from the proposed development will be adequately
mitigated or otherwise minimised to an acceptable level.
It is recognised that there are other policies within the plan which will indirectly affect
air quality, including those related to ‘transport’ and ‘green infrastructure’.
8.8.4 Appraisal of the draft plan as a whole
The draft plan focuses development on previously developed land where possible
which is positive for this topic through the efficient use of land. However, in order to
deliver more housing and try to meet identified housing needs the draft plan also
proposes growth on sites that will result in the loss of greenfield and agricultural land.
This includes some sites that contain best and most versatile agricultural land, which
has the potential for a residual negative effect on this topic.
There are existing issues around the capacity of the road network as well as air
quality within the District, primarily within High Wycombe. Evidence suggests that
even with mitigation there is likely to be significant increases in travel time on key
routes including the A40 corridor and High Wycombe Town Centre. There is
therefore a potential for a residual negative effect on this topic through reduced air
quality; however, it is recognised that the delivery of the relief road as part of the
Princes Risborough Expansion Area could help to reduce travel times in that area.
The SA recommends that draft plan includes stronger policy measures in relation to
air quality. This could include encouraging development to provide infrastructure
supporting the use of alternative vehicle types and fuels.
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In terms of water resources and quality, the evidence available suggests that the
level of growth proposed through the draft plan can be accommodated without any
significant residual effects.
The draft plan includes a range of policies that seek to minimise impacts on natural
resources and ensure that appropriate infrastructure is delivered to serve new
development. This includes policies that seek to improve accessibility to sustainable
transport modes. The strategy of focussing development in the larger settlements
with greatest offer of facilities/ services and employment opportunities will also help
to reduce the need to travel.
On balance, it is considered that there is the potential for the draft plan to have a
residual minor negative effect on this topic. The significance of the effect is
uncertain at this stage and will be dependent on the implementation of development
and proposed mitigation.
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Transport and Traffic

8.9.1 Commentary on the spatial strategy
At the junction of the M40 and A404, the District has a unique location, a short
distance from the M25 and central London, and with the A404 providing access to
the M4 and Thames Valley. Improvements are needed to this connectivity to ensure
it remains a strength of the District. Strategic road connections north through
Buckinghamshire to Aylesbury and the South East Midlands are currently weak, and
significant improvements are needed. Providing housing and jobs through the
spatial strategy will bring with it additional pressure on existing transport
infrastructure.
The spatial strategy directs new development towards Tier 1 and Tier 2 settlements,
and restricts new development in the countryside. As highlighted in the Settlement
Hierarchy Study90, Tier 1 and 2 settlements have the widest range of facilities and
the best provision of public transport, therefore presenting sustainable locations for
development. The spatial strategy proposes the delivery of 6,350 homes at High
Wycombe over the plan period, representing 58% of the homes proposed for the
District as a whole. Whilst High Wycombe is seen as the most sustainable location
for growth, challenges have been highlighted for accommodating growth at this scale
(from a transport and traffic perspective).
The ability of High Wycombe accommodate more development is constrained by the
significant traffic congestion, caused in large part by the topography of the town, and
the limited opportunities to avoid traffic following the valley bottom. The Council
seeks to address traffic constraints through working in partnership with
Buckinghamshire County Council, Buckinghamshire Thames Valley Local Enterprise
Partnership and Highways England. A key focus in on resolving how High Wycombe
can be better accessed from the M40.
The Countywide Local Plan Modelling Phase 391 has been used to assess the
transport implications of development proposed through the draft plan. The
modelling considers a ‘do minimum’ (DM) scenario, with only committed
development, and “do something” (DS) which focuses on producing the revised local
plan development scenario.
The modelling found that the DS to the DM scenario suggests that Princes
Risborough in general experiences an increase in travel time as a result of proposed
development. The modelling identifies that the relief road to be delivered as part of
the expansion of Princes Risborough should provide some reductions in travel time,
for example, on Summerleys Road and in the Longwick area and at the junctions
throughout the town centre.
90
91

Wycombe District Council (2017) Wycombe District Local Plan: Settlement Hierarchy Study Final Report
Jacobs (2017) Countywide Local Plan Modelling Phase 3 Technical Note

119

Wycombe District Local Plan

SA Report (September 2017)

Similarly at High Wycombe, the modelling found that whilst mitigation does provide
travel time reductions in some locations, for example at the eastern end of the A40
corridor, there are still significant travel time increases in all other areas as result of
development proposed across the County. This is particularly in the centre of
Wycombe, on the M40 and on the main road corridors. Travel time increases are
also shown for Bourne End as a result of increased congestion on A4094 Ferry Lane
and the Thames River Crossing.
The spatial strategy sets out opportunities for infrastructure delivery and investment.
Princes Risborough has the potential to improve infrastructure and provide resilience
for the town, as part of the proposed expansion, as well as take advantage of
improvements to the rail network as part of the East West Rail project.
The Council have also been working with Highways England on how to improve
access into High Wycombe from the M40; however, this is expected to be delivered
outside of the plan period.
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Figure 19: Transport infrastructure

8.9.2 Commentary on area specific policies
To meet the District-wide Strategic Objectives, the Council seeks to shape
development in the main settlements to improve strategic connectivity and facilitate
local infrastructure.
The Princes Risborough Expansion Area Policy PR7 (Development Requirements)
sets out an extensive list of requirements for the expansion area in relation to
transport and roads, including:
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A direct connecting road through the expansion area from the B4009 Lower
Icknield Way, crossing Longwick Road, to join the link to Summerleys Road;
Improvements to road links and junctions, and new road links, beyond the
expansion area as identified and safeguarded in policy PR8, to deliver a
complete alternative route to the A4010; and
A permeable grid layout with access points onto the existing and proposed
highway network, with provision for safe walking and cycling.

Policy PR3 (Princes Risborough Expansion Area, Associated New Employment
Space and Relief Road) allocates the expansion area to accommodate a number of
land uses, including the new relief road to mitigate the adverse impact of
development on the road network.
A number of specific site policies address transport and traffic, seeking to ensure that
development delivers the required transport infrastructure as well as improvements
to community facilities and sustainable transport modes where possible. This
includes:







Policy HW6 (Gomm Valley and Ashwells; 530 homes) requires development to
provide directly or make appropriate contributions to off-site transport works.
This should include, but is not limited to:
Capacity improvements at the Gomm Road junction;
Contribution towards a wider A40 package;
Off-site footpath and cycleway provision; and
Improved pedestrian crossing facilities.

Policy BE2 (Hollands Farm, Bourne End and Wooburn; 467 homes) requires
development to provide a link road to alleviate predicted traffic generation.
Additional mitigation includes providing a redirected bus service and enhanced
provision through the site.
Policy PR16 (Land at Princes Risborough Station; mixed use including 65 homes)
seeks to improve the approaches to the railway station, creating a ‘station square’ to
be the focus of connections with the rest of the town. Requirements include a route
through the site to accommodate the new road infrastructure, and improved access
to the main station car park.
8.9.3 Commentary on other policies
A wide range of proposed thematic policies have positive implications for the
achievement of District wide transport objectives. Policy CP7 (Delivering the
Infrastructure to Support Growth) requires development, where justified, to provide or
contribute towards delivering transport infrastructure for the District to aid the wider
connectivity. The policy details local and District wide transport priorities, with focus
placed on improved access in and around the District’s centres, addressing the
needs arising from new proposals.
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This is reiterated through Policy PR8 (Provision and Safeguarding of Transport
Infrastructure), which focuses on transport infrastructure delivery in Princes
Risborough, requiring development within the expansion area to “provide road
infrastructure outside the expansion area to secure a complete relief road round the
town, to be established and classified as the main A4010.”
CP12 (Climate Change) has indirect positive effects on transport, promoting a
development strategy that minimises the need to travel by allocating sites and
generally directing development to locations with better services and facilities.
8.9.4 Appraisal of the draft plan as a whole
The draft plan will deliver housing, employment, and associated improvements to
services/facilities and public transport, which has the potential for positive effects on
transport and traffic by helping to increase accessibility to sustainable transport
modes and reducing the need to travel/ reliance on the private vehicle.
The draft plan seeks to maximise opportunities for north-south connectivity,
especially between the Aylesbury and High Wycombe, to get the most economic,
environmental and social benefit from the geographical position of the District within
the County. Site specific and thematic policy is in place to address strategic and
local transport matters, crucial to economic development. Policy requirements
include investing in public transport and walking and cycling to help manage local
congestion, particularly in High Wycombe. The proposed growth at Princes
Risborough Expansion Area seeks to deliver supporting infrastructure to reduce
pressure on the town centre and radial roads, including through the provision of a
new relief road as an alternative to the existing A4010. It also takes advantage of
the opportunity offered by the East West Rail project, which seeks to establish a
strategic railway connecting East Anglia with Central, Southern and Western
England.
Countywide transport modelling found that whilst mitigation does provide travel time
reductions in some locations, for example at the eastern end of the A40 corridor,
there are still significant travel time increases in other areas as a result of growth
proposed in the HMA. This is particularly an issue in the centre of Wycombe, on the
M40 and on the main road corridors. Travel time increases are also shown for
Bourne End as a result of increased congestion on A4094 Ferry Lane and the
Thames River Crossing.
On balance, it is considered that there will be a residual minor negative effect at
this stage, based on the evidence available.
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8.10 Cumulative effects
Cumulative effects occur from the combined impacts of policies and proposals on
specific areas or sensitive receptors. In the context of SA/SEA, cumulative effects
can arise as a result of the in-combination and synergistic effects of a plan’s policies
and proposals. Comprising ‘intra-plan’ effects, these interactions have been
discussed earlier in this section, which evaluate the in-combination and synergistic
effects of the various policies of the draft plan.
Cumulative effects can also result from the combined impacts of a plan with impacts
of another plan, or the ‘inter-plan’ effects. These can affect the same receptor,
resulting in in-combination or synergistic effects. The Wycombe Local Plan therefore
has the potential to combine with other planned or on-going activities in the vicinity of
the District to result in cumulative effects.
Aylesbury Vale, Chiltern, South Bucks and Wycombe District Councils undertook a
joint Housing and Economic Development Needs Assessment (HEDNA) for the
Buckinghamshire Housing Market Area(HMA) and Functional Economic Market Area
(FEMA) which was published in December 2016 together with a HEDNA Addendum
(September 2017).
The HEDNA and subsequent update identified that the OAHN for the three Local
Plan areas comprising the Buckinghamshire Housing Market Area are as follows:
Table 19: Objectively assessed need in the Bucks HMA
Local Planning Authority area

OAHN

Aylesbury Vale

19,400 dwellings per annum

Chiltern and South Bucks

12,900 dwellings per annum92

Wycombe

13,200 dwellings per annum

Bucks HMA

45,500 dwellings per annum

92

Note that the Chiltern and South Bucks plan period is 2014-36 but figure shown are 2014-33 for consistency
purposes in relation to the end date of the Wycombe and Aylesbury Vale plan periods.
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Figure 20: Housing Market Area/ Functional Economic Market Area (in purple)

The Local Plans for the four Local Planning Authorities (LPAs) will be required to
demonstrate how assessed housing need will be delivered in their administrative
areas. As such, the in-combination effects of housing growth across the LPA areas
have the potential to lead to cumulative effects. Furthermore, the combination of
Local Plan proposals and other proposals being taken forward in the wider area has
the potential to lead to cumulative effects. This may include the following:




Increases in traffic flows and congestion from the in-combination effects of
development, with potential impacts on air and noise quality. This has been
identified as an issue through the Countywide modelling. However the incombination effects of proposals on enhancing public transport and pedestrian
and cycle infrastructure may help limit potential negative effects and secure
positive effects in this regard. A Countywide/ sub-regional approach will be
needed to address the predicted journey time increases as a result of proposed
development in the HMA and beyond.
Cumulative impacts on ecological networks. This is from the in-combination
effects of new development and associated infrastructure on habitats and
biodiversity corridors. However, enhancements to green infrastructure provision
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facilitated through draft plan proposals and other projects in the area have the
potential to support local, sub-regional and regional ecological networks.
Incremental erosion of green and open space as a result of the need to deliver
objectively assessed need, and associated cumulative impacts on landscape
character and the historic environment from new development. While it is
assumed that LPAs will not propose any major development within the Chilterns
AONB through their Local Plan, there is still the potential for development
proposed within the Bucks HMA and surrounding areas to have a cumulative
negative effect on its setting depending on where it is proposed. The Chilterns
Conservation Board will need to maintain a strategic overview of the development
being proposed within and in close proximity to the AONB. There is also the
potential for cumulative negative effects on the wider historic environment and
setting of designated heritage assets.

Figure 21: Chilterns AONB93



93

Impacts on flood risk from the in-combination effects of new development,
including relating to surface water and fluvial flooding. However, the provisions of
The Chilterns Conservation Board (2014) Chilterns AONB Management Plan 2014 - 2019.
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the NPPF and measures and policy approaches implemented through the
relevant plans and proposals will limit the significance of effects.
Improvements to accessibility resulting from the in-combination effects of
enhancements to public transport and walking and cycling networks. This
includes proposed improvements to connections between Oxford and Cambridge
through the East West Rail project.
Impacts on the urban heat island effect (a key likely impact of climate change)
from an intensification of land uses across the wider area. This however has the
potential to be offset by enhancements to sub-regional green infrastructure
networks and open space provision.

As highlighted above, for many potential cumulative effects, the policy approaches
proposed by the current draft plan will help reduce the significance of these incombination impacts. However, monitoring for the various Local Plans will be a key
means of ensuring that unforeseen adverse environmental effects are highlighted,
and remedial action can be taken where adverse environmental effects arise.
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8.11 How have the findings of the SA been taken into account?
The findings of the SA for the draft plan have influenced the development of the
Publication Draft Local Plan. The recommendations made through the SA at this
stage and how they have been taken into account through plan-making are set out in
the Table below.
Table 20: SA recommendations for the draft plan
Policy/
SA Recommendation
How did the SA influence planSA topic
making?
General
Included a new clause (c) in Policy DM33:
 That draft plan includes
Air quality
c) Make provision for alternative vehicle
stronger policy measures in
types and fuels.
relation to air quality
 This could include
Include the following within the supporting
encouraging development to
text:
provide infrastructure
‘Provision for alternative vehicle and fuel
supporting the use of
types will need to take into account
alternative vehicle types and
forecast market demand, and the most
fuels.
recent evidence in relation to air quality.
This will vary with location and for of
development, but as a minimum needs to
make passive provision to allow for future
flexibility’.
HW6
Amended clause 3 in Policy HW6 to read:
 It is recommended that the
Biodiversity
policy makes reference the
3. Conserve and enhance existing nature
designated sites (including
GOMM Valley SSSI) within the conservation interests and green
infrastructure, and facilitate the provision
proposed development
of new habitats by:
boundary and requires any
a) minimising the effects of severance
proposal for development to
avoid and protect them as well and disturbance on existing and proposed
as seek enhancements where habitats caused by access and
development;
possible.
b) Retaining, and providing appropriate
buffers to, designated sites…

RUR7

Biodiversity

94

This policy could include
further specific mitigation
requirements in line with those
recommended within the HRA
Screening Report94 and the

Include additional supporting text to
explain what is expected in terms of
buffers for Ancient Woodland and SSSIs:
These buffers are to be free of any
development, including gardens. These
distances would only be reduced if there
was a clear and compelling case that this
would result in overriding benefits to the
scheme as a whole.
This approach is already covered by
policies DM 13 and Dm14 in the adopted
DSA, which cover DM13 Conservation
and Enhancement of Sites, Habitats and
Species of Biodiversity and Geodiversity

Wycombe District Council (2017) HRA Screening Report for the Local Plan Publication Version.

128

Wycombe District Local Plan

Policy/
SA topic

SA Recommendation

RUR 11

Biodiversity

DM34

Biodiversity



Chilterns Beechwoods Site
Improvement Plan95. The
policy should also seek to
secure opportunities to
enhance biodiversity and
include measures to contribute
to a net gain in biodiversity,
particularly for qualifying
habitats and species of the
SAC.
This policy could be further
enhanced by including specific
mitigation strategies and/or
enhancement for the
woodland.

SA Report (September 2017)

How did the SA influence planmaking?
Importance; and Biodiversity In
Development.

Amended policy RUR11 as follows:
1. provide access of high Heavens
Wood;
2. provide a buffer to the ancient
woodland to the north of the site
[with supporting text saying 15m
and no gardens]
3. minimise the disturbance effect of
adjacent development of the other
surrounding woodland
4. provide measures to enhance the
biodiversity value of the ancient
woodland, and other woodland
surrounding the site
5. avoid an adverse impact on
surface water flood risk
This is already covered by adopted Policy
Whilst the policy is heavily
DM13. However, to strengthen the plan
focused on the green
and address this recommendation a new
infrastructure network, Policy
criterion has been added under item 3 of
DM34 may be improved by
including specific references to Policy CP10:
a) protecting designated sites and
Ancient Woodland in the
through management plans
District. National guidance
ensuring their biodiversity value
and best practice highlights
will be enhanced.
Ancient Woodland as a key
habitat for protection. Given
Supporting text has also been amended
the extensive number of
Ancient Woodland sites within to list designated sites and make
reference to management plans.
the District, safeguarding and
enhancing them should be
clearly set out within policy.
The policy ‘Trees and
Hedgerows’ has been deleted
(previously included in the
2004 Local Plan), however
considering the existing
volume of Ancient Woodland
covering the District, and
individual trees worthy of
retention, a specific policy

95

Natural England (2015) Improvement Programme for England’s Natura 2000 Sites (IPENS): Site Improvement
Plan Chiltern Beechwoods
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CP12 and
DM33
Climate
change

SA Recommendation







Area
Policies
Climate
change



CP12
Climate
Change



DM39
Climate
Change



would be of value to the Plan.
The policy could require
specific development to
include woodland and tree
management plans, ensuring
ensure the protection and long
term maintenance of this
biodiversity asset.
The opportunity to achieve
high standards of energy
efficiency that go over and
above building regulations
should not be overlooked.
There may be opportunities for
energy efficiency throughout
development proposals, and
this should be encouraged
through policy.
A separate renewable energy
policy would have positive
effects for the sustainability
performance of the plan.
Recommendations for
development could include the
preparation of Energy
Statements to be submitted as
part of proposals to
demonstrate how the ‘energy
hierarchy’ has been applied
and carbon emissions
minimised
Site specific policies would be
enhanced if individual
references were made to any
particular renewable
opportunities that exist - For
example, this could be where
there may be an opportunity
for the development of
adjacent schemes to be
coordinated (e.g. sharing a
heating network) ahead of low
carbon infrastructure
It is recommended that
consideration is also given to
decentralised electricity
supply, in addition to heating.
This policy could be updated
to reference stakeholder
engagement, including
considering cross-boundary
flood risk and management,

SA Report (September 2017)

How did the SA influence planmaking?

Amended Policy CP12, criterion 7 to read:
‘Support the integration of renewable
technologies into residential and
commercial developments of all sizes and
the use of District heating or combined
heat and power schemes on large scale
developments’.
Policy DM33 has been renamed to
‘managing carbon emissions: transport
and energy generation’. It has also been
amended to include two new criteria:
g) Integrate renewable technologies into
developments.
h) Investigate, and where feasible
implement, District wide energy or heating
schemes, for larger scale developments.

No change. There is no evidence to justify
the inclusion individual/ specific
references to renewable opportunities.

Policy CP12 has been amended to reflect
this recommendation.

This is not appropriate for inclusion in a
development management policy, the
council is part of a countywide Technical
Flood Management group which amongst
other things covers local flood issues and
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SA Recommendation

HW8
Transport



HW5
Community
and
wellbeing



HW7
Landscape



which would be in line with
SFRA recommendations
The policy could be
strengthened by requiring any
proposal for development to
demonstrate how it will deliver
improved access to existing
bus routes.
The policy includes references
to new links and footpath/cycle
networks to increase
connectivity across the
development area; however,
further detail on this
infrastructure would help to
strengthen the policy.
Given the close proximity of
the AONB there is the
potential for the policy to be
strengthened by including
specific landscape
requirements.

SA Report (September 2017)

How did the SA influence planmaking?
strategic planning proposals, policies and
plans
Amended Policy HW8 from ‘investigate
the scope for improving access to existing
but route’ to, ‘improve access to existing
bus routes’.

This is already covered in the
development brief for the site.

Included ‘landscape’ in part 2 of Policy
HW7 and on the end of point b, about
Lady’s Mile, added ‘and the setting of the
AONB’.
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Part 3: What happens next?
9.

Introduction (to Part 3)

The aim of this chapter is to explain next steps in the plan-making / SA process.

9.1

Plan finalisation

Subsequent to publication stage, the main issues raised will be identified and
summarised by the Council, who will then consider whether the plan can still be
deemed to be ‘sound’. Assuming that this is the case, the plan (and the summary of
representations received) will be submitted for Examination. At Examination a
government appointed Planning Inspector will consider representations (in addition
to the SA Report and other submitted evidence) before determining whether the plan
is sound (or requires further modifications).
If found to be ‘sound’ the plan will be formally adopted by the Council. At the time of
adoption an ‘SA Statement’ will be published that sets out (amongst other things) ‘the
measures decided concerning monitoring’.

9.2

Monitoring

At the current time, there is a need only to present ‘measures envisaged concerning
monitoring’. The draft plan includes a range of proposed monitoring indicators, with
each indicator attached to a plan objective. The table below lists a selection of the
Council’s proposed measures that are of relevance to the SA topics.
Table 21: Proposed monitoring measures
SA topic
Relevant indicators proposed in the draft plan
Biodiversity
 Extent to which the applications lead to a net increase in
biodiversity.
 SSSI condition status.
Climate change
 Extent to which new blue and green infrastructure features have
been integrated into developments.
 Percentage of applications that achieve 25% canopy cover.
Community and
 Number of planning applications (including on appeal) that are
wellbeing
permitted in the GB under very special circumstances
 Extent to which town centre enhancements have been
implemented
Economy and
 Numbers of applications for, and floor space of, non-business
employment
uses in Strategic Employment Areas and separately in Local
Employment areas.
 Net Floor area for new B1a accommodation, by location.
 Net increase/decrease in retail floorspace by town centre by
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planning application.
Historic environment











Housing






Landscape





Extent to which natural and historic features have been
integrated and enhanced in developments.
Extent to which developments achieve the outcomes of the
residential design guide.
Extent to which development optimises density to make the base
use of land whilst respecting the distinctive character of the area.
Number of planning applications and listed building applications
approved against professional historic environment advice.
Number of buildings on the register, and number of years they
have been on the list.
Number of conservation areas without an appraisal.
Whether there have been additions to the local list, and if so how
many.
Whether any locally listed buildings have been demolished, and
if so how many.
Number of planning applications for historic parks and gardens
approved against professional advice on historic landscapes.
Numbers of homes built each year, and cumulatively over the
plan period, as a proportion of the target, against the reminder of
the plan period.
Number of affordable homes built, split into tenure types, each
year, and cumulatively over the plan period.
Number of homes for older people each year and cumulatively.
Number of pitches and plots each year and cumulatively as a
proportion of the target against the remainder of the plan period.
Number of planning applications permitted (including on appeal)
that are major developments in the AONB.
Extent to which development optimises density to make the base
use of land whilst respecting the distinctive character of the area.
Number of planning applications approved against professional
landscape advice.

Transport and traffic



Monitoring carried out by Buckinghamshire County Council for
the Local transport Plan.

Natural resources



Percentage of homes built on brownfield homes, by year and
cumulatively
Continuous and non-continuous air quality monitoring already
being carried out by the Council.
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Appendix I: Regulatory requirements
As discussed in Chapter 1 above, Schedule 2 of the Environmental Assessment of
Plans Regulations 2004 explains the information that must be contained in the SA
Report; however, interpretation of Schedule 2 is not straightforward. Table A links
the structure of this report to an interpretation of Schedule 2 requirements, whilst
Table IA explains this interpretation.
Table IA: Questions answered by the SA Report, in accordance with an interpretation
of regulatory requirements
Questions answered

As per the regulations…the SA Report must
include…

Introduction

 An outline of the contents, main objectives of the
plan and relationship with other relevant plans and
What’s the plan seeking to achieve?
programmes
 Relevant environmental protection objectives,
established at international or national level
What’s the sustainability
‘context’?
 Any existing environmental problems which are
relevant to the plan including those relating to any
areas of a particular environmental importance
 Relevant aspects of the current state of the
environment and the likely evolution thereof
without implementation of the plan
What’s the
What’s the sustainability
SA scope?
 The environmental characteristics of areas likely to
‘baseline’?
be significantly affected
 Any existing environmental problems which are
relevant to the plan including those relating to any
areas of a particular environmental importance
What are the key issues  Key environmental problems / issues and
objectives that should be a focus of (i.e. provide a
and objectives that
‘framework’ for) assessment
should be a focus?
 Outline reasons for selecting the alternatives dealt
with (and thus an explanation of the
‘reasonableness’ of the approach)
 The likely significant effects associated with
What has plan-making / SA involved
alternatives
Part 1
up to this point?
 Outline reasons for selecting the preferred
approach in-light of alternatives assessment / a
description of how environmental objectives and
considerations are reflected in the Draft Plan

Part 2

What are the SA findings at this
current stage?

Part 3

What happens next?

 The likely significant effects associated with the
Draft Plan
 The measures envisaged to prevent, reduce and
offset any significant adverse effects of
implementing the Draft Plan
 A description of the monitoring measures
envisaged
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Table IB: Questions answered by the SA Report, in accordance with regulatory
requirements
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Whilst Tables A and B signpost broadly how/where this report presents the
information required of the SA Report by the Regulations, as a supplement it is also
helpful to present a discussion of more precisely how/where regulatory requirements
are met - see Table IC.
Table IC: ‘Checklist’ of how (throughout the SA process) and where (within this report)
regulatory requirements have been, are and will be met.
Regulatory requirement

Discussion of how requirement is met

Schedule 2 of the regulations lists the information to be provided within the SA Report
1. An outline of the contents, main objectives Chapter 1 (‘What’s the plan seeking to
of the plan or programme, and
achieve’) presents this information.
relationship with other relevant plans and
programmes;
2. The relevant aspects of the current state
of the environment and the likely evolution
thereof without implementation of the plan
or programme;

These matters were considered in detail at
the scoping stage, which included
consultation on a Scoping Report in 2013
and in 2015 for the Princes Risborough Town
Plan.
3. The environmental characteristics of
The outcome of scoping was an ‘SA
areas likely to be significantly affected;
framework’, and this is presented within
4. Any existing environmental problems
Chapter 2 (‘What’s the scope of the SA’).
which are relevant to the plan or
programme including, in particular, those More detailed messages from the Scoping
Report - i.e. messages established through
relating to any areas of a particular
environmental importance, such as areas context and baseline review - and the key
sustainability issues are presented within
designated pursuant to Directives
Appendix II.
79/409/EEC and 92/43/EEC.;
5. The environmental protection, objectives,
established at international, Community or
national level, which are relevant to the
plan or programme and the way those
objectives and any environmental,
considerations have been taken into
account during its preparation;

The Scoping Report presents a detailed
context review, and explains how key
messages from the context review (and
baseline review) were then refined in order to
establish an ‘SA framework’. The context
review is provided in Appendix II of this SA
Report.
The context review informed the
development of the SA framework and
topics, presented in Chapter 2, which have
been used to Taken together, which provide
a methodological ‘framework’ for appraisal.
With regards to explaining “how…
considerations have been taken into
account”  Chapters 4 explains how reasonable
alternatives were established in 2016/17
in-light of earlier consultation/SA.
 Chapter 5 sets out the summary findings
of the appraisal of the reasonable
alternatives, with the detailed appraisal
provided in Appendix IV.
 Chapter 6 explains the Council’s ‘reasons

I-3

Wycombe District Local Plan

Regulatory requirement

SA Report (September 2017)

Discussion of how requirement is met
for supporting the preferred approach’, i.e.
explains how/why the preferred approach
is justified in-light of alternatives appraisal
(and other factors).
 Chapter 8 sets out the findings of the
appraisal of the draft plan.

6. The likely significant effects on the
 Chapter 5 sets out the summary findings
environment, including on issues such as
of the appraisal of the reasonable
biodiversity, population, human health,
alternatives (in relation to the spatial
fauna, flora, soil, water, air, climatic
strategy, which is the ‘stand-out’ plan
factors, material assets, cultural heritage
issue and hence that which should be the
including architectural and archaeological
focus of alternatives appraisal/
heritage, landscape and the
consultation), with the detailed appraisals
interrelationship between the above
provided in Appendices IV, V and VI.
factors. (Footnote: These effects should
 The appraisal of site options is presented
include secondary, cumulative,
in Appendix III.
synergistic, short, medium and long-term
 Chapter 8 presents the draft plan
permanent and temporary, positive and
appraisal.
negative effects);
As explained within the various methodology
sections, as part of appraisal work,
consideration has been given to the SA
scope, and the need to consider the potential
for various effect characteristics/dimensions.
7. The measures envisaged to prevent,
reduce and as fully as possible offset any
significant adverse effects on the
environment of implementing the plan or
programme;

The appraisal of sites in Appendix III,
reasonable alternatives presented in
Appendices IV, V and VI and of the draft plan
in Chapter 8 identify how the plan might
potentially ‘go further’ in certain respects,
and makes a number of specific
recommendations.

8. An outline of the reasons for selecting the
alternatives dealt with, and a description
of how the assessment was undertaken
including any difficulties (such as
technical deficiencies or lack of knowhow) encountered in compiling the
required information;

Chapters 4 and 5 deal with ‘Reasons for
selecting the alternatives dealt with’, in that
there is an explanation of the reasons for
focusing on particular issues and options.
Also, Chapter 6 explains the Council’s
‘reasons for selecting the preferred option’ (in
light of alternatives appraisal).
Methodology is discussed at various places,
ahead of presenting appraisal findings, and
limitations/ assumptions are also discussed
as part of appraisal narratives.

9. Description of measures envisaged
Chapter 9 presents measures envisaged
concerning monitoring in accordance with concerning monitoring.
Art. 10;
10.
A non-technical summary of the
information provided under the above
headings
11.

The NTS is provided in a separate
document.
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Discussion of how requirement is met

The SA Report must be published alongside the Draft Plan, in accordance with the following
regulations
authorities with environmental responsibility
and the public, shall be given an early and
effective opportunity within appropriate time
frames to express their opinion on the Draft
Plan or programme and the accompanying
environmental report before the adoption of
the plan or programme (Art. 6.1, 6.2)

SA Reports were published in support of the
Options Consultation Document in 2014 and
Draft Consultation Document in 2016. It set
out the findings of the SA for the preferred
approaches and alternatives at that time.
At the current time, this SA Report is
published alongside the Publication Local
Plan, under Regulation 19, so that
representations might be made ahead of
submission.

The SA Report must be taken into account, alongside consultation responses, when
finalising the plan.
The environmental report prepared pursuant
to Article 5, the opinions expressed pursuant
to Article 6 and the results of any
transboundary consultations entered into
pursuant to Article 7 shall be taken into
account during the preparation of the plan or
programme and before its adoption or
submission to the legislative procedure.

The Council has taken into account the SA
Report (2016), alongside consultation
responses received, when finalising the Draft
Submission Local Plan for publication.
Appraisal findings presented within this
current SA Report have informed the
development of the Publication Local Plan;
please refer to Chapter 8, Section 8.11 (How
have the findings of the SA been taken into
account?).
The findings of the SA will inform a decision
on whether or not to submit the plan, and
then (on the assumption that the plan is
submitted) will be taken into account when
finalising the plan at Examination (i.e. taken
into account by the Inspector, when
considering the plan’s soundness, and the
need for any modifications).

I-5

Wycombe District Local Plan

SA Report (September 2017)

Appendix II: Scoping information
The aim of this appendix is to provide updated policy context and baseline information, which was previously presented in the SA
Scoping Reports for the Local Plan and Princes Risborough Four Towns Plan published in 2013 and 2015 respectively. This
Appendix is structured as follows:
1. Context review i.e. identifying issues or objectives from relevant published plans, policies, strategies and initiatives;
2. Collecting baseline information; and
3. Key sustainability issues.

Context Review of Other Policies, Plans and Programmes (PPP)
The SA process requires a review of policies, plans and programmes which are relevant to the content of the plan to ascertain:



The relationship of the plan with other relevant plans and programmes, and
The environmental protection objectives established at international, community or member state level relevant to the plan or
programme and the way those objectives and any environmental considerations have been taken into account during its
preparation.

Table IIA below sets out a list of documents which it is considered could affect the Wycombe District Local Plan and/ or be affected
by the Plan in the future, and briefly summaries their contents.
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Table IIA: Policy, Plans and Programmes Review
Title of PPP

Main objectives and environmental / socio-economic requirements of PPP

Biodiversity, flora and fauna
EC Sixth Environmental Action
Programme 2002-2012 (2002)

Nature and biodiversity (including soil communities) has been identified as one of four priority areas for
Europe. The EAP requires specific action to counteract pressures arising notably from pollution, the
introduction of non-native species, and potential risks from releasing genetically modified organisms.
The EU biodiversity strategy follows on from the EU Biodiversity Action Plan (2006). It aims to halt the
loss of biodiversity and ecosystem services across the EU by 2020. The strategy contains six targets and
20 actions. The six targets cover:

Our life insurance, our natural
capital: an EU biodiversity strategy
to 2020 (2011)

•

Full implementation of EU nature legislation to protect biodiversity;

•

Better protection for ecosystems, and more use of green infrastructure;

•

More sustainable agriculture and forestry;

•

Better management of fish stocks;

•

Tighter controls on invasive alien species; and

•

A bigger EU contribution to averting global biodiversity loss.

The Pan-European Biological and
Landscape Diversity Strategy
(1995)

The strategy aims to stop and reverse the degradation of biological and landscape diversity values in
Europe.

UN Convention on Biological
Diversity (1992)

The aims of the Convention include the conservation of biological diversity (including a commitment to
significantly reduce the current rate of biodiversity loss), the sustainable use of its components and the
fair and equitable sharing of the benefits arising out of the utilization of genetic resources.

Bern Convention on the
Conservation of European Wildlife
and Natural Habitats (1979)
Directive on the Conservation of
Natural Habitats and of Wild
Fauna and Flora 1992 (the Habitats
Directive)

The Convention seeks to conserve wild flora and fauna and their natural habitats, and to monitor and
control endangered and vulnerable species.
The main aim of the Habitats Directive is to promote the maintenance of biodiversity by requiring
Member States to take measures to maintain or restore natural habitats and wild species listed on the
Annexes to the Directive at a favourable conservation status, introducing robust protection for those
habitats and species of European importance. In applying these measures Member States are required
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to take account of economic, social and cultural requirements, as well as regional and local
characteristics.
The provisions of the Directive require Member States to introduce a range of measures, including:
•

Maintain or restore European protected habitats and species listed in the Annexes at a favourable
conservation status as defined in Articles 1 and 2;
• Contribute to a coherent European ecological network of protected sites by designating Special
Areas of Conservation (SACs) for habitats listed on Annex I and for species listed on Annex II.
These measures are also to be applied to Special Protection Areas (SPAs) classified under Article
4 of the Birds Directive. Together SACs and SPAs make up the Natura 2000 network (Article 3);
• Ensure conservation measures are in place to appropriately manage SACs and ensure
appropriate assessment of plans and projects likely to have a significant effect on the integrity of
an SAC. Projects may still be permitted if there are no alternatives, and there are imperative
reasons of overriding public interest. In such cases compensatory measures are necessary to
ensure the overall coherence of the Natura 2000 network (Article 6);
• Member States shall also endeavour to encourage the management of features of the landscape
that support the Natura 2000 network (Articles 3 and 10);
• Undertake surveillance of habitats and species (Article 11);
• Ensure strict protection of species listed on Annex IV (Article 12 for animals and Article 13 for
plants).
• Report on the implementation of the Directive every six years (Article 17), including assessment of
the conservation status of species and habitats listed on the Annexes to the Directive.
The Birds Directive requires Member States to take measures to preserve a sufficient diversity of habitats
for all species of wild birds and that special measures are taken to conserve the habitat of certain
particularly rare species and of migratory birds.
Directive on the Conservation of
Wild Birds 2009 (the Birds
Directive)

The provisions of the Directive require Member States to introduce a range of measures, including:
•

Contribute to a coherent European ecological network of protected sites by designating Special
Protection Areas (SPAs) classified under Article 4 of the Birds Directive. These measures are
also to be applied to Special Areas of Conservation (SACs) for habitats listed on Annex I and for
species listed on Annex II. Together SACs and SPAs make up the Natura 2000 network.

II - 3

Wycombe District Local Plan

The Convention on Wetlands
(Ramsar Convention)
The Conservation of Habitats and
Species Regulations 2010
(Habitats regulations)

SA Report (September 2017)

The Ramsar Convention is an intergovernmental treaty that provides the framework for national action
and international cooperation for the conservation and wise use of wetlands and their resources. This
includes the designated of wetlands of international importance as Ramsar sites, which also contribute to
the Natura 2000 network.
This transposes into national law the Habitats Directive and also consolidates all amendments that have
been made to the previous 1994 Regulations. This means that competent authorities have a general duty
in the exercise of any of their functions to have regard to the Directive.

The Countryside and Rights of Way
Act 2000

The Act provides for public access on foot to certain types of land, amends the law relating to public rights
of way, increases measures for the management and protection for Sites of Special Scientific Interest
(SSSI) and strengthens wildlife enforcement legislation, and provides for better management of Areas of
Outstanding Natural Beauty (AONB)

The Natural Environment and Rural
Communities Act 2006

The Act makes provision in respect of biodiversity, pesticides harmful to wildlife and the protection of
birds, and in respect of invasive non-native species. It alters enforcement powers in connection with
wildlife protection, and extends time limits for prosecuting certain wildlife offences. It addresses a small
number of gaps and uncertainties which have been identified in relation to the law on sites of special
scientific interest. And it amends the functions and constitution of National Park authorities, the functions
of the Broads Authority and the law on rights of way.

DEFRA Wildlife and Countryside
Act (1981, as amended)

The principle mechanism for the legislative protection of wildlife in Great Britain.

DEFRA. Biodiversity 2020: A
strategy for England’s wildlife and
ecosystem services (2011)

DoE Biodiversity: The UK Action
Plan (1994)

The England biodiversity strategy 2020 ties in with the EU biodiversity strategy in addition to drawing links
to the concept of ecosystem services. The strategy’s vision for England is;
“By 2050 our land and seas will be rich in wildlife, our biodiversity will be valued, conserved, restored,
managed sustainably and be more resilient and able to adapt to change, providing essential services and
delivering benefits for everyone”.
The Strategies overall mission is to:
“to halt overall biodiversity loss, support healthy well-functioning ecosystems and establish coherent
ecological networks, with more and better places for nature for the benefit of wildlife and people”.
Government’s strategy for protection and enhancement of biodiversity, from 1992 convention on
Biodiversity commitments. Advises on opportunities and threats for biodiversity.
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The development process should consider ecological potential of all areas including both greenfield and
brownfield sites. Local authorities and developers have a responsibility to mitigate impacts of
development on designated sites and priority habitats and species and avoid damage to ecosystems.
The recently released NPPF seeks to streamline the planning system and sets out the Governments
planning policies and how these should be applied. At the heart of the NPPF is presumption in favour of
sustainable development.
The NPPF includes guidance on promoting the conservation and enhancement of the natural
environment. It requires the planning system to contribute to and enhance the natural and local
environment by:

National Planning Policy
Framework (DCLG 2012)

•

protecting and enhancing valued landscapes, geological conservation interests and soils;

•

recognising the wider benefits of ecosystem services;

•

minimising impacts on biodiversity and providing net gains in biodiversity where possible,
contributing to the Government’s commitment to halt the overall decline in biodiversity, including
by establishing coherent ecological networks that are more resilient to current and future
pressures;

•

preventing both new and existing development from contributing to or being put at unacceptable
risk from, or being adversely affected by unacceptable levels of soil, air, water or noise pollution
or land instability; and

•

Natural England: Securing
Biodiversity: A New Framework for
Delivering Priority Species and
Habitats in England

remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where
appropriate
The guide sets out a framework which has been developed to enhance the recovery of priority habitats
and species in England (published under section 41 of the Natural Environment and Rural Communities
(NERC) Act 2006).
The Strategy seeks to:
•

encourage the adoption of an ecosystem approach and better embed climate change adaptation
principles in conservation action;

•

achieve biodiversity enhancements across whole landscapes and seascapes;

•

achieve our priority habitat targets through greater collective emphasis on habitat restoration and
expansion;

•

enhance the recovery of priority species by better integrating their needs into habitat-based work
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where possible, and through targeted species recovery work where necessary;
•

support the restoration of designated sites, including by enhancing the wider countryside in which
they sit;

•

support the conservation of marine biodiversity, inside and outside of designated sites;

•

establish and implement a delivery programme, with agreed accountabilities, for priority species
and habitats in England;

•

improve the integration of national, regional and local levels of delivery;

•

Making Space for Nature: a review
of England’s wildlife sites and
ecological network (2010)

improve the links between relevant policy-makers and biodiversity practitioners; strengthen
biodiversity partnerships by clarifying roles at England, regional and local levels.
The Making Space for Nature report, which investigated the resilience of England’s ecological network to
multiple pressures, concluded that England’s wildlife sites do not comprise of a coherent and resilient
ecological network. The report advocates the need for a step change in conservation of England’s
wildlife sites to ensure they are able to adapt and become part of a strong and resilient network. The
report summarises what needs to be done to improve England’s wildlife sites to enhance the resilience
and coherence of England’s ecological network in four words; more, bigger, better, and joined. There are
five key approaches which encompass these, which also take into account of the land around the
ecological network:
(i) Improve the quality of current sites by better habitat management.
(ii) Increase the size of current wildlife sites.
(iii) Enhance connections between, or join up, sites, either through physical corridors, or through
‘stepping stones’.
(iv) Create new sites.
(v) Reduce the pressures on wildlife by improving the wider environment, including through buffering
wildlife sites.
To establish a coherent ecological network 24 wide ranging recommendations have been made
which are united under five key themes:
(vi) There is a need to continue the recent progress in improving the management and condition of
wildlife sites, particularly our SSSIs. We also make recommendations for how these should be
designated and managed in ways that enhance their resilience to climate change.
(vii) There is a need to properly plan ecological networks, including restoration areas. Restoration
needs to take place throughout England. However, in some areas, both the scale of what can be
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delivered to enhance the network, and the ensuing benefits for wildlife and people, will be very high.
These large areas should be formally recognised as Ecological Restoration Zones.
(viii)
There are a large number of surviving patches of important wildlife habitat scattered across
England outside of SSSIs, for example in Local Wildlife Sites. We need to take steps to improve the
protection and management of these remaining wildlife habitats. ‘Protection’ will usually be best
achieved through incentive-based mechanisms, but at times may require designation.
(ix) There is a need to become better at deriving multiple benefits from the ways we use and interact
with our environment. There are many things that society has to do that may seem to have rather little
to do with nature conservation, but could have, or even should have if we embrace more radical
thinking; flood management by creating wetlands is an obvious example. We need to exploit these
‘win-win’ opportunities to the full. Being better at valuing a wider range of ecosystem services would
help this process.
(x) It will not be possible to achieve a step-change in nature conservation in England without society

accepting it to be necessary, desirable, and achievable. This will require strong leadership from
government and significant improvements in collaboration between local authorities, local
communities, statutory agencies, the voluntary and private sectors, farmers, landowners and other
land-managers and individual citizens
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The England’s Trees, Woods, and Forest Strategy (2007) aims to:
(i) provide, in England, a resource of trees, woods and forests in places where they can contribute
most in terms of environmental, economic and social benefits now and for future generations
(ii) ensure that existing and newly planted trees, woods and forests are resilient to the impacts of

DEFRA England's Trees, Woods
and Forests Strategy (2007)

climate change and also contribute to the way in which biodiversity and natural resources adjust
to a changing climate
(iii) protect and enhance the environmental resources of water, soil, air, biodiversity and landscapes
(both woodland and non-woodland), and the cultural and amenity values of trees and woodland
(iv) increase the contribution that trees, woods and forests make to the quality of life for those living in,
working in or visiting England
(v) improve the competitiveness of woodland businesses and promote the development of new or
improved markets for sustainable woodland products and ecosystem services where this will deliver
identify able public benefits, nationally or locally, including the reduction of carbon emissions.
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Published in June 2011, the Natural Environment White paper sets out the Government’s plans to ensure
the natural environment is protected and fully integrated into society and economic growth. The White
Paper sets out four key aims:
(i) Protecting and improving our natural environment
There is a need to improve the quality of our natural environment across England, moving to a net
gain in the value of nature. It aims to arrest the decline in habitats and species and the degradation of
landscapes. It will protect priority habitats and safeguard vulnerable non-renewable resources for
future generations. It will support natural systems to function more effectively in town, in the country
and at sea. It will achieve this through joined-up action at local and national levels to create an
ecological network which is resilient to changing pressures.
(ii) Growing a green economy

The Natural Choice: Securing the
Value of Nature. The Natural
Environment White Paper. (HM
Government 2011)

The ambition is for a green and growing economy which not only uses natural capital in a responsible
and fair way but also contributes to improving it. It will properly value the stocks and flows of natural
capital. Growth will be green because it is intrinsically linked to the health of the country’s natural
resources. The economy will capture the value of nature. It will encourage businesses to use natural
capital sustainably, protecting and improving it through their day-to-day operations and the
management of their supply chains.
(iii) Reconnecting people and nature
The ambition is to strengthen the connections between people and nature. It wants more people to
enjoy the benefits of nature by giving them freedom to connect with it. Everyone should have fair
access to a good-quality natural environment. It wants to see every child in England given the
opportunity to experience and learn about the natural environment. It wants to help people take
more responsibility for their environment, putting local communities in control and making it easier for
people to take positive action.
(iv) International and EU leadership The
global ambitions are:
• internationally, to achieve environmentally and socially sustainable economic growth, together with
food, water, climate and energy security; and
• to put the EU on a path towards environmentally sustainable, low-carbon and resource-efficient
growth, which is resilient to climate change, provides jobs and supports the wellbeing of citizens.
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The UK National Ecosystem Assessment is the first analysis of the UK’s natural environment and the
benefits it provides to society and economic prosperity. The assessment leads on from the Millennium
Ecosystem Assessment (2005) and analyses services provided by ecosystem set against eight broad
habitat types. The ecosystem services provided by these habitat types have been assessed to find their
overall condition. The assessment sought to answer ten key questions:
1) What are the status and trends of the UK’s ecosystems and the services they provide to society?
2) What are the drivers causing changes in the UK’s ecosystems and their services?
3) How do ecosystem services affect human well-being, who and where are the beneficiaries, and

UK National Ecosystem
Assessment (2011)

how does this affect how they are valued and managed?
4) Which vital UK provisioning services are not provided by UK ecosystems?
5) What is the current public understanding of ecosystem services and the benefits they provide?
6) Why should we incorporate the economic values of ecosystem services into decision-making?
7) How might ecosystems and their services change in the UK under plausible future scenarios?
8) What are the economic implications of different plausible futures?
9) How can we secure and improve the continued delivery of ecosystem services?

DEFRA Guidance for Local
Authorities on Implementing
Biodiversity Duty (2007)
CABE Making Contracts Work for
Wildlife: How to Encourage
Biodiversity in Urban Parks (2006)
Forestry and Woodlands
Framework Steering Group
(2004) Seeing the Wood for the
Trees: A forestry and woodlands
framework for South East England

How have we advanced our understanding of the influence of ecosystem services on human wellbeing
and what are the knowledge constraints on more informed decision making?
The Duty is set out in Section 40 of the Natural Environment and Rural Communities Act (NERC) 2006,
and states that: “Every public authority 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”.
Particular areas of focus include: Policy, Strategy and Procurement; Management of Public Land and
Buildings; Planning, Infrastructure and Development; and Education, Advice and Awareness.
Advises on how to make the most of the potential for biodiversity in urban parks and it shows how the
commitment of individuals and employers can make the difference between failure and inspiring success.
This document outlines what woods can do for the region and what the region must do for its woods in
order to protect and enhance them.
The framework aims to realise the vision of “woods making an increasing contribution to the sustainable
development of the South East region, in both rural and urban areas” by inspiring and informing those
involved in planning and development as well as those involved in forest management.
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South East England Biodiversity
Forum (2009) South East
Biodiversity Strategy

Provides a basis for creation of policies and actions to protect and enhance biodiversity in the region by
setting out the best way forward and setting out a framework for sustainable development and
environmental protection.

Buckinghamshire and Milton
Keynes Biodiversity Action Plan
(2009)

The UK’s Action Plan was published in January 1994, with the expectation that regional and local
Biodiversity Action Plans (BAPs) would be produced. The Buckinghamshire and Milton Keynes
Biodiversity Action Plan picks up this local requirement. It describes how the wildlife of Bucks & Milton
Keynes is going to be enhanced and protected over a ten year period (2000-2010).
The BAP is divided into sections called Habitat Action Plans - each one details a specific habitat that is
found in the county. Each Habitat Action Plan contains Targets which are designed to contribute towards
Targets in the UK Biodiversity Plan.
These Targets fall into 4 broad categories
Maintaining Extent
Achieving Condition
Restoration of degraded habitat
Creation of new habitat
The Buckinghamshire and Milton Keynes Biodiversity Partnership also identifies a number of
Biodiversity Opportunity Areas (23 across Buckinghamshire). These areas are identified due to their
nature conservation importance and are areas of opportunity for enhancement, expansion and buffering.
The 23 areas are included in the South East Biodiversity Strategy.
1)
2)
3)
4)

Biodiversity and Planning in Bucks

The Biodiversity and Planning in Buckinghamshire Guidance Document has been produced by Berks
Bucks and Oxon Wildlife Trust on behalf of the Biodiversity Partnership.

Chilterns Area of Outstanding
Natural Beauty (AONB)
Management Plan 2014-2019

The management plan for 2014-2019 to identifies a vision for the AONB and highlights a number of
issues that will need to be considered, specifically concerns regarding the pressure on the landscape.
The Management Plan identifies a number of policies to preserve, protect and improve the Chilterns.
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Population and human health
EC Together for Health: A
Strategic Approach for the EU
2008-2013 (2007)

Building on current work, this Strategy aims to provide an overarching strategic framework spanning core
issues in health as well as health in all policies and global health issues.
The recently released NPPF seeks to streamline the planning system and sets out the Governments
planning policies and how these should be applied. At the heart of the NPPF is presumption in favour of
sustainable development.
The NPPF includes guidance on promoting healthy communities.
The NPPF requires local planning authorities to aim to achieve places which promote:
•

•

National Planning Policy
Framework (DCLG, 2012)

•

opportunities for meetings between members of the community who might not otherwise come
into contact with each other, including through mixed-use developments, strong neighbourhood
centres and active street frontages which bring together those who work, live and play in the
vicinity;
safe and accessible environments where crime and disorder, and the fear of crime, do not
undermine quality of life or community cohesion; and
safe and accessible developments, containing clear and legible pedestrian routes, and high
quality public space, which encourage the active and continual use of public areas.

In order to deliver the social, recreational and cultural facilities and services the community needs,
planning policies and decisions should:
•

plan positively for the provision and use of shared space, community facilities (such as local
shops, meeting places, sports venues, cultural buildings, public houses and places of worship)
and other local services to enhance the sustainability of communities and residential
environments;
• guard against the unnecessary loss of valued facilities and services, particularly where this would
reduce the community’s ability to meet its day-to-day needs;
ensure that established shops, facilities and services are able to develop and modernise in a way that is
sustainable, and retained for the benefit of the community; and ensure an integrated approach to
considering the location of housing, economic uses and community facilities and services.
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The Government's vision for sport and physical activity for 2012 and beyond is to increase significantly
levels of sport and physical activity for people of all ages and to achieve sustained levels of success in
international competition.

DCMS: Playing to win: a new era for
The ambition is for England to become –a truly world leading sporting nation.
sport. (2008)
The vision is to give more people of all ages the opportunity to participate in high quality competitive sport.
Sets out the Governments approach to tackling threats to public health and dealing with health
inequalities. It sets out an approach that will:
1) protect the population from health threats – led by central government, with a strong system to the
2)

DoH: Healthy Lives, Healthy
People: Our strategy for public
health in England White Paper
(2010)

3)
4)

5)

DoH & Department for Work and
Pensions. Improving health and
work: changing lives: The
Government's Response to Dame
Carol Black's Review of the health
of Britain's working-age population
(2008)

frontline;
empower local leadership and encourage wide responsibility across society to improve everyone’s
health and wellbeing, and tackle the wider factors that influence it;
focus on key outcomes, doing what works to deliver them, with transparency of outcomes to
enable accountability through a proposed new public health outcomes framework;
reflect the Government’s core values of freedom, fairness and responsibility by strengthening selfesteem, confidence and personal responsibility; positively promoting healthy behaviours and
lifestyles; and adapting the environment to make healthy choices easier; and
balance the freedoms of individuals and organisations with the need to avoid harm to others, use a
‘ladder’ of interventions to determine the least intrusive approach necessary to achieve the desired
effect and aim to make voluntary approaches work before resorting to regulation.

This sets out the Governments response to a review into the health of Britain’s working age population
conducted by Dame Carol Black.
The vision is to: “create a society where the positive links between work and health are recognised by all,
where everyone aspires to a healthy and fulfilling working life and where health conditions and disabilities
are not a bar to enjoying the benefits of work”.
To achieve the vision three key aspirations have been identified:
1. creating new perspectives on health and work; 2.
improving work and workplaces; and
3. supporting people to work.
Through these three aspirations Britain’s working population will fulfil their full potential, create stronger
communities and help relive the financial burden of health problems on the economy.
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DoH: Our health, our care, our say:
a new direction for community
services (2005)

Puts emphasis on moving healthcare into the community and will therefore have an impact on sustainable
development considerations, including supporting local economies and how people travel to healthcare
facilities.

Forestry Commission: Trees and
Woodlands - Nature's Health
Service (2005)

Provides detailed examples of how the Woodland Sector (trees, woodlands and green spaces) can
significantly contribute to people’s health, well-being (physical, psychological and social) and quality of
life. Increasing levels of physical activity is a particular priority.

Countryside Agency: The
Countryside in and Around Towns –
A vision for connecting town and
country in the pursuit of sustainable
development (2005)

A vision for the landscape of urban/rural fringe environments and how to better manage these areas and
make improvements. Key functions for the environment include: a bridge to the country; a gateway to the
town; a health centre; a classroom; a recycling and renewable energy centre; a productive landscape; a
cultural legacy; a place for sustainable living; an engine for regeneration; and a nature reserve.

English Nature: Accessible Natural
Green Space Standards in Towns
and Cities: A Review and Toolkit for
their Implementation (2003)
UN The Aarhus Convention (1998)

Aims to help Local Authorities develop policies which acknowledge, protect and enhance the contribution
natural spaces make to local sustainability. Three aspects of natural space in cities and towns are
discussed: their biodiversity; their ability to cope with urban pollution; ensuring natural spaces are
accessible to everyone. The report aims to show how size and distance criteria can be used to identify the
natural spaces which contribute most to local sustainability.

Social Exclusion Unit: Preventing
Social Exclusion (2001)

Links environmental rights and human rights. It establishes that sustainable development can be
achieved only through the involvement of all stakeholders and links government accountability and
environmental protection.
The primary aims are to prevent social exclusion, and reintegrate people who have become excluded.
Improvement is required in the areas of truancy, rough sleeping, teenage pregnancy, youth at risk and
deprived neighbourhoods.

ODPM & Home Office: Safer
Places: The Planning System and
Crime Prevention (2004)

Practical guide to designs and layouts that may help with crime prevention and community safety,
including well-defined routes, places structured so that different uses do not cause conflict, places
designed to include natural surveillance and places designed with management and maintenance in
mind.

Cabinet Office: Reaching Out: An
Action Plan on Social Exclusion
(2006)

Sets out an action plan to improve the life chances of those who suffer, or may suffer in the future, from
disadvantage. Guiding principles for action include: better identification and earlier intervention;
systematically identifying ‘what works’; promoting multi-agency working; personalisation, rights and
responsibilities; and supporting achievement and managing underperformance.
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The RoWIP is the County Council’s strategic document, setting out its aspirations and priorities for the
public rights of way and countryside access network. The Plan sets out a vision for rights of way, to:
“Expand, manage and promote the network of routes and open spaces, recognising its historical and
ecological significance whilst providing real economic benefits to the rural communities and health
benefits to local people, to create safe and sustainable access provision for all.” The Plan also sets out 8
themes for improving rights of way including mapping, creating new links, and improving access.
This strategy outlines priorities for improving community safety in Wycombe District. Priorities were
selected based on crime data and an opinion survey. Priorities for 2015/16 were:
•
•
•
•
•

Continue the work of the Nightsafe Partnership*;
Tackling anti-social behaviour and gang activity;
Tackling poverty related crime, including shoplifting;
Protecting our communities from violence, abuse and exploitation.
Nightsafe is a programme of education, communication and partnership working to promote having a
safe night out.

This strategy assesses current sports provision in the District and sets out a plan for future development
of sports facilities in Wycombe.
This document identified a surplus of the following across Wycombe:
•
•
•
•
•

Swimming pools
Helath & fitness (deficit predicted by 2033)
Adult football pitches
Mini-soccer pitches
Rugby pitches
This document identified a current and future deficit of the following across Wycombe:
•
•
•

Community Facilities Strategy
(2009) and Update (2014)

Youth football pitches
Cricket pitches
Synthetic turf pitches

The 2009 strategy presents a plan for developing facilities in the future as well as justification for Section
106 contributions required from developers. The 2014 update includes new analysis, including specific
information on priority wards.
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Wycombe Community Facilities
SPD

This SPD sets out the Council’s approach to planning applications that could result in the loss or
reprovision of community facilities.

Wycombe Play Strategy 2007 2017

This strategy considers play values in the District, and explanation of the Council’s priority outcomes and
the mandate for the programmes required by this strategy. Desired outcomes include new imaginative
play opportunities, promotion and improvement of play opportunities and better support for community
based play schemes.

Soil, water and air

EC Air Quality Directive (1996)

Aims to improve air quality throughout Europe by controlling the level of certain pollutants and monitoring
their concentrations. In particular the Directive aims to establish levels for different air pollutants; draw up
common methods for assessing air quality; methods to improve air quality; and make sure that
information on air quality is easily accessible to Member States and the public.

DEFRA: The Air Quality Strategy for The Strategy provides specific UK targets for reducing air pollution and sets out local authority
England, Scotland, Wales, and
responsibilities for achieving most of these. It states that land use planning has a key role to play in
Northern Ireland (2007).
contributing to these targets.
The Soil Strategy for England outlines the Government’s approach to safeguarding our soils for the long
term. It provides a vision to guide future policy development across a range of areas and sets out the
practical steps that are needed to take to prevent further degradation of our soils, enhance, restore and
ensure their resilience, and improve understanding of the threats to soil and best practice in responding
to them.
Key objectives of the strategy include:
DEFRA: Safeguarding our Soils: A
Strategy for England (2009)

•

Better protection for agricultural soils;

•

Protecting and enhancing stores of soil carbon;

•

Building the resilience of soils to a changing climate;

•

Preventing soil pollution;

•

Effective soil protection during construction and development; and

•

Dealing with our legacy of contaminated land
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This document sets out the Soils Lead Coordination Network’s vision for soil conservation.
The “desired outcomes” of the vision are as follows:
(i)
Maintaining the diversity and biodiversity of UK soils;
(ii)

Controlling and when appropriate reversing loss of soil carbon and water-holding capacity;

(iii)

Reducing accelerated soil erosion and sediment transport into watercourses; and

(iv)

Ensuring appropriate status of soils in mitigation and remediation scenarios to control the
impact of climate change.

Water Framework Directive
2000/60/EC

This provides an overarching strategy, including a requirement for EU Member States to ensure that they
achieve 'good ecological status' by 2015. River Basin Management Plans were defined as the key means
of achieving this. They contain the main issues for the water environment and the actions we all need to
take to deal with them.

HM Government Strategy for
Sustainable Construction (2008)

Encourages the construction industry to adopt a more sustainable approach towards development;
identifies eleven Themes for targeting Action, which includes conserving water resources.
Requires all inland and coastal waters to reach “good status” by 2015. It mandates that:

DEFRA The Water Environment
(Water Framework Directive)
(England and Wales) Regulations
(2003)

•
•

development must not cause a deterioration in status of a waterbody; and
development must not prevent future attainment of ‘good status’, hence it is not acceptable to
allow an impact to occur just because other impacts are causing the status of a water body to
already be less than good
This is being done by establishing a river basin District structure within which demanding environmental
objectives are being set, including ecological targets for surface waters.

Environment Agency: Building a
Better Environment: A Guide for
Developers (2006)

Guidance on addressing key environmental issues through the development process (focusing mainly on
the issues dealt with by the Agency), including managing flood risk, surface water management, use of
water resources, preventing pollution.

Environment Agency: Water for
people and the environment: A
Strategy for England and Wales
(2009)

Looks at the steps needed, in the face of climate change, to manage water resources to the 2040s and
beyond, with the overall aim of improving the environment while allowing enough water for human uses.
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The NPPF states that plans should prevent development from contributing to, or being put at risk of, air or
water pollution. Plans should consider the presence of Air Quality Management Areas and cumulative
impacts on air quality from individual sites in local areas.
The NPPF states that planning should protect and enhance soils, particularly those recognized as best
and most versatile agricultural land (Grades 1, 2 and 3a).

Draft Water Resources
Management Plan 2015-2030
(Thames Water, 2013)

This document sets out the company’s plans for the next 25 years and looks at the forecast water
demand compared with resources available.

Bucks Air Quality Strategy

Provides a framework for air quality control through air quality management and air quality standards.

2013 Air Quality Progress Report:
Wycombe District Council

This report fulfils the requirements of the Local Air Quality Management process as set out in Part IV of
the Environment Act (1995), the Air Quality Strategy for England, Scotland, Wales and Northern Ireland
2007 and the relevant Policy and Technical Guidance documents.

Strategic Flood Risk Assessment
(SFRA) Level 1 Update (WDC,
2014)
Contaminated Land Inspection
Strategy, WDC (2010)

LAQM process places an obligation on all local authorities to regularly review and assess air quality in
their areas, and to determine whether or not the air quality objectives are likely to be achieved.
This Level 1 SFRA and the supporting mapping, has been updated from the original published in 2008,
and provides key information which may affect existing and/or future development within the District. Key
information includes general flood risk management advice and spatial planning recommendations.
Information about WDC’s policy on contaminated land, and provides information about the histroric land
use, geological, hydrogeological and soil contamination characteristics of the District.

Climatic factors
UN Framework Convention on
Climate Change (1992)
IPCC Kyoto Protocol to the United
Nations Framework Convention on
Climate Change (1997)
EC Sixth Environmental Action
Programme 2002-2012 (2002)

Sets an overall framework for intergovernmental efforts to tackle the challenge posed by climate change.
Commits member nations to reduce their emissions of carbon dioxide and other greenhouse gases, or
engage in emissions trading if they maintain or increase emissions of these gases.
Climate change has been identified as one of four priority areas for Europe. The EAP's main objective is
a reduction in emissions of greenhouse gases without a reduction in levels of growth and prosperity, as
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well as adaptation and preparation for the effects of climate change.
This Strategy identifies key priorities for an enlarged Europe. This includes health, social inclusion and
fighting global poverty. It aims to achieve better policy integration in addressing these challenges, and to
ensure that Europe looks beyond its boundaries in making informed decisions about sustainability. The
sustainable Development Strategy was review in 2009 and “underlined that in recent years the EU has
mainstreamed sustainable development into a broad range of its policies. In particular, the EU has taken
the lead in the fight against climate change and the promotion of a low-carbon economy. At the same
time, unsustainable trends persist in many areas and the efforts need to be intensified”. Sustainable
development is a key focus of the EU and the strategy continues to be monitored and reviewed.
Requires Local Authorities to feed in to the Preliminary Flood Risk Assessment (already completed), as
well as the Local Flood Risk Strategy (), and ensure that objectives within Local Plans compliment the
objectives of the Directive.
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The white paper sets out a European vision for a competitive and sustainable transport system for the
EU. The white paper sets out an aim to achieve a 60% reduction in greenhouse gas emissions from the
European transport system whilst growing transport systems and supporting mobility. The White paper
sets out ten strategic goals.

The 2008 Climate Change Act seeks to manage and respond to climate change in the UK, by:

UK Climate Change Act 2008
(2008)

•

Setting ambitious, legally binding targets;

•

Taking powers to help meet those targets;

•

Strengthening the institutional framework;

•

Enhancing the UK’s ability to adapt to the impact of climate change; and

•

UK Renewable Energy Strategy
(2009)

The UK Low Carbon Transition
Plan (2009)

Establishing clear and regular accountability to the UK Parliament and to the devolved legislatures.
Significantly, the Act sets a legally binding target of at least an 80 per cent cut in greenhouse gas
emissions by 2050 and at least a 34 per cent cut by 2020. These targets are against a 1990 baseline.
The UK has committed to sourcing 15% of its energy from renewable sources by 2020 – an increase in
the share of renewables from about 2.25% in 2008. The Renewable Energy Strategy sets out how the
Government will achieve this target through utilising a variety of mechanisms to encourage Renewable
Energy provision in the UK. This includes streamlining the planning system, increasing investment in
technologies as well as improving funding for advice and awareness raising.
The UK Low Carbon Transition Plan sets out how the UK will meet the Climate Change Act’s legally
binding target of 34 per cent cut in emissions on 1990 levels by 2020. It also seeks to deliver emissions
cuts of 18% on 2008 levels.
The main aims of the Transition Plan include the following:
•

Producing 30% of energy from renewables by 2020;

•

Improving the energy efficiency of existing housing;

• Increasing the number of people in ‘green jobs’; and
•

National Planning Policy
Framework (DCLG, 2012)

Supporting the use and development of clean technologies.

The recently released NPPF seeks to streamline the planning system and sets out the Governments
planning policies and how these should be applied. At the heart of the NPPF is presumption in favour of
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sustainable development.
The NPPF includes guidance on climate change, flooding, and coastal change. Plans should take
account of climate change over the longer term, including factors such as flood risk, coastal change,
water supply and changes to biodiversity and landscape. New development should be planned to avoid
increased vulnerability to the range of impacts arising from climate change. When new development is
brought forward in areas which are vulnerable, care should be taken to ensure that risks can be managed
through suitable adaptation measures, including through the planning of green infrastructure.
To support the move to a low carbon future, local planning authorities should:
•

plan for new development in locations and ways which reduce greenhouse gas emissions;

•

actively support energy efficiency improvements to existing buildings; and

when setting any local requirement for a building’s sustainability, do so in a way consistent with
the Government’s zero carbon buildings policy and adopt nationally described standards.
Local Plans should apply a sequential, risk-based approach to the location of development to avoid
where possible flood risk to people and property and manage any residual risk, taking account of the
impacts of climate change, by:
•

•

applying the Sequential Test;

•
•

if necessary, applying the Exception Test;
safeguarding land from development that is required for current and future flood management;

•

using opportunities offered by new development to reduce the causes and impacts of flooding;
and

•

where climate change is expected to increase flood risk so that some existing development may
not be sustainable in the long-term, seeking opportunities to facilitate the relocation of
development, including housing, to more sustainable locations.
Local planning authorities should reduce risk from coastal change by avoiding inappropriate development
in vulnerable areas or adding to the impacts of physical changes to the coast. They should identify as a
Coastal Change Management Area any area likely to be affected by physical changes to the coast, and:
•

be clear as to what development will be appropriate in such areas and in what circumstances; and

•

make provision for development and infrastructure that needs to be relocated away from Coastal
Change Management Areas.
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DfT An Evidence Base Review of
Public Attitudes to Climate
Change and Transport Behaviour
(2006)

Summary report of the findings of an evidence base review investigating the research base on public
attitudes towards climate change and transport behaviour.

Department for Transport:
Transport White Paper: The Future
of Transport – A Network for 2030
(2004)

Sets out factors that will shape transport in the UK over the next thirty years. Also sets out how the
Government will respond to the increasing demand for travel, while minimising the negative impact on
people and the environment.

Department for Transport: An
Evidence Base Review of Public
Attitudes to Climate Change and
Transport Behaviour (2006)

Summary report of the findings of an evidence base review investigating the research base on public
attitudes towards climate change and transport behaviour.

HS2 (High Speed 2)

In February 2011 the government published proposals for a new high speed rail route that would initially
link London to Birmingham and ultimately extend to Manchester, Leeds and Scotland.
The preferred consultation route would come up from Amersham, crossing the southern and western
edge of Wendover, Stoke Mandeville and entire western flank of Aylesbury, then running east of
Waddesdon before picking up the path of the disused railway line past Quainton, Calvert and proceeding
up to the edge of Brackley.

Carbon Trust: The Climate Change
Challenge: Scientific Evidence and
Implications (2005)

The proposed route was consulted on in July 2011 setting out the proposed route and alternative, its
Sustainability Appraisal and project timeline A Safeguarding Direction is now in operation, where on
average 60m either side of the proposed route is safeguarded.
A Bill for the construction of Phase I of HS2 has been committed to a select committee with construction
expected to commence in 2017.
This report summarises the nature of the climate change issue. It explains the fundamental science and
the accumulating evidence that climate change is real and needs to be addressed. It also explains the
future potential impacts, including the outstanding uncertainties.

Energy Saving Trust: Renewable
Energy Sources for Homes in
Urban Environments (2005)

Provides information about the integration of renewable energy sources into new and existing dwellings in
urban environments. It covers the basic principles, benefits, limitations, costs and suitability of various
technologies.
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Sets out proposals for achieving the protection, improvement and sustainable use of the water
environment through:
DEFRA (2009) Water for Life and
Livelihoods: River Basin
Management Plan, South East
River Basin District
Environment Agency, Adapting to
Climate Change: A Checklist for
Development (2005)

•
•

Prevent deterioration in the status of the aquatic ecosystem
To achieve good status to all waters by 2015 • Promote sustainable use of water

Progressively reduce the pollution of groundwater • Contribute to mitigating the effects of floods and
droughts
The document contains a checklist and guidance for new developments to adapt to climate change. The
main actions are summarised in a checklist.

Floods & Water Management Act
(2010)

Seeks to “localise” responsibility for flood risk, particularly from ordinary watercourses. Key policies within
the act include:
• providing the Environment Agency with an overview of all flood and coastal erosion risk
management and unitary and county councils to lead in managing the risk of all local floods;
• encouraging the uptake of sustainable drainage systems and providing for unitary and county
councils to adopt SUDS for new developments and redevelopments;
• introduce an improved risk based approach to reservoir safety;
• widen the list of uses of water that water companies can control during periods of water shortage;
• enabling water and sewerage companies to operate concessionary schemes for community
groups on surface water drainage charges;
• amending the Water Industry Act 1991 to provide a named customer and clarify who is
responsible for paying the water bill; make it easier for water and sewerage companies to develop
and implement social tariffs where companies consider there is a good cause to do so.

Buckinghamshire Strategic Green
Infrastructure Strategy (April
2008)

The Bucks Green Infrastructure Strategy develops the vision and objectives for establishing strategic
green infrastructure networks in Buckinghamshire.
Action plans are outlined for developing Green Infrastructure Opportunity Zones. East of Aylesbury
provides there are opportunities identified for enhancing strategic green access links, corridors and paths
that link the town with the wider Vale. A sub-project includes an enhancement of the Aylesbury and
Wendover arms and towpaths of the Grand Union Canal. Opportunities also exist for enhancement of the
urban-edge landscapes around the eastern fringe of Aylesbury through creation of a strong framework of
trees and woodlands that could incorporate opportunities for sport/formal recreational facilities connected
to Aylesbury by green infrastructure and enhancing current provision over the next twenty years.
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Material Assets
EC Sixth Environmental Action
Programme 2002-2012 (2002)

Natural resources and waste (in particular recycling) has been identified as one of four priority areas for
Europe. The EAP requires member states to achieve 22% of electricity production from renewable
energies by 2010; to significantly reduce the volumes of waste generated and the quantity going to
disposal; and to give preference to waste recovery and especially to recycling.

EC Waste Framework Directive
(1975, updated 2006)

Objective is the protection of human health and the environment against harmful effects caused by the
collection, transport, treatment, storage and tipping of waste. Particular focus is placed on the re-use of
recovered materials as raw materials; restricting the production of waste; promoting clean technologies;
and the drawing up of waste management plans.

EC Landfill Directive (1999)

Aims to prevent or reduce as far as possible negative effects on the environment, in particular the
pollution of surface water, groundwater, soil and air, and on the global environment, including the
greenhouse effect, as well as any resulting risk to human health, from the landfilling of waste, during the
whole lifecycle of the landfill.

Cabinet Office: Waste Not, Want
Not, A Strategy for tackling the
waste problem (2002)

A study into how England’s current waste management practices could be improved to reduce the
current, and growing, waste problem.

DEFRA Waste and Emissions
Trading Act (2003)

Sets out legislative provisions for waste (including waste sent to landfill, waste management in
England and Wales, and recycling plans), and about penalties for non-compliance with schemes for the
trading of emissions quotas.

Aims are to reduce waste by making products with fewer natural resources; break the link between
DEFRA Waste Strategy for England economic growth and waste growth; re-use products or recycle their materials; and recover energy from
other wastes where possible. Notes that for a small amount of residual material, landfill will be necessary.
(2007)
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All parties agree to embrace the following protocol, aims and objectives:
•

aim to improve waste minimisation, recovery, recycling and composting from Buckinghamshire
household waste in line with the Government’s national targets and local Best Value targets;
•

where appropriate jointly research, fund, develop and implement detailed proposals for this
purpose and develop, implement, support and continue to enhance, such schemes as are decided upon;
•

explore other partnership opportunities in the pursuit of these aims and objectives;

•

work within a common framework and approach to waste related education and awareness
issues;

•

to develop and promote existing joint initiatives such as real nappies, home composters and the
glass recycling consortium.

DECC Energy White Paper:
Meeting the Energy Challenge
(2007)

Sets out Government’s long term energy policy, including requirements for cleaner, smarter energy;
improved energy efficiency; reduced carbon emissions; and reliable, competitive and affordable supplies.
The White Paper sets out the UK’s international and domestic energy strategy, in the shape of four policy
goals:
1)

aiming to cut CO2 emissions by some 60% by about 2050, with real progress by 2020;

2)

maintaining the reliability of energy supplies;

promoting competitive markets in the UK and beyond; and 4) ensuring every home is heated
adequately and affordably.
3)

DECC Sustainable Energy Act
(2010)
DTI Micro Generation Strategy
(2006)

EU Sustainable Development
Strategy (2006)

Aims include increasing the use of renewable energy; cutting the UK’s carbon emissions; maintaining the
reliability of the UK’s energy supplies; promoting competitive energy markets in the UK; and reducing the
number of people living in fuel poverty.
Acknowledges that local authorities can be pro-active in promoting small-scale, local renewable energy
generation schemes through “sensible use of planning policies”.
This Strategy identifies key priorities for an enlarged Europe. This includes health, social inclusion and
fighting global poverty. It aims to achieve better policy integration in addressing these challenges, and to
ensure that Europe looks beyond its boundaries in making informed decisions about sustainability. The
sustainable Development Strategy was review in 2009 and “underlined that in recent years the EU has
mainstreamed sustainable development into a broad range of its policies. In particular, the EU has taken
the lead in the fight against climate change and the promotion of a low-carbon economy. At the same
time, unsustainable trends persist in many areas and the efforts need to be intensified”. Sustainable
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development is a key focus of the EU and the strategy continues to be monitored and reviewed.
The recently released NPPF seeks to streamline the planning system and sets out the Governments
planning policies and how these should be applied. At the heart of the NPPF is presumption in favour of
sustainable development.
The NPPF includes guidance on promoting sustainable transport. The NPPF requires development plans
to seek to reduce greenhouse gas emissions and congestion, reduce the and to travel, and exploit
opportunities for the sustainable movement of people and good. Developments should be located and
designed where practical to:
National Planning Policy Framework
• accommodate the efficient delivery of goods and supplies;
(DCLG, 2012)
• give priority to pedestrian and cycle movements, and have access to high quality public transport
facilities;
•

create safe and secure layouts which minimise conflicts between traffic and cyclists or
pedestrians, avoiding street clutter and where appropriate establishing home zones; incorporate
facilities for charging plug-in and other ultra-low emission vehicles; and consider the needs of
people with disabilities by all modes of transport.

EU Sustainable Development
Strategy (2006)

This Strategy identifies key priorities for an enlarged Europe. This includes health, social inclusion and
fighting global poverty. It aims to achieve better policy integration in addressing these challenges, and to
ensure that Europe looks beyond its boundaries in making informed decisions about sustainability. The
sustainable Development Strategy was review in 2009 and “underlined that in recent years the EU has
mainstreamed sustainable development into a broad range of its policies. In particular, the EU has taken
the lead in the fight against climate change and the promotion of a low-carbon economy. At the same
time, unsustainable trends persist in many areas and the efforts need to be intensified”. Sustainable
development is a key focus of the EU and the strategy continues to be monitored and reviewed.

DTI Draft Strategy for Sustainable
Construction (2006)

"Themes for Action" include: re-use existing built assets; design for minimum waste; aim for lean
construction; minimise energy in construction; minimise energy in building use; avoid polluting the
environment; preserve and enhance bio-diversity; conserve water resources; respect people and their
local environment; and set targets (benchmarks & performance indicators).
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This provides the strategic policy framework for minerals and waste planning within Buckinghamshire.
This includes setting out how much minerals extraction will be needed, how this can be managed and
where this will come from. In terms of waste, the plan considers how much additional waste capacity in
needed, how to minimise this and how to manage this. The Strategy addresses two main challenges;
providing sufficient sand and gravel to allow for house building and construction needs and to move
quickly from the current over-reliance on landfill in managing waste.
Planning for Town Centres: Practice This practice guidance was intended to support the implementation of town centre policies set out in
guidance on need, impact and the
Planning Policy Statement 4: Planning for Sustainable Economic Growth (PPS4) (now replaced by PPG).
sequential approach (December
It is aimed at helping those involved in preparing or reviewing need, impact and sequential site
2009)
assessments.
Buckinghamshire Minerals and
Waste Core Strategy
Development Plan Document:
Minerals and Waste Local
Development Framework

Buckinghamshire Sustainable
Community Strategy 2009 – 2026

The Sustainable Community Strategy for Buckinghamshire sets out an overarching framework and vision
for delivering a thriving economy, a sustainable environment, safe communities, health and wellbeing and
cohesive and strong communities. More detail on issues and a vision for Aylesbury Vale is set out in the
Aylesbury Vale Sustainable Communities Strategy.

Buckinghamshire Minerals and
Waste Core Strategy
Development Plan Document:
Minerals and Waste Local
Development Framework

Buckinghamshire Minerals and Waste Core Strategy Development Plan Document: Minerals and Waste
Local Development Framework

Living Within Our Limits SPD
version 2 (2009)
Princes Risborough Drainage
Strategy (date unavailable)
Historic Environment

This document sets out minimum standards of construction development with particular regard to energy
efficiency and generation of renewable energy.
This document summarises the work that Thames Water is taking to alleviate sewer flooding in the region
and a strategy to avoid sewer flooding in Princes Risborough.

Council of Europe: Convention on
the Protection of the Architectural
Heritage of Europe (1985)

Aims for signatories to protect their architectural heritage by means of identifying monuments, buildings
and sites to be protected; preventing the disfigurement, dilapidation or demolition of protected properties;
providing financial support by the public authorities for maintaining and restoring the architectural heritage
on its territory; and supporting scientific research for identifying and analysing the harmful effects of
pollution and for defining ways and means to reduce or eradicate these effects.
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Council of Europe: The Convention
on the Protection of
Archaeological Heritage (Revised)
(Valetta Convention) (1992)

The convention defines archaeological heritage and identifies measures for its protection. Aims include
integrated conservation of the archaeological heritage and financing of archaeological research and
conservation.

DCMS Ancient Monuments and
Archaeological Areas Act (1979)

An act to consolidate and amend the law retain to ancient monuments, to make provision of matters of
archaeological or historic interest, and to provide grants by secretary of state to the Architectural Heritage
fund.
The recently released NPPF seeks to streamline the planning system and sets out the Governments
planning policies and how these should be applied. At the heart of the NPPF is presumption in favour of
sustainable development.
The NPPF includes guidance on conserving and enhancing the historic environment. It seeks to ensure
local authorities plan recognise heritage assets as an irreplaceable resource and conserve them in a
manner that reflects their significance.

National Planning Policy Framework Local planning authorities should take into account:
(DCLG, 2012)
• the desirability of sustaining and enhancing the significance of heritage assets and putting them to
viable uses consistent with their conservation;
• the wider social, cultural, economic and environmental benefits that conservation of the historic
environment can bring;
• the desirability of new development making a positive contribution to local character and
distinctiveness; and opportunities to draw on the contribution made by the historic environment to
the character of a place.
Planning (Listed Buildings and
Conservation Areas) Act (1990)

An act to consolidate certain enactments relating to special controls in respect of buildings and areas of
special architectural or historic interest with amendments to give effect to recommendations to give effect
to recommendations of the Law Commissions.

English Heritage and CABE:
Buildings in Context: New
Development in Historic Areas
(2002)

Aims to stimulate a high standard of design when development takes place in historically sensitive
contexts by showing 15 case studies in which achievement is far above the ordinary and trying to draw
some lessons both about design and about the development and planning process, particularly regarding
building in sensitive locations.
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Office of the Deputy Prime minister
(ODPM) Secure and Sustainable
Buildings Act (2004)

Amends the Building act, and others, with regard to sustainable construction practices and conservation
of historic buildings. Also states the general nature of security provisions which should be in place at the
construction stage and beyond.

English Heritage: Conservation
Principles for the Sustainable
Management of the Historic
Environment

This English Heritage document sets out the framework for the sustainable management of the historic
environment. This is presented under the following six headline ‘principles’:
Principle 1: The historic environment is a shared resource
Principle 2: Everyone should be able to participate in sustaining the historic environment
Principle 3: Understanding the significance of places is vital
Principle 4: Significant places should be managed to sustain their values
Principle 5: Decisions about change must be reasonable, transparent and consistent Principle
6: Documenting and learning from decisions is essential.

English Heritage Guidance on
Setting of Heritage Assets (2011)

This document sets out English Heritage guidance on managing change within the settings of heritage
assets, including archaeological remains and historic buildings, sites, areas, and landscapes. It provides
detailed advice intended to assist implementation of Planning Policy Statement 5: Planning for the Historic
Environment and its supporting Historic Environment Planning Practice Guide, together with the historic
environment provisions of the National Policy Statements for nationally significant infrastructure projects

Buckinghamshire County Council
(2014) From Markets to Metroland:
The Buckinghamshire & Milton
Keynes Historic Towns Project
Landscape

This project involved surveying 30 historic settlements in Buckinghamshire and Milton Keynes to establish
their historic evolution and inform their future management. This resulted in a series of data for each
settlement, including historic and current land use.

Council of Europe: European
Landscape Convention (2006)

Aims to promote the protection, management and planning (including active design and creation of
Europe's landscapes, both rural and urban, and to foster European co-operation on landscape issues.

English Heritage and CABE:
Guidance on Tall Buildings (2007)

Provides advice and guidance on good practice in relation to tall buildings in the planning process and to
highlight other related issues, which need to be taken into account, i.e. where tall buildings would and
would not be appropriate.

National Planning Policy

The NPPF sates that development could seek to promote or reinforce local distinctiveness; both
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aesthetic considerations and connections between people and places should be considered. The NPPF
also promotes the protection and enhancements of valued landscapes, giving greatest weight to National
Parks and Areas of Outstanding Natural Beauty.
The Management Plan sets out a Vision for the Chilterns AONB. The Plan includes an engagement plan
and details of how the plan will be implemented and monitored. The Management Plan consists of
descriptions and aims for the following:
• Conserving and enhancing natural beauty;
• Landscape;
• Farming, forestry and other land management;
• Biodiversity;
• Water environment;
• Historic environment;
• Development;
• Understanding and enjoyment;
• Social and economic well-being; and

Buckinghamshire County Council
(date not available) The
Landscape Plan for
Buckinghamshire
Wycombe District Landscape
Character Assessment (2011)

Wycombe Public Art Strategy 2009
-2019

The plan also considers integration of cross-cutting themes with Management Plan policies.
This plan provides a comprehensive countywide framework for landscape, including protection of historic
landscapes, landscape enhancement, the promotion of public awareness, education, the coordination of
policies and the prioritisation of resources.
The plan consists of a Landscape Character Assessment and a document on Landscape Conservation
and Management.
This study divides the District into a series of Landscape Character Areas (LCAs), which are defined by
common landscape characteristics.
Princes Risborough lies within three of these LCAs; Longwick Vale to the east, Risborough Chalk
Foothills in the urban area and Coombe and Whiteleaf Escarpment to the west.
The Public Art Strategy puts forward a series of objectives for public art in Wycombe District. This
includes guidance to developers on how to discharge planning conditions and obligations relating to
public art.
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Review of Baseline Information
Table IIB: Baseline Information for Wycombe District
Topic

Indicator

Situation in Wycombe

Comparators

Issues/Actions

Source

ENVIRONMENTAL
Landscape

Area covered
by the AONB

71% of the District is covered by the
AONB

Neighbouring Districts
also have similar
constraints (Chiltern and
South Bucks)

N/A

GIS

Green Belt

Area covered
by the Green
Belt

48% of the District is covered by the
Green Belt

Neighbouring Districts
also have similar
constraints (Chiltern and
South Bucks)

N/A

GIS

Heritage and
Archaeology

Listed
Buildings

1,234 Listed Buildings,

No buildings in the District
are on the National list of
‘Buildings at Risk’

Five of the entries on
the ‘at risk’ register are
Scheduled Ancient
Monuments; the other
is a Park or Garden of
historic interest

WDC Monitoring

19 Grade I,
87 grade II* buildings and
1,126 grade II buildings.
6 entries on the English Heritage
‘Heritage at Risk’ register
Locally listed
buildings

There are 77 locally listed buildings
within the District

AMR 2015

Historic England

Non statutory to keep a
local
list.
Some
neighbouring authorities
do not keep one (e.g.
Aylesbury Vale)

As well as nationally
listed buildings there
are a number of locally
important buildings in
the
District
which

Wycombe
monitoring
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Situation in Wycombe

Comparators

Issues/Actions

Source

require protection.

Nature conservation

Conservation
Areas

61 Conservation
covering 1,338ha

Scheduled
Ancient
Monuments

Large number compared
to
neighbouring
authorities

Large
number
of
Conservation Areas in
District.

Wycombe
monitoring

57 scheduled ancient monuments within
the District

N/A

Large number of
scheduled ancient
monuments in the
District

Wycombe
monitoring

Historic Parks
and Gardens

There are 10 designated Historic Parks
and Gardens covering 758.28 hectares
of land.

N/A

Large number of
important historic
parks and gardens
within the District

Wycombe
monitoring

SSSIs

29 designated Sites of Special Scientific
Interest in the District covering over
611hectares. In 2011 95.61% were
noted as being in favourable/ recovering
condition.
2 designated Special Areas of
Conservation covering over 354
hectares.

National target is 95% by
December 2010

SSSIs
in
favourable/recovering
condition is just above
national target

WDC Monitoring

N/A

N/A

418 pockets of designated Ancient
Woodland in the District. In 2012 18% of
the District covered by woodland.

N/A

The District has a
substantial amount of
woodland areas with a
large no. of ancient
woodland sites, that it
is necessary to
maintain and enhance

SACs

Ancient
Woodland

Areas

in

District

Natural
England
response
to
consultation, 2011
WDC Monitoring

AMR 2012

WDC Monitoring
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Topic

Indicator

Situation in Wycombe

Comparators

Issues/Actions

Source

Use of land:

Previously
Developed
Land (PDL)

In 2014-2015 412 (97%) new homes
were built on previously developed land.

N/A

Since the introduction
of the Housing and
Planning Bill (2015),
WDC is required to
maintain a brownfield
register. Current
brownfield
development figures
are well above 90%

AMR 2013-2015

Water Supply

Water
resource
availability

WDC falls under the Thame and South
Chilterns Catchment Abstraction
Management Strategy and is deemed to
be ‘not available’. Any license granted
within the area would be subject to
restrictions at low flows.

All of the areas within the
Thames Basin are
considered ‘not available’,
which are below the
indicative flow
requirement to help
support ‘good ecological
status’.

To make supply more
reliable, winter storage
reservoirs could be
built.

2014 Thames
catchment
abstraction
licensing strategy

Water Quality

Condition
of
the
River
Thames
and
River Wye &
Hughenden
Stream

Inland and coastal water
to reach ‘good status’ by
2015 (Water Framework
Directive)

Issue of improving the
condition of the local
waterways.

Environment
Agency data

Air Quality

Annual
Nitrogen
Dioxide (NO2)
Levels

Current rating shows the River Wye at
poor/moderate overall quality and
poor/moderate ecological quality; the
Hughenden Stream as poor overall and
poor ecological quality; and the stretch
of the River Thames between Reading
and Cookham (i.e. including the stretch
running through Wycombe District) as
moderate overall; moderate ecological;
and good chemical status.
Average Nitrogen Dioxide levels 20112013 is 27 in Wycombe Abbey.
Since 2002 levels have remained under
40 µg/m³.
Sites in proximity to the M40 motorway

National
target
of
reducing annual average
mean to less than 40
µg/m³.

Issue of reducing NO2
levels (the overriding
source is road vehicle
emissions)

WDC
Environmental
Health Services
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Topic

Indicator

Climate Change/Carbon
Emissions

Requirement
of
Building
Regulations to
increase
energy
efficiency
to
zero
carbon
levels by 2016.

Flooding

Amount of new
development
within
the
Flood Zones
% of energy
produced
through
renewable
sources

One application granted contrary to
Environment Agency advice during
2013-2014.

N/A

In 2011 384 Kilo-Watts of electricity
(KWe) generated by photovoltaics:
11KWe generated from wind. Total
0.397 MWe (applied for under the Feedin Tariff scheme).
Based on Ofgem microgeneration data
on schemes that have applied for Feedin Tariff accreditation up to 30 June
2011

UK installed capacity
microgeneration
under
Feed-in
Tariff
is
12.123KWe
from
photovoltaics
and
22901KWe from wind.
Total 160.96 MWe
UK target of 15% of
energy generation from
renewables
by 2020.
WDC 0.25% of current UK
total.

Car Ownership

2011 Wycombe District = 36%
households have 2 cars available
13% have 3 +cars

High
level
of
car
ownership compared to
national figures
Numbers of cars/vans
have
increased
from
95046 to 103330 in 2011.

Renewable Energy

Car Ownership/Modes
of transport used

Situation in Wycombe
are worst areas in District
Per capita CO2 emissions for Wycombe
District in 2014 were 5.6 tonnes, down
from 6.2 tonnes the previous year. Total
emissions for Wycombe District in 2010
was 932 Ktonnes

of

Comparators

Issues/Actions

Source

The Bucks average in
2014 was 6.2 tonnes.

Policy DM17 of the
adopted DSA Plan
requires developments
to deliver a reduction
in carbon emissions
on-site through the use
of decentralised and
renewable
or
low
carbon sources.
Amount
of
new
development within the
Flood Zones

Department
of
Energy and Climate
Change
(DECC)
local authority CO2
emissions dataset.

No
large-scale
renewable/low carbon
energy projects in the
District
although
planning
permission
granted for a ground
mounted solar farm in
Ilmer.
Increasing
renewable
energy
generation
is
an
objective
of
the
Carbon
Reduction
Framework.
Increase from 0.165
MWe in 2010 to 0.397
MWe in 2011
New houses continue
to be built within close
proximity to public
transport services.

AEA
Microgeneration
Index

AMR 2013-2015

WDC Monitoring

2011 ONS Census
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Situation in Wycombe

Comparators
number of car per 10
household is 15.2: High
level of car reliance
2011 Nat figure= 62%
against 57,25 % in 2011

Car reliance

No. of people travelling to work by car
(either
driver
or
passenger)/
motorcycle/taxi
in
January
2013
Wycombe District figure=49.28%

Public
Transport

No of people travelling to work by public
transport (train, tube, bus etc.) in
January 2013 Wycombe District figure =
6.72 %

2001 England Average=
15%

Travel by foot /
cycle

6.45% travel by foot
0.9 % cycle to work

N/A

Areas of high
congestion

Apart from the M40, the highest traffic
volumes are found on the Handy Cross,
Abbey Way and Marlow Hill road links,
A40 West Wycombe Road, A4128
Hughenden Road, A404 Amersham

2016 Bucks Transport
Modelling shows that this
is a problem elsewhere in
the County and will only
be exasperated with new
development.

Road and A40 London Road.

Issues/Actions

Source

Higher than average
car dependence in
District. New houses
continue to be built
within close proximity
to public transport
services.
Low levels of public
transport use. New
houses continue to be
built
within
close
proximity to public
transport
services.
During 2014-2015 410
(96.9%)
dwellings
were completed within
30 minutes of all key
services by public
transport.
New houses continue
to be built within close
proximity to public
transport services.
Updates to Bucks
Transport Modelling
will continue to assess
the impact of
development on
congestion within the
county.

Neighbourhood
Statistics January
2013 – aggregated
data
ONS
Census
Analysis method of
travel to work
Neighbourhood
Statistics

Neighbourhood
Statistics January
2013
2014 High
Wycombe
Transport Study

2016 Bucks
Transport Modelling
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Situation in Wycombe

Comparators

Issues/Actions

Source

The structure of the
population is likely to
change over time in line
with national trends.

The projections
indicate that the
population of
Wycombe District is
likely to

ONS Mid-year
estimate (2016)

SOCIAL
Population growth

Change in
population

Current population projections 176,028
in 2016

Growth of 6.97% (11,200 people)
between 2001 and 2011 censuses.

grow slowly over the
next 15 years with
approximately the
same rate of

2001 and 2011
ONS Census

growth as the previous
30 years.

Ageing Population

Age of
population

Between the 2011 census and the 2014
mid-year estimates there has been an
increase in 50-54 year olds and 65-69
year olds, as well as declines in 60-64
year olds and 25-29 year olds.

The aging population
follows a national trend.

It has been evident
over the last few years
that population of
Wycombe is

AMR 2013-2015

aging.

Migration

Migration
trends

Annual increase of 170 persons per year
from migration 2004-2014, however
2015 showed net migration of -140
persons in 2015.

Figures suggest that the
change in population is
made up of mainly natural
growth (net increase in
births) rather than inmigration.

The population figures
feed into future
population and
household projections
necessary for planning
housing stock.

ONS Mid-year
estimates 2016

AMR 2013-2015
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Topic

Indicator

Situation in Wycombe

Comparators

Issues/Actions

Source

Ethnicity

Ethnic origin of
District

Wycombe has slightly
lower than average ‘white’
population
(decrease for South East
4.4%)

N/A

2011 ONS census

Housing Completions

No. of new
housing built

81,3 % classify themselves as white, 7.6
% are of Pakistani ethnic origin, 2.8%
classify themselves as mixed, 1.7% are
from India, 1.75 from other Asian ethnic
origin, 1,6% from the Caribbean, other
3.25% made up of various ethnic
backgrounds
The total of 4,334 dwellings in the period
2006-15. Would leave a residual
requirement of 3,716 dwellings for the
remaining 11 years of the plan period –
equivalent to 338 dwellings per annum.

20% above the Core
Strategy target+ for 200615.

The Core Strategy
target is no longer
considered to be upto-date in accordance
with National Planning
Policy Framework
tests.

AMR 2013-2015

Housing Affordability

Assessment of
affordability by
household and
age

These are in line with
trends across the Housing
Market Area.

Affordability continues
to be an issue across
the District

2016 HEDNA

Housing Need

Identified
housing need

The household types and ages most
unable to afford are 25-34 year old lone
parent families with one or more
dependent children (82%), whilst the
most able to afford are 25-34 year old
couples with no dependent children (4%
unable to afford)
2016 Housing and Economic
Development Need Assessment
(HEDNA) identified need for 17,068
homes (4,130 being affordable). This
equates to 546 dwellings per annum.

This is in the mid-range of
other authorities in the
Housing Market Area

The provision of
affordable housing
remains an important
objective for Wycombe
District.

2016 HEDNA

Accommodation for
Gypsies and Travellers

Identified
Gypsy and
Traveller need

WDC has a total need of 30 pitches to
provide between 2013-2028, including 9
for a current need and 21 for future
needs. Current supply of 9 makes total
net requirement 21 pitches over the plan

This is significantly lower
than other authorities in
the Housing Market Area

N/A

2014
Buckinghamshire
Gypsy and
Traveller and
Travelling
Showpeople
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Situation in Wycombe

Comparators

Issues/Actions

period.

Crime rates

Health

Deprivation

Source
Accommodation
Needs Assessment

No. of Super
Output Areas
which
are
within
worst
20%
of
Country
Life
expectancy

14 SOAs in District within worst 20% of
country

In 2001 : 4 SOAs in
District within worst 20%
of country

Crime has become a
major issue within
parts of District

2011 ONS census
BCC
Wycombe District
Council Monitoring

Life expectancy for the District averages
at 83.5 years old.

Life expectancy for both
men and women is higher
than the England
average.

N/A

ONS Life
Expectancy at birth
and at Age 65 by
Local Areas in
England and Wales

Indices of
Deprivation

Of Wycombe’s 107 output areas only 2
are flagged on the top level Indices of
Multiple Deprivation, scoring a 3 (1
being most deprived, 10 least deprived).
These areas are within the Disraeli and
Oakridge and Castlefield wards.

Areas with a rank of 1
(amongst the most
deprived in the Country)
occur in the following
categories: Education,
Barriers to Housing, Older
People, Education
(young), Education
(adult), Geographic
barriers to housing, Indoor
living environment.

Deprivation on this

2015 DCLG Indices
of Deprivation

domain reflects local
challenges such as
low incomes in relation
to local housing costs,

BCC Deprivation in
Bucks

household
overcrowding and
homelessness as well
as distance from
services (GPs, food
shops, schools and
post offices) which
tends to affect more
sparsely populated
areas.

II - 39

Wycombe District Local Plan

Topic

Indicator
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Indices of
Deprivation
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Situation in Wycombe
Indices of Deprivation show that Barriers
to Housing and Services most affects
the areas within Bledlow and
Bradenham, Chiltern Rise, Greater
Marlow, Hambleden Valley and Icknield.

Comparators

Issues/Actions

Source

Across the country,
deprivation on the barriers
to housing and services
domain often

Deprivation on this

2015 DCLG Indices
of Deprivation

occurs where scores on
the other domains is
comparatively low.

domain reflects local
challenges such as
low incomes in relation
to local housing costs,

BCC Deprivation in
Bucks

household
overcrowding and
homelessness as well
as distance from
services (GPs, food
shops, schools and
post offices) which
tends to affect more
sparsely populated
areas.

Provision of cultural and
leisure facilities

Satisfaction
with Council’s
cultural
&
recreational
facilities

Quality
of
Environment

No. of Super
Output Areas
which
are
within
worst
20%
of
Country

Living

Survey showed that the District
achieved with Parks and Open Spaces
(82%) and Swan Theatre (80%) whilst
maintaining relative satisfaction with
WycombeMuseum (48%), Risborough
Spring Swim and Fitness Centre (44%)
Wycombe Sports Centre (43%) and
Court Garden Leisure Centre 42%
No SOAs in District within worst 20% of
country.
3 between 21% and 30%

Although survey showed
improved performance for
most of the subject areas
the rates of satisfaction
were not over 85% &
often substantially lower

N/A

Wycombe District
Council Residents
Survey 2012 (bmg
research for WDC)

N/A

Quality
of
Living
Environment
has
improved across the
Council but is still an
issue within parts of
District

2011 Census data
BCC and
Wycombe District
Council Monitoring

ECONOMIC
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Topic

Indicator

Situation in Wycombe

Comparators

Issues/Actions

Source

Employment rate

% Change in
total no of jobs

82,000 total jobs recorded in 2015,
higher than 2011 (80,900 jobs
recorded).

Higher % of full time jobs
than national average
(69.5% in Wycombe,
68.5% in South East,
69.1% in country). Lower
% of part-time jobs than
national average (30.5%
in Wycombe, 31.4% in
South East, 30.9% in
country)

Wycombe Economy
Study & Employment
Land Review noted
that there is a demand
for between 7,000 and
26,490 jobs under
different scenarios.

NOMIS

2014 Wycombe
Economy Study
and Employment
land review

Economic Activity

No of
economically
active
residents

84.8% (97,600) residents of working age
economically active in 2016

Higher rate than regional
average (81%) and
average in country
(77.8%)

N/A

NOMIS

Unemployment

No of
unemployed
(% of
economically
active
population)

Unemployment rate has risen from 2.4%
in 2012 to 3.8% in 2016.

Lower than regional
average (4%) and
average in country (4.8%)

N/A

NOMIS

Long-term
unemployment

% of
economically
active
population
unemployed
for more than a
year

Percentage of economically active
residents unemployed for more than one
year at 0.1% in April 2015, down from
0.2% in March 2014.

Long-term unemployment
decreasing on national
level from 0.7% in March
2014 to 0.3%

N/A

AMR 2013-2015

New Firm Formation

% change in
Local Business

10,455 local business units in 2016, up
from 10,175 in 2015 (0.97% increase),

In line with national trends
of increased units (0.86%

N/A

NOMIS
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Indicator

Situation in Wycombe

Comparators

Units

and up from 9,240 in 2011 (0.88%
increase).

increase nationwide)

Industry and
Occupation

In 2016, 53.2% of District work in the
Managerial, Professional and Associate
Technical occupations, 19.2% work in
the Caring, Leisure, Sales and
Customer Service roles, and 19.1% of
the population work in Administrative
and Skilled Trade occupations.

Average
Earnings
(weekly)

Educational attainment

Retail and Town
Centres

Skills and Occupations

Issues/Actions

Source

Higher than national
average of workers in
Managerial, Professional
and Technical roles
(49.7% in South East and
45.5% in the country)

Manufacturing
employment is in
steady decline

NOMIS

Average weekly pay for full-time workers
in the District was £606.7 in 2016, down
from £613.6 in 2015 and £619.1 in 2014.

This is contrary to national
averages which saw an
increase from £567.2 in
2014 to £574.9 in 2015
and £582 in 2016.

N/A

NOMIS

% population
with Level 4
qualifications

In 2016, 47.1% of population in District
have NVQ4 or higher (degree), 81.7% of
population have NVQ2 or higher (GCSE
grade A*-C).

Higher than national
average NVQ4 (41.4%)
and NVQ2 (77.5%)

N/A

NOMIS

Town centre
hierarchy

High Wycombe is identified as the subregional town centre. Marlow and
Princes Risborough are identified as
Other Town Centres. Hazlemere,
Bourne End and Flackwell Heath are
identified as District Centres.

N/A

Other local parades
and village centres
provide a basic range
of services and are
identified as Local
centres.

Wycombe District
Local Plan
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Key sustainability issues
Drawing on the policy context and the baseline information, a series of key sustainability issues relevant for the plan was identified
and these are set out below. These were first identified in the SA Scoping Report published in 2013 and the key issues have not
significantly changed since then.
Table IIC: Sustainability Issues for Wycombe District
Environmental Issues
1

(GB/AONB) A large proportion of land in the District is protected by statutory
landscape and other designations (including the Chilterns Area of Outstanding
Natural Beauty and Metropolitan Green Belt), and therefore it is important that
measures to conserve and enhance these assets are effective.

2

(Heritage) There are a large number of listed buildings, conservation areas and
other features of historic and archaeological importance in the District, and
therefore it is important that measures to protect these heritage assets are
effective.

3

(Carbon emissions) The extent of carbon emissions means that the need to deliver
new development in as sustainable way as possible taking into account the effects
of climate change and minimising contribution to further climate change is a key
consideration.

4

(Transport) The high reliance on car journeys indicates a need for a reduction in
the dominance of car journeys for short journeys and improving sustainable
transport connections for rural areas.

5

(Air quality) Given the ongoing incidences of air pollution at particular locations in
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the District, the need to improve air quality, especially in some parts of High
Wycombe and areas adjacent to the M40 Motorway, remains a key issue.
6

(Noise) The extent of road and aircraft noise in certain locations in the District
means that the need to address impacts on tranquillity is a key issue.

7

(GI) The need to support and enhance the role and importance of Green
Infrastructure across the District, to deliver a range of ecosystem services,
including assisting healthy lifestyles and enhancing biodiversity.

8

(Flooding) Recent flooding incidences, including the summer 2007 floods, mean
that flooding is a key issue in the District. This is due both to the extent of the
floodplain, particularly in the River Thames floodplain, and the fact that, in
Wycombe District, fluvial and groundwater issues are closely connected, due to
the chalk aquifers feeding the watercourses. Surface water runoff and sewer
flooding also represent potential risks, and therefore the need for suitable and
robust drainage and sewerage infrastructure is also a key issue.

9

(Water quality) The need for an improvement of water quality to meet Water
Framework Directive standards and fulfil the actions in the River Thames Basin
Management Plan is a key issue. This includes the requirement to reach a good
ecological value (measured by Good Ecological Status or Good Ecological
Potential) and encompasses the quality of physical habitat and its riparian corridor
as well as the water quantity and quality that help them to function. It also includes
the need to protect groundwater quality by applying restrictions which apply to
development within a Source Protection Zone 1 (SPZ1) and the need for
protection measures during development to avoid polluting the underlying aquifer.

10

(Conservation) The need to ensure that new development protects and enhances
local, national and international sites of importance to biodiversity (e.g. SAC, SSSI,
LWC, Nature Reserves) and non-statutory designations for nature conservation
and protects identified habitats and species, with no net loss to biodiversity; and
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where possible results in biodiversity gain.
11

(Infrastructure) There is a high degree of concern amongst stakeholders and the
public about infrastructure provision generally, and the transport network in
particular. Therefore this will need to be a key consideration when assessing
development options in terms of assessing the provision of transport infrastructure
in the area, and the impact on traffic congestion, particularly at existing hotspots,
together with any opportunities to mitigate these problems or to enhance the
existing level of transport and infrastructure provision.

12

(Brownfield) There is a high level of support amongst stakeholders and the public
for prioritising the redevelopment of brownfield sites over the development of
greenfield sites. This will therefore be a key issue to consider as part of the plan
preparation process.

Social Issues
13

(Affordability) Affordability continues to be an issue, and the provision of affordable
housing remains a high priority for the District..

14

(Housing completions) Whilst the quantum of housing completions has been high
in recent years, continued delivery of new housing is required to cater for a rising
population and increasing number of households

15

(Elderly) There is an ageing population in the District, indicating that specific forms
of housing will need to be provided to cater for this need.

16

(G&T) Whilst there are some family-owned gypsy and traveller pitches in the
District, more need to be provided to cater for identified need.

17

(Deprivation) Whilst the economic picture of the District as a whole is better than
the regional average, pockets of deprivation exist, especially within parts of High
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Wycombe.
18

(Service provision) There is an issue of declining services and poor public
transport in the rural areas of the District.

19

(Connectivity) The need to improve connectivity between different areas of the
District, and between the District and other areas such as the Thames Valley and
Milton Keynes.

20

(Accessibility to services) The need to maintain and improve accessibility of
communities to key services and facilities is seen as a key issue.

21

(Impact of development) There is a high level of concern amongst key
stakeholders and the public over the impact of development on local communities.

Economic Issues
22

(Employment land)

23

(Jobs) The number of jobs in the District has fallen not just since the onset of the
global downturn but also before. There is therefore an important issue about how
sustainable economic growth is delivered, and the economic and employment
base of the District strengthened given the loss of jobs over recent years.

24

(Unemployment) Whilst the unemployment rate in the District has fallen slightly
since 2009, it is still higher than at pre-downturn levels. Therefore, the retention of
existing businesses in a range of sectors will be a key issue, particularly in the
targeted growth sectors.

25

(Skilled workers) The District contains a highly skilled workforce, but
manufacturing employment is in steady decline. The need to retain a broad base
of business and employment, to offer a range of posts for job-seekers, is a key
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issue.
26

(Retail) The need to protect and promote the District’s retail economy and town
centres, by ensuring a supply of sites for the projected growth of retail spending
whilst protecting and enhancing the District’s town centres.

27

(Empty shops) The need to regenerate High Wycombe town centre by reducing
the quantum of empty shops in the centre and promoting regeneration of key sites
and improving the environmental quality of the town centre and delivering the High
Wycombe Town Centre Masterplan.

28

(Investment) Attracting more inward investment into the District is seen as a key
objective by stakeholders, to assist with economic growth efforts.

29

(Rural) Maintaining a healthy rural economy is seen as a key issue in the District’s
large rural areas.

II - 47

Wycombe District Local Plan

SA Report (September 2017)

Appendix III: SA of site options
Introduction
As explained within Chapter 3, site options - i.e. the pool of sites that are suitable, available and achievable and therefore
deliverable (within 5 years) or developable (with 6 - 15 years) for both housing and employment have been appraised for
completeness.
The aim of this appendix is to:




Explain how the list of site options was arrived at;
Explain the site options appraisal methodology; and then
Present the outcomes of site options appraisal.

Identifying site options
The Housing and Economic Land Availability Assessment (HELAA) identifies the availability and suitability of sites across the
District with the potential to accommodate housing and employment as well as other uses. The methodology for the Wycombe
District Council HELAA is based on a joint methodology96 that has been agreed between the other Buckinghamshire Districts which
make up the ‘Housing Market Area97’. This sets out a 5 stage process:
Stage 1: Site / broad location identification (desk top and site surveys);
Stage 2: Site / broad location assessment (suitability, availability and achievability);
Stage 3: Windfall Assessment;

96
97

Central Buckinghamshire Housing and Economic Land Availability Assessment Methodology (May 2015)
Buckinghamshire housing market areas (HMA) and functional economic areas (FEMA) (March 2015)
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Stage 4: Assessment Review; and
Stage 5: Final evidence base (5 year housing land supply).
Updates to the Green Belt and AONB assessments published in 2016 have been carried out and these have informed the
identification of sites through the HELAA as well as their potential capacity to accommodate development. The updated HELAA
(September 2017) assessed that there is the potential to deliver 10,927 dwellings in the District up to 2033.
Along with the sites identified through the HELAA, the Council also identified
A Neighbourhood Plan is being prepared for Longwick-cum-Ilmer. In recent times there has been a significant amount of new
development permitted in Longwick. The Neighbourhood Plan is looking to allocate six housing sites for development which could
potentially deliver around 300 new homes.
A Landscape Appraisal for Great Kimble was completed in September 201798. This assessed the development potential of land
around Little Kimble, Great Kimble and Smokey Row, but outside of the AONB and the Green Belt. The appraisal found that there is
the potential to accommodate around 137 dwellings without significant harm to the character of the landscape and setting of the
AONB.

98

Landscape Sensitivity & Capacity Study, Wycombe District Council (2017)
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Developing the appraisal methodology
AECOM were commissioned in January 2017 by the Council to provide specialist advice and support for the SA of the emerging
Local Plan. Building on the method and appraisal of site options presented in the Draft SA Report accompanying the Draft Local
Plan consultation in 2016, AECOM and the Council worked closely to refine the method and undertake further appraisal work for
the site options.
The site options appraisal methodology is presented in Table IIIA and IIIB below. They set out the significance criteria and
thresholds as well as any assumptions/uncertainties as necessary. GIS was used to inform the assessment by measuring how
each site option related to various constraint and opportunity features. Two GIS tools were used to undertake the appraisal of site
options depending on the feature and measurements required. These provided either a:


Straight line distance from a feature to a site option and percentage overlap of any features within a site option. Measurements
were taken from the closest boundary of the site option and the feature.
or



Distances calculated from a site option to a feature along a real world network of roads and urban footpaths using Ordinance
Survey Integrated Transport Network. The network analyst tool helps to provide approximate real world walking distances.
Measurements are taken from the boundary of the site where it is within 20m of the road/ footpath network and is therefore
assumed to have access.

Table IIIA: Significance key
++
Major Positive

+

0

-

--

?

Minor Positive

Neutral

Minor Negative

Major Negative

Uncertain

III - 3

Wycombe District Local Plan

SA Report (September 2017)

Table IIIB: SA method for site options
SA Objective
Significance criteria for the SA of Site Options
Biodiversity and Geodiversity
++
1. To conserve and enhance
Not applicable. It is considered unlikely that
biodiversity
development will have a significant positive effect for
biodiversity.
+
Development at the site has the potential for a minor
positive effect. Development will not result in the
loss of any priority habitats and there are identified
opportunities to provide biodiversity gains.
0
Development at the site is not likely to have any
significant effects. There is sufficient mitigation
available to ensure that any residual effects are
neutral.
Development at the site has the potential for a
residual minor negative effect on a locally
designated site
or
Development has the potential for a negative effect
on a nationally designated site; however, there is
suitable mitigation available to ensure a residual
minor negative effect.
-Development at the site has the potential for a
residual major negative effect on a nationally
designated site (European site and/ or SSSI).
Mitigation is likely to be difficult of expensive.
?
There is an element of uncertainty at this stage.

Landscape and Countryside
2. To conserve and enhance
the District’s landscape and, in
particular, those areas
designated for their landscape

++

+

Not applicable. It is considered unlikely that
development will have a significant positive effect on
the landscape.
Development at the site has the potential for a minor

Assumptions/ Uncertainties
GIS provided straight line distance/ overlap
measurement to international, national and local
biodiversity designations and priority habitats as well
as geological designations. Using this information
along with WebGIS, professional judgement was
used to determine the likely nature and significance
of effects of development at each site option on
biodiversity and geodiversity. The significance
criteria were determined once potential mitigation
was taken into account.
It is important to note that there is an element of
uncertainty for all sites as detailed ecological
surveys have not been carried out and the precise
scale, design and layout of development is not
known. It could be possible to reduce the
significance of a negative effect with further
mitigation but this is uncertain at this stage.

GIS provided straight line distance/ overlap
measurement to Areas of Outstanding National
Beauty (AONBs), Tree Preservation Orders (TPOs)
and locally designated Attractive Landscape. Using
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3. To conserve and enhance
the District’s townscapes and
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particular, those areas
designated for their heritage
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Significance criteria for the SA of Site Options
positive effect. There is evidence that development
at the site could regenerate brownfield land that is
currently having a negative effect on landscape/
townscape.
0
Development at the site is not likely to have any
significant positive or negative effects. There is
sufficient mitigation available to ensure that any
residual effects are neutral.
Development at the site has the potential for a
negative effect on the landscape; however, it is
predicted that there is suitable mitigation available
for any residual effects to be minor.
-Development at the site has the potential for a
negative effect on the landscape; however, it is
predicted that even once mitigation has been taken
into account, there is still the potential for residual
effects to be major.
?
There is an element of uncertainty at this stage.

++

Not applicable.

+

Development at the site has the potential for a minor
positive effect. There are identified opportunities for

Assumptions/ Uncertainties
this information along with WebGIS and other
available evidence, such as the Great Kimble
Landscape Appraisal (2017), professional judgement
was used to determine the likely nature and
significance of effects of development at each site
option on the landscape/townscape. The
significance criteria were determined once potential
mitigation was taken into account.
It is important to note that there is an element of
uncertainty for all sites as a detailed landscape/
visual analysis has not been carried out for the
majority of sites and the precise scale, design and
layout of development is not known. It could be
possible to reduce the significance of a negative
effect with further mitigation but this is uncertain at
this stage.

GIS provided straight line distance/ overlap
measurement to nationally and local designated
heritage assets as well as important archaeological
sites. Using this information along with WebGIS
professional judgement was used to determine the
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4. To maintain and enhance
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resources management and
reduce the risk of flooding
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Significance criteria for the SA of Site Options
development at the site to secure new uses for
unused Listed Buildings, enhance the setting and/or
access/signage to designated heritage assets.
0
Development at the site is not likely to have any
significant effects. There either no designated
heritage assets within the influence of development
or there is sufficient mitigation to ensure that any
residual effects are neutral.
Development at the site has the potential for a
negative effect on the significance of a locally
designated heritage asset or its setting.
or
Development at the site has the potential for a
negative effect on the significance of a nationally
designated heritage asset (Scheduled Monument,
Listed Building and Conservation Area) or its setting.
Mitigation possible, potential for a residual minor
negative effect.
-Development at the site has the potential for a
residual major negative effect on the significance of
a nationally designated heritage asset (Scheduled
Monument, Listed Building and Conservation Area)
or its setting. Mitigation is likely to be difficult of
expensive.
?
There is an element of uncertainty at this stage.

Assumptions/ Uncertainties
likely nature and significance of effects of
development at each site option on the historic
environment. The significance criteria were
determined once potential mitigation was taken into
account.
It is important to note that there is an element of
uncertainty for all sites as a detailed landscape/
visual analysis has not been carried out and the
precise scale, design and layout of development is
not known. It could be possible to reduce the
significance of a negative effect with further
mitigation but this is uncertain at this stage.

++

The site is at very low risk from flooding (i.e. in FZ1
with very low or low flood risk.

GIS provided straight line distance/ overlap
measurement to Flood Zones.

+

The site is at low risk from flooding (i.e. in FZ1 only
with medium or high under 10%).

It is acknowledged that there is the potential to
address flood risk at the development management
stage, when a ‘sequential approach’ can be taken to
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Significance criteria for the SA of Site Options
0
The site has less than 10% in FZ2 and less than
10% in medium or high SWF or is in FZ1 but has
more than 10% in medium or high SWF.
The site is 10% or more in fluvial FZ2, or is partly in
FZ2 and has more than 10% medium or high surface
water flood risk.
-The site is 10% or more in fluvial FZ3, or is partly in
FZ3 and has more than 10% of medium or high
surface water flood risk in FZ3.
?
Not applicable.

Energy efficiency, climate change and waste
++
5. To reduce contributions to
Not applicable.
climate change, through (a)
sustainable building practices,
(b) maximising the potential for
+
Not applicable.
renewable energy and energy
conservation and (c) promoting
sustainable management of
0
All sites have the potential for a neutral effect.
waste
-

Not applicable.

--

Not applicable.

?

Not applicable.

Best use of land, including soil
++
6. To improve efficiency in land
use through the re-use of

Site is entirely brownfield land or classed as urban.

Assumptions/ Uncertainties
ensure that uses are compatible with flood risk.
There is also the potential to design-in Sustainable
Drainage Systems (SuDS). However, this is
uncertain at this stage.

This is controlled by planning policy / building control
regulations. It is therefore assumed that
development at any site could reduce contributions
to climate change through sustainable building
practices, maximising the potential for renewable
energy and energy conservation and promoting
sustainable management of waste.
While larger scale sites may have greater potential
to incorporate on-site renewable energy this is
considered uncertain at this stage. Taking the above
into account it is considered that all sites have the
potential for a neutral effect.

The Council identified if a site is greenfield,
brownfield or a mix of both. GIS provided the grade

III - 7

Wycombe District Local Plan

SA Objective
previously development land
and existing buildings

SA Report (September 2017)

Significance criteria for the SA of Site Options
+

Site is predominantly brownfield land.

0

A neutral effect is not considered possible.

-

Majority of the site is greenfield and there is no best
and most versatile agricultural land (Grades 1, 2 and
3a) present.
Site contains best and most versatile agricultural
land.

--

Transport
7. To deliver transport
improvements, improve travel
choice and connectivity,
reduce the need for travel by
car and reduce the negative
impact of transport on the
environment

?

The majority of the site is greenfield but the quality of
the agricultural land is not known.

++

The site has good availability of public transport.

+

The site has fair availability of public transport.

0

A neutral effect is not considered possible.

-

The site has limited availability of public transport.

--

The site has no availability of public transport.

?

An uncertain effect is not considered possible.

Assumptions/ Uncertainties
of agricultural land within each site where data was
available.

This SA Objective will focus on accessibility to
existing public transport. It is assumed that any
proposal for development could contribute to the
improvement of existing or provision of new public
transport services; however, the significance of this
is uncertain at this stage.
It is assumed that development at any site option will
have impacts on the local highway network. Traffic
modelling has not been carried out for each site
option; therefore, there is no evidence to appraise
and compare potential traffic impacts on a consistent
basis. The nature and significance of effects of
development on traffic is more appropriately
assessed once a detailed proposal is available.
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Significance criteria for the SA of Site Options

Assumptions/ Uncertainties
The distance thresholds are based on the Wycombe
District Local Plan - Settlement Hierarchy Study
(June 2016) with the exception that 1km has been
substituted for 400m as the walking distance to a
railway station as the distance of 400m used in the
study is considered to be too onerous.
 Good
o 1km walking distance to railway station or
400m to a bus stop (subject to presence of
an accessible, lit footpath to the railway
station or bus stop);
o At least 6am-8pm all-day service (Monday to
Saturday) with reduced service on evenings
and Sundays;
o Minimum 15 minute daytime frequency
o Choice - presence of bus and rail; choice of
multiple destinations
 Fair
o 800m walking distance to railway station or
bus stop (subject to presence of an
accessible, lit footpath to the railway station
or bus stop);
o At least 7am to 7pm weekday and Saturday
services at 15-45 minute daytime frequency;
with a reduced service at evenings / Sundays
 Limited
o 800m walking distance to railway station or
bus stop (subject to presence of an
accessible, lit footpath to the railway station
or bus stop);
o Less than 7am to 7pm weekday and
Saturday services at daytime frequencies of
longer than 45 minutes; with limited or no
services at weekends
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Significance criteria for the SA of Site Options
++

The site is a major site (100 dwellings or more).

+

The site is a minor site (5 to 99 dwellings).

0

Employment land is being proposed.

-

Not applicable.

--

Not applicable.

?

Not applicable.

Accessibility to services and facilities
++
9. To improve accessibility for
everyone to health, education,
recreational, cultural and
community facilities and
+
services
0

The site is 800m from a school, 1km from a retail/
town centre and 800m from a GP.
The site meets two of the three distance thresholds
set out above.
A neutral effect is not considered possible.

-

The site only meets one of the three distance
thresholds set out above.

--

The site doesn’t meet any of the three distance

Assumptions/ Uncertainties
The appraisal focuses on the potential capacity of
site options to deliver housing. POLICY DM22
(Housing Mix) within the Draft Local Plan (2016)
included specific requirements that apply to a
development of 100 dwellings or more.

The appraisal for this SA Objective focuses on
walking distance to existing facilities and services.
GIS network analyst tool provided walking distances
to the features identified. The thresholds to
determining significance are taken from Table 2.5 in
Active Travel Patterns and Neighbourhood
Accessibility (UWE, 2010).
It is assumed that any proposal for development
could contribute to the improvement of existing or
provision of new services/facilities. At this stage the
level of improvements or provision that could be
delivered is not known.
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Significance criteria for the SA of Site Options
thresholds set out above.
?

An uncertain effect is not considered possible.

Place-making – Creating Sustainable Communities
++
10. To create and sustain
The site is within or on the edge of an existing
vibrant and sustainable
community and there is the potential to significantly
communities and to ensure
enhance the identity of the existing settlement or
that new development is of a
community.
high quality design and
+
The site is within or on the edge of an existing
reinforces local distinctiveness
community.
0

Not applicable.

-

The site causes separate communities to coalesce
or reduces the gaps between them or is isolated
from existing communities.
The site is in a Tier 5 or 6 location unless it is
demonstrably for rural exception affordable housing
scheme to meet a proven need.
There is an element of uncertainty at this stage.

--

?

Health
11. To maintain and improve
the health, well-being and
community cohesion of the
population and reduce social
deprivation

++

+

Assumptions/ Uncertainties

The site is within 400m of green space, open
countryside and/ or Green Infrastructure and 400m
of a public right of way providing connectivity to the
open countryside.
The site meets one of the two distance thresholds
set out above.

It is assumed that development at any site could be
of a high quality design. This SA Objective will
therefore consider how the site relates to existing
communities/ settlements.

The appraisal for this SA Objective focuses on
walking distance to existing areas of open and green
space. GIS network analyst tool provided walking
distances to the features identified.
It is recognised that development at some of the
sites will result in the loss of green/ open space. It is
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Significance criteria for the SA of Site Options
0
A neutral effect is not considered possible.

-

The site does not meet either of the distance
thresholds set out above.

--

The site does not meet either of the distance
thresholds set out above and would result in the loss
of green space/ open countryside/ Green
Infrastructure
Not applicable.

?

A strong and sustainable economy
++
12. To promote a strong,
balanced and sustainable
economy
+

Estimated that employment development at the site
could provide 300 jobs or more.

0

For residential sites - potential for a mixed use
development.
Or
For employment sites - estimated that employment
development at the site could provide less than 300
jobs.
The site is proposed for residential use.

-

Not applicable

--

Not applicable.

?

Not applicable.

Assumptions/ Uncertainties
also assumed that any proposal for development
could contribute to the improvement of existing or
provision of new open and or green space.

This SA Objective relates to the capacity/ likelihood
of site options providing employment.
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Significance criteria for the SA of Site Options

++

Site is within 1km of a designated Town or District
Centre and business or industrial park.

+

Site meets one of the two distance thresholds set out
above.

0

Neutral effect for all proposed employment sites.

-

Site meets none of the distance thresholds set out
above.

--

?

Site meets none of the distance thresholds set out
above and would lead to the loss of employment
(see SA Objective 15).
Not applicable.

++

Not applicable.

+

Not applicable.

0

All sites have the potential for a neutral effect.

-

Not applicable.

Assumptions/ Uncertainties

This SA Objective relates to the distance of site
options to existing areas of employment. GIS
network analyst tool provided walking distances to
the features identified.

It is not possible to determine whether development
will contribute towards education, skills and training
at this stage. All sites are considered to have a
neutral effect at this stage.
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Significance criteria for the SA of Site Options
--

Not applicable.

?

Not applicable.

Business and economic development
++
15. To retain existing
Not applicable.
businesses while having a
sector focus to develop new
business in the area
+
The site is currently not in employment use.

0

Neutral effect for all proposed employment sites.

-

The site is currently in use for small scale
employment.

--

The site is currently a business or industrial park.

?

Not applicable.

Assumptions/ Uncertainties

This SA Objective relates to the potential loss of
existing employment areas.
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Appraisal findings
High Wycombe
High Wycombe is the largest town in the District with a much greater range of services and facilities than any other settlement. It
has a wide employment offer, including town centre offices, several business and industrial parks (including a major one at
Cressex) and a wide range of sizes and types of employment units as well as the largest shopping offer in the District. High
Wycombe is served by good transport links but also suffers considerable traffic congestion which is difficult to address. The town is
severely constrained by the Green Belt and AONB and also contains a wide range of designated heritage assets, including
Scheduled Monuments, Conservation Areas and Registered Parks and Gardens.
Table IIIC: Appraisal findings for High Wycombe site options
Options

11. Health

12. Provision of
employment

13. Distance to
Employment

14. Education, skills &
training

15. Loss of existing
employment
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8. Population &
Housing

0?

7. Transport

0?

5. Energy efficiency,
climate change &
waste
6. Best use of land,
including soil

0

4. Water & Flooding

10. Place-making

SHW0283+S

9. Accessibility

SHW0004 (3)

3. Heritage &
Townscape

SHW0429 (2)

2. Landscape &
Countryside

SHW0428 (1)

Site Name
Abbey Barn North,
High Wycombe
Abbey Barn South
and Wycombe
Summit
Gomm Valley and
Ashwells, High
Wycombe
Land at Terriers Farm

1. Biodiversity &
Geodiversity

Site Ref
(AECOM ID)

SA Objectives
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14. Education, skills &
training

15. Loss of existing
employment
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8. Population &
Housing

0?

7. Transport

-?

5. Energy efficiency,
climate change &
waste
6. Best use of land,
including soil

-?

4. Water & Flooding

13. Distance to
Employment

SHW0436
(10)

12. Provision of
employment

SHW0416 (9)

11. Health

SHW0524 (8)

10. Place-making

SHW0633 (7)

9. Accessibility

SHW0638 (6)

3. Heritage &
Townscape

SHZ0035 (5)

Site Name
(including Terriers
House, HW)
Land of Amersham
Road incl. Tralee
Farm, Hazlemere
Land to the rear of
Hughenden road
(proposed backland
development)
Part of Greens Farm,
Glynswood, Green
Hill, High Wycombe
Remainder of Leigh
Street Employment
Area, Desborough
Road, High Wycombe
Former Bassetsbury
Allotments,
Bassetsbury Lane,
High Wycombe
Garages between
Chiltern Avenue and
Rutland Avenue, High
Wycombe

2. Landscape &
Countryside

Site Ref
(AECOM ID)
HW0634 (4)

SA Objectives

1. Biodiversity &
Geodiversity

Options
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11. Health

++

8. Population &
Housing

0?

7. Transport

+?

5. Energy efficiency,
climate change &
waste
6. Best use of land,
including soil

0

4. Water & Flooding

15. Loss of existing
employment

SHW0402
(17)

14. Education, skills &
training

SHW0420
(16)

13. Distance to
Employment

SHW0466
(15)

12. Provision of
employment

SHW0210
(14)

10. Place-making

SHW0020
(13)

9. Accessibility

SHW0584
(12)

3. Heritage &
Townscape

SHW0526
(11)

Site Name
Garages at Havenfield
Road, High Wycombe
HP11 2NA
1-9 Shaftesbury
Street, High
Wycombe
Dashwood Avenue,
High Wycombe
34 Dashwood Avenue
High Wycombe
Buckinghamshire
HP12 3DX
Garages at Tyzack
Road, High Wycombe
Land to the rear of
Quebec Road, High
Wycombe
Frank Hudson
Furniture Factory,
Rosebery Avenue,
High Wycombe
Ogilvie Road, High
Wycombe
Netley Works, 89

2. Landscape &
Countryside

Site Ref
(AECOM ID)

SA Objectives

1. Biodiversity &
Geodiversity

Options
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15. Loss of existing
employment
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8. Population &
Housing

0?

7. Transport

+?

5. Energy efficiency,
climate change &
waste
6. Best use of land,
including soil

0

4. Water & Flooding

14. Education, skills &
training

SHW0529
(28)

13. Distance to
Employment

SHW0499
(27)

12. Provision of
employment

SHW0550
(26)

11. Health

SHZ0005
(24)
SHW0390
(25)

10. Place-making

SHW0560
(23)

Westside Fruit / The
Apple Orchard, Clay
Lane, Booker
Revola site, Clay lane,
Booker, High
Wycombe
Highbury Works,
Hazlemere
Westwood, High
Wycombe
Sunnyside and St
Johns House, High
Wycombe
RailCo, Boundary
Road, Loudwater,
High Wycombe
Land north of Cressex
Road, High Wycombe

9. Accessibility

SWC0012
(22)

Clay Lane, Booker

3. Heritage &
Townscape

SHW0359
(20)
SHW0559
(21)

Site Name
Queens Road, High
Wycombe
Kingsmead Depot,
London Road

2. Landscape &
Countryside

Site Ref
(AECOM ID)
(19)

SA Objectives

1. Biodiversity &
Geodiversity

Options
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13. Distance to
Employment

14. Education, skills &
training

15. Loss of existing
employment
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11. Health

+

8. Population &
Housing

0?

7. Transport

+?

5. Energy efficiency,
climate change &
waste
6. Best use of land,
including soil

0

4. Water & Flooding

12. Provision of
employment

SWC0070
(111)
SWC0100
(113)
SWG0026
(118)
SWC0085
(131)
SHW0462+6
46 (144)

10. Place-making

SHW0400
(110)

9. Accessibility

SHW0564
(107)

3. Heritage &
Townscape

SHW0561
(106)

Site Name
Notcutts Garden
Centre, Clay Lane,
High Wycombe
Delafield Heights
North, Longland Way /
Pettifer Way
Delafield Heights
South, Longland Way
/ Pettifer Way
Land north of Heath
End Road
Tremartyn,
Hammersley Lane
Land at Old Moor
Lane, Wooburn Moor
Land off Hammersley
Lane
Land off Horns Lane,
Booker

2. Landscape &
Countryside

Site Ref
(AECOM ID)

SA Objectives

1. Biodiversity &
Geodiversity

Options
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Summary of the SA for the High Wycombe site options:
All of the options are over 2.5km from any internationally designated sites and there are significant differences between the sites in
terms of likely effects. Site SHW0004 (Gomm Valley and Ashwells) contains the Gomm Valley SSSI, Ancient Woodland, LNR, LWS
and priority habitat (lowland calcareous grassland). Development at the site has the potential for a major negative effect on
biodiversity. While development could possibly avoid the designated areas this is uncertain at this stage.
Site SHZ0035 (Land of Amersham Road incl. Tralee Farm) contain a priority habitat. It’s possible that development can avoid this
habitat and possibly improve the management of them; however, this is uncertain at this stage. Potential for a minor residual negative
effect for biodiversity. Any proposal for development at this site should demonstrate how it would protect the habitat and enhance it
where possible through long-term management.
There are no significant biodiversity constraints identified for the remaining site options and it is predicted that mitigation will ensure that
residual effects are neutral. A number of sites are adjacent to an Ancient Woodland, LWS and/ or priority habitat; however, it is
considered that there is suitable mitigation available such as a buffer between development and protected site/habitat for a residual
neutral effect.
Sites SHW0633 (Part of Greens Farm, Glynswood) and SWC0085 (Land off Hammersley Lane) are both within the AONB. A number
of other site options are either adjacent or in close proximity to the AONB, which includes the following:
 SHW0283+SHW0634 (Land at Terriers Farm)
 SHW0559 (Clay Lane, Booker)
 SWC0012 (Westside Fruit / The Apple Orchard)
 SHW0560 (Revola site, Clay lane, Booker)
 SHW0529 (Land north of Cressex Road)
 SWC0100 (Tremartyn, Hammersley Lane)
Once mitigation is taking into account these sites are predicted to have a residual minor long-term negative effect on landscape. It
should be noted that around 10 of the sites contain TPOs, with the greatest number found at site SHW0429 (Abbey Barn South and
Wycombe Summit) with 109 TPOs, followed by SWC0100 (Tremartyn, Hammersley Lane) with 30 TPOs. A number of the site options
are predominantly brownfield land within or surrounding by existing development. Development at these sites is predicted to have the
potential for a residual long-term minor positive effect. There is an element of uncertainty for all of the site options against SA Objective
2 as the precise design, layout and scale of development is not known at this stage.

III - 20

Wycombe District Local Plan

SA Report (September 2017)

All of the sites are over 400m from a Scheduled Monument and none of them contain or are adjacent to any listed buildings. There are
two sites that fall within or contain a proportion of a conservation area and these are:
 SHW0283+SHW0634 (Land at Terriers Farm) - small proportion of Terriers Conservation Area falls within site and is adjacent to
the south east boundary. Once mitigation it taken into account, including avoiding the conservation area and screening/planting,
potential for a residual minor negative effect on the historic environment.
 SHW0524 (Remainder of Leigh Street Employment Area) - approx half of the site falls within the Leigh Street Furniture Heritage
Conservation Area. The site contains a number of buildings and their importance will need to be considered in more detailed
through lower level studies accompanying any planning application. Potential for a significant major negative effect until further
information is known about the importance of the buildings and if they will be protected or enhanced through any proposal for
development.
There are also two site options adjacent to a conservation area SHW0416 (Former Bassetsbury Allotments) and SWG0026 (Land at
Old Moor Lane, Wooburn Moor) where development has the potential for a residual minor long-term negative effect on the historic
environment. Mitigation could reduce the significance of negative effects but this is uncertain at this stage.
Development at the remaining site options is predicted to have a residual neutral effect once mitigation is taken into account or a
residual minor positive effect as the site contain brownfield land and redevelopment could enhance the historic environment. It should
be noted that sites SHW0004 (Gomm Valley and Ashwells) and SHW0020 (Dashwood Avenue) contain an identified archaeological
site and any proposal for development should be accompanied by an archaeological survey.
There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
be determined by referring to the method provided in Table IIIB above.
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Princes Risborough
Princes Risborough is a Tier 2 settlement to the north of the District. The built up area is surrounded by Green Belt and AONB;
however, the land to the west of the railway line is outside of both of these designations. Within the settlement are several heritage
designations including archaeological notification sites; Conservation Areas (Alscot, Askett, Horsenden, Monks Risborough and
Whiteleaf); National trust sites (Manor House and Whiteleaf fields); Scheduled Monuments (at The Mount, Hemley Hill Anglo-Saxon
cemetery, and Roundabout Wood). Environmental designations in and around the settlement include Local Wildlife Sites at Askett
Meadow and Orchard and Longwick Bog; Traditional Orchard and Chalk headwaters priority habitats. Crowbrook stream runs
through the southern section of the settlement, and there are also areas of high flood risk.
Table IIID: Appraisal findings for Princes Risborough site options
Options
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15. Loss of existing
employment

+?

+

0

++

+

+

++

+

+

+

++

0

+

0

+?

+?

0

0

++

+

+

++

+

+

+

++

0

+

0

-?

-?

+

0

--

-

++

+

+

++

0

++

0

+

-?

0?

0?

--

0

-?

+

+

-

+

--

0

++

0

+

-?

0?

0?

--

0

--

+

++

-

+

--

0

++

0

+

9. Accessibility

+?

8. Population &
Housing

0

7. Transport

12. Provision of
employment

5. Energy
efficiency, climate
change & waste
6. Best use of land,
including soil

11. Health

Culverton Farm
Princes Risborough

10. Place-making

SPR0036 +
82 + 91 (42)

4. Water &
Flooding

Land off Poppy Road
including 108
Wycombe Road

3. Heritage &
Townscape

SPR0036 +
82 (41)

2. Landscape &
Countryside

SPR0073 +
37a (39)

Site Name
Land fronting New
Road
Land south of Horns
Lane
Mill Lane / Land north
of Longwick Road

1. Biodiversity &
Geodiversity

Site Ref
(AECOM ID)
SPR0035
(29)
SPR0034
(30)

SA Objectives
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8. Population &
Housing

0

7. Transport

11. Health

SPR0097

10. Place-making

SPR0096
(153)

9. Accessibility

SPR0095
(152)

4. Water &
Flooding

SPR0094
(151)

3. Heritage &
Townscape

SPR0086
(133)
SPR0037
(134)
SPR0010
(135)
SPR0073
(143)
SRD0133
(150)

2. Landscape &
Countryside

SPR0032
(115)

Site Name
(Larger area)
Land at Princes
Risborough Railway
station site
Land South of Mill
Lane and B4009
Land North of
Longwick Road
Land at Park Mill
Farm
Land North of Mill
Lane
Oak Tree Farm,
Princes Risborough
Land west of Alscot
Lane, Princes
Risborough
OS Parcel 6342,
Longwick Road,
Princes Risborough
Land between
Longwick Road and
railway line, Princes
Risborough
Land at Sunnymede,

1. Biodiversity &
Geodiversity

Site Ref
(AECOM ID)

SA Objectives
5. Energy
efficiency, climate
change & waste
6. Best use of land,
including soil

Options
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-

11. Health

--

++

15. Loss of existing
employment

++

14. Education,
skills & training

-

13. Distance to
employment

--

12. Provision of
employment

0

10. Place-making

++

9. Accessibility

-- ?

8. Population &
Housing

-- ?

7. Transport

4. Water &
Flooding

0

5. Energy
efficiency, climate
change & waste
6. Best use of land,
including soil

3. Heritage &
Townscape

SPR0081
(155)

Site Name
Longwick Road,
Princes Risborough
Land east of Lower
Icknield Way, Princes
Risborough

2. Landscape &
Countryside

Site Ref
(AECOM ID)
(154)

SA Objectives
1. Biodiversity &
Geodiversity

Options

0

-

0

+

Summary of the SA for the Princes Risborough site options:
None of the sites contain or are in within 700m of an internationally or nationally designated site for biodiversity. Sites SPR0034 (Land
south of Horns Lane) and SPR0035 (Land fronting New Road) are the closest, approximately 730m from the Chilterns Beechwoods
SAC and Windsor Hill SSSI. None of the sites are within 800m of a LNR. The majority of the sites do not contain or are not in close
proximity to a LWS. The exception to this is site SPR0096 which contains a large proportion of the Longwick Bog LWS and priority
habitat (Purple moor grass and rush pastures). Development at the site could therefore result in the loss of the LWS and priority
habitat; however, it is possible that these areas could be avoided and potentially enhanced but this is uncertain at this stage. Potential
for a residual minor negative effect. Any proposal for development should avoid the designated areas and demonstrate how it will
protect, enhance and manage the LWS and priority habitats in the short to long-term.
Sites SPR0036 + 82 (Land off Poppy Road including 108 Wycombe Road) and SPR0036 + 82 + 91 (Culverton Farm larger area)
contain priority habitats (Chalk headwaters). It’s possible that development can avoid these habitats and possibly improve the
management of them; however, this is uncertain at this stage. Potential for a minor residual negative effect for biodiversity. Any
proposal for development at these sites should demonstrate how it would protect the habitat and enhance it where possible through
long-term management.
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Sites SPR0034 (Land south of Horns Lane), SPR0035 (Land fronting New Road), SPR0032 (Land at Princes Risborough Railway
station site) and SPR0097 (Land at Sunnymede, Longwick Road) are brownfield land. Potential for a minor long term positive effect on
townscape through the regeneration of previously developed land.
The Princes Risborough Landscape Sensitivity and Capacity Study (2017) analyses a wide area around the south, west and north of
Princes Risborough for its potential to accommodate a major expansion, land for business and accompanying new road infrastructure.
The study has informed the nature and significance of effects on landscape as a result of development at each of the site options.
Those site options that fall within areas of low and/ or medium/low capacity to accommodate development are considered more likely to
result in a residual negative effect of significance compared to those in areas identified as having a medium and/ or high capacity. The
study indicates that the following:
 Site SPR0037 (Land North of Longwick Road) falls predominantly within areas identified as having high to medium capacity to
accommodate development. There is a small area with low capacity within the site but development could be avoided in this area.
Given the size of the site there is the potential for a residual negative effect on landscape.
 Site SPR0010 (Land at Park Mill Farm) predominantly falls within areas identified as having high and medium capacity to
accommodate growth. Potential for a residual neutral effect with an element of uncertainty at this stage.
 Sites SPR0036 + 82 (Land off Poppy Road including 108 Wycombe Road) and SPR0036 + 82 + 91 (Culverton Farm Princes
Risborough (Larger area)) fall within an area identified as having medium capacity to accommodate development. The sites are
adjacent to existing development and the extended site contains some areas of brownfield land. It should also be noted that they
fall partly within the AONB. Taking the findings of the landscape study into account it is considered that there is the potential for
a residual neutral effect on the landscape.
 Sites SPR0081 (Land east of Lower Icknield Way) and Site SPR0086 (Land South of Mill Lane and B4009) fall entirely within an
area identified as having medium/ low capacity to accommodate development. They are disconnected from the existing
settlement and development is likely to have a significant residual negative effect on landscape. Mitigation may help to reduce
the significance of the effect but this is uncertain at this stage.
 Approximately half of site SPR0096 (Land between Longwick Road and railway line) falls within an area identified as having low
capacity to accommodate development. The remainder of the site falls within an area with medium capacity. Potential for a
residual major negative effect on landscape.
 Sites SPR0094 (Land west of Alscot Lane) and SPR0095 (OS Parcel 6342, Longwick Road) fall within an area with medium
capacity and are removed from the existing settlement. Potential for a residual negative effect.
 Site SPR0073 (Land North of Mill Lane) falls entirely within an area identified as having medium to low capacity to accommodate
development. The site is situated adjacent to existing development on two sides; therefore, it is considered that once mitigation
is taken into account there is the potential for a residual minor negative effect on landscape. Site SPR0073 + 37a (Mill Lane /

III - 25

Wycombe District Local Plan



SA Report (September 2017)

Land north of Longwick Road) extends into an area identified as having medium capacity. As a result it is also considered that
there is the potential for a minor residual negative effect.
Site SRD0133 (Oak Tree Farm) falls within an area identified as having medium capacity to accommodate development. Site is
disconnected from the settlement, potential for a minor residual negative effect.

Sites SPR0035 (Land fronting New Road) is situated within the Princes Risborough Conservation Area and contains a number of listed
buildings. Development has the potential for a negative effect on the historic environment unless it is sensitively designed and
appropriate mitigation is provided. However, it also has the potential for a positive effect on the historic environment. Development
could improve the townscape as well as the signage and pedestrian realm helping to improve access and the publics’ enjoyment of
these assets and the historic environment. Site SPR0034 (Land south of Horns Lane) partially falls within the Princes Risborough
Conservation Area and is likely to have a similar effect compared to site SPR0035.
Sites SPR0037 (Land North of Longwick Road) and SPR0094 (Land west of Alscot Lane) are situated adjacent to the Alscot
Conservation Area and development has the potential for a significant negative effect on its setting. A proportion of site SPR0073 +
37a (Mill Lane / Land north of Longwick Road) is situated in close proximity to the Alscot Conservation Area so there is the potential for
a residual negative effect on its setting. Site SRD0133 (Oak Tree Farm) is situated across the road from the Alscot Conservation Area
and the predicted residual negative effect on the landscape could affect the setting of this area. Potential for a residual minor negative
effect.
Development at site SPR0081 (Land east of Lower Icknield Way) could potentially affect the setting of the Askett Conservation Area.
Potential for a residual major negative effect on the historic environment given the potential for a significant effect on the landscape.
Site SPR0036 + 82 + 91 (Culverton Farm larger area) is identified as being major negative as it contains best and most versatile
agricultural land. However, it should be noted that a proportion of the site is also brownfield land.
There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
be determined by referring to the method provided in Table IIIB above.
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Marlow
Marlow is a Tier 2 settlement located in the south western corner of the District. The settlement is enclosed by both Green Belt land
and the AONB. The settlement is bounded by the River Thames on its southern side and there are therefore large areas at high risk
of fluvial flooding. The settlement also contain Archaeological Notification sites, Listed Buildings the Marlow Conservation Area,
priority habitats and Local Wildlife Sites. Past the A404 boundary on the settlement’s eastern side are landfill areas. To the northwest of Marlow is the small hamlet of Bovingdon Green which is washed over by Green Belt and within the AONB. Adjoining this
area is Blounts Wood Ancient Woodland, alongside other unnamed designated woods.
Table IIIE: Appraisal findings for Marlow site options
Options
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Summary of the SA for Marlow site options:
The options are all approximately 1.5km away from international and nationally designated sites, the closest of which is Chiltern
Beechwoods SAC and Bisham Woods SSSI (which forms part of the SAC). The options are also not in close proximity to any LNR
(closest approx 2km), LWS (closest approx 925m), LGS (closest approx 4.8km) or priority habitats (closest approx 700m). It is
therefore predicted that development at all of the options has the potential for a residual neutral effect against SA Objective 1. It is
noted that site SMA0029 (Marlow Football Club) is identified by the Council’s GIS data as an area of Green Space; however, it is
currently a football pitch and unlikely to be of any significant biodiversity value.
Site SMA0105 (Land adjacent to 89 Seymour Court Road) is situated on the edge of the settlement and falls entirely within the AONB,
albeit at its edge. Given the size and capacity of the site (approximately 9 dwellings) it is unlikely that development would have a major
negative effect on the landscape. With sensitive design and other mitigation as necessary it is predicted that the significance of any
negative effects could be reduced. However, given the location of the site on the edge of the settlement and within the AONB it is
considered that development at this site option has a greater potential for a residual long-term negative effect on landscape compared
to the other site options.
Development at site SMA0029 (Marlow Football Club) has the potential for a negative effect on the townscape through the loss of the
football pitch/ green space. However, with sensitive design, provision of open and green space and landscaping/planting it is predicted
that there is the potential for a residual neutral effect against SA Objective 2. The majority of site SMA0044 (Foxes Piece) is brownfield
land and it is predicted that development at this site has the potential to improve the townscape as long as it is sensitively designed.
Potential for a residual long-term minor positive effect against SA Objective 2.
SMA0044 (Foxes Piece) is the closest to any designated heritage assets at approximately 56m from the Marlow Conservation Area and
listed buildings within it. The site is predominantly previously developed land and it is predicted that the redevelopment of this site
could have a long-term minor positive effect on townscape and there is therefore the potential for an indirect minor positive effect on the
historic environment. Any proposal for development would need to be sensitively designed and take into account the character and
townscape of the area.
The other two site options are over 200m from the nearest listed building and site SMA0029 (Marlow Football Club) is approximately
165m from the Marlow Conservation Area. Given the location of the site it is unlikely that development would be visible from any listed
buildings or the Conservation Area. Sensitive design, a restriction on the height of development and if necessary further mitigation
including screening/planting should ensure that any residual effects on the historic environment are neutral. Development at site
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SMA0105 (Land adjacent to 89 Seymour Court Road) would be on the edge of the settlement and approx 200m from the Old
Workhouse a Grade II listed building. With sensitive design, a restriction on the height of development and screening/planting it is
predicted that the potential for negative effects could be reduced with a residual neutral effect against SA Objective 3.
With regard to some of the other SA objectives, sites SMA0044 (Foxes Piece) and SMA0029 (Marlow Football Club) perform better
than site SMA0105 (Land adjacent to 89 Seymour Court Road) in terms of accessibility to services, facilities and employment given
their location within the settlement. In terms of health, while site SMA0029 (Marlow Football Club) is within the distance thresholds to
green space/ GI and PRoW, development would result in the loss of a green space/ recreational area. To take account of this, the
significance of the effect for this site has been reduced from a major to minor positive effect against SA Objective 11.
There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
be determined by referring to the method provided in Table IIIB above.
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Bourne End and Wooburn
Bourne End is a Tier 2 settlement in the south of the District and is located within the Bourne End and Wooburn Parish. Large areas
of the settlement are located within Flood Risk Zones 2 and 3 as the settlement is bisected by the River Wye, Bourne End also
contains large areas of medium to high surface water flood risk. The land east of the built-up area is located within the Green Belt.
The Hedsor Road Conservation area maintains a 25m buffer around the residential properties fronting Hedsor Road, including
several Listed Buildings. Parts of the same area are designated as Areas of Attractive Landscape, a local designation not being
carried forward through the new Local Plan.
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SBE0008
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5. Energy
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6. Best use of land,
including soil

Table IIIF: Appraisal findings for Bourne End and Wooburn site options
Options
SA Objectives
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Summary of the SA for Bourne End and Wooburn site options:
All of the site options are over 2.8km from any European sites. The site options situated in the west of the settlement are closer to the
Fern House Gravel Pit and Cock Marsh SSSIs, with site SBE0043 (Abbotsbrook, Well End) the closest to a SSSI (Fern House Gravel
Put) at approx 300m away. Given the distance of the site options from these designated sites it is considered unlikely that development
alone at any of the individual sites would result in a significant negative effect.
Site SWB0018 (The Swilley) contains an area designated as Ancient Woodland. Development at the site could therefore result in the
loss of this and any proposal for development should avoid the area within the centre of the site that is designated as Ancient
Woodland. It should also demonstrate how it will protect, enhance and manage the woodland in the short to long-term. While the
Ancient Woodland could be avoided it is considered that development at this site has the potential for a residual minor negative effect
against SA Objective 1. There is also an element of uncertainty as no project level proposal has been submitted at this stage. It should
be noted that the other site options are over 300m from the nearest Ancient Woodland.
Site SBE0043 (Abbotsbrook, Well End) and SBE0057 (Abbotsbrook, Land rear of railway line adjacent to Little Marlow) are adjacent to
the North of Spake Oak Meadows LWS. While development could have impacts on this LWS, it is predicted that there will be suitable
mitigation at the project level, including an appropriate buffer between the LWS and any development, to reduce the significance of any
residual effects. It should be noted that the rest of the site options are over 700m from any LWSs.
The River Wye is a priority habitat (Chalk Stream) that flows through the settlement. It runs through site SWG0029 (Land east of
Manor Gardens) and adjacent to site SBE0033 (Slate Meadow). Development at these sites, in particular site SWG0029 (Land east of
Manor Gardens), could have impacts on this priority habitat without appropriate mitigation. Any proposal for development would need
to ensure that there is an appropriate buffer between development and the priority habitat as well as demonstrate through a surface
water management plan how it would avoid and minimise the transfer of pollutants in both the short-term during construction as well as
in the longer-term. At this stage, the potential effect of development at these sites is uncertain until further detail is provided at the
project level. Given the proximity of sites SBE0028+SBE0027 (Hollands Farm North), SWB0018 (The Swilley) and 58ai incl. SBE0053
(Hollands Farm (west)) it will also be important for any proposal for development at these sites to demonstrate how they intend to
manage surface water and reduce the risk of the transfer of pollutants to the River Wye. However, it is recognised that
SBE0028+SBE0027 (Hollands Farm North) is separated from the River Wye by an existing employment area.
Site SBE0057 (Abbotsbrook, Land rear of railway line adjacent to Little Marlow) contains a small amount of priority habitat (Traditional
Orchard) in the south west corner. It is predicted that development could avoid the habitat given its size and location in the site. Any
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proposal for development should seek to avoid this habitat and demonstrate how it would protect and manage it in the short and longerterm.
In terms of landscape and townscape, none of the site options fall within the AONB to the north west of the settlement. Site SBE0043
(Abbotsbrook, Well End) is situated in close proximity to the AONB just across Marlow Road. In the short-term development has the
potential for negative effects during construction; however, suitable screening/planting should reduce the significance of residual
negative effects on the AONB and its setting in the longer-term. Ultimately development on this greenfield site will alter the landscape
and character of this area with the potential for a residual minor negative effect against SA Objective 2. There is an element of
uncertainty as the details of proposed development are not known.
Sites 58ai incl. SBE0053 (Hollands Farm (west)) and SWB0018 (The Swilley) both fall within an ‘attractive landscape’, which are
County designations but not being carried forward in the new Local Plan. A small proportion of sites SBE0028+SBE0027 (Hollands
Farm North) is also adjacent to the area identified by the Council as an ‘attractive landscape’. Development at these sites has the
potential for negative effects on the landscape and character in the east and south east of the settlement. Mitigation including sensitive
design and layout and landscaping should help to reduce the significance of negative effects but this is uncertain at this stage.
Potential for a residual minor negative effect against SA Objective 2, with an element of uncertainty until further details about
development are known. A small proportion of site SBE0057 (Abbotsbrook, Land rear of railway line adjacent to Little Marlow) is also
adjacent to an area identified by the Council as an ‘attractive landscape’ along the River Thames. As for the other site options referred
to above, potential for a residual negative effect against SA Objective 2, with an element of uncertainty until further details about
development are known.
Development at site SBE0033 (Slate Meadow) could have negative effects on the landscape but with appropriate mitigation including
sensitive design and landscaping it is considered that there is the potential for a residual neutral effect. Small scale development at
sites SBE0008 (Land at Fieldhead Gardens), SBE0050 (Windrush House), SWG0029 (Land east of Manor Gardens), SWB0021
(Lincoln House) and SBE0049 (Land off Northern Heights) is unlikely to have any significant effects on landscape/ townscape.
Sensitive design should ensure that any residual effects are neutral against SA Objective 2.
The majority of site options contain at least one TPO, the exceptions being SBE0050 (Windrush House) and 58ai incl. SBE0053
(Hollands Farm (west)) with none. Site SBE0057 (Abbotsbrook, Land rear of railway line adjacent to Little Marlow) and SBE0033 (Slate
Meadow) contain the most TPOs at 11 and 10 respectively. It is assumed that any proposal for development would seek to retain the
TPOs on site.
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Site SBE0043 (Abbotsbrook, Well End) falls entirely within the Well End Conservation Area and is adjacent to the Abbotsbrook
Conservation Area. The Well End Conservation Area Appraisal states that the site around Well End Farm provides a contrast with the
closer knit and more built up form of the rest of the settlement. It states that the, “the whole area is a picturesque enclave on the busy
main road that runs between Marlow and Bourne End”.99 Development at this site clearly has the potential for a significant negative
effect on the historic environment as it will directly affect the Conservation Area and listed buildings within it, particularly the Well End
Farm and Barn listed buildings. Any proposal for development would need to conform to the Conservation Area appraisal, which sets
out guidance for the design, scale density of any new development within the area. It would also need to take account of the appraisals
map which sets out important hedgerows and views that would need to be maintained. The significance of the negative effect will be
dependent on precise design, scale and layout of development. However, at this stage it is considered that there is the potential for a
residual major negative effect on the historic environment until further detail on the scale of development is provided.
Site SBE0057 (Abbotsbrook, Land rear of railway line adjacent to Little Marlow) is situated adjacent to the Well End Conservation Area
and Abbotsbrook Conservation Area. It also contains a Grade II listed building in the south west corner of the site. Development at this
site has the potential to affect the setting of two conservation areas as well as the listed building. The significance of the negative effect
will be dependent on precise design, scale and layout of development. However, at this stage it is considered that there is the potential
for a residual major negative effect on the historic environment until further detail on the scale of development is provided.
Site 58ai incl. SBE0053 (Hollands Farm (west)) falls entirely within the Hedsor Road and Riversdale Bourne End Conservation Area,
which the Council describes as a diverse conservation area with a wide mix of building types. Development at this site has the
potential to affect the character and feel of the area which is identified by the Council as a leafy Edwardian idyll. 100 Any proposal for
development would need to conform to the Conservation Area appraisal, which sets out guidance for the design, scale density of any
new development within the area. The significance of the negative effect will be dependent on precise design, scale and layout of
development. However, at this stage it is considered that there is the potential for a residual major negative effect on the historic
environment until further detail on the scale of development is provided.
A very small proportion of site SBE0028+SBE0027 (Hollands Farm North) also falls within the Hedsor Road and Riversdale Bourne
End Conservation Area. Despite its proximity to the Conservation Area and larger scale, development at this site is considered less
likely to affect the character and feel of the Conservation Area compared to Site 58ai incl. SBE0053 (Hollands Farm (west)). Once
99

Wycombe District Council Well End Conservation Area Appraisal [online] available: https://www.wycombe.gov.uk/pages/Planning-and-building-control/Conservation-areasand-listed-buildings/Conservation-areas/Well-End-conservation-area.aspx
100
Wycombe District Council Hedsor and Riversdale conservation area [online] available: https://www.wycombe.gov.uk/pages/Planning-and-building-control/Conservationareas-and-listed-buildings/Conservation-areas/Hedsor-and-Riversdale-conservation-area.aspx
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mitigation is taken into account it is considered that there is the potential for a residual minor negative effect on the historic
environment. It should be noted that site SBE0008 (Land at Fieldhead Gardens) is approx 35m from the Hedsor Road and Riversdale
Bourne End Conservation Area. However, given the small capacity of the site it is predicted that once mitigation is taken into account
there will be a residual neutral effect.
Site SWG0029 (Land east of Manor Gardens) falls entirely within the Woodburn Green Conservation Area and is identified as an
important area of open space101. While the site is relatively small and would not deliver a significant number of dwellings, the loss of
important open space within the Conservation Area could be of significance. The Conservation Area Character Survey Map does not
identify any important views into the proposed site option, although there is one out from it to the north east. Any proposal for
development would need to conform to the Conservation Area appraisal, which sets out guidance for the design, scale density of any
new development within the area. The significance of the negative effect will be dependent on precise design, scale and layout of
development. Given the size of the site, once mitigation is taken into account it is predicted that there will be a residual minor negative
effect on the historic environment. There is an element of uncertainty until further detail on the design and scale of development is
provided.
Site SBE0049 (Land off Northern Heights) is not in close proximity to any designated heritage assets and development is unlikely to
have a significant effect on the landscape or townscape. It is therefore predicted that with suitable mitigation, including sensitive
design, that there is the potential for a residual neutral effect against SA Objective 3. Site SBE0050 (Windrush House) is not in close
proximity to any designated heritage and given its small size it is unlikely that there will be any significant negative effects. Potential for
a residual neutral effect against SA Objective 3.
There is a listed building approx 30m from the boundary of site SBE0033 (Slate Meadow). It is predicted that development will not
have significant negative effects on the landscape and it is therefore considered that with suitable mitigation, such as
screening/planting, that development would have a residual neutral effect on the historic environment. could have negative effects on
the landscape but with appropriate mitigation including sensitive design and landscaping it is considered that there is the potential for a
residual neutral effect. Small scale development at sites SBE0008 (Land at Fieldhead Gardens), SBE0050 (Windrush House),
SWG0029 (Land east of Manor Gardens), SWB0021 (Lincoln House) and SBE0049 (Land off Northern Heights) is unlikely to have any
significant effects on landscape/ townscape. Sensitive design should ensure that any residual effects are neutral against SA Objective
2.
101

Wycombe District Council – Woodburn Green Conservation Area Character Survey [online] available: https://www.wycombe.gov.uk/pages/Planning-and-buildingcontrol/Conservation-areas-and-listed-buildings/Conservation-areas/Wooburn-Green-conservation-area.aspx

III - 35

Wycombe District Local Plan

SA Report (September 2017)

Site SWB0018 (The Swilley) is approx 130m from the Woodburn Conservation Area but evidence does not suggest that there any
important views to or from the site to the Conservation Area. The appraisal predicted that there is the potential for a residual minor
negative effect on the landscape and this could affect the historic character of the area. Mitigation including sensitive design and
landscaping should help to reduce the significance of any negative effects.
There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
be determined by referring to the method provided in Table IIIB above.

III - 36

Wycombe District Local Plan

SA Report (September 2017)

Lane End
Lane End is a Tier 3 settlement to the west of High Wycombe and bounded by the M40 on the northern settlement edge. The entire
settlement is washed over by the AONB and is surrounded by Green Belt land to the land north of the B482. The Lane End
Conservation Area is in the north-western area of the settlement. The settlement is located adjacent to the Widdenton Park Wood
SSSI, an unnamed Ancient Woodland, and the Lowland beech and yew woodland Priority Habitat. The centre of the settlement also
contains several listed buildings.
Table IIIF: Appraisal findings for Lane End site options
Options
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Summary of the SA for the Lane End site options:
All of the options are over 4.5km from any internationally designated biodiversity sites. There are three SSSIs (Widdenton Park Wood,
Bolter End Sand Pit and Moorend Common) in relatively close proximity to the settlement with all of the site options over 230m away.
Given the presence of the AONB it is assumed that there would not be any significant growth at this settlement and only a small
proportion of these sites and small scale development would be progressed through the Local Plan. The level of development that is
likely to occur would not have any significant effects on the identified SSSIs.
The majority of site options do not contain or are adjacent to any designated sites for biodiversity. Site SLE0017 (Land south of Finings
Road) and SLE0017a (the northern parcel) are adjacent to an Ancient Woodland and a LWS. It is predicted that there is suitable
mitigation available to reduce the significance of any effect as a result of development with a residual neutral effect against SA
Objective 1. Any proposal for development at these sites should demonstrate how they would seek to protect and assist with the
management of these designated sites. Any opportunities for enhancement should also be explored.
It should also be noted that site SLE0026 (Land off Ellis Way) contains a priority habitat (Traditional Orchard) and the loss of this would
result in a residual long-term minor negative effect for biodiversity. If development were to avoid the habitat then it is possible that
there could be a residual neutral effect. Any proposal for development at this site should demonstrate how it would seek to protect and
manage the priority habitat. Any opportunities for enhancement should also be explored. Part of site SLE0026 (Land off Ellis Way) is
also proposed as an option and its boundary runs adjacent to the priority habitat. It is considered that there is suitable mitigation
available, including an appropriate buffer, to ensure that development would have a residual neutral effect. It should be noted that none
of the site options contain or are adjacent to a LGS.
In terms of the landscape, all of the sites fall entirely within the Chilterns AONB. There is therefore the potential for negative effects at
the majority of site options. The Council produced an assessment of sites within the AONB but outside the GB at Lane End to
determine if there are any opportunities to meet housing and economic development needs within the Chilterns AONB102. This work
has informed this appraisal and the nature and significance of effects identified for site options against SA Objective 2. Where the
assessment identified that a site has capacity for development it has been assumed that there is the potential to deliver it without
significant negative effects on the landscape. These site options are predicted to have a residual neutral effect against SA Objective 2.
102

Wycombe District Council (2016) Draft Site Assessment Report Sites in the Area of Outstanding Natural Beauty at Lane End and Stokenchurch [online] available:
https://www.wycombe.gov.uk/pages/Planning-and-building-control/New-local-plan/New-local-plan-supportingevidence.aspx#area_of_outstanding_natural_beauty_site_assessment

III - 39

Wycombe District Local Plan

SA Report (September 2017)

Those sites not carried forward for further assessment (Stage 2) or identified as having capacity for development by the Council are
predicted to have the potential for a residual minor negative effect on the landscape once mitigation has been taken into account. Site
SLE0013 + SLE0020 (Sidney house and land to the rear of Sidney House) has the potential for a minor residual long-term positive
effect against SA Objective 2 as it would result in the redevelopment of brownfield land that is currently detracting from the
landscape/townscape. There is an element of uncertainty for all the site options until further details on the design, layout and scale of
development are known. It should be noted that five of the site options contain TPOs and it is assumed that any proposal for
development could retain them.
The Lane End Conservation Area contains nine Grade II listed buildings as well as numerous significant buildings which contribute to
the local character. The buildings in Lane End vary both in size and period, and while many have had minor alterations over time, the
essential forms remain the same. Later development in the village is excluded from the conservation area. The conservation area
follows the settlement pattern along The Row from the M40 at the north, down Church Road to the bottom of Ditchfield Common in the
south, and along the Stokenchurch-Marlow Road, a former Turnpike103.
Sites SLE0023 (Land to the rear of Tylers Corner and Hide Away), SLE0024 (Land to the rear of Spindleberry) and SLE0025 (Land to
rear of Old Sun Close) are all situated within the conservation area. Development on these greenfield sites has the potential for a
major negative effect on the historic environment. While mitigation including sensitive design and screening/planting could help to
reduce the significance of the negative effects this is uncertain at this stage. Ultimately the nature and significance of effects will be
determined by the design, layout and scale of development proposed.
Sites SLE0017 (Land south of Finings road (whole site)), Part of SLE0017 (Land south of Finings road (reduced)) and SLE0030 (Lane
to the South of Clinkard Place) are all situated adjacent to the conservation area. Development at these sites has the potential for
negative effects on the historic environment by affecting the setting of the conservation area. Development on northern section of site
SLE0017 (Land south of Finings road (whole site)) as well as on the separate option, Part of SLE0017 (Land south of Finings road
(reduced)), could also affect the setting of Grade II listed building. If development were avoided in the north and south of site SLE0017
(Land south of Finings road (whole site)) and vegetation retained along the boundary of the site and conservation area it may be
possible to reduce the significance of negative effects. However, at this stage this is uncertain. All three sites have the potential for a
residual long-term negative effect on the historic environment by affecting the landscape and therefore setting of the conservation area.
It is also predicted that development at sites SLE0015 (Martins Field, Moor Common), SLE0026 (Land off Ellis Way (whole site)) and
103

Wycombe District Council – Lane End Green Conservation Area [online] available: https://www.wycombe.gov.uk/pages/Planning-and-building-control/Conservation-areasand-listed-buildings/Conservation-areas/Lane-End-conservation-area-character-survey.aspx
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Part of site SLE0026 also have the potential for a residual minor negative effect on the historic environment as there is the potential to
affect the landscape and therefore the setting of the conservation area.
Given the distance of the sites from the conservation area and proximity to the M40, it is predicted that development at sites Site
SLE0013 + SLE0020 (Sidney house and land to the rear of Sidney House) and SLE0019 (Land off Park Lane, East of Lane End) would
have a residual neutral effect on the historic environment. There is the potential for a residual minor positive effect as a result of
development at site SLE0013 + SLE0020 (Sidney house and land to the rear of Sidney House) through the redevelopment of
brownfield land that is currently detracting from the landscape/townscape. There is an element of uncertainty for all the site options in
terms of the historic environment until further details on the design, layout and scale of development are known.
There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
be determined by referring to the method provided in Table IIIB above.
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Walters Ash and Naphill
Walters Ash and Naphill are a Tier 3 settlement north of Hughenden and High Wycombe. The built-up area is surrounded by Green
Belt, and the entire settlement is washed over by the AONB. The settlement is surrounded by various environmental designations
on almost all sides, including: Ancient Woodlands (Oaks Woods, The Coppice, Chalkpit Wood, Common/Flagmore Woods and
Great Cookshall); archaeological notification sites along the southern edge; various priority habitats (woodland, grassland and
orchard); Local Wildlife Sites (including Orchard Farm, Flagmore and Hanging Woods and Oaks Woods); alongside the western
and southern boundaries are SSSIs (Bradenham Woods and Naphill Common), and the Chiltern Beechwoods Special Area of
Conservation. Bordering the southern and eastern sides of the settlement are the National Trust Bradenham estate and
Hughenden Manor estate. At the northern edge of the settlement is the Grim’s Ditch Scheduled Monument. Areas of the settlement
are at low, medium and high surface water flood risk.
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Table IIIG: Appraisal findings for Walters Ash and Naphill site options
Options

0

-

0

+

Summary of the SA for Walters Ash and Naphill site options:
The site does not contain and is not situated adjacent to any designated sites for biodiversity. It is predicted that once mitigation is
taken into account there is the potential for a residual neutral effect against SA Objective 1.
The site falls entirely within the AONB so there is the potential for a negative effect on landscape. It is surrounded by existing
residential development on three sides and with mitigation, including sensitive design and further planting; it is likely that development
could be accommodated with major negative effects. Potential for a residual long-term minor negative effect on landscape. There is an
element of uncertainty until the design, layout and scale of proposed development is known. There are no designated heritage assets
within the influence of development at this site. Potential for a residual neutral effect on the historic environment.
In terms of accessibility to services and facilities, the site does not meet walking distance thresholds to a school, retail/ town centre or a
GP (SA Objective 9). It also does not meet distance thresholds in terms of access to existing areas of employment (SA Objective 13).
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Stokenchurch
Stokenchurch is a Tier 3 settlement in the west of the District, and is bisected by the M40 motorway. The eastern edge of the
settlement is surrounded by Green Belt and the entire settlement is washed over by the AONB. The settlement is surrounded by
various environmental designations including Ancient Woodlands (Commonhill/Great Woods and East Wood); Local Wildlife
(Gooseneck and Cupboard Woods) and various priority habitats (Lowland beech and yew woodlands, mixed and deciduous
woodlands and traditional orchards). Within the built-up area are various heritage designations including Stokenchurch
Conservation Area, an archaeological notification site at the Church of St. Peter and St. Paul and various listed buildings and
protected trees.
Table IIIH: Appraisal findings for Stonkenchurch site options
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Summary of the SA for the Stokenchurch site options:
The majority of the site options are within 1km of a European site (Chiltern Beechwoods SAC and Aston Rowant SAC), with only
SSC0046 (Land between Coopers Court Farm and M40) and SSC0031 (Bangalore House) over 1km. The component SSSIs are the
same distance from the site options as the SACs. It is predicted that development at the majority of site options will not have significant
effects on biodiversity or geodiversity. The distance of designated sites means that there are no significant differences between the
options in terms of the nature and significance of effects for international or nationally designated sites. There are some exceptions
though and these are discussed below in further detail. Given the presence of the AONB it is assumed that there would not be any
significant growth at this settlement and only a small proportion of these sites would be progressed through the Local Plan.
Site SSC0040 (Land to the south of Wormsley lodge) contains part of site designated as Ancient Woodland. The same area
designated as Ancient Woodland is also designated as a LWS. Development at the site could therefore result in the loss of part of
these designated sites and any proposal for development should avoid the area within the centre of the site that is designated as
Ancient Woodland. It should also demonstrate how it will protect, enhance and manage the woodland in the short to long-term. While
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the Ancient Woodland and LWS could be avoided it is considered that development at this site has the potential for a residual minor
negative effect against SA Objective 1. There is also an element of uncertainty as there is no detail available on the layout of
development. Site SSC0041 (Wallace Hill Farm) is also adjacent to the same Ancient Woodland site and LWS. However, it is
predicted that there is suitable mitigation available to reduce the significance of any effect with a residual neutral effect against SA
Objective 1. It should be noted that none of the site options contain or are in close proximity to any sites designated as a NNR, LNR or
LGS. Furthermore, none of the site options contain any priority habitats.
In terms of the landscape, all of the sites fall entirely within the Chilterns AONB. There is therefore the potential for negative effects at
the majority of site options. The Council produced an assessment of sites within the AONB but outside the GB at Stokenchurch to
determine if there are any opportunities to meet housing and economic development needs within the Chilterns AONB 104. This work
has informed this appraisal and the nature and significance of effects identified for sites against SA Objective 2. It is important to note
some of the key differences between the sites, including the potential for minor long-term positive effects on landscape at three site
options as a result of the redevelopment of brownfield land. This includes sites SSC0034 (Land at Wood Farm (west)), SSC0037
(Salvage Yard) and SSC0005 (Land adjacent to 14 Mill Road). Site SSC0031 (Bangalore House) is relatively small and situated within
the existing settlement so is therefore considered less likely to have a negative effect of significance compared to the other options.
Informed by the findings of the assessment of sites carried out by the Council in 2016, those site options identified as having the
potential for a negative effect of greater significance are generally those in a more visible or sensitive area in landscape terms, which
includes those sites that are further removed from the settlement and existing infrastructure, such as the M40.
In terms of designated heritage assets, there are six listed buildings within the settlement that are all contained within the Stokenchurch
conservation area. It covers the centre of the wider village, which is characterised by large areas of common to both sides of the main
road. This common land has evidence of encroachments onto it with little enclaves of cottages breaking up the greensward. Informal
tracks and roads meander across the commons, in some places these have been formalised and later development sprang up along
them105.
There is one site option that falls within the Conservation Area (Sites SSC0031 - Bangalore House) and two more that are situated
adjacent to it (SSC0034 - Wood Farm and East part of SSC0034 - Land at Wood Farm (east)). Development at site SSC0031
104

Wycombe District Council (2016) Draft Site Assessment Report Sites in the Area of Outstanding Natural Beauty at Lane End and Stokenchurch [online] available:
https://www.wycombe.gov.uk/pages/Planning-and-building-control/New-local-plan/New-local-plan-supportingevidence.aspx#area_of_outstanding_natural_beauty_site_assessment
105

Wycombe District Council - Stokenchurch Conservation Area [online] available: https://www.wycombe.gov.uk/pages/Planning-and-building-control/Conservation-areas-andlisted-buildings/Conservation-areas/Stokenchurch-conservation-area.aspx
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(Bangalore House) which falls within the conservation area could have negative effects on the historic environment. However, this will
be dependent on a number of factors including the design, layout and scale of development which is not known at this stage. The site
is surrounded by existing residential development on three sides and already contains two large detached homes. A sensitively
designed low density development could be provided and if the existing vegetation along Wycombe Road were retained that would help
to reduce negative effects in the short-term during construction as well as in the longer-term. Once mitigation is taken into account it is
unlikely that there would be a significant effect but this is uncertain until further detail is known about the scale and design of
development.
Development at the eastern part of site SSC0034 would be likely to affect views out from the conservation area as well as the Church
of Ste Peter and Paul Grade II* listed building. While mitigation including sensitive design and screening/planting may help to reduce
the significant of effects - ultimately development on this greenfield site will permanently affect these views and the setting of these
designated heritage assets. Potential for a major long-term negative effect on the historic environment for the two site options. If
development were avoided on the eastern parcel of the option proposing the entire site SSC0034, then it is likely that the significance of
the negative effect could be reduced. However, this is uncertain at this stage.
For the remaining site options it is considered unlikely that there would be any significant negative effects on the historic environment
as a result of development. While there is the potential for landscape impacts there are no significant views from the conservation area
or listed buildings that are likely to be affected. Once mitigation is taken into account there is the potential for a residual neutral effect,
with an element of uncertainty until further details on the design and scale of development are known. For the purposes of this
assessment, it has been assumed that if any sites are identified as having the potential for a positive effect on the
landscape/townscape they are also likely to have a positive effect on the wider historic environment.
It should be noted that seven of the site options contain TPOs, with site SSC0031 (Bangalore House) containing the most at five TPOs.
It is assumed that any proposal for development could retain these TPOs and there is no evidence to suggest that this is not the case
at this stage.
In terms of accessibility to services and facilities, the majority of the site options do not perform well against SA Objective 9. Sites
SSC0034 (Wood Farm), East part of SSC0034 (Land at Wood Farm (east)) and SSC0031 (Bangalore House) are the only options that
at least meet walking distance thresholds to a school and GP. None of the site options are within walking distance to a retail centre of
significance. The majority of site options are within 1km of an existing employment area except for SSC0031 (Bangalore House).
There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
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be determined by referring to the method provided in Table IIIB above.
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Longwick
Longwick is a Tier 4 settlement located to the north-west of Princes Risborough, which sits outside of both the Green Belt and the
AONB. The settlement contains various Listed Buildings and protected trees. There are no other significant designations located
within or around the settlement, other than area at medium risk to surface water flooding on the northern edge of the settlement.
Table IIIH: Appraisal findings for Longwick site options
Options
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Summary of the SA for the Longwick site options:
None of the site options contain or are adjacent to any designated sites. Taking into account the size of the sites and their location in
relation to designated sites it is predicted that development would have a residual neutral effect against SA Objective 1.
Taking mitigation into account and the likely scale of development at these sites it is predicted that there would not be a significant
negative effect on the landscape or character of the area. Site SLK0007 (Land off Bar Lane) is removed from the settlement and
development would be particularly visible in the short-term during construction. Planting/ screening would help to reduce the
significance of the negative effect in the longer-term. There is an element of uncertainty for all the site options until further details on
the design, layout and scale of development are known.
Development at all of the sites has potential to affect the setting of a listed building. Mitigation including planting/screening may help to
reduce the significance of effects but ultimately development on a greenfield site will change views out from these heritage assets.
Potential for a residual minor long-term effect with an element of uncertainty until project level assessments are carried out and the
design, layout and scale of development is known.
There are some other differences between the sites against the remaining SA objectives. The reasons for these differences can be
determined by referring to the method provided in Table IIIB above.
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Kimble
Kimble comprises of the adjoining Tier 4 settlements of Great Kimble, Little Kimble and Smokey Row located in the north of the
District. The land facing north through Little Kimble is located in both Flood Zone 2 and Flood Zone 3. Additionally various areas are
prone to high and medium risk surface water flooding. Adjoining the settlement on the eastern side is an Archaeological Notification
Site, the Chilterns Beechwood SAC, the Ellesborough and Kimble Warrens SSSI, and areas of Ancient Woodland. Nearby is The
Ridgeway Complex which is a Chalk Exposure underlying geological site. The land to the east of Smokey Row is located within the
Chilterns AONB and is designated as Green Belt.
Table IIIi: Appraisal findings for Kimble site options
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11. Health

3. Heritage &
Townscape

0

8. Population &
Housing

2. Landscape &
Countryside

Kimble 2a

7. Transport

Site Name

1. Biodiversity &
Geodiversity

Site Ref
(AECOM ID)
SRD0193
(74)
SRD0195
(137)
SRD0196
(138)
SRD0197
(139)
SRD0198
(148)
SRD0199
(149)

SA Objectives
5. Energy
efficiency, climate
change & waste
6. Best use of land,
including soil

Options

Summary of the SA for Kimble site options:
None of the site options contain or are adjacent to any designated sites for biodiversity or any priority habitats. It is predicted that there
is suitable mitigation to ensure that development at any of the site options would have a residual negative effect against SA Objective 1.
The Great Kimble Landscape Appraisal identifies if there are any areas of land around the existing Little Kimble settlement, but outside
of the Chilterns Area of Outstanding Natural Beauty (AONB) and the Green Belt, that could be brought forward for residential
development as part of the new Local Plan. The appraisal comprises an assessment of the landscape sensitivity and capacity of any
areas of land with potential for development within the study area and takes particular account of the setting of the Chilterns AONB
which is immediately adjacent. Following a desk and field survey of the landscape outside of Little Kimble settlement, some field
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parcels in the area of search were immediately discounted from further appraisal. These included any that were highly visible from
major public viewpoints in the AONB (Whiteleaf Cross, Coombe Hill and Beacon Hill) and any fields which had surviving evidence of
their pre-18thcentury enclosure field pattern, which would likely have higher landscape sensitivities.
Sites SRD0182 (Land south east of Grove Lane), SRD0184 (Land at Birdbrook, Marsh Road) and SRD0185 (Land at Grove Farm incl.
Grove Farm House) fall within the areas excluded from consideration. It is therefore considered that these sites have high landscape
sensitivity and there is the potential for development to have a major long-term negative effect on landscape.
Site SRD0189 (OS Parcel 0052, Grove Lane) falls within field parcel 6 for which the landscape appraisal concludes has a low capacity
to accommodate development. It states that the sensitivity of the site is high overall, particularly because of the intervisibility with the
AONB and the openness of the site facilitating unfettered views over the foothills and up to the Chilterns escarpment in the AONB.
Taking this into account it is considered that there is the potential for a significant negative effect as a result of development at site
SRD0189 given its larger size.
Sites SRD0193 (Kimble 2a) and SRD0195 (Kimble 2b) fall within field parcel 2 for which the landscape appraisal concludes has a
medium to high capacity to accommodate development. Taking this into account it is considered that there is the potential for a
residual neutral effect once mitigation is taken into account. There is also an element of uncertainty at this stage.
Site SRD0190 (Kimble 1a) falls within field parcel 1 for which the landscape appraisal concludes has a medium capacity to
accommodate development. The site option is identified within the appraisal as an area where the sensitivities lessen in that field
parcel. Taking this into account it is considered that there is the potential for a residual neutral effect once mitigation is taken into
account. There is also an element of uncertainty at this stage.
Site SRD0192 (Kimble 4a) falls within field parcel 4 for which the landscape appraisal concludes has a medium to low capacity to
accommodate development. The site option is identified within the appraisal as an area where the sensitivities lessen within that parcel
as there are more urban influences from adjacent development. Taking this into account it is considered that there is the potential for a
residual neutral effect once mitigation is taken into account. There is also an element of uncertainty at this stage.
Sites SRD0196 (Kimble 7a) and SRD0197 (Kimble 7b) fall within field parcel 7 for which the landscape appraisal concludes has a
medium capacity to accommodate development. The site options are identified within the appraisal as areas where the sensitivities
lessen within that parcel as there are more urban influences from adjacent development. Taking this into account it is considered that
there is the potential for a residual neutral effect once mitigation is taken into account. There is also an element of uncertainty at this
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stage.
Site SRD0198 (Kimble 5) falls within parcel 5 for which the landscape appraisal concludes that it has high capacity to accommodate
development providing it has regard to the setting and form of existing settlement and the character and the sensitivity of adjacent
landscape character areas. Taking this into account it is considered that there is the potential for a residual neutral effect once
mitigation is taken into account.
SRD0199 (Kimble 3a) falls within field parcel 3 for which the landscape appraisal concludes has a medium to low capacity to
accommodate development. The site option is identified within the appraisal as an area where the sensitivities lessen within that parcel
as there are more urban influences from existing development and the road network. Taking this into account it is considered that there
is the potential for a residual neutral effect once mitigation is taken into account. There is also an element of uncertainty at this stage.
None of the site options contain or are adjacent to any designated heritage assets or archaeological sites. There is one Grade II listed
building within Little Kimble (Flint Cottage) but it is unlikely that the setting of this heritage asset will be affected once mitigation is taken
into account. There are a number of heritage assets to the south east of Little Kimble and Smokey Row situated within the AONB.
Taking the findings of the appraisal above for landscape into account it is considered that there is the potential for development at sites
SRD0189 (OS Parcel 0052, Grove Lane), SRD0182 (Land south east of Grove Lane), SRD0184 (Land at Birdbrook, Marsh Road) and
SRD0185 to affect the setting of the historic environment. Potential for a minor long term negative effect for these site options against
SA Objective 3.
It should be noted that while site SRD0196 (Kimble 7a) is identified as having the potential for a significant negative effect against SA
Objective 6 through the potential loss of best and most versatile agricultural land, only a small proportion of the site is Grade 2.
While sites SRD0189 (OS Parcel 0052, Grove Lane), SRD0182 (Land south east of Grove Lane) and SRD0185 (Land at Grove Farm
incl. Grove Farm House) are close to or adjacent some existing development, they are not within or on the edge of the main existing
built up areas of Smokey Row and Little Kimble. Development at the sites could result in or contribute to the coalescence of these two
settlements. Potential for a minor negative effect against SA Objective 10.
It should be noted that site SRD0189 is adjacent to the Little Kimble railway station. Site options identified as having a major negative
effect on accessibility are not within walking distance thresholds to any of the identified services/facilities. Those with a minor negative
effect are within distance thresholds to a school.
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There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
be determined by referring to the method provided in Table IIIB above.
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Other rural
Table IIIJ: Appraisal findings for other rural site options
Options
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7. Transport

10. Place-making

5. Energy
efficiency, climate
change & waste
6. Best use of land,
including soil

9. Accessibility

SFH0015
(63)
SMB0010
(112)

4. Water &
Flooding

SRD0148
(62)

3. Heritage &
Townscape

SWC0082
(61)

2. Landscape &
Countryside

SMA0080
(60)

Site Name
Heavens Above, High
Heavens road,
Marlow Bottom
Westhorpe House,
Westhorpe Park, Little
Marlow
Uplands House Hotel,
Four Ashes Road,
Cryers Hill, Bucks, HP
Flackwell Heath
Football Club
Furze Farm, Burford
Close, Marlow Bottom

1. Biodiversity &
Geodiversity

Site Ref
(AECOM ID)

SA Objectives
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Summary of the SA for the other rural site options:
All site options are over 1.4km from the nearest internationally designated site (Chiltern Beechwoods SAC), with site SWC0082
(Westhorpe House) the closest at approx 1.4km. Site SRD0148 (Uplands House Hotel) is the closest to a SSSI (Millfield Wood) at
approx 400m, with the rest of the site options over 1.2kms away from a SSSI. Development at these sites will not be of a scale to result
in significant effects on international or national designations.
Site SRD0148 (Uplands House Hotel) contains an entire Ancient Woodland site. If development were focussed on the brownfield land
in the south of the site it would be possible to avoid the loss of any designated site. However, this would reduce the capacity of the site
to deliver new homes. If development avoids the Ancient Woodland and provides a suitable buffer then it is possible that there could
be a residual neutral effect; however, this is uncertain at this stage. Potential for a minor negative effect with an element of uncertainty
until further details on the scale and layout of development are known. Any proposal for development at this site should seek to avoid
the Ancient Woodland and demonstrate how it will protect and managed it in the short and long-term.
Site SMA0080 (Heavens Above) is adjacent to an Ancient Woodland to the north; however, it is predicted that mitigation including an
appropriate buffer between the Ancient Woodland and development will result in a residual neutral effect. Element of uncertainty until
there is further detail on the scale and layout of development.
Sites SRD0148 (Uplands House Hotel), SMB0010 (Furze Farm) and Site SMA0080 (Heavens Above) lie entirely within the AONB.
While site SRD0148 (Uplands House Hotel) contains some brownfield land in the form of a hotel the site is not connected to an existing
settlement. There is vegetation, including trees, surrounding the site and their retention could help to reduce the significance of any
negative effects on the AONB. Any development would also need to be sensitively designed and low density. Taking the remoteness
of the site in relation to existing settlements and when compared to the other options it is considered that development at this site is
likely to have a negative of greater significance on the AONB and landscape. Furthermore, the site contains 55 TPOs and it may be
difficult to retain all of them given how they are spread across it. Potential for a major negative effect, with an element of uncertainty
until there is further detail on the design, layout and scale of development.
Sites SMB0010 (Furze Farm) and Site SMA0080 (Heavens Above) are also within the AONB but are better related to an existing
settlement. The smaller scale of development that is likely and retention of vegetation along the boundary of the sites could reduce the
significance of negative effects. Potential for a residual minor negative effect through the loss of greenfield sites within the AONB.
Development at sites SWC0082 (Westhorpe House) has the potential for a residual minor negative effect on the landscape. Mitigation
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could help to reduce the significance of the negative effect but at this stage this is uncertain. Site SWC0082 (Westhorpe House) is not
within or adjacent to the AONB; however, it contains one TPO that covers the majority of the site. Development would result in the loss
of trees covered by the TPO and the site is not well related to an existing settlement.
Site SWC0082 (Westhorpe House) contains a Grade II listed building. If the listed building is retained then development would result in
the loss of a green space and number of tress that would affect the setting of this listed building. Potential for a minor negative effect
on the setting of the listed building once mitigation is taken into account.
Site SRD0148 (Uplands House Hotel) contains a Grade II listed building and is in close proximity to the Four Ashes Conservation Area.
There is an existing planning permission for the site so it is assumed there is the potential for a minor negative effect depending on
implementation.
All of the options perform poorly in terms of accessibility to services/facilities which is not surprising given that the majority are removed
from existing settlements. The exception to this is site SFH0015 (Flackwell Heath Football Club), which is situated within Flackwell
Heath.
There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
be determined by referring to the method provided in Table IIIB above.
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Employment
Table IIIJ: Appraisal findings for employment site options
Options
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Abbey Barn South
(Employment area)
Stokenchurch
business park
expansion
Gomm Valley and
Ashwells
(Employment area)
Land adjoining High
Heavens
Land to the north of
Lower Icknield Way
Staples, Queen
Alexandra Road

8. Population &
Housing

0

Site Name
Land adjacent to
Regents Park, Princes
Risborough

7. Transport

12. Provision of
employment

5. Energy
efficiency, climate
change & waste
6. Best use of land,
including soil

11. Health

SHW0343
(127)

10. Place-making

SHW0647
(125)
SPR0092
(126)

9. Accessibility

SHW0004a
(122)

4. Water &
Flooding

SSC0043
(124)

3. Heritage &
Townscape

SHW0648
(120)
SHW0649
(121)
SHW0429a
(123)

2. Landscape &
Countryside

SPR0093
(119)

1. Biodiversity &
Geodiversity

Site Ref
(AECOM ID)

SA Objectives
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4. Water &
Flooding

9. Accessibility

10. Place-making

11. Health

12. Provision of
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13. Distance to
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14. Education,
skills & training

15. Loss of existing
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Site Name

7. Transport

2. Landscape &
Countryside

BL0001 (147)

1. Biodiversity &
Geodiversity

Site Ref
(AECOM ID)
SMA0001
(128)

SA Objectives
5. Energy
efficiency, climate
change & waste
6. Best use of land,
including soil

Options

Summary of the SA for the employment options:
Employment development at the site options is not predicted to result in any significant effects on biodiversity.
Sites SHW0647 (Land adjoining High Heavens) and SSC0043 fall entirely within the AONB. It is therefore considered that there is the
potential for a residual negative effect. Sites SHW0649 (Wycombe Air Park (2)) and BL0001 (Land at Westhorpe Park) are adjacent to
the AONB and given the size of the sites there is also the potential for residual major negative effect on its setting. Sites that are
predominantly brownfield are identified as having the potential for a long term residual positive effect on townscape. While site
SMA0001 (Globe Park) is brownfield it should be noted that it contains 27 TPOs; however, it is assumed that these can be retained.
For the remaining sites it is considered that there is suitable mitigation to result in a residual neutral effect. There is an element of
uncertainty as the nature and significance of effects will be dependent on the precise scale, design and layout of development as well
as mitigation.
Employment development at the site options is not predicted to result in any significant effects on the historic environment. There is the
potential for long term minor positive effects for some of the site options through the redevelopment of brownfield land. While
development at some of the site options is predicted to have a minor negative effect on landscape given the presence of the AONB,
there are no designated heritage assets that are likely to be influenced. For those sites identified as having the potential for a major
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negative effect on the landscape it is considered that there is the potential for a residual minor negative effect on the wider historic
environment.
Sites SPR0093 (Land adjacent to Regents Park, Princes Risborough), SHW0649 (Wycombe Air Park (2)) and SHW0004a (Gomm
Valley and Ashwells) have the potential for a significant long term positive effect against SA Objective 12 as employment development
could deliver over 300 new jobs each.
There are a number of other differences between the sites against the remaining SA objectives. The reasons for these differences can
be determined by referring to the method provided in Table IIIB above.
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Appendix IV: SA of growth and relief road options for
Princes Risborough
Table IVA: Significance key:
++
+

0

-

--

?

Major Positive Minor Positive Neutral Minor Negative Major Negative Uncertain
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SA of Princes Risborough growth options
Option 1 - low growth scenario (500 homes)
Maximises brownfield development making efficient use of land within urban area
and Park Mill Farm is an existing allocation in the 2004 local plan, close to the town
centre subject to improvement of existing links.
Figure 2: Option 1 - low growth scenario
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Option 2 - moderate growth scenario (1,400 homes)
Includes option 1, develops an area of land between the railway line and the
Crowbrook Stream which could form a natural boundary to an expansion, makes a
significant contribution towards meeting OAN.
Figure 3: Option 2 - moderate growth scenario
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Option 3 - moderate to high growth (2,400 homes)
Option 1 plus Option 2, develops significant area of land towards the A4009, makes
a very significant contribution towards meeting the OAN whilst offering potential to
creating a compact form of development for the town, supports the delivery of a new
road creating opportunity to relieve traffic through town centre.
Figure 4: Option 3 - moderate to high growth scenario
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Option 4 - high growth (4,000 homes)
Combination of options 1 - 3, makes greater contribution towards meeting the OAN.
Figure 5: Option 3 - high growth scenario

IV - 5

Wycombe District Local Plan

SA Report (September 2017)

Table IVA: Appraisal findings for the Princes Risborough Growth Options

Community and wellbeing
(SA objectives 9, 10 & 11)

Economy and employment
(SA objectives 12, 13, 14 &
15)

Transport and traffic (SA
objective 7)
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Historic Environment (SA
objective 3)

Housing
(SA objective 8)

Option 4 - High growth

Climate change
(SA objective 4 & 5)

Option 3 - Moderate to high growth

Natural Resources
(SA objective s 4, 5 & 6)

Option 2 - Moderate growth

0?

Landscape
(SA objective 2)

Options
Option 1 - Low growth

Biodiversity & Geodiversity
(SA objective 1)

SA Topics & Objectives

Summary:
In terms of international and nationally designated sites, none of the options are likely to result in any direct impacts given their distance. In terms of
locally designated sites option 4 contains the Longwick Bog Local Wildlife Site (LWS). Options 2 to 4 all contain some priority habitats. It is
considered that these areas could be avoided and suitable mitigation, such as a buffer between these areas and development, delivered to reduce
the significance of any residual effects.
All of the options will result in the loss of greenfield land with the potential for the loss of supporting habitats and fragmentation of ecological
corridors. The likelihood for a residual negative effect as a result of this increases along with the level of growth; therefore, options 3 and 4 are likely
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to have a residual negative effect of greater significance compared to options 1 and 2.

Overall, it is predicted that none of the options will have a significant effect on biodiversity. As the level of growth increases so does the potential for
residual negative effects as a result of habitat loss and fragmentation as well as disturbance.
All of the options propose the development of previously developed land and intensification within existing urban area so there are no differences
between the options against landscape and townscape in this regard. The Princes Risborough Landscape Sensitivity and Capacity Study (2017)
analyses a wide area around the south, west and north of Princes Risborough for its potential to accommodate a major expansion, land for
business and accompanying new road infrastructure.
The extension proposed through option 1 falls within an area identified by the landscape study as having high capacity to accommodate
development. It is therefore considered that with suitable mitigation there is likely to be a residual neutral effect on the landscape.
The expansion area proposed through option 2 includes the same areas as option 1 as well as further sites that fall within areas identified by the
study as having medium capacity and a small area with low capacity to accommodate development. Assuming that the areas of low capacity can
be avoided and suitable mitigation provided it is likely that option 2 will have a residual minor negative effect on the landscape.
Option 3 expands the growth area further out from the town and encompasses additional sites that fall within areas identified by the landscape
study as having medium as well as low capacity for development. The significant expansion of the town and loss of greenfield and agricultural land
will permanently affect the character of the area and the setting of the AONB. Potential for a residual major negative effect on the landscape. It is
possible that mitigation may help to reduce the significance of the effect but this is uncertain at this stage.
Option 4 expands on the growth areas proposed through the other options to the north east and south west. It has the potential to result in
development in areas identified as having low and medium/ low capacity for accommodating development. It is predicted that option 4 has the
potential for a residual major negative effect on landscape. Even with mitigation it will be difficult to reduce the significance of residual effects.
Compared to option 3, this option will have a residual negative effect of greater significance on the landscape.
As the expansion area proposed through the options increases so does the significance of residual negative effects. Option 1 performs best in
terms of landscape as development is focussed in an area identified by the landscape study as having a high capacity for accommodating
development. Option 4 performs worst as it proposes the largest expansion area in areas identified as having low and medium/low capacity.
All of the options propose the development of previously developed land and intensification within existing urban area so there are no differences
between the options against the historic environment in this regard. The nature and significance of effects predicted for the landscape above
influence the likely effects of the options on the historic environment.
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Option 1 is predicted to have a residual neutral effect on the landscape and is therefore considered to have a similar effect on the historic
environment. There are no designated heritage assets within or adjacent to the proposed expansion area and there is existing development
surrounding it on three sides. Option 2 increases the expansion area and brings it in close proximity to the Alscot Conservation Area. Development
is likely to affect the setting of the Conservation and once mitigation is taken into account it is predicted that there is the potential for a residual
minor negative effect.
Option 3 extends the expansion area essentially surrounding the Alscot Conservation Area. Even with mitigation the character of surrounding area
will permanently change from rural to urban and there is therefore the potential for a significant residual negative effect on the historic environment.
In addition to the effects identified for option 3, option 4 is likely to have impacts on the setting of a wider number of other designated heritage
assets, including Askett Conservation Area. The additional expansion area to the south west also contains an Archaeological Notification Site
(ANS). Option 4 will have a residual negative effect of greater significance on the historic environment compared to the other options.
All options would result in the loss of greenfield and agricultural land with a negative effect on natural resources. It should also be noted that all
growth options contain best and most versatile agricultural land. Option 4 is likely to result in the greatest loss of greenfield and agricultural land,
but there is little to differentiate between option 3 and 4 in terms of the loss of best and most versatile agricultural land. Compared to the other
options 3 and 4 are more likely to have a residual negative effect of significance on natural resources through the loss of greenfield and agricultural
land.
Water quality is also an issue to be considered under the natural resources topic. The Princes Risborough and Little Marlow Waste Water
Treatment Works (WwTW) serve the District and discharge to Horsenden Stream (a tributary of the Kingsey Cuttle Brook) and the River Thames
respectively. The Council commissioned a study to determine if there is sufficient capacity in the receiving watercourses for the WwTWs to
accommodate growth.106 The study concluded that there will be minor deterioration in water quality downstream of the WwTWs and upgrades to
Princes Risborough WwTW will be able to cope with planned growth with some upgrades. The study considered the potential for the delivery of
around 3,000 dwellings through the expansion of Princes Risborough. It is therefore considered that the elevel of growth proposed through options
1 to 3 will not have a significant negative effect on water quality. The level of growth proposed through option 4 is greater than what was
considered in WwTW capacity study. It is therefore uncertain if the level of growth proposed through option 4 would result in a negative effect of
significance on water quality.
In relation to climate change mitigation, key issues include the need to capitalise upon opportunities to design-in low carbon infrastructure to
development from the outset, and therefore minimise additional CO2 emissions associated with development. As the level of growth increases so
does the opportunity to design-in low carbon infrastructure. It is assumed that the level of growth provided through option 3 and 4 would offer a
greater opportunity to achieve this compared to options 1 and 2. However, there is an element of uncertainty at this stage.
106

Wycombe District Council (2017) Princes Risborough and Little Marlow Wastewater Treatment Works Assessment.
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With regard to climate change adaptation, a key issue is flood risk. The expansion areas proposed through options 1 to 3 all fall within Flood Zone
1. The expansion area to the south west proposed through option 4 includes areas that fall within Flood Zones 2 and 3. All of the options have the
potential increase surface water run off through the loss of greenfield land and increase in impermeable surfaces. However, it is assumed that this
can be addressed and mitigation provided through delivery of green areas and incorporation of SuDS.
Overall, options 1 and 2 are predicted to have a neutral effect on climate change as they are less likely to offer opportunities to design-in low carbon
infrastructure and there are also no significant issues in terms of flood risk. Option 3 has the potential for a residual minor positive effect as the
level of growth provides an opportunity to design-in low carbon infrastructure and there are no significant issues in terms of flood risk. The residual
effect of option 4 is uncertain at this stage as while it offers an opportunity to design-in low carbon infrastructure there are also areas of high flood
risk within the proposed expansion area.
All of the options have the potential for a positive effect against the housing topic through the delivery of housing to help meet the identified needs of
the District. As the level of growth increases so does the significance of the positive effect through the delivery of more housing as well as
affordable homes. Option 4 is likely to have a positive effect of greater significance compared to the other options as it would result in a
considerably higher level of housing growth. Option 3 is also considered likely to have a significant long term positive effect.
The main routes through the Princes Risborough town centre currently experience congestion and delay within the peak hours, and it is highlighted
within the Countywide Local Plan Traffic Modelling (2017)107 that there is “limited or no scope to accommodate an increase in traffic” at key
junctions. The modelling suggests that Princes Risborough in general experiences relatively moderate increases in travel time as a result of
proposed development, which includes the level of proposed growth through Option 3.
All of the options have the potential to increase traffic on the existing highways network and as the level of growth increases so does the
significance of potential impacts. The delivery of growth at Princes Risborough will need to be accompanied by transport infrastructure
improvements including the delivery of a western relief road. It is assumed that some form of a relief road would need to be delivered alongside any
of the proposed growth options. The Countywide modelling identifies that the relief road to be delivered as part of the expansion of Princes
Risborough should provide some reductions in travel time, for example, on Summerleys Road and in the Longwick area and at the junctions
throughout the town centre. At this stage it is not clear what the relief road would like under options 1, 2 and 4 or what the impacts are likely to be
on traffic/ journey times as a result of its delivery.
While it is assumed that potential impacts on the existing highway network increase alongside the level of growth, so does the potential to deliver
improvements to transport infrastructure. The higher levels of growth proposed through options 3 and 4 are more likely to deliver significant
improvements given the critical mass they provide. Option 4 would be more likely to improve access to the Princes Risborough and Monks
107

Buckinghamshire County Council (2017) Countywide Local Plan Modelling Phase 3 Technical Note.

IV - 9

Wycombe District Local Plan

SA Report (September 2017)

Risborough railways stations.
On balance, it is considered that options 3 and 4 are more likely to deliver significant improvements to highways infrastructure and community
infrastructure that would help to encourage a modal shift from the private vehicle to more sustainable modes of travel. At this stage it is not clear if
the level of growth proposed through option 4 can be mitigated in terms of its impacts on traffic so there is also an element of uncertainty. An
uncertain effect is predicted for options 1 and 2 against transport and traffic as they would be less likely to deliver transport infrastructure
improvements; however, it is acknowledged that they are also less likely to have significant impacts on traffic.
In terms of communities and wellbeing, it is expected that on the whole all of the options will have a positive effect through the delivery of housing
and associated community infrastructure. Princes Risborough is a well serviced centre, providing residents with access to day-to-day facilities such
as health, education, recreational, cultural and community facilities. Development through all of the options is likely to contribute towards the
improvement of existing, or provision of new, services/facilities; however the exact level is uncertain at this stage. Nonetheless, it is assumed that
as the level of growth increases so does the likelihood that there will be greater delivery of new and/ or improvements to existing community
infrastructure, including facilities/ services. While the larger growth options will result in the loss of large areas of greenfield land they also have the
potential to provide significant improvements to walking and cycling routes, improving access to the surrounding countryside as well as to areas of
open/ green space that would be delivered as part of any development.
Options 3 and 4 could result in coalescence with Longwick and any proposal for development would need to ensure that there is a buffer of green/
open space to avoid this from happening. On balance, it is considered that options 1 and 2 have the potential for a residual minor long term positive
effect on communities and wellbeing. Options 3 and 4 have the potential for a residual long term positive effect of greater significance given the
additional improvements that would likely arise with regard to community infrastructure.
At this stage all options perform positively in relation to employment. The delivery of housing, employment and associated services/facilities will
contribute towards the growth of Princes Risborough as an employment hub, including the town centre primary employment area. In this context, it
is predicted that the significance of the positive effect increases along with the level of growth. All of the options would require the relocation of the
existing Hypnos factory, which needs to be able to operate their facilities ‘out of hours’, and this makes it less compatible with residential uses. It is
therefore considered that there are no differences between the options with regard to this issue.
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SA of Princes Risborough northern relief road options
Option 1 (Road through development area (30mph or 40mph speed limit))
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Option 2 (Wider bypass around the town)
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Option 3 (A hybrid of options 1 and 2)

IV - 13

Wycombe District Local Plan

SA Report (September 2017)

3. Heritage & Townscape

4. Water & Flooding

5. Energy efficiency,
climate change & waste

6. Best use of land,
including soil

7. Transport

8. Population & Housing

9. Accessibility

10. Place-making

12. Economy

13. Employment

14. Education, skills &
training

15. Business & economic
development

-

-

-

-

0?

-

+

0

+

0

-?

0

0

0

0

-

--

-

-

-

--

+

0

+

-

-?

0

0

0

0

-

-

-

-

-?

--

+

0

+

-

-?

0

0

0

0

11. Health

2. Landscape &
Countryside

Options
Northern Option 1 - Road through
development area (30mph/40mph
speed limit)
Northern Option 2 – Wider bypass
around the town
Northern Option 3 – A hybrid of the
above options

1. Biodiversity &
Geodiversity

Table IVC: Appraisal findings for the Princes Risborough northern relied road options
SA Objectives

Summary:
The Chilterns Beechwood SAC is located approximately 800m from the B4009 northern extent of the options. The Princes Risborough Transport
Study Stage 1 Option Assessment Report (2016) states that “designated sites could be indirectly impacted by poor air quality as a result of the
scheme”, with particular focus placed on the nearby Chilterns Beechwood SAC.
Options 1 and 2 are not predicted to adversely impact designated sites, having a minor adverse effect on biodiversity through reduced air quality
and habitat fragmentation and/or loss.
Option 3 will impact Longwick Bog LWS as the alignments pass directly through the site. This is likely to result in habitat fragmentation and
potentially habitat and species loss. Adverse effects may also include reduced air quality and runoff into the stream associated with Longwick Bog.
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All of the options will lead to the loss of greenfield land and all will have impacts on arable farmland, which has the potential to adversely affect
farmland birds. They also all appear to cross potentially diverse hedgerows. Established hedgerows can provide valuable habitat for wildlife and
provide corridors for movement. Development under all options could lead to damage to/the removal of this habitat, resulting in fragmentation of
ecological corridor(s). Option 2 and 3 are likely to have the greatest effects on arable farmland and hedgerows as these options divert traffic away
from the urban town centre and are likely to cause more impact through disturbance and reduced air quality. It is also noted that options 2 and 3 are
greater in length and therefore are likely to adversely affect a greater area of land. Option 1 is a shorter road scheme, focused along the existing
development area, minimising development in the open countryside.
At this stage, it is predicted that option 3 has the potential for a minor residual negative effect on biodiversity as it will have a significant impact on
Longwick Bog LWS as the scheme passes directly through the site. Whilst mitigation could be associated with development of the scheme this is
unknown at this stage. Options 1 and 2 also have the potential for minor residual negative effects on SA Objective 1, albeit these impacts are
expected to be less than that of option 3. However whilst option 2 does not directly affect locally designated sites, option 2 may result in indirect
adverse effects. All options have the potential to impact on diverse hedgerows, greenfield and arable land which may hold significant biodiversity
value. Any proposal of development would need to be accompanied by ecological surveys.
All options dissect a number of Sub-Landscape Character Areas (SLCAs) as identified within the Princes Risborough Landscape Character and
Capacity Study (2017). Of the three options, option 2 falls within SLCAs identified as having medium to low capacity for development. The
landscape appraisal highlights SLCA 7 (Bledlow Rolling Farmland) as an area of high sensitivity as it forms part of the AONB and is rural and
tranquil in character, away from the A4010 and the urban edge of Princes Risborough.
Options 1 and 3 perform marginally better than option 2, falling within SLCAs of low, medium, and high capacity for development, with the
landscape study highlighting the AONB as a specific consideration for development within the majority of SLCAs. All options dissect SCLA4 (Mill
Lane Open Pasture) which has medium/low capacity to accommodate development, and is too visually sensitive to accommodate large scale
development which would be highly visible from the Chiltern escarpment. All options also cross public footpaths including the Ridgeway National
Trail, having further adverse visual effects for sensitive receptors (people) and the AONB. All development should have regard for the character
and setting of existing landscape character areas.
It is noted that The Princes Risborough Transport Study Stage 1 Option Assessment Report (2016) considers that options 1 and 3 “would take
place within strategic land designated for future development, and this is assessed as having a low sensitivity to landscape impacts. [Option 2]
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would be developed in land west of Princes Risborough, which could permanently impact the openness of the landscape”.
Taking the above evidence into account, it is considered that option 2 is likely to have a major residual negative effect on SA Objective 2. Options 1
and 3 are predicted to have minor residual negative effects given they will include the dissection of SLCAs of low capacity for accommodating
development.
All options align within 500m of the following Scheduled Monuments (SMs):
 Anglo-Saxon cemetery on Hemley Hill;
 Roman villa 140m east of St Mary and St Nicholas’ Church;
 Moated site and associated medieval remains 430m north of Church Farm; and
 Roundabout Wood moated site, fishponds and farming settlement remains.
Of these SMs, the closest is Hemley Hill Scheduled Monument, which is 70m from all the options. It is noted that there are also Archaeological
Notification Areas (ANAs) in the areas associated with the SAMs. Options 2 and 3 travel across one ANA just south of Horseden. All options are
also in close proximity to a Conservation Area. Options 2 and 3 have the potential to affect the setting of Horsenden Conservation Area, and option
1 has the potential to affect the setting of Alscot Conservation Area. The setting of these features could be affected by noise pollution and
disturbance during the construction and operational phases of the scheme. The majority of Listed Buildings are located within the Conservation
Areas and are unlikely to be impacted by the scheme options. However there are a number of Grade II listed buildings in Horseden which are in
close proximity to the routes for options 2 and 3. The setting of these heritage features may be adversely affected by the road schemes.
The presence of buried archaeology is not known at this stage; therefore, any proposal for development should be accompanied by an
archaeological survey to determine the likelihood for buried archaeology. Taking this into consideration it is predicted that all options have the
potential for a residual minor negative effect against SA Objective 3. Adverse effects are expected to be of greatest significance in the short-term,
particularly during the construction phase as a result of excavation and disturbance. It is noted that options 2 and 3 are more likely to have a
negative effect of significance compared to option 1.
All of the options fall within Flood Zone 3 when passing through the Kingsley Cuttle Brook WRD waterbodies and its tributaries. There is a risk that
water pollution could occur in waterbodies associated with all of the proposed options. This is expected to be of greatest significance during the
construction phase, however the extent of impact is unknown at this stage. Good construction management practices and mitigation including
Sustainable Drainage Systems (SuDS) would reduce the likelihood and significance of effects and therefore should be a key consideration for all
options. Taking this into account, it is considered that all of the options have the potential for residual minor adverse effects against SA Objective 4
at this stage. Residual effects may be lessened once mitigation has been incorporated into development.
The carbon footprint of each option is unknown at this stage; however, as option 2 is a longer route it is expected that this would have a greater
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energy requirement and may also produce a higher volume of waste than options 1 and 3. As option 1 is the shortest route, it is expected that this
would perform more positively against SA Objective 5.
All options would result in loss of Grade 2 and 3 agricultural land and therefore have the potential for a residual negative effect against SA Objective
6. Option 2 is likely to have a negative effect of greater significance compared to options 1 and 3 as it would result in the loss of a greater amount
of agricultural land. At this stage it is not clear exactly how much agricultural land would be lost under each option; however, it is assumed that
option 1 will result in the smallest loss of agricultural land, focusing the scheme through the existing development area. Taking this into account it is
considered at this stage that option 1 has the potential for residual minor adverse effects on SA Objective 6. Options 2 and 3 are considered to
have residual major adverse effects on SA Objective 6. It is noted that the precise agricultural land quality cover is unknown for the options, and as
such a worst-case approach has been taken.
It is assumed that all of the options will be able to fully fulfil the functions of the relief road. The Princes Risborough Transport Study Stage 1
Options Assessment Report (2016) found that options 1 and 3 performed best in terms of traffic impacts, and option 2 performed worst. The
following significant differences between options were found:
 Option 1 is best for reducing traffic volumes on Poppy Road; and
 Option 3 offers the greatest traffic reduction on New Road in the town centre.
Whilst options 1 and 3 are best performing, it is assumed that all of the options will be able to meet the purposes of the relief road providing
additional capacity to the highways network to meet identified needs with a positive effect during operation. For example The Princes Risborough
Transport Study Stage 1 Option Assessment Report (2016) highlights that all options would help overcome the bottleneck at the existing Grove
Lane/A4010 junction.
All of the options are likely to have impacts on traffic during construction in the short term. Option 1 is considered likely to have a negative effect of
greater significance on traffic during construction as it will affect roads around the town centre where congestion is already high (for example
Summerley’s Road). Additionally, construction may affect access to Princes Risborough train station, resulting in increased traffic at peak times.
The Princes Risborough Transport Report highlights that all options will disrupt the railway line itself during construction. Options 2 and 3 would
need to cross the Chilterns Mainline at two locations, whereas option 1 would cross the Princes Risborough to Aylesbury line once, which is only a
branch line. The Princes Risborough Transport Study Stage 1 Option Assessment Report (2016) concludes that options 2 and 3 would cause the
most disruption to the railways during construction. It is recognised that once the construction phase is completed, all options will improve access
to the station.
All options introduce sustainable travel options within the proposed schemes. The Princes Risborough Transport Study Stage 1 Option
Assessment Report (2016) states that option 1 “affords an opportunity to provide dedicated footways and cycleways”, and options 2 and 3 “would
provide an internal road, footway/path and cycleway/path network”. Facilitating travel to/from the town centre by walking, cycling and public
transport has positive effects for SA Objective 7.
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On balance, it is considered that all of the options have the potential for a minor positive effect against SA Objective 7, with option 1 and 3 having a
slightly enhanced positive effect on reducing traffic impacts. However, it is acknowledged that there is the potential for negative effects in the shortterm during the construction phase on; traffic through option 1, and railway disturbances through options 2 and 3. It is assumed that all options will
have a minor positive effect against SA Objective 9 through improving accessibility.
Developing an alternative traffic route creates the opportunity to improve the town centre highway environment by introducing measures to calm
traffic, and improve the public realm. However, it is predicted that options 2 and 3 could result in a residual minor negative effect against SA
Objective 10 as it would change the open character of the landscape outside of the town centre and would not help to reinforce local distinctiveness
for development at more rural settlements Saunderton and Horsenden. Option 1 is less likely to affect existing development as the road is located
along the built up edge of Princes Risborough where the existing character is more urban. Option 1 is therefore predicted to have a residual neutral
effect against SA Objective 10.
All options are likely to cause some noise disturbance to residents during the construction phase where road options coincide with existing
residential development. All options run along Grove Lane and Lower Icknield Way where there are a number of properties within Smokey Row
and towards Kimble which may be adversely impacted. Development of all road schemes will involve the demolition of 1 and 2 Ivy Cottages,
towards the northern extent of all options. There is also ribbon development along Lower Icknield Way between Smokey Row and Clanking, and
individual properties further along Lower Icknield road to the south which are likely to be affected by the construction phase. Option 1 further
extends along Summerley’s Road and off Picts Lane, where residential properties are abundant, and would include the demolition of a single
property adjacent to Summerleys Road.
Options 2 and 3 would have impacts on properties on Bledlow Road and Horsenden Lane as the schemes join Picts Lane, resulting in the potential
demolition of a dwelling at the corner of Picts Lane. Both schemes follow onto Shootacre Lane, and may affect properties here during the
construction phase.
During operation, there will be traffic along each of the options resulting in increased levels of noise and atmospheric pollution for the existing
houses along Picts Lane, Lower Icknield Way and Grove Lane. Options 2 and 3 could have additional impact on Horsenden and Shootacre Lane,
and Option 1 could have additional impact on Summerleys Road. It is also recognised that all options have the potential to improve air quality in the
Princes Risborough Town Centre through diverting traffic, resulting in reduced town centre congestion.
The Princes Risborough Transport Assessment states that “although there are differences between the proposed options, all of them have the
potential to result in changes in traffic flows across different sections of the road network. Therefore at this stage no preferred option has been
identified for air quality, […] noise and vibration.” Taking this into account, it is predicted that there is the potential for a residual negative effect on
health for all options during construction and operation.
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As discussed above, all options introduce sustainable travel options within the proposed schemes. It is noted that within option 1, the 30mph speed
limit would be safer for footpath/cycle network users and may encourage residents to use the road for cycling and/or walking. Encouraging active
healthy lifestyles through safer roads would positively affect SA Objective 11.
Options also cross public footpaths, including the Ridgeway National Trail and National Cycle Route 57, and may restrict their access. Restricted
access to these recreational assets may discourage residents to use the cycle and footpath networks, having an adverse effect on physical and
mental health.
On balance, it is predicted that there is a potential residual negative effect on SA Objective 11 for all options. However, it is noted that all options
will alleviate congestion in Princes Risborough in the long-term, and provide opportunity for sustainable travel.
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SA of Princes Risborough southern relief road options

Option 3

Option 3
Option 2
Option 1
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1. Biodiversity &
Geodiversity

Table IVD: Appraisal findings for the Princes Risborough southern relied road options
SA Objectives

Summary:
There are no designated sites for biodiversity or geodiversity in close proximity to any of the proposed options. A Preliminary Ecological Appraisal
and Route Option Assessment for Ecology108 was produced and found the following:
Option 1:
 Crosses two potentially diverse hedgerows (one species poor hedgerow and one hedgerow (hazel) of recent planting) prompting a detailed
hedgerow assessment. Approximately 250m of hedgerow may require removal.
108

Wycombe District Council (2017) Proposed Princes Risborough Bypass. Preliminary Ecological Appraisal and Route Option Assessment for Ecology. Prepared by
Bernwood ECS Ltd.
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Road verges are of least botanical diversity and characteristic of rough unmanaged grassland and scrub.
Crosses an area of pasture (not surveyed).
Arable farmland in an area noted for notable farmland birds.

Option 2:
 Crosses two potentially diverse hedgerows that would require full hedgerow assessment under the terms of the Hedgerow Regulations
1997. Approximately 350m of hedgerow may require removal.
 The road verges at the junction of the A4010 Wycombe Road and Icknield Way have good botanical diversity and are characteristic of rough
unmanaged calcareous grassland remnants and scrub. The construction of a junction (roundabout) may have a negative impact on this
area.
 Arable farmland in an area noted for notable farmland birds.
Option 3:
 Approximately 1,500m of four separate hedgerows (excluding junctions) of potentially diverse hedgerows that will require full hedgerow
assessment under the terms of the Hedgerow Regulations 1997.
 Passes sections of botanically diverse roadside grassland of which are of local interest and importance.
 Will potentially impact on arable farmland in an area noted for notable farmland birds.
All of the options would lead to the loss of greenfield land; however, it should be noted that option 1 would result in the least land take compared to
the other options. Option 1 would have a final footprint of 13,628 m2, option 2 19,779 m2 and option 3 45,725 m2. The option 3 footprint includes
the area of the existing highway (26,069 m2) so the final footprint for the new infrastructure would be 19,656 m2, which is similar to option 2.
All of the options will have impacts on arable farmland in an area that is identified as being notable for farmland birds. Options 1 and 2 cross
potentially diverse hedgerows and could lead to the removal of 250m and 350m of hedgerow respectively and therefore fragmentation of this
ecological corridor. Option 3 is likely to have the greatest impact on hedgerows as it would affect approx 1,500m. Established hedgerows can
provide valuable habitat for wildlife and provide corridors for movement. All of the options have the potential for impacts on Pyrtle Brook and all of
them will require a minor culvert structure to facilitate Pyrtle Brook where it runs adjacent to both Lisnahoy and Flint Cottage. Each option will also
require a reinforced concrete structure will be required to ensure connectivity to the north western section of the brook at the point where Picts Lane
is severed and diverted to its new alignment.
At this stage, it is predicted that option 3 has the potential for a short to medium-term minor residual negative effect on biodiversity as it will have
impacts on a greater area of diverse hedgerow compared to the other options. In the longer term alternative habitat could be provided but this will
take some time to become established. Option 3 will affect a greater amount of botanically diverse roadside grassland which are of local interest
and importance. While options 1 and 2 would also have impacts on diverse hedgerows and botanically diverse roadside grassland it is likely to be
of less significance compared to option 3. As a result it is considered that they are more likely to have a residual neutral effect on biodiversity. Any
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proposal for development would need to be accompanied by further detailed ecological surveys.
As highlighted above, options 2 and 3 would result in the greater loss of land for new infrastructure at 19,779 m2 and 19,656 m2 respectively within
the AONB. Options 1 and 2 would result in the loss of land within an existing agricultural field, whereas option 3 would result in the loss of
agricultural land including hedgerows along the margins of the field. At this stage it is difficult to predict any significant differences between the
options once mitigation is taken into account. All of the options are considered likely to result in a residual minor negative effect against SA
objective 2 given the AONB. Any proposal for development would need to be accompanied by a landscape and visual impact assessment, which
should propose suitable mitigation.
There are no designated heritage assets likely to be significantly affected by any of the options. There is a scheduled monument on the opposite
side of Shootacre Lane behind the existing dwellings; however, the presence of existing development and vegetation block any views between the
heritage asset and the options. The presence of buried archaeology is not known at this stage; therefore, any proposal for development should be
accompanied by an archaeological survey to determine the likelihood for buried archaeology. It is predicted that once mitigation is taken into
account all of the options have the potential for a residual neutral effect against SA Objective 3.
None of the options fall within flood zones 2 and 3; however, there are a number of areas which are subject to historic surface water flooding, such
as Picts Lane109. The Princes Risborough Feasibility Review (2017) considered watercourses and flooding and found that for options 1 and 2, “the
Pyrtle Brook runs parallel to the new Link road alignment, the highway drainage system must ensure that potential contaminants are contained and
restricted from entering the water course. Due to the alignment of the carriageway flooding issues will not be an issue at this location”. For option 3
it found that, “Pyrtle Brook runs under the new alignment at its intersection with land adjacent property known as Lisnahoy………Due to the
alignment of the carriageway flooding may be an issue at this location. It is suggested that some vertical adjustment to the alignment is made to
remove the potential for any flooding at this location”. Taking the evidence into account it is considered that with mitigation all of the options have
the potential for a residual neutral effect against SA Objective 4.
The feasibility study identifies the approximate carbon footprint of each of the options and these are as follows, option 1 is approx 371.7 tonnes
fossil co₂, option 2 is approx 587.4 tonnes fossil co₂ and option 3 is approximately 601.78 tonnes fossil co₂. Taking this into account it is considered
that options 2 and 3 are more likely to have a negative effect of significance compared to option 1.
Options 1 and 2 would result in the loss of Grade 2 agricultural land and therefore have the potential for a residual minor negative effect against SA
Objective 6. Option 2 is likely to have a negative effect of greater significance compared to option 1 as it would result in the loss of a greater
amount of agricultural land. The widening of the existing road through option 3 would result in the loss of land adjacent to the existing road as well
as the hedgerow running alongside the field. At this stage it is not clear how much agricultural land would be lost as a result of option 3; however, it
is assumed that it will be comparable to option 2. All of the options are likely to have a permanent minor negative effect against SA Objective 6.
109

Princes Risborough Feasibility Review (2017) Development of Southern Alternatives.
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It is assumed that all of the options will be able to fulfil the functions of the relief road and The Princes Risborough Transport Study Stage 1 Option
Assessment Report found that both options 1 and 2 performed well in terms of traffic impacts and there were no significant differences between
them110. Option 3 was considered through All three options/variants perform acceptably in terms of traffic assessment. It is assumed that all of the
options will be able to meet the purposes of the relief road and provide additional capacity to the highways network to meet identified needs with a
positive effect during operation in the medium to long-term. All of the options are likely to have impacts on traffic during construction in the shortterm. Option 3 is considered likely to have a negative effect of greater significance on traffic during construction as it will affect a greater length of
existing roads (Picts lane and Shootacre Lane). On balance, it is considered that all of the options have the potential for a minor long-term positive
effect against SA Objective 7. Despite this, the nature and significance of the effect for option 3 is identified as uncertain at this stage as there is
greater potential for a negative effect on traffic during construction in the short-term.
It is assumed that all of the options will have a minor long-term positive effect against SA Objective 9 through improving accessibility.
It is predicted that option 3 could result in a minor long-term negative effect against SA Objective 10 as it would change the character and would not
help to reinforce local distinctiveness for development along Shootacre Lane and Picts Lane. The other options are less likely to affect existing
development in these areas and are therefore predicted to have a residual neutral effect against SA Objective 10.
Option 3 would result in the widening of Shootacre Lane and Picts Lane, which is likely to cause significant noise disturbance to residents living
along these roads during construction in the short-term. There are approximately 64 properties that are within 50m of the proposed route. In the
long-term during operation, option 3 is likely to result in an increased level of traffic along these roads and therefore increased levels of noise and
atmospheric pollution for the existing housing along these roads. Once mitigation is taken into account, it is predicted that there is the potential for a
residual negative effect on health during construction and operation. Options 1 and 2 are less likely to result in increased noise disturbance to
existing development during construction and would also divert traffic away from the existing roads of Shootacre Lane and Picts Lane. There are
approximately 13 properties within 50m of option 1 and 10 properties within 50m of option 2. It is therefore predicted that they are less likely to
have a negative effect on health in terms of increased noise and atmospheric pollution. Final scenario modelling confirms that options 2 and 3
could reduce two-way flows on Shootacre Lane with a positive effect for the health and wellbeing of residents in this area.

110

Buckinghamshire County Council/ Wycombe District Council (2016) Princes Risborough Transport Study Stage 1 Option Assessment Report.
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Appendix V: SA of growth options for Kimble
Table VA: Significance key:
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Major Positive Minor Positive Neutral Minor Negative Major Negative Uncertain

The basis for developing growth options at Kimble is the site options identified
through the HELAA as well as other sites identified as being able to accommodate
development through a Landscape Sensitivity and Capacity Study for the Kimble
area.111 Figure 10 below illustrates the site options that were identified through the
evidence base.
Figure VA: Kimble site options

111

Wycombe District Council (2017) Landscape Sensitivity and Capacity Study Kimble area.
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Based on the site options identified above and available evidence, five growth
options for Kimble were identified:






Option 1 - Expand Smokey Row (Sites SRD0190, SRD0199, SRD0198 &
SRD0192) Approx 164 dwellings;
Option 2 - Expand Little Kimble (Sites SRD0193, SRD0195, SRD0196 &
SRD0197) Approx 125 dwellings;
Option 3 - Promoted development between Smokey Row and Little Kimble (Sites
SRD0182, SRD0185 & SRD0189) Approx 210 dwellings;
Option 4 - Sites with lowest landscape impact112 (Sites SRD0196, SRD0198 and
SRD0190) Approx. 137 dwellings; and
Option 5 - Combination of one or more of the above.

Sites SRD0182, SRD0184 and SRD0185 fall within field parcels that were
immediately discounted from consideration in the Landscape Sensitivity and
Capacity Study for Kimble. These included any areas that were highly visible from
major public viewpoints in the AONB (Whiteleaf Cross, Coombe Hill and Beacon Hill)
and any fields which had surviving evidence of their pre-18thcentury enclosure field
pattern, being more likely to have higher landscape sensitivities.
In response to the promotion of these sites for development and in order to test an
option for the delivery of development between Smokey Row and Little Kimble, it
was decided to include sites SRD0182 and SRD0185 alongside SRD0189 as part of
a growth option 3. Site SRD0184 was not included for consideration as part of
option 2 (Expand Little Kimble) as there was already a sufficient number of sites to
test an expanded Little Kimble option that were identified through the landscape
study as having some capacity to accommodate development.
Options 1 to 4 are illustrated in Figures 11 to 14 below.
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According to the Landscape Sensitivity and Capacity Study for the Kimble area (2017).
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Figure VB: Option 1 - Expand Smokey Row (approx 164 dwellings)
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Figure VC: Option 2 - Expand Little Kimble (approx 125 dwellings)

V-4

Wycombe District Local Plan

SA Report (September 2017)

Figure VD: Option 3 - Promoted development between Smokey Row and Little Kimble
(Approx 210 dwellings)
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Figure VE: Option 4 - Sites with the lowest landscape impact (Approx 137 dwellings)
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Table VB: Appraisal findings for the Kimble growth options

Landscape
(SA objective 2)

Historic Environment (SA
objective 3)

Natural Resources
(SA objective s 4, 5 & 6)

Climate change
(SA objective 4 & 5)

Housing
(SA objective 8)

Transport and traffic (SA
objective 7)

Community and wellbeing
(SA objectives 9, 10 & 11)

Economy and employment
(SA objectives 12, 13, 14 & 15)

Options
Option 1 - Expand Smokey Row (Sites SRD0190, SRD0191 & SRD0192)
Approx 164 dwellings
Option 2 - Expand Little Kimble (Sites SRD0193, SRD0195, SRD0196 &
SRD0197) Approx 125 dwellings
Option 3 - Promoted development between Smokey Row and Little Kimble
(Sites SRD0182, SRD0185 & SRD0189) Approx 210 dwellings
Option 4 - Sites with the lowest landscape impact (Sites SRD0196, SRD0198
and SRD0190) Approx 137 dwellings
Option 5 - Combination of one or more of the above

Biodiversity & Geodiversity
(SA objective 1)

SA Topics & Objectives
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Summary:
None of the growth options contain or are adjacent to any designated sites for biodiversity or any priority habitats. It is predicted that there is
suitable mitigation to ensure that development delivered through growth options 1-4 would have residual negligible effects on biodiversity, with no
significant difference between them. With regard to growth option 5, any residual effect on biodiversity would be dependent on the combination of
development chosen. However, given the distance of the growth options from designated sites it is considered unlikely that any combination under
Option 5 would result in residual major negative effect. Effects are expected to be localised and minor.
The Great Kimble Landscape Appraisal (2017) identifies if there are any areas of land around Little Kimble, but outside of the Chilterns Area of
Outstanding Natural Beauty (AONB) and the Green Belt, that could potentially accommodate development and be brought forward as part of the
new Local Plan. The appraisal comprises an assessment of the landscape sensitivity and capacity of any areas of land with potential for
development within the study area and takes particular account of the setting of the Chilterns AONB which is immediately adjacent.
Sites within growth option 1 fall within parcels 1, 3, 4 and 5 for which the landscape appraisal concludes has a high, medium, and medium to low
capacity to accommodate development. Whilst site option SRD0192 (Kimble 4a) is within a parcel of medium-low capacity, the landscape appraisal
highlights the site as an area where the sensitivities lessen as there are more urban influences from adjacent development. Development of growth
option 1 would extend the existing built form of Smokey Row, and would predominately be in keeping with the present residential development. It is
noted that Growth Option 1 would substantially increase the size of Smokey Row, particularly as a result of sites SRD0198 (Kimble 5) and
SRD0192 (Kimble 4a) which extend the settlement to the east, and SRD0190 (Kimble 1a) which extends Smokey Row to the west, extending the
existing ribbon development. The landscape appraisal requests that development have regard for the setting and form of the existing settlement
and the character and the sensitivity of adjacent landscape character areas. Taking this into account, it is considered that there is a potential for a
residual minor adverse effect once mitigation is taken into account. There is also an element of uncertainty at this stage for all growth options, as
design and layout of development is unknown.
Growth option 2 again contains sites which fall into a range of Landscape Appraisal parcels, however of these parcels, all have a medium, to
medium to high capacity to accommodate development. Under growth option 2 sites SRD0195 (Kimble 2a) and SRD0193 (Kimble 2a) would extend
development to the north west, with the potential to set precedent for further development outside of the nucleated centre. This may encroach on
the wider landscape, having a negative effect on views from the Chiltern escarpment. The landscape appraisal states that sites SRD0195 (Kimble
2a) and SRD0193 (Kimble 2a) have medium to high capacity for growth, where development considers the visual sensitivity of the site. The
appraisal also notes that the lack of public access and any landscape or ecological designations results in the increase potential for development.
Sites SRD0196 (Kimble 7a) and SRD0197 (Kimble 7b) would act as infill sites between existing development close to the settlements centre.
These two sites fall along the southern edge of field parcel 7, where according to the Landscape Appraisal sensitivities lessen, considering the
dispersed settlement along the A4010. In light of this, it is considered that there is the potential for a residual minor adverse effect once mitigation is
taken into account.
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The landscape appraisal states that some field parcels in the area of search were immediately discounted from further appraisal. These included
any that were highly visible from public viewpoints in the AONB (Whiteleaf Cross, Coombe Hill and Beacon Hill) and any pre 18th-century
enclosures which would have higher landscape sensitivities. Site options SRD0185 (Land at Grove Farm incl. Grove Farm House, Kimble) and
SRD0182 (Land south east of Grove Lane, Kimble) within growth option 3 fall within these pre 18th-century enclosures. As such, it is expected that
development would have significant negative effects on these landscape features. Site SRD0189 (OS Parcel 0052, Grove Lane) falls within field
parcel 6 for which the landscape appraisal concludes has a low capacity to accommodate development. It states that the sensitivity of the site is
high overall, particularly because of the intervisibility with the AONB and the openness of the site facilitating unfettered views over the foothills and
up to the Chilterns escarpment in the AONB.
The development of growth option 3 would likely result in coalescence between Smokey Row and Little Kimble, significantly altering existing
settlement patterns and changing the rural character of the landscape. Open views from the north of Smokey Row and the South of Little Kimble will
likely be lost and replaced with urban built form. Views will also be altered from Aylesbury Ring promoted route which runs along the southern edge
of site SRD0189 (OS Parcel 0052, Grove Lane) and the public footpath running through SRD0185 (Land at Grove Farm incl. Grove Farm House,
Kimble). Taking this into account it is considered that there is the potential for a residual major negative effect as a result of development through
growth option 3.
Growth option 4 contains sites which fall into a range of Landscape Appraisal parcels. Of these parcels, those which include sites SRD0190 (Kimble
1a) and SRD0196 (Kimble 7a) have medium capacities to accommodate development, and parcel 5, which includes site SRD0198 (Kimble 5), has
a high capacity to accommodate development. Whilst site SRD0198 (Kimble 5) has high capacity for development, the landscape appraisal
requests that development have regard for the setting and form of the existing settlement and the character and the sensitivity of adjacent
landscape character areas. This is of particular importance considering the potential adverse effects on the existing settlement of Smokey Row to
the east. However it is noted that development under growth option 4 would be in keeping with the existing built form, with all sites acting as urban
extensions to Smokey Row and Little Kimble. This is expected to have minimal adverse effects on the wider open landscape and the setting of the
AONB, considering the sub-urban location of sites. For example, Aylesbury road acts as a physical barrier between site SRD0196 (Kimble 7a) and
the rural landscape character seen to the south of the road. However, it is noted that development may alter open views from residential dwellings
adjacent to the proposed sites. Taking this into account it is considered that growth option 4 is the best performing option in terms of SA Objective
4. Once mitigation is taken into account, a residual neutral effect is predicted on the landscape.
For growth option 5, any residual effect on landscape would be dependent on the combination of development chosen for the growth option. A
combination of growth options 1 2 and 4 would likely have residual minor negative effects on the landscape; however any combination including
growth option 3 would have significant adverse effects. Taking this into consideration, it is difficult to predict the effects at this time without knowing
further detail of growth option 5. The significance and extent of effects will therefore depend on if the sites proposed under growth option 3 are
included and the cumulative impact of development on Kimble’s sensitive landscape character and features.
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None of the growth options contain or are adjacent to any designated heritage assets or archaeological sites. There is one Grade II listed building
within Little Kimble (Flint Cottage) but it is unlikely that the setting of this heritage asset will be affected once mitigation is taken into account. There
are a number of heritage assets to the south east of Little Kimble and Smokey Row including Chequers Registered Park and Garden, and a number
of Scheduled Ancient Monuments (SAMs) and listed buildings. Growth options 1 and 3 therefore have the potential for greater adverse effects on
the setting of these historic assets given the location of sites compared to growth options 2 and 4. This coincides with the above landscape
appraisal findings, which suggests there is the potential for development at all sites within growth option 3 to affect the setting of the historic
environment. As such, residual minor negative effects on the historic environment are predicted for growth options 1 and 3.
All growth options have the potential for minor significant effects on the historic environment due to the scale of development taking place within a
rural location, where there are small settlements with local historic value. Whilst neutral landscape effects have been identified for growth option 4, it
is recognised that there are potential indirect effects of all development on the area’s historic environment and setting. Taking this into
consideration, growth options 2 and 4 are expected to result in a residual minor adverse effect on the historic environment. The negative effect is
predicted to be of less significance when compared to growth options 1 and 3.
With regard to growth option 5, it is seen that the collective development of any growth options is likely to result in a negative effect of greater
significance on the historic environment compared to growth options 1-4. The predicted impact on the historic environment for growth option 5 is
dependent on the combination of development chosen. Of the growth options, it is recognised that a combination of growth options 2 and 4 is
expected to have the least adverse effect on SA Objective 3, and any combination involving growth options 1 and 3 would have the most significant
adverse effect.
All of the options would result in the loss of greenfield and agricultural land with a negative effect on natural resources. All growth options contain
areas of best and most versatile agricultural land and therefore have the potential for a residual significant negative effect on natural resources.
Considering the residual effects predicted for growth options 1-4 under natural resources, it is expected that growth option 5 will result in a greater
loss of greenfield and agricultural land, including best and most versatile. Potential for a residual significant negative effect on the natural resources
topic.
In relation to climate change mitigation, key issues include the need to capitalise upon opportunities to design-in low carbon infrastructure to
development from the outset, and therefore minimise additional CO2 emissions associated with development. There are no significant differences
between the options in terms of opportunities to design-in low carbon infrastructure. Option 5 would result in a higher level of growth but there is no
evidence to suggest that it would be able to provide any significant low carbon infrastructure.
With regard to climate change adaptation, a key issue is flood risk. All growth options contain sites which are at low risk of flooding; however, only
growth option 1 is located entirely within Flood Zone 1. It therefore performs best against climate change in terms of flooding compared to the other
options. Growth option 3 contains a site which is at medium risk of flooding (site SRD0184 (Land at Birdbrook, Marsh Road, Kimble)), being
partially located within Flood Zone 2. As such, it is considered that growth option 3 would have a residual minor negative effect. Growth options 2

V - 10

Wycombe District Local Plan

SA Report SA Report (September 2017)

and 4 contain one site which is at high risk of flooding (site SRD0196 (Kimble 7a)) being partially located in Flood Zone 3. Growth options 2 and 4
therefore perform most negatively of the options, resulting in a residual major adverse effect. Growth option 5 would involve a combination of
options that could include sites at high risk of flooding; however, this is currently uncertain. Nonetheless, as growth options 2, 3 and 4 are expected
to result in adverse effects on flooding, it is predicted that any combination of these growth options would result in cumulative residual negative
effects. There is also an element of uncertainty at this stage for all growth options, as development may include flood risk management measures
within development design and layout. This may include the provision of SuDS or green infrastructure delivery.
All growth options have the potential for a positive effect against the housing topic through the delivery of housing to meet the needs of the
settlements and wider District. Option 5 is likely to have a positive effect of greater significance compared to the other options as it would result in a
higher level of housing growth.
Whilst some individual sites within growth options are assessed as having fair access to sustainable transport, collectively, accessibility of growth
options is considered to be limited. The villages of Little Kimble and Smokey Row have access to Kimble railway station, with site SRD0189 (OS
Parcel 0052, Grove Lane, Kimble) within growth option 3 being located adjacent to the station. However, bus services are limited and the main
A4010 which runs through the villages is highly utilised for access to larger centres such as Aylesbury and High Wycombe. Given the scale of
development it is unlikely that there will be any significant improvements to public transport under growth options 1, 2 and 4. Within growth option 3
is it recognised that sites could come forward together as larger scale development, which may include the provision of infrastructure. This is
therefore also a possibility under growth option 5 as a result of larger scale housing delivery.
However, it is recognised that the level of infrastructure delivery under growth options 3 and 5 is currently unknown, and as such it is likely that the
delivery of all growth options would result in increased pressure on the limited sustainable transport options available. Without infrastructure
delivery, growth option 5 is expected to have the greatest pressure as a result of the higher level of housing delivery. Furthermore, all of the options
would continue reliance on the private vehicle as the primary mode of transport, resulting in congestion on roads in traffic hotspots and higher levels
of out-commuting. This would have adverse effects for a range of other SA topics, including climate change and community and wellbeing. Taking
this into account, minor residual negative effects are predicted for growth options 1, 2 and 4 against transport and traffic. Growth options 3 and 5
could potentially result in greater improvements to public transport compared to the other options, and therefore residual impacts on transport are
uncertain at this stage.
In terms of communities and wellbeing, there is the potential for both positive and negative effects as a result of the growth options. The existing
settlements are lacking in sufficient provision of and/or access to day-to-day services such as health, education, recreational, cultural and
community facilities. While development through any of the options could contribute to the improvement of existing or provision of new
services/facilities, the level of provision is uncertain at this stage. Within growth option 3 is it recognised that sites could come forward together as
larger scale development, which may include the provision of infrastructure, however again this is uncertain at this stage. These uncertainties
further apply to growth option 5; as impact on community and wellbeing will be dependent on the combination of development chosen.
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While potential infrastructure delivery may positively affect existing communities, the level of growth proposed is unlikely to provide the critical mass
necessary to deliver any significant improvements; people will still travel to the larger settlements in order to access a greater range of
services/facilities on offer. The proposed expansion of Princes Risborough could improve access to facilities/services so any proposals for
development through the growth options should seek to improve public transport to and from Princes Risborough.
Although the majority of sites proposed through options 1, 2 and 4 are within or on the edge of existing settlements the current built area of these
rural settlements are small. As such, despite the small site sizes and predominately sub-urban location, development under growth options 1, 2 and
4 would result in a significant level of development when compared to the size of the existing rural communities, which could make effective
integration with existing communities difficult. This is expected to be a greater issue under growth option 3 (and by default, growth option 5) where
development is of a larger scale and likely to be more intrusive on existing communities. Taking the above into account it is considered that the
effect of the growth options on community and wellbeing is uncertain at this stage.
At this stage it is not clear if there are any significant differences between the options in terms of the provision of new employment opportunities.
None of the options are within walking distance to any existing areas of significant employment. It is predicted that residents would continue to
commute to larger centres, such as Aylesbury, High Wycombe and Oxford for employment opportunities using public transport and primarily the
private vehicle. The effect of the options on the economy and employment is uncertain at this stage.
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Appendix VI: SA of spatial strategy options
Introduction
As explained within ‘Part 1’ in the main report, a focus of work has been on the development and appraisal of spatial strategy
alternatives, with a view to informing determination of the preferred strategy. In summary, the reasonable alternatives are set out in
the table on the following page:
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Table VIA: The reasonable spatial strategy alternatives
Option A - 9,800
No GB release

“Givens”
Completions 201316
Permissions @
1/4/16
Allocations in
Delivery and Site
Allocations Plan
Allocations in a
‘made’
neighbourhood plan
Windfall
Sub Total
High Wycombe
Urban/PDL
Reserve Sites
Green Belt

Princes Risborough
Marlow
Bourne End

Tier 3 Settlements
Flackwell Heath,
Stokenchurch,
Marlow Bottom,

Option B - HELAA
(10,927 dwellings)

Option C – OAN without
additional GB release
(13,200) Higher density
+ Faster delivery at
Princes Risborough
expansion area
+ higher growth at Kimble
c20% uplift to density at
Tiers 1 and 2.
10% uplift at Tiers 3-6

Option D – OAN with additional
GB release (13,200)
Plus c10% uplift to density across
all tiers.

Option E - OAN Plus (15,000)
additional Green Belt release and
higher density
+ Faster delivery at Princes
Risborough expansion area
+ higher growth at Kimble
c20% uplift to density at Tiers 1 and
2.
10% uplift at Tiers 3-6 combined.

1,065

1,065

1,065

1,065

1,065

2,456

2,456

2,456

2,456

2,456

569

569

569

569

569

20

20

20

20

20

559
4,669

559
4,669

559
4,669

559
4,669

559
4,669

862
1,605

862
1,605

1,034
1,926

0

520

624

1,739
39
168

1,797
48
635

2,572
58
762

948
1,766
1,349
Additional GB sites include:
 Site SWC010 (48 dwellings)
 Site SLW0025 (570 dwellings)
 Site SWG0026 (88 dwellings)
1,977
53
1,194
Additional GB sites include:
 Site SWB0018 (450 dwellings)

1,034
1,926
1,471
Additional GB sites include:
 Site SWC010 (48 dwellings)
 Site SLW0025 (570 dwellings)
 Site SWG0026 (88 dwellings)
2,572
58
1,302
Additional GB sites include:
 Site SWB0018 (450 dwellings)

205

289

318

767
Additional GB sites include:
 Site SLE0010 (82 dwellings)

767
Additional GB sites include:
 Site SLE0010 (82 dwellings)
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Option B - HELAA
(10,927 dwellings)

Option C – OAN without
additional GB release
(13,200) Higher density
+ Faster delivery at
Princes Risborough
expansion area
+ higher growth at Kimble
c20% uplift to density at
Tiers 1 and 2.
10% uplift at Tiers 3-6

Naphill/Walter’s Ash,
Lane End,
Tier 4 Settlements
Hughenden Valley,
Lacey Green
Loosely Row,
West Wycombe,
Great Kingshill
(including Heath
End*),
Longwick
Tier 5 Settlements
Tier 6 Settlements
Sub Total
Total

Option D – OAN with additional
GB release (13,200)
Plus c10% uplift to density across
all tiers.

Option E - OAN Plus (15,000)
additional Green Belt release and
higher density
+ Faster delivery at Princes
Risborough expansion area
+ higher growth at Kimble
c20% uplift to density at Tiers 1 and
2.
10% uplift at Tiers 3-6 combined.









SMB0010 (33 dwellings)
Site SWC0070 (284 dwellings)
Site SLE0019 (9 dwellings)

SMB0010 (33 dwellings)
Site SWC0070 (284 dwellings)
Site SLE0019 (9 dwellings)

425

425

1,054

468

1,054

71
6
5,120
9,789

71
6
6,258
10,927

78
7
8,560
13,207

78
7
8,604
13,273

78
7
10,396
15,043
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Appraisal findings
Table VIB: Significance key
++
+
Major Positive

Minor Positive

0

-

--

?

Neutral

Minor Negative

Major Negative

Uncertain

Table VIC: Appraisal findings for the spatial strategy options

Natural Resources
(SA objective s 4, 5 & 6)

Climate change
(SA objective 4 & 5)

Housing
(SA objective 8)

Transport and traffic (SA
objective 7)

Community and wellbeing
(SA objectives 9, 10 & 11)

0

-

-

-

?

+

-

+

+

0

-

-

-

?

+

-?

+

+

-

-- ?

-- ?

--

+?

++ ?

--

+

+

-

-- ?

-- ?

--

?

++

--

+

+

-

--

--

--

+?

++ ?

--

+

+

Economy and employment
(SA objectives 12, 13, 14
& 15)

Historic Environment (SA
objective 3)

Option C - OAN no additional GB release
(13,200 dwellings)
Option D - OAN additional GB release
(13,200 dwellings)
Option E - OAN Plus (15,000 dwellings)

Landscape
(SA objective 2)

Options
Option A - No GB release (9,800
dwellings)
Option B - HELAA (10,925 dwellings)

Biodiversity & Geodiversity
(SA objective 1)

SA Topics & Objectives
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Summary:
All of the options seek to direct development towards existing settlements and on previously developed land where possible; however, ultimately
they will all result in the loss of some greenfield land. The value of the previously developed and greenfield land for biodiversity is uncertain at this
stage. Options B, C, D and E will result in a greater loss of greenfield land and possible supporting habitats through the development of additional
greenfield/ Green Belt sites compared to Option A. However, the appraisal of individual site options does not identify the potential for any significant
negative effects on biodiversity as a result of development at these additional sites alone. As the level of growth rises through increased density
and additional sites for development, so does the likelihood that there will be a residual negative effect on wider biodiversity through increased
disturbance and loss of supporting habitats resulting in fragmentation of ecological corridors. There is also a greater likelihood that there will be
negative cumulative effects as a result of development proposed within the District.
Site SHW0004 (Gomm Valley and Ashwells) is common to all the options and contains the Gomm Valley SSSI, Ancient Woodland, LNR, LWS and
priority habitat (lowland calcareous grassland). The site options appraisal predicted that there is the potential for a residual major negative effect
unless development avoids the designated areas and suitable mitigation is provided, including appropriate buffers between development and the
designated areas. The increased density proposed through Options C, D and E, in particular Options D and E (20% uplift at Tier 1 and 2
settlements), increases the risk of a residual significant negative effect as it may be more difficult to avoid the designated sites as well as provide
sufficient mitigation. However, there is an element of uncertainty at this stage.
Habitats Regulations Assessment work carried out by the Council for the emerging Local Plan has determined the level of growth proposed through
Options A and B is not likely to have a significant effect on any European designated sites. As the level of proposed growth through Options C, D
and E increases, so does the likelihood and risk that there will be a significant negative effect on these European sites through increased
disturbance as a result of recreation and reduced air quality through increased traffic and associated emissions. This is also a risk for nationally
and locally designated sites.
Taking the above into account it is predicted that Options A and B are less likely to result in a residual negative effect of significance compared to
Options C, D and E. As the level of growth increases (through increased density and additional sites) so does the uncertainty with regard to the
provision of suitable mitigation.
As previously mentioned, all of the options seek to direct development towards existing settlements and on previously developed land where
possible. This has the potential for a positive effect on the landscape and townscape through the regeneration of brownfield land. However, it is
acknowledged that this is dependent on a number of factors including the detailed design and layout of development as well as lower level
landscape and visual impact assessments. All of the options will result in some development within and in close proximity to the Chilterns Area of
Outstanding Natural Beauty (AONB). The appraisal of site options identified that there is the potential for development at these sites to have either
a residual major or minor negative effect on landscape. The increased density proposed through Options C, D and E is likely to result in a residual
negative effect of greater significance on landscape and townscape compared to Options A and B. Increased density on sites within and in close
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proximity to the AONB reduces the likelihood that mitigation will be able to reduce the significance of residual effects. Mitigation is likely to be more
difficult and/ or expensive and could result in a development that is not in keeping with the surrounding local character.
Development at the additional Green Belt sites proposed through Options D and E will result in the loss of more greenfield and agricultural land in
close proximity to the AONB. However, all of the options are predicted to have a residual negative effect on landscape. The significance of the
residual effect increases along with the overall level of growth with Options C, D and E predicted to have a significant long term residual negative
effect on the landscape. While the increased level of growth at Kimble will not fall within the AONB, there is the potential for an increased level of
growth to negatively affect the character of the area and affect its setting.
In terms of the historic environment, all of the options have the potential for a residual negative effect as it is predicted that there will be a residual
negative effect on landscape. While the appraisal of site options identified that there is the potential for positive effects on the historic environment
at a number of sites through the regeneration of brownfield land, it is recognised that this is uncertain at this stage and dependent on a number of
factors including the detailed design and layout of development. As the density of development increases as proposed through Options C, D and E
so does the likelihood for and significance of residual negative effects on the historic environment. Higher densities in some of the lower tier
settlements will have a negative effect on their rural character. There are also a number of sites within close proximity to Conservation Areas; the
higher densities may make mitigation difficult and/ or more expensive.
The appraisal of site options found that development at the additional Green Belt sites proposed through Options D and E are not likely to result in
any significant residual negative effects on the historic environment alone. They will however act cumulatively with the other proposed development
to have a residual negative effect on the wider historic environment of the District.
Emerging evidence suggests that even once mitigation is taking into account the growth proposed through Option B has the potential to significantly
affect travel time across High Wycombe and Bourne End at the Thames River crossing as well as moderately impact travel time in Marlow and the
A404113. The evidence also predicts that there will be moderate increases in travel time in the Princes Risborough area but the implementation of
the Relief Road and A40410 scheme could lead to a reduction in congestion through the town centre and therefore only a slight impact overall for
that area. Taking this into account it is considered that Option A is likely to have a reduced residual negative effect compared to the other options
given the lower level of growth. Options C, D and E are likely to have a residual negative effect of greater significance compared to Options A and
B. The increased density of development and additional Green Belt sites proposed through these options are likely to increase travel times further,
particularly in High Wycombe and Borne End, and it is uncertain at this stage if there is suitable mitigation available. The increased rate of
development at Princes Risborough and greater growth at Kimble could also increase the likelihood that there will be a greater impact on travel
times in the Princes Risborough area even once mitigation is taken into account. It is recognised that a higher level of growth could provide further
opportunities to improve transport infrastructure but this is uncertain at this stage. While there is reasonable public transport at Kimble, a greater
level of growth in this area could increase the need to travel by private vehicle given the lack of facilities/ services on offer.
113

Buckinghamshire County Council (2017) Countywide Local Plan Modelling Phase 3 Technical Note, Final Draft.
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The Annual Status Report114 (ASR) for the District confirms that annual mean nitrogen dioxide concentrations continue to exceed the objective
within Wycombe District Council’s existing AQMA that runs alongside the M40 motorway. There are also continued exceedances within High
Wycombe and Marlow; and it is intended that further AQMAs will be declared in the near future. Taking the findings of the appraisal for transport
and traffic above it is predicted that there is the potential for a residual minor negative effect on air quality as a result of Options A and B and the
potential for a residual significant negative effect on air quality as a result of the level of growth proposed through Options C, D and E.
All of the options seek to direct development towards existing brownfield land where possible, which is positive in terms of the efficient use of land.
However, ultimately they will all result in the loss of some greenfield and agricultural land with a residual negative effect on natural resources.
Options D and E will result in a greater loss of greenfield and agricultural land through the development of additional Green Belt sites. Development
of brownfield land could give rise to potential contamination issues; however, there is no evidence to suggest that contaminated land is a particular
issue within the District and that remediation couldn’t be carried out at the project level.
The District predominantly falls within Thames Water’s supply area as well as a small proportion within Affinity Water and South East Water supply
areas. Water companies in England are legally required to supply water to private consumers and businesses within their area. As set out in the
Water Industry Act 1991, they must prepare and maintain a Water Resources Management Plan (WRMP) that sets out how the company intends to
maintain the balance between water supply and demand. Water companies are currently in the process of updating their WRMPs to take account
of predicted growth and ensure that there are schemes in place to meet future demands. As the level of growth proposed under the options
increases so does the pressure on water resources. However, given the legal requirements in place for WRMPs, it is considered that there are no
significant differences between the options in terms of effects on water resources.115
A key influence on water quality is the capacity of waste water treatment infrastructure. The Princes Risborough and Little Marlow Waste Water
Treatment Works (WwTW) serve the District and discharge to Horsenden Stream (a tributary of the Kingsey Cuttle Brook) and the River Thames
respectively. The Council commissioned a study to determine if there is sufficient capacity in the receiving watercourses for the WwTWs to
accommodate growth.116 The study concluded that there will not be a significant deterioration in water quality downstream of the WwTWs and
upgrades to Princes Risborough WwTW will be necessary and should be able to cope with planned growth. Taking this into account it is
considered that there is capacity to serve the level of growth proposed through Options A and B and the potential for a residual neutral effect. As
the level of growth increased so does the level of uncertainty for Options C, D and E, particularly in the longer term.
A key climate change mitigation consideration relates to the potential for each option to affect average per capita transport-related CO2 emissions.
However, this is considered under ‘Transport and traffic’ above. Instead, for climate change mitigation the appraisal focuses on the potential for
options to support renewable or low carbon energy infrastructure, and hence minimise per capita CO 2 emissions from the built environment. In
114
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Thames Water (2014) Water Resource Management Plan.
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practice, this means supporting larger scale developments of several hundred homes (or clusters of smaller developments that can be developed in
a coordinated way), as development at scale enables delivery of the necessary infrastructure. A greater level of growth at Princes Risborough and
at Kimble could provide more opportunities to incorporate renewable or low carbon energy but this is uncertain at this stage. Potential for a minor
positive effect with an element of uncertainty for Options C and E.
With regards to climate change adaptation, a key issue is flood risk. The assessment of site options demonstrates that the additional Green Belt
sites proposed through Options D and E are at low risk from flooding. There are a number of sites that are common to all the options which fall
within areas at risk of flooding; however, it is considered that there is suitable mitigation to address this issue at each site. There are no significant
differences between the options in terms of flood risk.
As the level of housing growth increases so does the significance of the positive effect in relation to the housing SA topic. Whilst Options A and B
won’t meet the identified OAHN for the District they will still have a long term positive effect on the housing objective by helping to meet the
identified needs. Options C and D will meet the identified OAHN of the District and Option E will help to meet needs of the District as well as the
wider HMA with a significant long term positive effect against the housing SA topic for all of these options. It should be noted that evidence
suggests that the faster delivery at Princes Risborough proposed through Options C and D may not be feasible117 so there is an element of
uncertainty for these options.
All of the options have the potential to support improvements to existing or delivery of new community infrastructure. At this stage there is a great
deal of uncertainty when it comes to predicting the level of improvements or new infrastructure that could be delivered through each option. It is
generally assumed for the purposes of the SA that as the level of growth increases so too does the potential for more significant improvements to
community infrastructure. However, the scale of development at sites also plays an important role. A single large scale residential development is
more likely to deliver significant improvements to community infrastructure compared to a number of smaller scale sites that equal the same overall
level of growth. Faster delivery at Princes Risborough is unlikely to result in a greater level of provision of community infrastructure.
Increased density at sites proposed through Options C, D and E could make it more difficult to effectively integrate with existing development and
communities. It could also result in a lower delivery of open/green space and recreational areas at the sites. Increased growth and higher densities
at Kimble proposed through Options C and E could result in the coalescence of a number of small settlements and these communities could
potentially lose their identity. The increased release of Green Belt sites proposed through Option D could also increase the risk of coalescence.
Ultimately all of the options have the potential for a long term positive effect through the provision of housing and associated improvements to
infrastructure, including community facilities/services. As the level of growth increases so does the significance of those improvements but this is
dependent on a number of factors. Furthermore, as the density increases there may be difficulties with effectively integrating new development. It
is difficult to identify any significant differences between the options in terms of community and wellbeing given uncertainties. All of the options
have the potential for a long term positive effect on community and wellbeing.
117

See Housing Delivery Study for Buckinghamshire, Wessex Economics, August 2017

VI - 8

Wycombe District Local Plan

SA Report SA Report (September 2017)

It is difficult to accurately predict any significant differences between the options in terms of the economy and employment. All are likely to support
existing as well as new employment opportunities across the District with the potential for positive effects at the District scale. There is no evidence
to suggest that increased density or additional development at Green Belt sites proposed through Options C, D and E would result in significant
additional opportunities or improvements to the significance of positive effects for the economy. Similarly, there is no evidence to suggest that
faster delivery at Princes Risborough or additional growth at Kimble would deliver additional opportunities. Consequently, it is considered that all of
the options have the potential for a long term positive effect on the economy and employment.
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