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Introduction
Purpose of this report
This Statement sets out how the Council has involved the community and stakeholders in
preparing the Wycombe District Local Plan. This document is a statutory requirement for a
Local Planning Authority publishing and submitting a Local Plan to the Secretary of State. It
outlines how the Council complied with government requirements, in line with Regulation 17
of the Town and Country Planning (Local Planning) (England) Regulations 2012.

The Statement provides information on the following matters:





Which bodies and persons were invited to make representations under regulation 18;
How these bodies and persons were invited to make such representations;
A summary of the main issues raised by those representations, and;
How those main issues have been addressed in the Wycombe District Local Plan.

The report also provides wider information on the Council’s engagement activities.

In line with Regulation 22, this Statement of Consultation has been updated after the
Publication consultation stage when the plan is submitted to the Planning Inspectorate and
includes:



the number of representations made;
a summary of the main issues raised in those representations, and

A detailed summary of responses received at the publication stage.

Scope of the Wycombe District Local Plan
The Wycombe District Local Plan sets out the spatial vision, objectives and strategy for
delivering sustainable development across the District. The plan sets housing targets for
the District, the approach to securing economic development, and addresses other strategic
issues. The plan includes housing and mixed use allocations, policies, and proposals for
the protection and provision of employment land/land for business, and development
management policies.
The plan replaces the adopted Core Strategy (2008) and Wycombe District Local Plan to
2011 (2004) and sits alongside the adopted Delivery and Site Allocations Plan (2013). It
does not generally seek to include proposals for High Wycombe, Marlow or Princes
Risborough town centres to replace those set out in the Delivery and Site Allocations Plan,
unless there are clearly justifiable reasons for doing so.
As the new Local Plan was evolving the Council took the decision in March 2015 to produce
a separate plan to cover development at Princes Risborough and a number of separate
consultations were undertaken as a result. This is set out in stages 3b and 4a of this report.
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In 2016 the Council then reverted to producing a single Local Plan that includes proposals
at Princes Risborough.

Timetable
The preparation timetable and the main consultation stages of the new Local Plan DPD are
shown in Table 1 below.
It is important to note that alongside these key consultation stages dialogue has taken place
throughout the process with relevant stakeholders and individuals to assist with the
preparation of the plan and resolve outstanding issues.
In particular, the Council has worked extensively with neighbouring authorities and
organisations under the Duty to Cooperate, through ongoing formal and informal
discussions. More information can be found separately in the Wycombe District Local Plan
and the Duty to Cooperate report (March 2018).
A list of public meetings, stakeholder briefings and workshops which were held between
formal consultation stages can be found at Appendix 2.
Table 1. Process and Timetable for preparing the Wycombe District Local Plan DPD.

October 2012
– February
2013
June / July
2013 and
October 2013
February /
April 2014
November /
December
2015
February /
April 2016

June / August
2016
October –
November
2017

Princes Risborough Area Action Plan
Wycombe District Local
(now back in the main Local Plan)
Plan

Initial invitation to submit issues and call for sites


Community Conversations on issues




Call for sites as part of the HELAA
Options Consultation on the Wycombe District Local Plan

Invitation to identify issues for the
Princes Risborough Area Action Plan

Consultation on Draft Princes
Risborough Town Plan

Sharing of additional evidence
base/studies
Consultation on Draft Wycombe District Local Plan
Sharing of additional evidence base/studies
Consultation on the Publication (Reg 19) version of the Local




Plan

Sharing of additional evidence base /studies
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Six main consultation stages took place prior to finalising the proposed submission
document for Publication (Reg 19 stage – see part 4 of this report). Consultation reports
setting out who and how we consulted and summarising the issues raised have been
prepared for each of these consultation stages. These reports form separate appendices to
this Statement of Consultation, which effectively provides an overview of the consultation
undertaken, a summary of the main issues raised and how the Council has addressed
those issues.

Statement of Community Involvement
The adopted Statement of Community Involvement (December 2012) sets out the Council’s
requirements in terms of public engagement in relation to planning, including the
preparation of Local Plans. The Council has ensured that the engagement process was in
line with the SCI, and often went beyond the minimum requirements. This is summarised in
table 2 below.
Table 2. Requirements for community involvement in Local Plans preparation
Stage of
preparation
Stage 1.
Community
Engagement
in Plan
Preparation
(Regulation
18)

What does the SCI say - Minimum
Requirements for community involvement1
The Council will notify each of the “specific and
general consultation bodies2” and residents and
businesses in the District as the Council considers
appropriate of the Local Plan that the Council
intends to prepare.

How we have
complied
See part 1 of this
report and
appendix 1

The Council will invite those referred to above to
make representations in writing to the Local
Planning authority about what this Local Plan ought
to contain.

See part 3 of this
report

The Council must take account of any
representations made in preparing the draft Local
Plan.

See the Town and Country Planning (Local Planning) (England) Regulations 2012 – Regulations 18-26 and the Planning
and Compulsory Purchase Act (2004, as amended).
1

2

These include a range of national agencies/bodies and groups and stakeholder bodies that represent local interests, as
well as voluntary sector organisations.
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The Council will consult the statutory bodies3 on the See part 3 of this
preparation of the Sustainability Appraisal.4
report, setting out
when consultation
took place and a
summary of the
representations
made
In addition the Council has a “Duty to Cooperate”
on strategic issues with neighbouring local
authorities and a range of other defined bodies.

Stage of
preparation
Stage 1.
Community
Engagement
in Plan
Preparation
(Regulation
18)

What does the SCI say - Possible additional
elements (refer to menu in SCI Appendix B5)
The precise approach to community involvement in
the preparation of a Local Plan will be assessed
having regard to the nature and content of the Plan.
The Engagement Toolkit provides a framework for
planning the engagement.

The DTC bodies
are listed at
appendix 1
The Council has
complied with the
duty of co-operate
– see the
Wycombe District
Local Plan and
the Duty to
Cooperate report
(March 2018)
What have we
done?
See Part 2 of this
report, including
the Summary of
Engagement table
(table 3).

At this key engagement stage a range of means of
engagement will be employed combining
involvement, consultation and information, drawing
on the techniques set out in Appendix B.
These are likely to include:
 Holding events that offer a range of
opportunities to be involved. This is likely to include
workshop-style events;
 Attending externally held meetings to discuss
issues, including with appropriate groups,
organisations and individuals, utilising existing
groups/fora wherever possible;
 Holding discussions with key stakeholders,
particularly with appropriate bodies under the Duty
to Cooperate;

3

Natural England, English Heritage and the Environment Agency

4

The Sustainability Appraisal is an evaluation of the social, economic and environmental effects of the document. It is a
key part of the evidence base, including evaluation of reasonable alternatives.
5 SCI 2012 – Appendix B
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 Employing a range of methods to disseminate
information, including extensive use of the website
and Weekly Planning Bulletin.
The website will be a key tool. Use of written
electronic communication will be encouraged for
disseminating information and receiving feedback.
Stage of
preparation
Stage 2.
Publication
and
Submission
for
examination

What does the SCI say - Minimum
Requirements for community involvement6
The draft Plan and supporting documents and a
statement of how to make representations will be
made available for inspection at the main council
office, on the Council website and other places
identified as appropriate within the District – for a
minimum of 6 weeks.

How we have
complied
See part 4 of this
report

See also the
Council’s
Statement of
Representations
Procedure and
Statement of Fact
– appendix 18
The Council will notify the specific and general
See part 4 of this
consultation bodies and other notified in Stage 17 of report.
the publication of the Plan and inform on how to
make representations.
Any person may then make written representations
on the Plan within the specified consultation period.

Stage of
preparation

Following the above the Plan and supporting
documents are submitted to the Planning
Inspectorate for examination. The Council then has
to publish on the Council’s website and make
available at the main Council office the submission
documents and representations made at Reg 19.
The Council will notify specific and general
consultation bodies, others notified at earlier stages
and those who requested to be notified that the
Plan has been submitted, as well as indicate where
the documents can be inspected.
What does the SCI say? Possible additional
elements (refer to menu in SCI Appendix B8)

See the separate
Legal Compliance
PAS checklist

What have we
done?

See the Town and Country Planning (Local Planning) (England) Regulations 2012 – Regulations 18-26 and the Planning
and Compulsory Purchase Act (2004, as amended).
6

What the SCI describes as stage 1 is the whole of Reg 18. This report has broken down Reg 18 into multiple stages –
this is part 1 2 and 3 of the report.
8 SCI 2012 – Appendix B
7
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Stage 2

As the proposed submission plan is effectively the
council’s final plan before it is submitted for
examination by an independent inspector it is not
appropriate to undertake extensive additional
consultation in addition to the statutory
requirements. The Council will however raise
awareness of this stage through weekly planning
bulletin.

See part 4 of the
report.
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Part 1. Who was consulted (Regulation 18)?
Under Regulation 18 of the Town and Country Planning (Local Planning) (England)
Regulations 2012, the requirement to consult the public includes specific and general
consultation bodies, as well as consulting those residents and / or businesses the local
authority considers appropriate.
When consulting on each version of the Wycombe District Local Plan, the Council carried
out consultation with these bodies, a list of which is contained in Appendix 1 of this report.
In addition to this, the Council notified several hundred businesses (planning consultants,
local businesses, and housebuilders) and individuals that had registered on the Planning
Consultation Database and wished to be informed of Local Plan consultations. At each plan
stage, the Council asked people if they wanted to be added to this Consultation database:
as such, the database has grown as the plans have progressed.
Under the Localism Act 2011, an additional requirement to work with Duty to Co-operate
bodies on strategic issues has been introduced and the Council has complied with this
requirement as well. A list of these bodies can be found at Appendix 1. Some of these
bodies are also specific consultation bodies listed at Appendix 1. The Duty to Co-operate
report (March 2018) provides further information on how we have engaged with the DTC
bodies on strategic issues.
Alongside the formal stages of consultation, the Council has organised a number of other
events during the plan preparation (these are listed at Appendix 2) which were open to the
public.
As such the Council has engaged with a wide range of stakeholders including the Duty to
Cooperate, statutory and general bodies, other stakeholders, businesses and residents,
and has invited representations about the content of the DPD.
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Part 2. How we consulted during the preparation of
the Local Plan – Regulation 18
A variety of methods of consultation were employed through the preparation of the Local
Plan to ensure a wide engagement, including the inclusion of “hard to reach” groups. A
summary of the main methods employed are detailed below and Table 3 illustrates which
methods were used at which stages of consultation. The Consultation Reports available on
the website for each consultation stage and which form separate appendices to this report
provide further information on how people were consulted at each stage and were invited to
make representations about the content of the DPD.

Distribution of letters / emails
Letters or emails were sent to all Duty to Cooperate bodies, specific and general
consultation bodies, as well as relevant other consultees and those on the planning
consultation database to notify of the start of a formal consultation stage. The letters /
emails directed recipients to documents relating to each stage of the consultation which
were made available online and at specified locations across the District (the Council main
offices, and at local libraries where appropriate), as well as providing contact details for
further information. Comments forms were made available online and at specified locations
across the District.

Information on Council website
The Council’s website was a key resource for the consultation and enabled access to the
main consultation documents, summary materials, and supporting technical reports in
addition to previous consultation documents, consultation feedback reports and technical
evidence. When exhibition events were organised, the exhibition boards have been made
available in high resolution on the website. When presentations were given as part of public
meetings or workshops, the presentation slides were made available on the website as
well.

Documents available for inspection
Hard copies of the plan and key evidence documents, including associated maps and
plans, were made available at Wycombe District Council offices and at libraries across the
District as appropriate.

Weekly Planning Bulletin
The Weekly Planning Bulletin is sent out to a database of contacts who have requested to
receive planning related news from Wycombe District Council. Contacts include members
of the public, developers, agents, parish and town councils, and amenity group
representatives.
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Wycombe District Local Plan – Statement of Consultation (March 2018)
Items were included in the bulletin to advise of the start of each consultation and where to
find the information, to remind people of deadlines for submitting comments and the means
to do so, and to highlight consultation events and registration procedures where necessary.
The WPB was also extensively used between 2014 and 2017 to share emerging studies
and advise on consultation on some key studies (e.g. draft HEDNA November 2015) and
advise of stakeholder briefings.

Press
Wycombe District Times
Updates on the Local Plan and notice of future consultations were given through the
Council’s newspaper9, distributed to 72000 homes.
News releases
We ensured editorial coverage by providing news releases for each stage of consultation to
local media. This included the Bucks Free Press, the Bucks Herald, the Maidenhead
Advertiser, Mix 96, BCC 3 Counties, Marlow FM and Wycombe Sound.
Press briefings
We organised a press briefing just before the start of the Options consultation and the Draft
Local Plan consultation.
Twitter account
We made use of the Council’s twitter account to push through notifications on some stages
of consultation, sometimes tweeting live at events.

Fact sheets and FAQs
An engagement factsheet “Play your part in the Plan” (November 2012) accompanied the
letter / email sent at the start of the consultation to all those on the planning consultation
database. This included Duty to Cooperate bodies, specific and general consultees,
businesses, planning consultants and housebuilders, and residents. This factsheet
informed people of the launch of the new Local Plan, telling them what issues the plan
would cover, providing a summary of the process and time table, as well as information on
how people could get involved in the plan from the outset.

Newsletters / Booklets
Newsletters or booklets were produced for the Options consultation stage in 2014, the draft
Princes Risborough Town Plan in 2016 and the draft Wycombe District Local Plan in 2016.
These highlighted the key options or policies and proposals that the main consultation
document contained and signposted people to where further information could be found,
and how they could take part in events or make representations.
These newsletters were sent to all households (72,000) and 4,500 businesses for the
District-wide stages, and to all those in the Princes Risborough Area Action Plan area for
the draft Princes Risborough Town Plan, generally using door to door Royal Mail delivery.

9

Usually published 3-4 times per year
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These booklets were also made available online, at the District Council office, at parish
council offices and in libraries.

Consultation briefings and Public Meetings
Public meetings were held at various stages to share emerging proposals and to receive
initial feedback whilst encouraging people to send in written responses. Briefing sessions
were held from time to time, usually advertised via the Weekly Planning Bulletin, to give the
public and stakeholders an update on the plan and the emerging evidence. These were
generally held in the Council Chamber in the Council Offices, whilst public meetings were
held at various locations in the District. Stakeholders and members of the public were
invited to these events. Appendix 2 outlines the dates and locations of these events.

Workshops
We also held public workshop type events during the community conversations stage and
the options consultation stage as well as stakeholder workshops as part of developing draft
proposals for Princes Risborough. Further details can be found at Appendix 4 and 5.

Market Research including Focus Groups
To run alongside the Options Consultation in early 2014 the Council commissioned market
research to try to obtain a response to the main options from a more representative sample
of the District’s population in terms of demographic profile and to ensure “hard to reach”
groups were given the opportunity to have their say. This included the use of appropriate
focus groups and a questionnaire based on the main Options Consultation document and
booklet. Further details can be found in the Qa Market Research feedback report on the
website.

Video boxes
We used two “video boxes” as part of the Options Consultation 2014 which included an
interactive questionnaire to capture people’s views of the area, priorities and future
aspirations as well as recording a video. These were placed in the busiest shopping centre
in High Wycombe, for three days, including a Saturday. They helped capture views from
usually less engaged sections of the population, including young people and ethnic
minorities.

Exhibition events
Staffed exhibitions
We held staffed exhibitions in key locations of the District during the Community
Conversations events, Options consultation, the draft Princes Risborough Town Plan
consultation, and the draft Local Plan consultation. Further consultations were held as part
12
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of the detailed work on Princes Risborough. Further detail is provided at appendices 3 to
15.
Non- staffed exhibitions
During the Options consultation a permanent exhibition was set up at High Wycombe library
for 6 weeks. During the draft Local Plan consultation a permanent exhibition was set up in
High Wycombe Sports Centre for 8 weeks.

Attendance at meeting with Stakeholder Groups
Officers attended a wide range of meetings with stakeholder groups ranging from the
Wycombe Partnership, Wycombe Youth Council, and various local amenity groups/
residents associations to share emerging proposals and receive feedback.

Inform and involve all Parish / Town Councils
All parish councils were informed of the consultation process through the mail outs at each
formal stage of the consultation.
Several parish meetings were attended by planning officers to explain proposals and
answer queries.
The Council’s regular parish clerks meetings were also used as a means of disseminating
information to parish and town councils.

Wycombe Agents Panel
Officers attended regular agents’ panel meetings to give updates on the Local Plan
progress and seek feedback from agents including:
11 February 2013 – Presentation to panel
6 October 2014 – Update on Reserve sites release
8 February 2016 – Local Plan Update presentation
3 February 2017 – Local Plan Update and 5 year housing land supply update

Reserve Sites
Following the Local Plan Options consultation in early 2014 and in the light of the changing
national policy position in relation to how the 5 year housing land supply should be
assessed, the Council, in November 2014, took the decision to “release” for development
the 5 reserve locations for development identified in the adopted Core Strategy (i.e. the
reserve sites), in advance of completing the Local Plan process. The release of the reserve
sites for development has generated a lot of objection and interest from communities who
wished to either stop their release or influence the development proposed.
In recognition of this matter, the Council decided to set up in December 2014 four liaisons
groups as well as a Reserve Sites Infrastructure Roundtable to progress more detailed
work on these sites and their associated (and cumulative) infrastructure requirements.
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Each liaison group and roundtable includes ward members, local residents and community
representatives.
Since their initial set up they have worked closely with the Council and developers to help
shape the preparation of development briefs for the sites. These briefs have in turn shaped
the draft Local Plan and Publication (Reg 19) version of the Local Plan in terms of policy
principles and landscape and capacity assessment, as none of the sites has yet progressed
to a planning application and decision stage, so it is appropriate for the Local Plan to
provide policy guidance for these sites.
The detail of this work, including terms of reference, meetings minutes and development
briefs, is available on the Council website.

Princes Risborough
Due to the major scale of development proposed at Princes Risborough, particular attention
has been paid to engaging with the Princes Risborough community and nearby villages,
particularly Longwick.
The option to expand the town significantly was first considered in the main Wycombe
District Local Plan Options consultation in February 2014 when it was becoming clear that it
would be necessary to plan for a much higher level of housing growth in the District than
had previously been required. A high number of responses to this consultation drew out a
range of issues over the expansion of the town.
Engagement on this major expansion has continued since then and is ongoing. This has
been primarily focused on how to respond to the issues, within the wider policy context. The
development of the Princes Risborough Town Plan (PRTP) has been guided and informed
through a number of engagement activities. Key to this was the establishment of the
Princes Risborough Steering Group and a regular forum for agents and landowners.
Commissioned by Wycombe District Council, Tibbalds undertook an exploration of the
issues in August-September 2014. Initial questionnaire exhibitions/drop-in sessions took
place in September 2014.
The Tibbalds reports were published in December 2014 and Wycombe District Council ran
an exhibition and public meeting in January 2015 to explain these and respond to
questions. The exhibition was co-ordinated with Network Rail who held an exhibition on
their proposals related to East West Rail at the same time.
In March 2015 Wycombe District Council published a Local Development Scheme which
confirmed the timetable and preparation of an Area Action Plan (AAP) for the Princes
Risborough expansion. Since then Wycombe District Council has incorporated the
proposals for Princes Risborough into the overall Local Plan.
During May-June 2015 Wycombe District Council established the Town Plan steering group
of local stakeholders, and the agents’ forum for land interests in the expansion area. The
Town Council was interested in preparing a Neighbourhood Plan, but it would not have
conformed to the adopted District policies, and was deemed not to be the most appropriate
way forward. Instead the District Council invited the Town Council to establish and chair a
steering group – to be in effect the client for the project. The first meeting of this group was
in June 2015. The notes of the meetings are available on the WDC website here:
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Wycombe District Local Plan – Statement of Consultation (March 2018)
https://www.wycombe.gov.uk/pages/Planning-and-building-control/New-local-plan/PrincesRisborough-town-plan.aspx.
The Steering Group has representatives from the main groups of the town, such as
Risborough Area Residents Association (RARA), Risborough Area Partnership (RAP) and
the business group. The membership of the group is a matter for the Steering Group to
decide. It has met frequently, on a whole range of issues. Some of the meetings were wider
workshops to which other key stakeholders – such as the County Council – were invited.
In July 2015 Wycombe District Council arranged an exhibition and public drop-in sessions
to share the emerging development scenario for the major expansion of the town and
gather ideas for town centre improvements. The Council also staffed a market stall in July
2015 sharing the draft master plan for the expansion area. During autumn 2015 Wycombe
District Council held a series of intensive workshops on design and infrastructure issues
with the steering group and agents’ forum.
To make sure that the then AAP met the Regulations statutory requirements, in
November/December 2015, the Council also invited written responses on the formal
Regulation 18 stage for the Princes Risborough Town Plan, asking people in the AAP area
to identify issues if they had not already done so.
In December 2016, the Council took the formal decision to stop undertaking a separate
Princes Risborough Town Plan and to include the town plan into the main Local Plan. 10

10

“Update report regarding Local Plan and CPO at Princes Risborough” December 2016
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Summary of engagement methods – Regulation 18

11



11



























Princes
Risborough
process







Reserve Sites
process







Agents Panel







Dissemination
via ward
members and
Parish / Town
Councils



Non- staffed
Exhibition



Staffed
Exhibitions



Video box



Focus Group



Workshop

Press



Briefings

Weekly
Planning
Bulletin



Newsletter /
Booklet

Website

Factsheet /
FAQ

Letters/
emails
Winter 2012
Launch
Community
Conversations
2013
Options
Consultation
2014
Town plan
preparation
2014-2016
Local Plan
preparation
2014-2016
Draft Princes
Risborough
Town Plan
2016
Draft
Wycombe
District Local
Plan 2016

Hard copies

Table 3 Summary table of engagement methods
Stage of
consultation






































































To those in the AAP area.

16

Wycombe District Local Plan – Statement of Consultation (March 2018)

Part 3. Summary of the main stages and issues
raised and how representations have been taken
into account - Regulation 18
Throughout the Regulation 18 stages we received a great amount of input from formal
representations at key consultation stages, as well as more informal comments made
during other events such as public meetings, stakeholder workshops, and information
sharing exercises at public exhibitions or market stalls.
Representations received at various stages led not just directly to changes in emerging
policies and proposals but also prompted undertaking additional technical work and
appraisal to ensure that the most appropriate approach in relation to strategy, sites or
detailed policy was included in the Plan.
A summary of the main issues raised at each stage and how we responded is set out in the
sections below.
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Stage 1 – the Issues stage
Following a decision to prepare a new Local Plan in 2012, we held an initial consultation
between 31 October 2012 and 1 February 2013 to get early feedback on the main issues
facing the District and in local areas, views on potential levels of growth and main
objectives for a new Local Plan. We had a good response from a wide range of people,
including from parish and town councils.
As part of our early work on our draft Strategic Housing Land Availability Assessment
(SHLAA), we also encouraged respondents to update us with housing land site
suggestions. We encouraged people to suggest sites for uses other than residential. We
received 58 responses.
In terms of the Sustainability Appraisal, the Council is required to consult the three SA
bodies on the scope of the SA report. We published the Scoping report on 10th July 2013
for 6 weeks until 21st August 2013 and during that time received 8 responses including from
all of the 3 SA bodies. The SA Scoping Report was then amended to take into account
these comments: see below, as well as section 8 of the Sustainability Appraisal/ Strategic
Environmental Assessment: The Wycombe District Local Plan Scoping Report (October
2013) for more information.
A series of "Community Conversations" concerning Local Plan issues was also held with
town / parish councils and local stakeholders in local communities in June and early July
2013. A "sweep up" event was held in early July 2013 following the other community
conversations to make sure that those who did not attend a previous event had an
opportunity to have their say.
The conversations presented the general issues being raised by the new Local Plan, as
well as providing a forum for the local community to raise specific issues/areas of concern
for their area. Through the workshops, we discussed these issues and also looked at
potential solutions for the future.
Presentations and Area Profiles from each community conversation were made available to
download on the website. Feedback forms were provided at the events.
The section below contains a summary of the main issues raised. A winter 2012
consultation summary report and a Community Conversations report have been produced
which contain more information on the issues raised and sites proposed and gives some
early feedback. These reports can be found at Appendix 3 and Appendix 4.
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Summary of main issues
raised at Issues Stage
Plan Making and
Engagement
Effective and meaningful
engagement with local
communities on the proposals

How representations have been taken into
account at the Options consultation stage

The need to engage with hard
to reach groups, including
young people, in the Local
Plan preparation

A stakeholder mapping exercise was undertaken to
identify those hard to reach groups whose voices
the council wished to amplify
Officers attended a youth forum on 4 July 2013 to
gather views on the plan.
The Council also commissioned Qa Research at
the end of 2013 to undertake a market research
survey and focus groups exercises parallel to the
Options consultation, to gather other voices.
Officers also used video boxes set up in High
Wycombe shopping centre in February 2014
during the Options consultation, to try and capture

An engagement strategy was developed for the
early stages of the Plan, following the Council’s
corporate engagement mandate and having regard
to the requirements of the Statement of Community
Involvement
The need to share the
A stakeholder briefing was carried out to explain
rationale behind key findings,
the Strategic Housing Market Assessment (SHMA)
trajectories and decisions with and economy study in October 2013. A
local communities to inform the subsequent briefing in January 2014 gave further
consultation process
information prior to the Options Consultation.
The role of Neighbourhood
Parishes shared their community plan when they
Planning and how the Localism had created one. The Council sought views from
Agenda fits with the Local Plan parishes as to whether they wanted to prepare a
making process
neighbourhood plan. A Neighbourhood Plan could
be the best way to make sure that residents have a
say in how new development will work. The
Neighbourhood Plan sits under the Local Plan and
will need to conform to the housing targets and
other strategic policies set out in it. A
Neighbourhood Plan is not a way of saying ‘no’ to
growth.
The importance of getting a
The Council set out an ambitious timetable for the
plan adopted, and have a 5
plan preparation in light of the risk of planning by
year supply to avoid “planning appeal whilst recognising that this needed to be
by appeal”
balanced with producing a sound plan.
The Duty to Cooperate and the Through the Bucks Planning Officers Group and
challenge of setting our
the Bucks Planning Group (cabinet member level),
housing targets in the context
the Council engaged from an early stage and
of The dissolution of the South throughout the plan preparation with neighbouring
East Plan and the Vale of
authorities to identify strategic issues including
Aylesbury plan own targets
each District’s planned housing growth. See the
draft Duty to Cooperate report (Sept 2017) for
further details.
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Summary of main issues
raised at Issues Stage

How representations have been taken into
account at the Options consultation stage
views from the wider public, including young
people.

Principle of development
The need to balance the
quality of life against
overdevelopment.

The proposals put forward in the options
consultation have taken into account the findings of
the initial SA to ensure that growth is directed to
the most appropriate locations, which benefit from
existing services and facilities and where new
development, including the provision of new
services and facilities, could be accommodated.
The need to take into account
The Options consultation report, which was
the welfare needs of the local
subtitled “for us, for the future, for everyone” set
population when planning for
out quality as a key objective for the plan. The
future housing and make
welfare of existing residents needs to be balanced
quality of life part of the debate with the need to meet the needs of future
generations.
Some development may be
The Council has engaged at an early stage with
acceptable provided it is
infrastructure providers to ensure that key issues
balanced and linked with
were identified. A consultation was undertaken with
adequate infrastructure.
key infrastructure providers in October 2013 to
identify issues and what level of investment would
be required to support the proposed levels of
growth.
This fed into a Report of Initial Feedback from
Infrastructure Providers published alongside the
Options Consultation.
Any housing requirement
The Council has sought to optimise the amount of
should be in the more urban
brownfield development and focus development at
areas, such as High Wycombe. the main urban areas ; however the emerging
housing needs position have demonstrated that
relying only on brownfield sites within our main
urban area would not be an option and that a much
wider range of options involving greenfield
development needed to be explored.
The need for new housing to fit The Council has developed detailed design policy
in with the existing character of which reflects this aspiration.
the area
A separate process of updating the residential
design guidance (RDG) was undertaken, with a
consultation on the draft in summer 2016 and a
final RDG adopted in June 2017
A key issue for many
This consideration was fed into the next iteration of
participants was to ensure that the plan.
the plan maintains the
separation between villages.
The villages’ identities should
be preserved.
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Summary of main issues
raised at Issues Stage
Strong opposition to major
development in the green belt
and in the AONB

How representations have been taken into
account at the Options consultation stage
Eight options were brought forward for
consideration in the Options consultation report
published in February 2014. Due to the scale of
potential housing needs identified some of these
involved Green Belt land and land within the
AONB. Options involving less intrusion into the
Green Belt were also explored as a part of the
Options stage. AONB and Green Belt assessment
reports were commissioned after the Options stage
in early 2014 to ensure an approach to
development in the Green Belt and AONB that
minimised its impacts, and in the case of the
AONB to ensure it did not constitute major
development.
Comments on / objection to “in Eight options were explored as a part of the
principle” development west of Options stage consultation in 2014 of which
Princes Risborough to
Princes Risborough western expansion was one –
Aylesbury railway line and
this was necessary due to the emerging scale of
quantum and integration of any housing need. Additional work was undertaken to
development
inform the best ways to integrate new development
with the existing town of Princes Risborough.
Some support for village
The degree of support to looking into villages to
extensions, supported by
accommodate some growth was recognised. The
adequate facilities, as a way
Options consultation included options that would
of sharing the housing
result in some village expansion (e.g. option 4 –
requirements burden
limited development at villages and Option 7 –
growth at key locations on the transport network –
e.g. Saunderton, Stokenchurch, Great and Little
Kimble). Later work including an AONB Site
Assessment report, the Green Belt review, and
reviews of capacity at Longwick and Great and
Little Kimble ensured the issue of village expansion
was fully explored at a site specific level, alongside
the Settlement Hierarchy study that ensured there
was a good understanding of the availability of
local services and facilities in each
village/settlement in the District.
Some support for directing
The Options Consultation considered this through
development to less
setting out an option for major development at
constrained / built up parts of
Princes Risborough (option 6), and to a more
the District (Princes
limited extent through limited development of
Risborough, Saunderton)
villages (option 4) which included Longwick.
whilst acknowledging the finite Saunderton was considered as part of option 7 but
amount of land
the Council did not think at the time that this could
be a realistic sustainable location for major growth.
Some concerns expressed
The Council has taken into account a proportion of
over the changes to the
PD in its housing land supply calculations.
permitted development regime
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Summary of main issues
raised at Issues Stage
Housing
The need to understand
methodology around
population projections /
household projections and
implications of findings in
terms of Objectively Assessed
Needs requirements and
housing targets

How representations have been taken into
account at the Options consultation stage

Concern over the lack of
affordable housing and
difficulties in delivering
affordable homes

The draft SHMA included an assessment of
affordable housing need as this was later revised
as part of the Housing and Economic Development
Needs Assessment (HEDNA); the Options
consultation set out different policy options for
addressing affordable housing need: the viability
work demonstrates what can be reasonably
delivered by new development; this will inform the
next iterations of the plan.
Population projections underpin the assessment of
housing requirements. The draft SHMA prepared
for the options consultation provided an
assessment of the need for specialist housing to
cater for an ageing population.
The Strategic Housing Market Assessment
(January 2014) reported on the housing mix
required, and included a section on specialist
accommodation.

The need to understand the
impacts of an ageing
population

The need to ensure
appropriate housing mix would
be delivered, including
planning for specialist
accommodation
The lack of small
housing/starter homes

The management of Gypsy
and Travellers sites.

Housing intensification and the
use of car parking land to
provide some more homes

Opinion Research Services were commissioned to
undertake a Strategic Housing Market Assessment
(SHMA), which reported in January 2014 and set
out the methodology alongside the findings.
A stakeholder briefing was carried out to explain
the draft Strategic Housing Market Assessment
(SHMA) and economy study in October 2013. A
subsequent briefing in January 2014 gave further
information prior to the Options Consultation.

The Strategic Housing Market Assessment
(January 2014) included a section on housing
delivery, which considered aspects like starter
homes, and this in turn informed the approaches
set out in the Options Consultation.
The Council jointly commissioned assessments of
the level of need for Traveller accommodation with
the other Bucks authorities. This led to the
consideration of policies for providing traveller sites
across the district. The January 2014 SHMA also
includes a section on Gypsy & Traveller needs.
The plan needs to strike a balance between
housing provision and meeting other needs. Some
town centre car parks have been allocated for
housing redevelopment in the adopted Delivery
and Site Allocations Plan and form part of the
supply
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Summary of main issues
raised at Issues Stage
The location of homes near
railway stations was
highlighted as a more
sustainable solution
Location of housing (e.g. built
up areas rather than GB/
AONB)

Specific sites were proposed
for housing development –
they are listed in detail in the
two issues stage reports
Support for a modest amount
of new housing in larger
villages (infilling) provided it is
in keeping with the area

Specific sites suggested to
provide housing
Economy
General difficulty in identifying
employment sites /
opportunities

Badly sited users and empty
offices as competing
opportunity for housing
Better use of business parks
as they provide significant
employment opportunities

12

How representations have been taken into
account at the Options consultation stage
This has been considered in the options
consultation through option 7 Major Expansion at
other key locations on the Transport Network as
well as the Option 1 focusing development within
the main urban areas,
The Options Consultation examined a range of
options for where housing could be provided,
including focusing development around urban
areas and the main villages in the district (option 1)
and prioritising rural brownfield sites (option 2).
Further studies such as a Green Belt and
Commercial Sites assessment were used to inform
these options.
The sites proposed were assessed as part of the
Council’s HELAA work undertaken in preparation
of the Options Consultation and have been fed into
further studies where required such as the Green
Belt Part 2 and AONB Site Assessment reports
The Options consultation report contained
questions surrounding potential proposals for
growth in larger villages and on PDL land.
The Council then undertook work to review the
capacity of the District’s larger villages in
accommodating sustainable growth.
This has included undertaking an AONB site
assessment report and working with Bledlow-cumSaunderton and Longwick-cum-Ilmer Parishes on
their emerging Neighbourhood Plans12.
These have been taken forward in the HELAA.

The Council commissioned an Economy Study and
Employment Land Review to identify potential site
opportunities.
Proposals for key sites at Westhorpe, Junction 3a
at the Air Park were aired during the Options
consultation
The draft HELAA identified a number of badly sited
users to be released for housing.
The issues facing Globe Park in Marlow, a
recognised underused business park were
identified in the Options consultation, which raised
awareness of a potential Business Improvement
District.

Both plans have been made.
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Summary of main issues
raised at Issues Stage

How representations have been taken into
account at the Options consultation stage
The final Plan (Policy MR7) supports the
regeneration of this business park and allows for
more flexible uses.
The need to encourage greater The Options consultation included a consultation
flexibility in terms of
question regarding the degree to which other uses
employment uses
should be allowed in employment areas.
Concerns over the decline of
The Options consultation asked a consultation
town centre including empty
question regarding how to protect town centre
offices
offices. However, Permitted Development rights for
conversion of offices to residential has resulted
reduced empty offices which has raised issues at
later stage in the plan preparation process.
The role of car parking costs in This is not a planning issue but the issue is noted.
town centre economy
(workers, shoppers).
Concern over unsustainable
DSA policy for town centre first approach through
out of centre retail outlets
sequential testing remains.
The need for main towns to
The Options consultation proposed two strategic
retain or expand their land for
options for intensification or expansion of the Air
business
Park employment allocation. Options for new
employment land at a new Junction 3a near Abbey
Barn South in high Wycombe and for a new
business park near Westhorpe Interchange near
Marlow were also floated. The plan also looked at
retaining or expanding the Hypnos and Princes
Estate sites at Princes Risborough.
The need to provide a
Work on the plan has sought to provide a broad
sustainable balance of jobs
balance of jobs to homes on a District-wide basis.
and houses to prevent out
See draft SHMA and Economy Study (2014), and
commuting
later HEDNA work for further detail.
Concerns over the decline of
Employment policies are flexible to allow for a
the manufacturing industry and range of B uses.
the dichotomy between a low
qualified workforce and future
“higher tech end” jobs
The need to provide more
manual jobs to reduce
unemployment
Importance of improving
The Options consultation asked whether the plan
broadband connectivity in rural should provide for a policy specific to broadband
areas
and digital connectivity.
Diversification of rural
The Options consultation asked specific questions
economy and vitality of rural
about tourism development in the District. Later in
areas
the process detailed development management
policy addressed this issue.
Potential extension of business The Council commissioned in 2013 an Economy
activity at Wycombe Air Park
Study and Employment Land Review which looked
and additional housing, and
at key employment sites across the District. This
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Summary of main issues
raised at Issues Stage
whether or not to keep the air
park activity

Transport infrastructure and
Parking
The need to ensure that
housing growth goes hand in
hand with transport
infrastructure improvement

Parking provision was seen as
an issue in many local areas

Careful design of roads must
accompany any new
development.

How representations have been taken into
account at the Options consultation stage
concluded that the Air Park could potentially
accommodate additional industrial development.
The Options consultation report explored two
potential options for intensification and/or
expansion.

The Council commissioned modelling to assess
the impact of growth onto the road network
capacity and to test large-scale transport
interventions. This included :
- High Wycombe Area Transport Study
- Land North of Heath End Road (M40 Junction 3a)
Preliminary Environmental Assessment Report
- Land North of Heath End Road (M40 Junction 3a
Preliminary Scheme Cost Estimate
- Princes Risborough Transport Study
- Princes Risborough Preliminary Environmental
Assessment Report
- Princes Risborough Preliminary Scheme Cost
Estimate
In addition in October 2013 the Council contacted
infrastructure providers setting out possible growth
options. An initial infrastructure report was
published alongside the Options consultation
setting out the initial feedback from infrastructure
providers on potential requirements to support
growth.
Buckinghamshire County Council developed
countywide parking standards, which have been
applied to the Wycombe District area. Wycombe
District Council actively inputted into the
preparation of those standards.
Further work has been undertaken with the County
Council in their role as Highways Authority to
complete transport studies to inform the Options
stage.
However, some of the road design is beyond the
scope of the Development Plan process, with the
detail being addressed in Planning applications or
Development Briefs, informed by high-level policy
requirements that will be set out in the final version
of the Local Plan.
More recently the County Council have been
preparing highway design advice which the Council
has been inputting to.
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Summary of main issues
raised at Issues Stage
Questions around the benefits
of a bypass for Princes
Risborough, route options and
deliverability
Positive and negative impacts
of projects such as bypass or
east west rail in reinforcing the
relationships between Milton
Keynes > Aylesbury > High
Wycombe

The need to encourage light
rail options to improve
connections between High
Wycombe, Bourne End and
Maidenhead, as travel patterns
are shifting from London to the
Thames Valley
The need for a strategic northsouth transport solution

The need for a better and
greater provision of transport
infrastructure (bus regularity,
connectivity improvements) in
rural areas
Concerns over parking in
terms of capacity (not enough
spaces) and location and type
of provision (e.g. on street,
multi storey, disabled).

Need for a town wide transport
strategy in Marlow

How representations have been taken into
account at the Options consultation stage
Further work including transport modelling was
undertaken to fully explore and understand the
various route options and how reasonable each
option was.
The Council has had an ongoing dialogue with the
County Council regarding strengthening north
south connectivity. Whilst this did not feature
particularly at the Options consultation stage, the
Council has been involved in the East West rail
project and sought to take that into account in the
proposals at Princes Risborough in particular.
The Options consultation considered different road
options at Princes Risborough with initial transport
modelling - this was followed by further more
detailed assessment work. The County Council’s
Local Transport Plan 4 did not propose a
bypass/more strategic route but highlighted the
need for more work on north/south connectivity.
This was not addressed at the Options stage but
has been highlighted as an objective in the draft
and proposed submission plan in terms of trying to
“plug the gap” between the East West Rail project
and Cross Rail.

The Council has had an ongoing dialogue with the
County Council regarding strengthening north
south connectivity although this did not feature
particularly at the Options consultation stage. . The
County Council’s Local Transport Plan 4 did not
propose a bypass/more strategic route but
highlighted the need for more work on north/south
connectivity.
The Council has worked with infrastructure
providers to identify opportunities for enhancing
existing bus routes or providing new ones in
connection with proposed growth options.
The Council applies Buckinghamshire County
Council parking standards for parking in new
developments. Whilst not addressed at the Options
stage, work was undertaken at Princes Risborough
to assess the additional town centre and station
parking requirements as a result of the proposed
growth of the town.
Any such strategy would need to be undertaken
jointly with the County Council as the transport
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Summary of main issues
raised at Issues Stage

The inadequacy of the current
transport infrastructure, with
congestion hotspots issues, a
lack of buses and taxis, and a
limited uptake of public
transport.

How representations have been taken into
account at the Options consultation stage
authority. Transport assessment work for the Local
Plan has focused on areas where the most growth
is being proposed and limited growth is being
proposed at Marlow, including at the Options
stage.
Existing transport issues are a matter for the
Highway Authority (County Council) in the first
instance in bringing forward strategies and
programmes although the District Council works
closely with the County Council on such matters.
As a planning authority WDC can seek transport
mitigations of development to align with any
strategies developed by the County Council.
Some initial transport assessment work was
undertaken to inform the Options consultation
stage and further assessment work to develop
those mitigation packages followed.

Importance of SRN –
proposals should not adversely
impact on traffic without
mitigation measures.

The need to improve Handy
Cross junction
Infrastructure (not transport)
Strong concerns over current
capacity issues around the
existing infrastructure and over
further pressure points arising
from any new development
The need for better public
transport (buses) and better
links between bus routes and
facilities
A deficiency in terms of access
to leisure centres

The need for an appropriate
assessment of impact of
development on infrastructure
(WDC/ BCC relationship)

The Council has worked closely with Highways
England to understand the impact of growth on the
Strategic Road Network and ensure that
appropriate mitigations are identified. At the
Options stage this included sharing transport
assessment work for a possible “Junction 3a” on
the M40.
Modelling and exploration of potential junction 3a
were undertaken in the preparation of the Options
Consultation.
The Options consultation was accompanied by
initial feedback from service providers which set
out the requirements for new or expanded capacity
in the context of growth.
The Options consultation document set out
development principles which included indicative
transport packages for larger sites.
Outside of the Local Plan process proposals were
being brought forward for a new leisure centre to
replace the old Handy Cross centre – this new
enhanced facility has now been opened.
The Council commissioned evidence to assess the
impact of development on infrastructure in
preparation for the Options consultation. This
included several pieces of transport
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Summary of main issues
raised at Issues Stage

Concerns over schools
(number of places, locations,
additional schools)

Concerns at the reduction of
bus services in rural areas
Concerns over loss of pubs
across rural areas
Whether to use CIL money or
other planning mechanisms to
ensure delivery of
infrastructure
The current lack of social
infrastructure and potential use
of CIL for broadband, mobile
phone, gas / utilities
deficiencies was raised.
Built and Natural
Environment
Balance between growth
agenda and protecting the
environment

The need to protect the Green
Belt and AONB by focusing
development on brownfield
sites first

How representations have been taken into
account at the Options consultation stage
assessment/modelling work and initial contact with
infrastructure providers to ascertain potential
infrastructure requirements arising from emerging
growth options for the District.
The Council has worked closely with BCC as the
education authority to understand the need for
schools arising from the proposed scale of growth.
The Initial Feedback from Infrastructure Providers
Report set out emerging requirements. The options
consultation document set out indicative school
places needs for larger sites.
This issue has been fed back to the County
Council.
This issue was noted and considered as part of the
emerging policy on the protection of existing
community facilities.
This issue has been considered through the
preparation of the plan’s infrastructure delivery
plan and viability work.
The Council has engaged with infrastructure
providers early on in the plan preparation to ensure
that the plan can assist with the delivery of
required infrastructure, including prior to the
Options consultation stage.

The Options consultation recognised that this was
the Big Challenge for the plan and set out options
how growth could be distributed across the District
whilst protecting the environment, in particular the
Chilterns AONB.
The Options consultation set out a range of options
for meeting development needs, including options
for brownfield development and urban focus.
However it had to include other green field options
due to the emerging scale of housing and
economic development needs.
A call for sites was undertaken prior to the Options
consultation to identify development opportunities,
including brownfield opportunities; this fed into the
draft Strategic Housing Land Availability
Assessment (SHLAA) which then became the draft
Housing and Economic Land Availability
Assessment (HELAA).
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Summary of main issues
raised at Issues Stage
Protection of green spaces and
provision of new open spaces

How representations have been taken into
account at the Options consultation stage
The Council has clearly set out that the new Local
Plan will not replace the Delivery and Site
Allocations Plan for Town Centres and Managing
Development – as a result policies in the DSA will
remain (except DM17 and 18 and PR3 and 4)
which will continue to provide protection of green
spaces and watercourses, and provision of open
space and biodiversity in new development.
The impact of climate change, Regular dialogue was put in place with the
including on flood risk
Environment Agency and Buckinghamshire County
Council as the Lead Local Flood Authority.
Records were sought of recent flood events, such
as the 2013/2014 winter flooding events. The
Council updated the Strategic Flood Risk
Assessment level 1 in November 2014 which
included recommendations in relation to climate
change assessment.
Need for policies protecting the The Options consultation included consultation
built environment
questions on the nature of design policies for the
Plan. Policies were subsequently developed and
incorporated into the Plan.

Summary of Sustainability appraisal / SEA - Scoping Report October 2013
Responses were received from all three statutory consultees (Environment Agency,
Heritage England and Natural England), plus a number of other organisations
including the Chiltern Conservation Board and Berkshire, Buckinghamshire and
Oxfordshire Wildlife Trusts (BBOWT).



The responses were generally supportive of the overall approach and
methodology set out in the draft report.
A number of changes and additions were proposed to the report content, and
particularly to the sections on the sustainability characteristics, issues and SA
framework, as well as the appendices relating to related plans, programmes
and strategies and baseline information.

A summary of the consultation that was undertaken on the Draft Scoping Report and
the changes made as a result of these responses is set out in the amended Scoping
Report in Section 8 pages 32 and 33. This report is available to view on the
Council’s website.
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Stage 2 - Options Consultation
On 4 November 2013, Cabinet agreed to consult on the Options Consultation Report.
Between 3 February 2014 and 21 April 2014 we conducted a full public consultation, with
events held across the district in areas where the main growth options were proposed. We
also had a non-staffed exhibition in High Wycombe Library during the time of the
consultation.
We received 1749 responses to the consultation which amounted to 6969 individual
comments. Over 2000 people attended the various events.
The Council put forward four housing growth scenarios and two employment growth
scenarios; the consultation document also set out 8 options for meeting housing growth
across the District, to deliver the dwellings needed during the plan period. In doing so it
sought to build on previous engagement, but also took account of new evidence,
particularly the draft Strategic Housing Market Area (SHMA) study and Strategic Housing
Land Availability Assessment (SHLAA). The SHMA projections indicated that a level of
need much higher than in previous plans would be necessary.
The plan also set out various site options and sought views on how new development
management policies could be drafted.
Three feedback reports were produced for this sub-stage of Reg 18 and are available at.
1.
Options Consultation – events feedback report – Appendix 5
2.
New Local Plan Options Consultation – Feedback Report - Appendix 6
3.
New Local Plan Options Consultation – Summary of Development Management
policies – Appendix 7
The Council also consulted on an Initial Sustainability Appraisal as part of the options
consultation.
The representations made during this consultation were taken into account when preparing
the draft Princes Risborough Town Plan and draft Local Plan.
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Summary of main issues
raised during the Options
Consultation
OVERALL LEVEL OF
GROWTH
Housing need
Objection to the level of growth
considered in the plan

The basis for housing figures

Concerns that the population
growth which was driving the
housing needs figure was not
local growth but immigration
based
Concerns that the
methodology used was not in
line with the National Planning
Policy Framework
Concerns about the fact that
the housing figures were
based upon a theoretical need
rather than on an assessment
of capacity or availability of
land
Concerns about the
environmental impact of the
proposed housing figures

How representations have been taken into account
in the draft Town Plan and draft Local Plan

The government has set out clear requirements for
local authorities to meet their needs at District level.
The Council recognises that this is a big challenge.
However it is the Council’s view that not having a plan
is not an option as this would lead to planning by
appeal: this would result in development coming
forward in a piecemeal way and would not deliver the
necessary infrastructure.
Ultimately the response to the concerns to the overall
level of growth was to undertake more detailed
technical work to test what the capacity of the district
was for more development – as such a series of further
studies were undertaken that informed the proposals in
draft plans in 2016.
The draft SHMA set out clearly the methodology used
in deriving the housing need figures. This was based
on draft practice guidance from Government available
at the time. The government finalised that guidance
shortly after the draft SHMA was produced. The
Council subsequently worked with other Bucks
authorities to prepare a Housing and Economic
Development Needs Assessment (HEDNA) following
that methodology.
National planning practice guidance tells us that
migration needs to be taken into account in the
calculation of housing needs. Migration only represents
a relatively small component of the overall need, which
is driven by natural population changes.
The Council is confident that the methodology used is
in line with national policy and guidance.

The National Planning Policy Framework and National
Planning Practice Guidance set out a methodology for
deriving housing targets based firstly on determining
the area’s needs, before considering any assessment
of capacity or land availability.
The NPPF advocates a presumption in favour of
sustainable development. A clear concern for the
Council stems from the need to balance the proposed
housing figures with environmental considerations in a
District which is very constrained environmentally,
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notably by the AONB and designated sites. Following
the Options consultation the Council undertook more
detailed technical work to assess the capacity of the
development to accommodate development, including
in relation to the AONB, Habitats Regulations
Assessment and the Green Belt. The plan evidence
base provides a thorough analysis of the impacts of
growth proposed on the environment, to ensure that
growth is in line with the principles of sustainable
development. This is drawn together in the
Sustainability Appraisal work that accompanied the
Consultation Draft Plan published in 2016.
Economic development need
Concerns that the economic
forecast was too optimistic
overall
Challenge of the logic behind
matching homes and jobs

Concerns that the role of
changing work practices,
commuting patterns and
existing vacant properties had
not been properly factored into
the amount of new land that
was required for business.
The strategy for meeting
economic needs was also
challenged with a range of
varying views on what the
strategy should be.

Transport and infrastructure
Concerns with regards to the
transport impacts of the plan in
terms of extra traffic
Concerns with regards to the
transport impacts of the plan in
terms of existing road network

The economic forecasts were reviewed as part of the
work on the Bucks. HEDNA and these resulted in more
modest economic forecasts for the District.
The NPPF sustainable development principles require
Local Plans to provide such balance to create
sustainable communities and it is a factor in assessing
the establishment of the objectively assessed need for
housing (i.e. the likely level of job growth). A major
mismatch of jobs and homes is likely to create greater
commuting demands (in or out) and potentially greater
levels of unsustainable travel movements.
The HEDNA has considered these factors.

The NPPF requires LPAs to meet their economic
needs in full, which has to be the starting point of our
assessment. The HEDNA re-assessed the need for
employment land and looked at market considerations.
The consultation draft Local Plan (June 2016)
proposed a strategy which included identification of
new employment sites, protection of most existing
employment land, and regeneration of key employment
sites in the District such as Cressex Business Park and
Globe Park – taking account of the earlier employment
land review work undertaken.
The Options consultation was informed by testing
growth scenarios at High Wycombe and Princes
Risborough.
Following the Options consultation, the Council
commissioned further transport modelling work to
assess the impacts of the plan at a more detailed level.
This included:
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and the danger of making
existing problems worse

Concerns linked to this about
the impact on other types of
infrastructure such as schools,
health facilities and availability
of public transport.

A range of environmental
concerns were also raised in
terms of the impact on the
quality of the countryside,
wider environmental impacts
and flooding.
OPTIONS FOR GROWTH
The plan proposed 8 options
for where the new growth
could go
Option 1 Development within
existing Urban Areas and
Main Villages
Significant support particularly
in relation to making best use
of brownfield sites before
developing Green Belt or
greenfield land, as this offers
the opportunity to create more
sustainable development,
utilise vacant buildings and
regenerate existing towns.
Option 2 Rural Brownfield
Sites
Support for re-using vacant
and derelict sites
The sustainability and
suitability of rural locations

The importance of how
developments were designed
to be in keeping with their
surroundings

- Countywide Local Plan Modelling (Phases 1, and 2)
- Princes Risborough Transport Study Stage 1 Options
Assessment Report
- More detailed modelling of the final scenario at
Princes Risborough and phasing of growth
Following the Options consultation further engagement
took place with infrastructure providers to assess the
infrastructure requirements for the emerging scale of
growth and potential spatial distribution of
development. This was drawn together in the draft
Princes Risborough Infrastructure Delivery Plan to
accompany the consultation on the draft Princes
Risborough town Plan (Feb 2016) and a district wide
draft Infrastructure Delivery Plan published to
accompany the consultation draft Local Plan (June
2016).
These issues have been addressed through the draft
Sustainability Appraisal for Princes Risborough and for
the main Plan as well as other specific evidence,
drawing on additional evidence work such as flood risk
assessment, review of sites in the AONB, and the
Green Belt review process.

This option has been pursued in the next version of the
plan. A draft Housing and Economic Land Availability
Assessment was published in autumn 2015 and this
work was updated further to ensure that the most
accurate information on site delivery was available to
inform housing numbers proposed in the consultation
draft Local Plan (Jun 2016).

Suitable and deliverable rural brownfield sites capacity
has been assessed through the draft HELAA.
The Council produced a Settlement Hierarchy Study
and a Draft Sustainability Appraisal to inform the Draft
Local Plan in relation to the most appropriate locations
for development in rural areas were considered.
Development management policies for the countryside,
the Green Belt and the AONB in the draft Local Plan
sufficiently address this issue.
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Option 3 Reserve Sites
Strong in principle objection to
the release of the reserve sites

Suitability of some sites over
others
Whether the sites should be
phased

Concerns about developing
these sites in relation to local
character of the area including
nearby communities, density,
landscape and environmental
impacts,
Concerns regarding the
suitability of surrounding local
and wider road network to
cope and impact on existing
infrastructure (schools, GPs,
facilities etc.)
Option 4 Limited Expansion
of Main Villages
Timing, type and numbers of
homes along with linking the
provision to local needs.

Concerns over impact on
villages

Further details on how the Council engaged separately
on this matter can be found at stage 3a of this report.
However the principle of development on the sites was
effectively established in the Core Strategy and it was
clear that the sites would be needed to help meet
housing needs in the shorter term.
The OAN figure and housing capacity work has shown
that all these sites are required to help meet our
housing need.
Due to the complexity of bringing these sites forward
the Council has anticipated that some of these sites
will only contribute partly to the 5 year land supply, with
some of the homes delivered over the 6 to 10 year
period. However given the need for housing in the
short term it was not considered appropriate to delay
the release of some of these sites (ie to artificially
phase the release of some sites).
Landscape and urban design evaluation was
undertaken for the five reserve sites to ensure the
delivery of essential housing whilst taking into account
nearby local character and the various environmental
constraints of each site. Further details on how the
Council engaged separately on this matter can be
found at stage 3a of this report
The Council set up an Infrastructure roundtable to
assess the reserve sites’ infrastructure needs. This has
informed a Reserve Sites Infrastructure Delivery Plan
and the draft IDP for the draft Local Plan.

The draft Local Plan set out firmer proposals as to
which sites could come forward and when in these
locations. Given the overall scale of housing need
across the District, a policy approach of linking or
limiting the scale of housing in village to local needs
was not considered appropriate – due to constraints
and level of local services and facilities some villages
would be capable accommodating more housing
growth than others.
The Initial Sustainability Appraisal report and the
subsequent Draft Sustainability Appraisal gave an
overview of the social, economic and environmental
impacts of development proposed in the Plan,
including in villages. Impacts have been assessed
differently in separate reports depending on whether
villages were in the Green Belt, AONB or open
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Concerns over impact on the
Green Belt

Concerns over impact on the
Chilterns AONB
Stokenchurch as a suitable
location for growth
Option 5 Green Belt Review Objection to reviewing the
Green Belt as it conflicts with
national policy

Concerns about the
permanence of the Green Belt
if it is reviewed
Concerns over the
environmental and community
impacts of new sites being
developed in the Green Belt
Particular areas of Green Belt
that received a significant
number of responses were
Forty Green, Marlow and land
off Hammersley Lane, Tylers
Green.

countryside, but further assessment has been
undertaken.
The Green Belt part 1 (ARUP report) was
supplemented with a Green Belt part 2 assessment
which assessed the impacts of taking limited land
parcels out of the Green Belt.
The Council undertook a draft AONB sites assessment
report to assess the impact of development in AONB
villages at Stokenchurch and Lane End.
The AONB report considered whether specific sites
could come forward and the draft Plan proposed
certain sites.
There is a need to carefully balance the importance of
the Green Belt and the Districts’ strategic needs. Our
housing need identified since the Strategic Housing
Market Area work (in the HEDNA) continued to show
that our overall emerging objectively assessed need is
much higher than our previous core strategy target and
that we had identified insufficient land.
As such it was considered necessary to test whether
there were exceptional circumstances for releasing
land from the Green Belt to help meet those needs.
To assess whether some land could come out of the
green belt for development, the Council commissioned
a Green Belt review – the first part of the review was to
identify whether there were areas of the Green Belt
that performed weak/relatively against green belt
purposes set down in national policy.
The Green Belt review part one was undertaken
consistently with the other Buckinghamshire
authorities, with a part 2 more detailed site assessment
work undertaken by WDC but following essentially the
same approach to assessing Green Belt purposes.
This approach is considered to be consistent with
national policy.
National policy sets out very strict tests for Green Belt
review which the Council has applied.
These have been assessed in the Green Belt part 2
report and the Draft Sustainability Appraisal report
which have been prepared to inform the Draft Local
Plan.
These areas were all assessed in the Green Belt
review (Part 1 and as appropriate Part 2) on a
consistent basis and recommendations with regard to
whether sites were suitable for release or not were
made accordingly, with proposals included in
consultation draft Local Plan.
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Option 6 Major Expansion of
Princes Risborough
Concerns about the impact of
growth on the character and
nature of the town and need
for meaningful engagement

Concerns about whether the
town was the right location for
any substantial housing growth
in the light of it being
unattractive for commercial
development
Concerns about whether the
existing infrastructure was
sufficient to accommodate
substantial growth of the town
Concerns were raised in
relation to the impact of new
development on flood risk
Concerns were raised in
relation to the impact of
development upon the
Chilterns AONB

Scepticism about the
successful integration of new
development with the town
across the Princes Risborough
– Aylesbury railway line.
Option 7 Major Expansion at
other key locations on the
Transport Network

The Council, recognising the unprecedented scale of
growth proposed at Princes Risborough, took the
decision in March 2015 to progress a Town Plan for
Princes Risborough in advance of the Local Plan to
deal with developers’ pressures facing land in the
potential expansion area. It consulted on a draft Town
Plan six months ahead of the draft Local Plan.
The Council set up a steering group and an agent’s
forum in May 2015 to ensure that key stakeholders
would be involved in the development of key issues
and solutions. Outputs from this close working has
been fed into the draft Town Plan and this draft plan
was informed by significant public and stakeholder
engagement.
The Council has sought to provide some economic
development land through an expansion to the Princes
Estate and two small town centre sites. The draft town
plan has also taken into consideration the potential
relocation of employment uses in the expansion area.
The Council has worked very closely with infrastructure
providers to ensure that appropriate infrastructure can
be timely delivered to support housing delivery. A
Princes Risborough Infrastructure Delivery Plan was
produced to support the draft town plan.
A draft Sequential Test report was completed for the
draft town plan. This has been superseded since by
the Local Plan sequential test.
The Council has undertaken a draft AONB assessment
report to assess the impact of development upon the
Chilterns AONB. This has informed the draft WDLP.
Landscape impacts for sites which are in the Green
Belt as well as the AONB were considered as part of
the Green Belt part 2 which informed the draft WDLP.
Landscape assessment work was also undertaken in
relation to the emerging Princes Risborough expansion
proposals which included a consideration of the
potential impact of development on the setting of the
AONB.
The draft Town Plan sets out proposals for the delivery
of an underpass to link Park Mill Farm to Wades Park

36

Wycombe District Local Plan – Statement of Consultation (March 2018)
Some views that this option
should not be dismissed and
should be considered further in
meeting the housing challenge
as it could distribute
development across the
District whilst some concerns
were raised about
environmental impact and
infrastructure capacity of
various locations proposed.
Option 8 New Settlement
issues raised in relation to the
deliverability
impact on Green Belt and
AONB
Objection to the sustainability
of the location identified
Whether this should be
considered on a more strategic
scale with neighbouring
authorities.
Junction a
Objection to the need for such
proposal
Concerns were raised in
relation to the feasibility,
deliverability and impacts on
the surrounding area of the
proposal.

Respondents were also
concerned there would be wide
reaching impacts on the road
network across the area.
Issues around the impact on
the green belt and risked
coalescence between
Flackwell Heath and High
Wycombe were also raised.
Criticism was raised in relation
to the lack of alternative
options being assessed.
Sites suggestions

This option was partly pursued in the draft plan through
assessing AONB sites development capacity at
Stokenchurch. The Council also considered
undertaking an Area Action Plan at Saunderton (see
section 3a of this report on how we engaged on this
separate issue). Kimble was not pursued at this stage
due to being assessed in the Settlement Hierarchy
study as a lower tier settlement having only a very
limited range of services and facilities.
The Initial Sustainability Appraisal sets out further
assessment of these options.
This option was discarded due to the lack of
sustainability credentials and lack of appropriate
locations outside of the AONB and Green Belt – see
initial Sustainability Appraisal. This option was also
reconsidered in the SA Reports (July 2016 and Sept.
2017) but was not taken forward as no new evidence
was available to suggest that the situation has
changed so the reasons for rejecting the option are still
valid.

Since the Options consultation Highways England
have been looking at different options for improving
access to High Wycombe from the M40, one of the
options being to develop a junction 3a for the M40, to
ultimately feed into the next funding round called RIS2
(Road Investment Strategy round 2). As such more
specific proposals in relation to Junction 3a (or any
other option) could not be taken forward within the
timescales for preparing this plan. Further information
on how we engaged on this proposal can be found at
section 3a of this report.
The modelling work published with the Options
consultation set out the main impacts – but see above
re the proposal not being progressed due to wider
considerations.
The proposal was no longer pursued in the draft Local
Plan.

Highways England have been assessing other options
in terms of alternatives to a Junction 3a.
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There were 109 sites
suggested by respondents as
potential sites for development
(mainly for housing) in
responses to the consultation.
In-principle objection to the
development of certain sites
but also concerns as to how
these sites would come
forward
DM POLICIES
Detailed comments were
received on the approach to a
range of DM policy issues set
out in the Options consultation

These were all considered as part of the Housing and
Economic Land Availability Assessment update.

Site proposals in the draft Town Plan and consultation
draft Local Plan were developed to show how the sites
could come forward, what key constraints would need
to be addressed by developers and the density to be
sought on each site depending on these and other
factors.
These have been taken into consideration in the
drafting of policies which are set out in the consultation
draft Local Plan (Jun 2016)

Summary of reps on the Initial Sustainability Appraisal Report February 2014
A small number of comments were received on the Initial Sustainability Appraisal. These
included responses from all three statutory ‘SA bodies’ – the Environment Agency,
English Heritage and Natural England. In summary the comments consisted of:


Comments related to the SA Framework



Comments highlighting new sources of information regarding baseline information
and indicators



Comments regarding the individual appraisals, relating to policies, options and
sites.



Similarly, other comments related to general observations about the definition of
sustainability and sustainable development, and on the various options being
proposed, such as Green Belt, the Reserve Sites and growth in Princes
Risborough.



Other comments were relating to site-specific issues.

These comments have been considered and used in future plan making iterations and
stages of the SA process.
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Stage 3a – Preparation of the Consultation Draft Local
Plan
During the period of spring 2014 to May 2016 the Council focussed on preparing the
technical evidence for the draft Local Plan. Section 2 above outlines how the Council
responded to the main issues arising from the Options consultation – much of this response
was to focus on developing the evidence base to help shape the preparation of the
consultation draft Local Plan.
There were however some specific areas of public engagement focused on specific issues
and areas. A very extensive separate process for the preparation of the Princes Risborough
Town Plan (AAP) took place during this period and details are set out in stage 3b of this
report.
In addition the Council engaged on three other key issues, and the work relating to these
issues has fed into the draft Local Plan. These are briefly summarised below:
Junction 3a
As noted in section 2 strong objections came out as feedback from the Options consultation
on the proposal for a Junction 3a and associated employment land proposal. The Council
shared the information available and heard residents and stakeholders concerns at a public
meeting on 20 August 2014. The Council has since worked with Highways England on their
accessing a range of options for improving access to High Wycombe from the M40 to feed
into future investment strategy decisions: the outcomes of this work will not be available on
time to inform the plan.
Summary of main issues
raised
Whether to pursue Junction 3a

How representations have been taken into
account
Work with Highways England on looking at options
for access to High Wycombe – J3a option not
pursued in the consultation draft Local Plan.

Reserve sites
Feedback from the options consultation was that there is a strong objection to the release
of these sites for development. The Council took the view in 2014 that it needed to
consider their release as a result of five year housing land supply pressure due to hostile
planning applications and appeals at the time; The Council made the decision to release
the reserve sites for development in November 2014, in advance of completing the Local
Plan process This followed public meetings in the summer and an extensive scrutiny
process, as set out below:
14 August 2014 – Reserve sites public meeting
28 August 2014 – Reserve sites public meeting
29 September 2014 – Reserve sites stakeholder workshop
30 September 2014 – Reserve sites stakeholder workshop
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A report to cabinet on 20 October 2014 recommended their release – the meeting was
attended by many members of the public. This was called in and reviewed by the
Improvement and Review Commission which scrutinised the proposals and reported back
to Cabinet on 17th November 2014 when the decision to release the sites was made.
The Council then set up local liaison groups consisting of local residents/representatives to
progress more detailed work on the sites including working with the Council and
landowners/developers on the preparation of development briefs. It also set up an
Infrastructure Roundtable to review infrastructure issues arising from the release of the
reserve sites. Further information on the liaison groups’ work and the reserve sites
development briefs can be found on the Council website.
Summary of main issues
raised
The “in principle” development of
the Reserve sites

How should these sites come
forward?

How representations have been taken into
account
The principle for the need to release these sites for
development when they are required has long been
established as these sites have been safeguarded
land in the Local Plan and reserved for development
in the Core Strategy. The sites were released to
contribute to the Council’s housing land supply.
The Council put in place a set of Reserve sites liaison
groups and Infrastructure Round Table which have
been working since January 2015 on how the sites
should come forward. They have been working with
developers on more detailed development briefs for
the site. The emerging development briefs have in
turn informed the site policies principles and capacity
in the draft Local Plan. The development brief work is
ongoing – two briefs have been adopted at the time
of this report being published in September 2017.

Saunderton Area Action Plan
Following the Options consultation which looked at brownfield sites in the AONB as well as
limited growth in villages, and in the light of the 5 year housing land supply pressure, the
Council looked at whether to undertake an Area Action Plan for Saunderton, taking into
account the fact that there was the issue of the former Molins industrial site in particular (a
former industrial site that had been mainly cleared of development).
The premise for looking at this was to explore whether more development could be more
sustainable, better integrate the Molins site to the village, and provide better local facilities
(e.g. school, shop, community centre).
Cabinet decided to proceed with exploring this through an Area Action Plan in May 2015. A
Task and Finish Group(TFG) of the Improvement and Review Commission (i.e. the
Council’s scrutiny function) to look at whether this option should be pursued. Two public
meetings were held by the Task and Finish Group on 7 and 14 October 2015 to allow the
public to air their views on the proposals. The public was invited to make written
submissions to the TFG by 19 October 2015. A further meeting was held to question
planning officers on 22 October 2015. The Task and Finish Group reported to the Council’s
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Improvement and Review Commission on 11 November which made a recommendation to
Cabinet.
At a Cabinet meeting held on Wednesday 16 November 2015, Cabinet agreed the
recommendations of the Local Plan Task & Finish Group in respect of the Saunderton Area
Action Plan. The recommendation identified that the Saunderton Local Area Action Plan be
abandoned in favour of future development being progressed through the Neighbourhood
Plan for the parish of Bledlow-cum-Saunderton, which is being prepared by the Parish
Council.

Summary of main issues
raised
Whether to consider major
growth at Saunderton and
whether to do this through the
Local Plan or a separate Area
Action Plan

How representations have been taken into
account into the draft Local Plan
For the reasons set out above, the proposal for
major growth was not carried forward in the draft
Local Plan nor in a separate Area Action Plan.
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Stage 3b Preparation of the draft Princes Risborough
Town Plan
Following the options consultation and the feedback received on the proposed major growth
at Princes Risborough, very detailed work has been undertaken to progress a separate
Area Action Plan for the Princes Risborough area.
In June 2014 the Council engaged Tibbalds to prepare a background study and an ‘Issues
and Options’ report. As part of this commission, Tibbalds held workshops with Princes
Risborough Town Council and arranged a consultation event / exhibition in September
2014 to gather views. The questionnaire results were collated and published on the Council
website, see Appendix 8.
In January 2015 the Council held a public exhibition and town meeting to share the results
of the Tibbalds work and hear the views of the townspeople.
The Council established a steering group in June 2015 made of elected members from the
town council, the District and County Councils and other local representatives.
Since then the steering group has been very closely involved in shaping the emerging
Princes Risborough Town Plan.
Between July and November 2015, a series of workshops and meetings was arranged to
deal with topics such as:
 Viability
 Affordable Housing
 Community Land Trusts
 Housing numbers
 Housing density and urban design
 Transport modelling
 Deliverability
 Infrastructure requirements and provision
 Environmental topics including flood risk, ecology and landscape
The Council also established a forum for land agents and promoters which met regularly
through 2015 and 2016. We shared information on programme, viability assessment,
developer contributions and delivery mechanisms, and the outcomes of technical work such
as transport modelling.
During May-June 2015 we engaged CABE to facilitate two workshops. The first was for
technical officer stakeholders including the highway authority, flood officers, landscape and
urban design officers, to inform the developing concept for the expansion area. The second
workshop expanded to include members of the steering group and the BTVLEP, to discuss
the emerging development strategy. The workshop reports are at appendices 9 and 10.
This work fed into an initial concept for the town expansion which the Council shared with
the community at engagement events during July 2015 – a stall at the town fair and a public
exhibition. A summary of the response to the events is at Appendix 11.
The steering group workshops culminated in an all-day event on 1 December 2015 which
brought together the steering group, agents’ forum, technical officers and our urban design
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consultants to share the revised concept and other technical work, discuss issues and
debate solutions. The table notes from this exercise are provided at Appendix 12.
Wycombe District Council consulted on what should be included in the Princes Risborough
Town Plan, as part of the statutory consultation stage (Regulation 18) between 11th
November and 28th December 2015. A summary report of the responses received at that
stage can be found at Appendix 13.
The Council also consulted on the Princes Risborough Sustainability Appraisal Scoping
Report from 16 December 2015 to 21 January 2016– the comments were taken into
account into the next iteration of the Princes Risborough SA.
The section below summarises the issues raised between April 2014 and January 2016 by
the steering group, service providers, other stakeholders as well as the representations
received during the Regulation 18 at the end of 2015.
Further details of the steering group work can be found on the website.

Summary of main issues
raised in 2014 /2015
Process and Principle of
development
Clarity required as to why a
separate AAP

Overall objection to principle of
development proposed for
Princes Risborough.

Overall objection to the scale of
development proposed at
Princes Risborough.

How engagement shaped the preparation of the
draft plan (PRTP AAP)

A separate Area Action Plan for Princes Risborough
was originally proposed because of the need to
establish planning policy promptly in an area at risk
from speculative development. At that time the
schedule for the preparation of the main Local Plan
for the District was some way behind this. Since then,
the timetable for the Local Plan has been accelerated
to meet the Government deadline for the preparation
of plans; and the Princes Risborough Town Plan
timetable has been delayed to accommodate some
extra work which arose from the draft plan
consultation.
Continuing engagement has sought to explain how
the pressure of meeting the District’s Objectively
Assessed Needs against the constrained nature of the
District (Green Belt and AONB) means that
sustainable development needs to be maximised at
Princes Risborough.
Speculative pressures mean that large-scale
development is unavoidable for the town: the choice is
between planned development and unplanned
development. A ‘no development’ scenario is not an
option.
The scale of development continues to be informed by
the process of Sustainability Appraisal.
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Summary of main issues
raised in 2014 /2015
Development at Princes
Risborough should be
‘brownfield first’ or ‘brownfield
only’
Transport capacity
Concerns that the road network
will not cope with the scale of
development and tackle existing
congested conditions at peak
times.
Major new infrastructure should
be in the form of an outer
bypass.

If the new relief road runs
through the development area, it
will cause severance and road
safety issues and diminish the
overall quality of the new
development.
A new relief road cannot address
congestion issues on the wider
network e.g. at the Pedestal
roundabout. It should be part of a
strategy for the A4010 corridor.
A new relief road is not needed.
Changes to the town centre to
improve the flow of traffic will be
enough.

Economy
Princes Risborough cannot
attract enough jobs to match the
level of housing proposed. It
needs to retain local talent.
The town needs a hotel to boost
its tourism potential.
Development at Princes
Risborough should provide more
affordable housing / housing for
local people.

How engagement shaped the preparation of the
draft plan (PRTP AAP)
Suitable brownfield sites are identified and prioritised
for development in the town. But brownfield capacity
alone cannot be justified.

The draft plan sets out two options for major new road
infrastructure for the town. Testing demonstrates that
both options achieve relief for the town centre road
network.
The options assessment for new road infrastructure
gave full consideration to a range of alignment
options, including an outer bypass. The outer bypass
performed less well against other options when
subjected to economic appraisal. It also performed
less well in terms of Sustainability Appraisal.
The detailed design of the road will address these
issues.

The County Council (BCC) as Highway Authority is
responsible for the overall strategic road network.
WDC works closely with BCC to support transport
strategies as and when they come forward. However,
it is WDC’s view that the A4010 is not suitable for
enhanced capacity as a strategic route.
The two roundabouts in the town centre are reaching,
or over capacity. Expanding capacity enough would
require land outside the highway boundary. This
would be inconsistent with the vision for the town
centre, causing it to be more dominated by highway
infrastructure and traffic.
The draft plan allocates an expansion to the Princes
Estate business park, which economic studies show is
the most attractive location for business in the town.
The draft plan policy for the railway station site states
that proposals for a hotel will be considered.
Draft plan policy PRTP5 sets out a requirement for
40% affordable housing, including in part through
local delivery vehicles, such as a Community Land
Trust, which would give local discretion over the
allocation of some homes. Princes Risborough Town
Council is keen to have a role in this form of housing
delivery.
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Summary of main issues
raised in 2014 /2015
Infrastructure
There was an overall concern
that local infrastructure would not
cope with growth; a lack of
confidence that new
infrastructure would be funded or
delivered; and a preference for
new facilities rather than
expanding existing ones.

There should be a new hospital.

There is a need for more open
space of all kinds, and more
sports pitches for rugby and
football.
Other transport issues
There will not be enough parking
in the town and at the railway
station.
The rail services are at capacity
and will not cope.
There needs to be better access
to the station for all forms of
transport.
Public transport needs to be
improved.
New cycling and walking
connections, including dedicated
cycling routes, should be
provided.

Various rat-running routes
should be addressed as part of
the plan.
Town centre
The town centre will not have
enough shops for the new
population.

How engagement shaped the preparation of the
draft plan (PRTP AAP)
Appendix C of the draft plan sets out an infrastructure
schedule of required infrastructure, setting out costs
and delivery mechanisms. There are a number of new
facilities including schools and sports; some facilities
will be expanded, such as the secondary school.
Initial viability work showed that the expansion would
generate a considerable headroom of funds for
infrastructure. Delivery of comprehensive
infrastructure across a number of different land
interests does present a challenge and draft plan
policy PRTP14 seeks to address this.
Growth at Princes Risborough cannot generate the
need for a new hospital; overall growth within
Buckinghamshire is discussed with the NHS hospital
trusts and factored into their plans.
The concept plan in the draft plan illustrates the
location and type of open space required. PRTP5 sets
out the open space and sports and leisure
requirements for the expansion of the town.
The draft plan sets out a range of options for providing
new parking spaces. It proposes that the station car
park should be decked to provide more spaces there.
The draft plan explains that Phase 2 of the East West
rail project will deliver enhanced services to connect
the town to Milton Keynes and on to Marylebone.
Policy PRTP13 of the draft plan sets out how the
railway station site should provide an improved
approach to the railway station.
Policy PRTP5 of the draft plan sets out a requirement
for a bus service to link the expansion area with the
existing town and key destinations.
The concept plan in the draft plan illustrates new
rights of way across the expansion area. Policy
PRTP5 sets out a requirement for a network of new or
enhanced high quality walking and cycling routes, and
that safe walking and cycling should be provided as
part of the expansion area road network.
This is part of more detailed work which will be
developed in further planning guidance.

The draft plan sets out policies for two town centre
sites which could deliver more retail space through
better organisation of space.
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Summary of main issues
raised in 2014 /2015
Shopping in the expansion area
should not detract from town
centre retail.
The town centre will suffer if it is
overwhelmed with traffic. It will
also suffer if the relief road takes
away passing trade from the
town centre. Safety on town
centre roads is already an issue.
Integration and sprawl
The town will sprawl into
neighbouring settlements.

The expansion will not integrate
well with the existing town as it is
on the other side of the railway
line.
The Green Belt or AONB should
be extended to protect land
around the expanded town.
Environment
Flood risks from all sources
should be managed. Sustainable
drainage systems should be
integrated and enhance the
existing watercourses.
The expansion will spoil views
from the AONB and damage the
setting of the AONB.
The plan should set out strong
principles for ecological
protection and enhancement,
and provision for a range of
species-rich habitats.
The plan should set out
requirements for the protection
and enhancement of heritage
assets. Relevant Conservation
Area Appraisals should be
brought up to date.
Place-making
Concept plan development

How engagement shaped the preparation of the
draft plan (PRTP AAP)
The draft plan sets out a limited amount of retail
space in the local centres of the expansion area.
Draft plan policy PRTP9 sets out proposals for
calming traffic and enhancing the public realm in the
town centre. Traffic modelling shows that traffic will
balance across the new road and the road through the
town centre.

Draft plan policy PRTP3 defines a settlement
boundary for the town. The concept plan illustrates
how open space provision can act as a buffer around
the edge of the built up area.
The draft plan requires level crossings of the railway
line to be replaced – one with an expansive
underpass, the other with a stepped footbridge. There
are also links between the expansion area and the
existing town along Longwick Road and Mill Lane.
This sort of extension would need to be justified by
very special circumstances, which do not apply in this
context.
Draft plan policy PRTP5 sets out the requirements for
flood risk management and the use of SuDS. The
concept plan illustrates how the watercourses are
integrated into an overall landscape, ecology and
green infrastructure strategy for the expansion area.
Draft plan policies PRTP4 and PRTP5 set out
principles and requirements for a strong landscape
structure in and around the expansion.
The concept plan in the draft plan illustrates the
Crowbrook corridor which protects the Local Wildlife
Site and Biodiversity Notification site within the
expansion area. Draft plan policy PRTP5 sets out a
requirement to deliver a net gain in biodiversity.
The concept plan in the draft plan sets out a
protective corridor around the Alscot Conservation
Area. It protects key views from the area towards the
Chilterns escarpment. The Council commissioned a
review of the Horsenden and Alscot Conservation
Area Appraisals in early 2016.
The initial concept plan was developed through
summer / autumn 2015, using feedback from the July
2015 engagement activities, and more intensive work
with the Steering Group and Agents Forum. The
Council tested a revised draft concept plan at the
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Summary of main issues
raised in 2014 /2015

How engagement shaped the preparation of the
draft plan (PRTP AAP)
December 2015 stakeholders’ workshop which
included a range of stakeholders including land
interests, the steering group, technical officers from
the local authorities and utility providers. See
Appendix 12 for the full report.

Summary of Draft Sustainability Appraisal Scoping Report for the Princes
Risborough Town Plan December 2015
 6 consultation responses were received, including from the three statutory
consultation bodies (Environment Agency, Natural England and Historic England).
Other comments were received from Bucks County Council, Chiltern Conservation
Board and Gladman Developments.


In summary the comments consisted of:







The SA Framework to include a definition of ‘high’ flood risk
The need to address water quality, water resources and water efficiency
Advice on Water Cycle studies
Further information needed on impact of chalk aquifer
Horsenden Stream to be mentioned as a priority habitat under the EU Habitats
Directive.
Support for Green Infrastructure, improving connectivity for habitats and species
Local and regional public rights of way to be referred to
The function of the relief road; how infrastructure will be delivered and wider
Strategic Road Network impacts (including pedestal roundabout)
The need for additional provision for school places
Support for inclusion of historic environment issues at Princes Risborough
Implications for waste management from residential and business use
The need for a renewable energy strategy
The need for recognition of the Chiltern Beechwoods Special Area of Conservation
(SAC)
The importance of the setting of the AONB
The need for HRA screening
Reiterate the importance of undertaking a comparative and equal assessment of
each reasonable alternative, clearly identifying why options have been progressed
or rejected.
Most of these suggestions have been taken on board and reflected in changes to
the final report.
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Stage 4a - Draft Princes Risborough Town Plan
consultation
The expansion of Princes Risborough at various scales was included as an option in the
Options consultation in 2014. During that time the full implications of the withdrawal of the
South East plan and the requirements of the NPPF were understood as the outcomes of
key test cases emerged. Consequently it became clear that the major expansion of the
town would be required to contribute to the objectively assessed need for housing in the
District. WDC therefore prepared a number of studies to examine how the major expansion
of the town could work in terms of place-making, landscape impact and transport
infrastructure, among other things. Ongoing work and workshops with the steering group
and other stakeholders informed the preparation of a draft Town Plan, accompanied by a
concept plan for the expansion area.
On 8 February 2016 Cabinet agreed to consult on Draft Princes Risborough Town Plan.
Wycombe District Council consulted on the Princes Risborough Town Plan Draft Plan
Consultation Document over two months from 15 February to 28 March 2016.
The consultation was supported by a market stall on the High Street; a drop-in session and
exhibition at the Community Centre; and held public meetings on two evenings. We wrote
to every household in the plan area about this consultation. We received more than 360
responses to the consultation and have been considering these to improve the next version
of the plan.
The Council received 367 responses to the consultation, which equated to 1002 individual
comments on a range of issues. Over 650 people attended the consultation events, and we
received 2 petitions, both in relation to the route of the proposed relief road.
The Council also consulted on the Princes Risborough Town Plan Sustainability Appraisal
from 11th March until 15th April 2016 – the comments were taken into account into the next
iteration of the Local Plan SA13. The council also consulted on a draft Habitats Regulations
Assessment screening report for Princes Risborough as part of the PRTP, but this was
superseded by the Local Plan HRA.
A Feedback report (November 2016) was produced for this sub-stage of Reg 18 and is
available at Appendix 14.
The representations made during this consultation were taken into account when preparing
the Publication (Reg 19) version of the Local Plan.

13

As it was decided to merge the town plan back into the main local plan. See Cabinet decision December 2016
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Summary of main issues
raised at draft PRTP stage
Plan making and engagement
The separation of the Town
Plan from the overall Plan for
the District was questioned,
particularly in respect of setting
the strategic context for the
growth of the town.
Others were concerned about
the speed of the plan timetable
which might jeopardise the
development of a sound
delivery strategy.
There was also some
scepticism from the public over
whether the Council’s
consultation was genuinely
intended, and that previous
feedback and input had been
ignored.
The need for the objectives to
be more inclusive of the town’s
hinterland.
Overall level of Growth
The need for housing
More context required
regarding objectively assessed
needs and overall District
strategy. Demonstrate how
Princes Risborough relates to
wider Housing Market Area
issues.
The need to maximise
development potential of the
town in the context of WDC
meeting its OAN
Strong in-principle objection to
the scale of growth of the town

Tension between feedback
from the public, which sought
to minimise growth; from key
Duty to Cooperate14 partners

How representations have been taken into account
into the Publication (Reg 19)Local Plan
The Town Plan has now been incorporated into the
overall new Local Plan for the District, which sets the
strategic context for the growth of the town.

The timetable at this stage of the process has been
established in order to produce a sound plan in the
context of speculative planning applications in or
around the expansion area
The latest version of the expansion of the town set out
in the publication (Reg 19) version of the Local Plan
does respond to feedback where possible. A key
observation is that the lower levels of growth proposed
in the 2014 Options consultation (500 or 1000 homes),
which were preferred by the community, could no
longer be defended in the context of the NPPF and the
level of housing need in the District.
Since the main focus of the plan is the expansion of
the town, this is where the focus of the objectives lies.

The Town Plan has now been incorporated into the
overall new Local Plan for the District, which sets the
strategic context for the growth of the town within the
overall level of growth for the District and the wider
Housing Market Area.

The development potential of the town is informed by
the Sustainability Appraisal report to deliver an
appropriate level of growth within environmental
constraints.
The current planning context means that growth will
come to the town in any case. The choice is between
planned growth or unplanned growth, so the plan sets
out a programme for growth that is sustainable and
delivers the required infrastructure.
The Sustainability Appraisal report sets out how the
growth of the town can manage these tensions.

14

http://planningguidance.communities.gov.uk/blog/guidance/duty-to-cooperate/what-is-the-duty-to-cooperate-and-whatdoes-it-require/
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Summary of main issues
raised at draft PRTP stage
who urged that capacity should
be maximised; and from
environmental agencies who
were concerned about
environmental and landscape
impacts, including visual
impact from key viewpoints in
the Chilterns Area of
Outstanding Natural Beauty
(AONB) and Ridgeway
National Trail
Whether the expansion at PR
will have adverse impact
across the Oxfordshire border.

Place making
Integration across the railway
line still a concern.

More emphasis sought on
design quality / design
character
Loss of local character
Density requirements need to
be clearer
Buffer zone for Longwick
compromised by existing
housing.
Better justification for buffers to
wildlife areas, to Alscot, and to
open space requirements /
location.

Whether Longwick Rd should
have a stronger role –
proposing to group
facilities/school here
Housing
Stronger commitments sought
on housing mix and tenure.
Desire for housing for local
people.

How representations have been taken into account
into the Publication (Reg 19)Local Plan

The Council has shared work with Oxfordshire County
Council and South Oxfordshire District Council to
assess these cross boundary issues. The Councils
have committed to work together to identify impacts
and appropriate solutions.
WDC is working closely with Network Rail to deliver
upgraded crossings of the railway line. The distribution
of facilities in the new expansion will encourage cross
movement.
Quality of development is set out in policy PR6. Further
work on design character will be provided in future
more detailed planning guidance.
See above.
Density requirements are now more clearly set out.
The buffer zone for Longwick will be reinforced by the
treatment of space alongside the A4129.
Buffer justifications are supported by landscape
sensitivity work and the requirement for management
of flood risk. Open space requirements are in
accordance with existing policy in the development
plan. Their location is explained in the ‘Evolution of the
concept plan’ report.
The latest concept places the local centre and the
second primary school near to Longwick Rd. Also a
site for a potential new GP surgery is placed next to
Longwick Road.
Policy PR7 sets out a requirement for land for a
Community Land Trust. Other development plan
policies set out housing mix and tenure.
The potential for a Community Land Trust has been
explored with the Town Council at Steering Group
Meetings prior to and after the draft town plan.
See PR7 above.
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Summary of main issues
raised at draft PRTP stage
The need to be more specific
on housing number for the
expansion
40% of affordable housing is
not viable

Alternative proposals for land
north of Mill Lane to be
allocated for housing
Alternative proposals for
Molins Sports Ground to be
allocated for housing

Gypsies, Travellers and
Travelling Showpeople
The suitability of alternative
sites, including flood risk and
impact on the AONB.

How representations have been taken into account
into the Publication (Reg 19)Local Plan
A specific number is now set.

The Princes Risborough viability work shows that the
value generated by development in the expansion area
can afford 40% affordable housing as well as the
infrastructure requirements identified.
These were considered in the Sustainability Appraisal
report.
The site has historically been used for outdoor sports
and has been made accessible to local residents. The
Steering Group has strongly supported this allocation
for outdoor sports. Evidence shows that there is a
current deficiency in terms of football pitches in Princes
Risborough and the site can contribute to meet this
deficiency in part, notwithstanding the requirements
created by the expansion area which are addressed
elsewhere.

This need for identifying an alternative site for the
relocation of gypsies currently established in the
expansion strategic buffer has been reconsidered and
is not taken forward as part of the Publication (Reg 19)
version of the Local Plan.

Economy
Concerns that the economic
needs of the town would not be
met locally, as the evidence
shows that there is limited
demand for business space in
this location.
Concern at lack of homes/jobs
match.
Need for two local centres
challenged.

Capacity of town centre to
meet future retail needs
questioned

Concerns over the introduction
of large stores to the detriment
of the historic town layout.

The overall Local Plan sets out how the economic
needs are met across the District. Policy for Princes
Risborough allocates new business space where our
studies indicate it has a chance of being successfully
developed / occupied.
See above.
A review of the need for two local centres was
undertaken and the Publication (Reg 19) version of the
Local Plan was amended to reflect the need for one
only.
The Council produced a Retail Assessment which sets
out the projected floorspace requirements for the town
to 2033. The plan allocates space for these
requirements in the expansion area, the town centre
and at the railway station.
The proposals in the Publication (Reg 19) version of
the Local Plan aim to provide a local centre for
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Summary of main issues
raised at draft PRTP stage

TRANSPORT
Relief Road
Support of / objection in
principle to the need for new
road infrastructure

Main options considered for
the route of the road

The routing of the road via
Horsenden or Picts
Lane/Shootacre Lane and
alternatives
The need for a strategic plan
for the traffic impacts on
network pinch points further
afield, such as the Pedestal
roundabout at West Wycombe.

Clarity on the timing and
delivery of the road.
Objection to any new road or
widening of existing road,
within the AONB.

Strategic transport
Concern that commuter needs
would not be adequately
planned for through expanding
road and rail capacity.
Concerns with regards to the
availability of local public
transport

How representations have been taken into account
into the Publication (Reg 19)Local Plan
convenience shopping. This would not detract from the
town centre’s retail vitality.

The evidence for the plan sets out and justifies the
need for major new road infrastructure. The alternative
would be to increase highway capacity through the
town which would be inconsistent with the vision for a
people-friendly town centre, and would require land
outside the highway boundary.
The stage 1 Options Assessment Report sets out how
options for the route of the road were gathered
(including through public engagement), how the
objectives for the road were agreed, and how the final
routes were shortlisted and assessed.
Further work after the draft Plan consultation
developed a number of alternatives for the southern
end of the route and these were assessed.
The transport work at Princes Risborough has looked
at the more local effects of increased traffic due to
growth. An alternative route to the A4010 through the
town could relieve the town centre of some traffic and
bring the opportunity to make the town centre
environment more attractive.
There are likely to be more strategic effects on the
transport network, for example at the Pedestal
roundabout at High Wycombe and on the approaches
to Aylesbury. These would need to be looked at in the
context of strategic transport planning for
Buckinghamshire.
The plan now sets out more detail on timing and
delivery of key infrastructure.
The development and assessment of the southern
options for the road (which fall within the AONB) has
considered the impacts on the AONB. This work has
fed into the Reg 19 Sustainability Appraisal report to
inform the final preferred route option.
Traffic forecasting has incorporated growth in trips from
development and growth from wider changes in travel
behaviour.
The East West Rail phase 2 project will deliver more
rail capacity and new services.
The plan incorporates provision for a new local bus
which connects the development to key destinations,
plus providing a service to Longwick.
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Summary of main issues
raised at draft PRTP stage
Walking and Cycling
Use of cycles on Church Lane
resisted by local residents
Better illustration of pedestrian
and cycle links to wider
countryside and existing
promoted routes.
Town traffic and public
realm enhancements:
The need for local network /
public realm town centre
improvements
Support for town centre
improvements, but mixed
feedback on overall traffic
strategy in town
Whether the local road network
could be made to serve for
future needs by solving
existing local problems;

Peak time congestion is an
issue in the town

Concerns about negative
effects of reducing traffic flow
in terms of footfall in town
centre shops.
Need to identify traffic
management measures for Mill
Lane, Crowbrook Road and
Askett
Parking
Controversy of possible
options for increased parking
provision / lack of suitable
alternatives for car parking
Social infrastructure and
facilities
Strong concerns about the
impact of growth on existing
infrastructure

How representations have been taken into account
into the Publication (Reg 19)Local Plan
Church Lane will remain as a footpath Right of Way
only,
Maps and plans updated.

These improvements are set out in policy and
incorporated into the Infrastructure Delivery Plan.
The overall traffic strategy for the town is illustrative,
not fixed. This will be developed in more detail as the
projects emerge.
The key pinch points in the town are the roundabouts
by Tesco and Marks and Spencer. It would not be
possible to add enough capacity here without taking
land outside the highway boundary and intensifying the
dominance of traffic in the town centre. There are other
local problems, which, if addressed, would improve the
overall flow of traffic, but they would not address the
fundamental issues of highway capacity.
Traffic modelling shows that when the new road is
implemented, traffic levels will achieve a balance
between the new road and the existing route through
the town.
Traffic flow will not stop all together. Part of the work to
transform the town centre can include more parking
spaces which will encourage footfall.
The requirement for traffic management measures is
set out in policy. The detail of these this will be
developed in further planning guidance.

The plan identifies a number of opportunities to
increase parking provision. Detail on these
opportunities will be developed as the projects emerge.

The plan includes detailed requirements for new
infrastructure or increased infrastructure capacity.
These are set out in policy and their delivery is set out
in the IDP.
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Summary of main issues
raised at draft PRTP stage
Mechanisms for the delivery of
new facilities

How representations have been taken into account
into the Publication (Reg 19)Local Plan
The IDP sets out a range of mechanisms for delivery.
Further detail will be developed in the more detailed
Capacity and Delivery Plan.
Overall pressure on
The CCG does not anticipate a need for increased GP
infrastructure especially GP
space in the context of growth. However, the plan does
provision.
create the opportunity to relocate a GP surgery into the
expansion area should it be needed.
Need for extra faith space
Faith space may be accommodated within the local
centre.
Need for extra dentist provision A project to relocate a GP surgery could include space
for dentistry.
Greater comfort on school
WDC has worked closely with the County Council to
place provision
identify the requirement for new school places and the
delivery of new primary schools and secondary school
places.
More detail required on type
An indicative package of sports requirements for the
and location of sports
expansion is set out in the supporting text of the plan.
provision, related to specific
identified needs.
Built and Natural
Environment
Environmental impact of
A landscape sensitivity and capacity assessment has
development in relation to loss informed the scale and form of development. The
of open countryside, wider
concept plan includes significant areas of green
environmental impacts and
infrastructure / open space which are available for
flood risk
maintaining and creating a range of species-rich
habitats, and areas for mitigation of flood risk.
Environmental policies
Policies include clauses to protect and enhance
including archaeology, flooding environmental assets.
and biodiversity
More flooding analysis
The Level 1 and Level 2 Strategic Flood Risk
required by Environment
Assessments provide detailed assessment and advice
Agency.
on sites at risk of flooding.
Concerns at the extent of
development proposed in the
setting of the AONB and views
from the AONB; consequent
impacts on tourism.

The form of development includes extensive structural
landscaping elements to mitigate the impact on views.
Policy also includes clauses on the street scape and
tree cover to be consistent with the well-treed and
verdant character of the existing town.
Improvements at the railway station will create a more
attractive arrival point for visitors, with supporting
information and links to cycling and walking routes, and
the heritage railway.
Objection to any use on Molins Preserving the Molins Sports Ground for sport rather
Sports Ground in the context of than residential development will have less impact on
views from the AONB.
views from the AONB.
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Summary of main issues
raised at draft PRTP stage
Requirement for an overall
drainage strategy resisted by
promoters
Need for a more positive
strategy for Alscot CA.
Historic England requires the
Conservation Area
assessments at Alscot and
Horsenden to be refreshed.
Settlement Boundary
Over restrictive nature of the
policy and in conflict with the
NPPF.
Delivery
Clarity sought on the
respective roles of the concept
plan and a more detailed
masterplan
Clarity and consistency of
information including more
details on phasing of delivery
and clarity on delivery
partners.
Challenges to the
requirements placed on
developers in terms of nonresidential uses and
infrastructure burden
Need to set out respective
roles of CIL and s106, testing
against viability
Concept plan policy should be
more flexible
Clarity and certainty over
Master Plan process sought
More detail/certainty required
on phasing and delivery. Show
how development can come
forward without all
infrastructure being settled
immediately

How representations have been taken into account
into the Publication (Reg 19)Local Plan
An overall drainage strategy is required to ensure that
flood risks from surface and ground water are
positively managed across the whole expansion area.
The concept plan has been modified to protect the
setting of the CA. The CA itself is well-maintained and
continues to be improved by residents.
The Conservation Area assessments were refreshed.
In both cases the conservation area was extended to
include historic parkland / farmland, and development
management advice updated in the context of the
major expansion.
A strong settlement boundary is needed to protect the
surrounding open countryside and create separation
with neighbouring settlements.
This has been clarified, both in the policy relating to the
concept plan, and the supporting text on the detailed
master plan (which is now called the Capacity and
Delivery Plan)
The supporting text and the Infrastructure Delivery
Plan include more details on phasing and delivery. This
work is further developed in the emerging Capacity and
Delivery Plan.
The overall form of development at Princes Risborough
and the associated infrastructure are required to
achieve sustainable development.

An indicative split between CIL and s106 is set out in
the viability report.
The concept plan policy has been modified to be
clearer about what is fixed and what is flexible.
The Master Plan process (now the Capacity and
Delivery plan process) has been undertaken by WDC
and is being actively progressed.
This will be addressed by the Capacity and Delivery
plan.
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Summary of reps for the Princes Risborough Town Plan SA of reasonable
alternatives and preferred options March 2016
Two responses were received, one from the Environment Agency and the other from
Historic England. In summary the key points raised were:












Plan should set out a positive historic environment strategy
Need to clarify how much historic setting will change and how harmful impacts can
be mitigated
Historic England question the latest version of the concept plan would result in
only minor residual effects on the Alscot Conservation Area’s setting, suggested
this assessment should be reviewed
objective 4 should include fluvial flood risk and surface water flooding
whether options have been sequentially tested for flood risk
new road options should also be sequentially tests
clarity is needed for types of flooding as the use of SUDS is not always appropriate
an objective for pollution and protection of surface and ground water quality should
be included
there is a need to ensure no detrimental impact on water quality as a result of
increased load on the sewerage treatment infrastructure
These comments have been considered and used in future plan making iterations
and stages of the SA process.
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Stage 4b- Draft Wycombe District Local Plan
Following the Options consultation in 2014 on the plan’s big challenges and options to meet
the District growth, the Council spent two years preparing detailed studies and making sure
this plan responds to the feedback we’ve gathered from local residents through written
comments and face to face events.
On 6 June 2016, Cabinet agreed to consult on the draft Local Plan. Between 27 June 2016
and 8 August 2016 the Council conducted a full public consultation, with events held across
the district15. We also had a non-staffed exhibition in High Wycombe Library during the time
of the consultation.

The draft Local Plan proposed:
A strategy for meeting the District’s future needs whilst protecting key assets
Site specific requirements to guide future planning applications
Development Management policies to set out the Council’s policy approach on more
detailed topics
We received 3093 responses to the consultation which amounted to 8321 comments.
Summaries of the main issues raised for each policy were produced for this sub-stage of
Reg 18 and are available at Appendix 15.
A Draft SA report was published alongside the Draft LP. There was a slight delay to
publishing the SA and consequently the consultation period for the SA was extended until
22nd August 2016 to allow for a full 6 week period for consultation on the SA.
The responses to the SA were taken into account in refining the SA report for publication
alongside the reg. 19 draft of the Local Plan.

The representations made during this consultation were taken into account when preparing
the Publication (Regulation 19) Local Plan.
Summary of main issues
raised at Draft WDLP stage
Plan Making and
Engagement
The Duty to Cooperate
requirements

How representations have been taken into account
in the Publication (Reg 19) Local Plan

The Council has worked continuously, constructively
and on an ongoing basis with relevant authorities and
agencies in the identification of strategic matters, work
towards their resolution and the production of the draft
plan as required by the Duty to Cooperate.
In particular the Council has worked with the other
Buckinghamshire authorities as part of the Duty to

15

This was to the exception of Princes Risborough, where a separate thorough consultation had been undertaken 5
months earlier on the draft Princes Risborough Town Plan.
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Effectiveness of engagement
process including timetable for
consultation

Questions around the
relationship between the Local
Plan and emerging
Neighbourhood plans and
concern that the LP would
forego conclusions in emerging
NPs
THE STRATEGY
Spatial Strategy
Support and objection to the
plan’s strategy and objectives
and consideration of
reasonable alternatives

Objection to meeting 5000
homes in Aylesbury Vale and
whether the Council has tried
hard enough including
concerns over low densities in
WDC plan (10-11 dph) over
high density in Aylesbury (30+
dph)

Cooperate to identify housing needs for the housing
market areas and cooperation has led to housing targets
being identified for Wycombe District, with an agreement
for Aylesbury Vale to take our unmet need. This was
confirmed by a signed Memorandum of Understanding.
Further details are set in the Wycombe District Local
Plan and the Duty to Cooperate Report.
The council has provided 8 weeks for representations to
be made on the draft WDLP which goes beyond the
normal 6 weeks in recognition of the summer holidays.
Events were held across the district and information was
disseminated through a wide range of channels.
The Council has a duty to support communities who
wish to undertake neighbourhood plans. These need to
be in general conformity with the strategic policies set in
adopted Local Plans.

It is the Council’s view that the strategy put forward is
the best strategy for the District, the result of thorough
work with Duty to Cooperate bodies, partner agencies,
stakeholders and communities. The Sustainability
Appraisal sets out how the Council has considered
reasonable alternatives. Detailed comments on strategic
policies have been considered and taken into account in
the development of the Publication (Reg 19) version of
the Local Plan core policies.
Aylesbury Vale District Council (AVDC) has closely
scrutinised the housing capacity work done by WDC and
other comments were received on housing capacity.
WDC has undertaken further work to assess whether
additional capacity could be identified. The outcome of
that work identified additional housing capacity from a
number of sources, including identification of additional
sites and increased capacities on individual sites.
References to very low densities do not refer to net
densities and do not take account of individual site
specific constraints, which are significant in the
Wycombe context. A response to the AVDC concerns
was published in December 2016.
Ongoing dialogue and sharing of information on housing
capacity amongst the Bucks authorities that make up the
housing market area, and further work on housing
delivery across Bucks including on major strategic sites,
resulted in a reduction of unmet need from 5,000 in the
consultation draft Plan in 2016 to 2275 in the Proposed
Submission Reg 19 Plan. Aylesbury Vale have agreed
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Concern about the uncertainty
around AVDC plan passing
examination and knock on
effects in terms of meeting the
full OAN
Whether to take the OAN
figure as a minimum and
whether to plan for growth
above this.
More of Wycombe’s unmet
needs should be met in
Aylesbury.
Questioning if allocating 90%
of housing to larger
settlements in the district vs
10% to smaller settlements is
the correct ratio, or if a more
even distribution should be
sought.

Infrastructure constraints need
to be taken into account, in
particular travel connections.
Sustainable measures that
manage demand and reduce
the need to travel should be
promoted.

Settlement Hierarchy
Concerns raised over the
Settlement Hierarchy Study
methodology and relationship
between the study and the site
allocations decision making
process
Objections raised to the
inclusions of some settlements
within wider area such as
Holmer Green with High
Wycombe area or Hawks Hill
with Bourne End

to accommodate this level of unmet need in their Local
Plan. This is set out in a Memorandum of Understanding
(MoU) between the Bucks districts and the Bucks
Thames Valley LEP – July 2017.
The close joint working between the authorities on
housing need, capacity and unmet need together with
the robustness of the evidence base underpinning the
Wycombe Local Plan minimises any risks. WDC’s view
is that it cannot meet the full OAN and the evidence
demonstrates this.
The Sustainability Appraisal tests an option that
exceeds the full OAN but its adverse impacts are very
significant. It is considered that it would not result in a
sustainable or policy compliant plan.
The MoU with AVDC provides for all remaining WDC
unmet need to be met within their District. There is no
residual unmet need.
The ratio is simply an outcome of more detailed
assessment work. It was not a target or strategy to
achieve this ratio. However it is part of the strategy to
seek to concentrate development at our most
sustainable settlements (particularly tiers 1 and 2 of the
settlement hierarchy) as far as possible within the
constraints of the District. The distribution in the
Proposed Submission Plan is slightly below 90% as a
result of the further capacity work referred to above.
Agreed – so far as this is achievable within the NPPF
framework.
Infrastructure constraints and in particular identification
of mitigation measures/interventions have been an
important part of shaping the final content of the plan,
including in relation to site specific proposals.
See also retained DSADPD Policy DM2 and draft New
Local Plan Policy DM33 together with the emerging
County Council LTP Policy Annex on Highways
Development Management.
The study helped shape the overall spatial strategy
(focussing development on higher order settlements) but
decisions affecting the allocation of individual sites
within this framework is a finer grain process.

The inclusion of these areas as composite settlements
together with each other simply reflects their physical
connections, proximity and functional relationships.
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Objection to Bourne End as
Tiers 2 and level of growth
proposed as a result and
related to this objection to
consideration of Bourne End
and Wooburn as one
settlement
The impact of large sites on
the edge of settlements and
whether to consider several
smaller urban sites to achieve
the same number of homes
Whether more development
should have been considered
in Marlow considering it is a
Tier 2.

Whether to allow some growth
in the lower tier settlements to
distribute growth across the
rural areas / where to have a
cut off

The Settlement Hierarchy acknowledges that Bourne
End is at the margins of Tier 2 – however this
classification as Tier 2 is not the reason for the
allocations. Tiers 1 to 4 are considered to be sustainable
locations for growth generally.

The plan includes all available and suitable sites
including a number of smaller urban sites.

In terms of the general sustainability of the location,
access to shops and services etc., yes. However,
Marlow is very tightly constrained by the River Thames
Flood Plain, the AONB, and the Green Belt. The
approach to Marlow has been the same as elsewhere –
looking at both the sustainability of the location and the
constraints affecting available sites.
This has been considered further and in the final draft
plan Great and Little Kimble has been identified as an
additional location for limited growth. The main reason
for discouraging growth in more rural locations is that
whilst many people choose to drive, locations where
families would be entirely reliant on access to a car to
access shops, schools and other services are not
considered sustainable locations for growth.

Delivering Homes
Whether the choice of a single
Housing Market Area for the
whole of the areas covered by
Aylesbury Vale, Chiltern, South
Bucks and Wycombe districts
is flawed

The Housing Market Area was defined in specific HMA
Assessment of Findings report which identified the
functional housing market area and a best fit HMA
based on local authority areas. This assessment was
based on national practice guidance and other best
practice guidance available at the time. Chiltern District
Council and South Bucks District Councils’ decision to
undertake a joint Local Plan, resulted in a modification to
the best fit HMA based on plan areas. The result was a
best HMA that included the 4 Bucks districts.
Whether the plan is based on a The method for calculating our housing need is
sound assessment of housing
considered robust, and follows the national planning
needs
practice guidance issued by the Government.
The Housing targets are too
The HEDNA provides evidence on population and
high / too low
household projections and derived housing need
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Whether the level of housing
proposed is justified and
deliverable and whether there
is sufficient evidence that the
Council cannot meet the OAN
as identified in HEDNA in full.

Baseline data for the OAN
figure is from 2012-based
projections; Central
government have now
released 2014-based
projections; this should be
applied now instead.
Whether all site options and
opportunity to maximise site
density have been fully
considered
Strong in principle objection to
meeting Wycombe’s unmet
needs in Aylesbury

Wycombe should seek to meet
their needs in their own area
first, and only once all options
are exhausted should an
unmet need figure be passed
to AVDC
Uncertainty around willingness
and ability of Aylesbury Vale to

requirements. The plan’s housing supply shows that the
District can accommodate most of that need.
Since the consultation on the draft Plan the Council
commissioned updates both to the HEDNA (jointly with
the other Bucks districts) and further reviewed its
housing supply/capacity. The latter was as a result of
responses to the consultation including from Aylesbury
Vale District Council who, through the Hearns report,
questioned whether sufficient capacity had been
identified. A response to the Hearns report was issued
in November 2016. This fed into a HELAA update. At the
same time, the issue of housing delivery within the plan
period for all the Buckinghamshire authorities raised the
need for a Housing Delivery assessment looking at
building rates on key sites across the three southern
districts and the overall market capacity in Aylesbury
Vale, to ensure that the plans would not be overly
ambitious with their assumptions on housing delivery
and hence their respective housing capacities/targets.
As such the final housing target for the District, which is
higher than that set out in the consultation draft Plan is
justified, deliverable and based on robust evidence.
The HEDNA has been updated in December 2016 to
take account of the 2014-based projections. This has led
to a revision of the OAN figure.

See above

National policy sets out that if the District cannot meet its
full OAN, unmet need should be directed to capacity
within the wider Housing Market Area first. The best fit
HMA has been defined as the Buckinghamshire
authorities. Chiltern and South Bucks being constrained
districts similar to Wycombe in terms of Green Belt and
AONB, this means looking to Aylesbury Vale. Aylesbury
Vale have agreed both the principle of this and the final
level of unmet need to be accommodated.
The Council has done so. The Plan is capacity-led.

Following an update to the HEDNA and further more
detailed work on housing capacity and delivery (see
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accommodate 5000 homes
identified as unmet needs, or
that their Plan will proceed
through examination / be found
sound. Therefore, Wycombe
should as a minimum aim to
meet the full OAN as far as it is
able, or otherwise robustly
demonstrate that there is a
lack of capacity or harm being
caused by meeting the OAN.
Concern that there is no
contingency plan if unmet need
is not planned for by AVDC
The need to review density on
the proposed sites with a view
to increase supply

Objections to levels of housing
proposed at specific
settlements based on impacts
upon infrastructure and
services.
Different views on potential
housing sites or broad
locations

Concern about the delivery of
affordable housing in rural
areas

Brexit and impact on OAN
Delivering Economic
Prosperity
Whether the plan is positively
prepared and adequately
identifies and meets the needs
for economic development,
supporting the District’s
economic growth
Clarification needed on how
the council has arrived at the
proposed requirement figure

above) the level of unmet housing need has been
reduced to 2,275 homes. This has been agreed with
Aylesbury Vale District Council (AVDC) and the other
Bucks Districts. The Council has robustly demonstrated
that it cannot meet its OAN without causing significant
harm. This is demonstrated in the detailed evidence
base and the Sustainability Appraisal which tests the
implications of meeting the OAN.

The Council is proceeding to Publication with what it
considers a sound plan, on the basis of the capacity
work done and the MOU agreement.
AVDC questioned this through the Hearns review; the
Council produced a response report which set out how
the housing supply had been revised including looking at
densities and sites suitability. This work yielded around
1200 extra homes.
The Infrastructure Delivery Plan and more detailed
evidence reports (e.g. traffic modelling/assessments)
provides an assessment of infrastructure needs across
the different settlements and potential mitigations
measures, which are also reflected in the final plan.
Update to the HELAA - This ensures that the sites
included as allocations in the draft plan have been
screened for significant constraints and meet the
relevant tests to be included in the plan. They have also
been tested in the Sustainability Appraisal.
Policy DM24 sets out how we will deliver affordable
housing across the District including in rural areas;
policy DM25 sets out further requirements in relation to
Rural Exceptions sites and policy DM27 addresses the
housing needs of Rural Workers.
This was considered in the HEDNA addendum.

The HEDNA provides the basis for the figures explaining
that the Oxford Economics forecasts provide the best
forecast basis, but a subsequent addendum to the
HEDNA sets out sensitivity testing/alternative forecasts
and also a review of market intelligence showing a
disparity between what the forecasts suggests and what
the market is likely to provide, particularly in the office
sector.
The resulting Plan is positively prepared through a
combination of new employment allocations, protection
of existing employment land and encouraging
regeneration of key employment sites.
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Implications of Wycombe not
meeting its OAN for
employment land and
uncertainty around AVDC
meeting that need

Whilst it is unlikely that the supply position will full meet
the Oxford Economics forecasts, particularly due to
potential office to residential losses, the HEDNA
Addendum suggests a precautionary approach to new
allocations to ensure that sites are no allocated that are
unlikely to be taken up. Wider work with the Bucks
authorities indicates that there is sufficient employment
land across the Functional Economic Market Area
(FEMA) to meets all of the FEMAs needs. A MoU
between the Bucks Districts recognises that there will be
some redistribution of employment land from the 3
southern districts to Aylesbury Vale where there is
surplus employment land.
Some support for safeguarding The employment land supply analysis set out in the
existing employment areas and HEDNA Addendum supported by the earlier review of
for regeneration versus the
employment land on a site by site basis supports the
need to redevelop employment approach safeguarding most employment land for
sites for housing
employment purposes, otherwise there would be a
greater shortfall of supply when assessed against the
forecasts.
Concerns over the imbalance
The plan and associated evidence base demonstrate
between the provision of
the potential to achieve a broad balance between
homes and jobs, including the
housing and economic development provision across
spatial broad location of
the Housing and Economic Market Area.
employment to the south of the Additional employment land is proposed in Princes
District in light of major
Risborough together with additional land reserved for
housing expansion at Princes
relocation of local businesses if needed. Although
Risborough and consequent
significant housing is proposed at Princes Risborough,
strain on road network due to
three times more housing is expected to be delivered at
commuting
High Wycombe urban area in the plan period compared
with Princes Risborough – as such most housing growth
is still focused in the south of the District.
Objection to applying the same Whilst the NPPF affords great weight to protecting the
approach to rural enterprise
AONB landscape it does discriminate between the
and diversification in the AONB AONB and other rural areas in its policy on supporting a
as in non-designated
prosperous rural economy. The two objectives are not
countryside – this is contrary to irreconcilable and support for the rural economy does
national policy and fails to
not override landscape protection.
demonstrate regard to
conserving and enhancing the
beauty of the AONB
Objection to CP5 as it is
The Plan allocates more than 20 hectares of new
restrictive in allocating new
employment land and encourages the regeneration of
employment sites and a
other sites/areas. This is in the context of a district has a
greater range of sites need to
high level of constraints that also have to be factored
be identified in order to foster
into plan making.
economic growth.
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Concerns that the policy is not
in line with NPPF and does not
offer sufficient flexibility for
commercial sites to suit a
possible shifting focus from the
current industrial base
Concerns that this policy will
undermine the ability of
commercial sites to maintain
high occupancy levels and to
continue to be commercially
active and viable
The impact of permitted
development rights onto
employment supply

Greater emphasis required on
rural tourism and link should
be made between CP5 and
quality of environment and
rural activities under CP5.
The need to improve the car
park offer at Globe Park which
is seen as a priority area for
improvement and regeneration
Insufficient analysis has gone
into the potential for
regenerating existing business
areas as an alternative to
potential future office
development within areas of
Green Belt, and every
alternative opportunity must be
explored

The HEDNA Addendum indicates the importance of
flexibility to enable changes in demand in different
sectors. The Proposed Submission Plan provides policy
and site flexibility.
The HEDNA Addendum also sounds a note of caution
regarding the allocation of sites that may not get taken
up. Too many allocations could have the effect of
undermining the take up of existing commitments or the
filling of vacant units in existing areas, which is an issue
in some areas.
The HEDNA Addendum demand supply balance
assessment factors in known likely losses of office to
residential development and also makes estimates for
future losses. This is therefore taken into account in the
overall employment land strategy.
The development management policies provide
appropriate flexibility for rural diversification including
tourism as appropriate.

This is addressed by policy MR7 Globe Park in the
Publication (Reg 19) version of the Local Plan.

The Council has undertaken an Economy Study and
Employment Land Review which has assessed the
potential for retention of existing employment sites and
the Plan policies facilitate their redevelopment and
regeneration.
The proposed release of land at the Air Park and at High
Heavens is unlikely to be taken up for significant office
development and is likely to be more attractive for
industrial/warehousing and storage.
The Sustainability Appraisal assesses the different site
options for new employment development.

Delivering new infrastructure
Major concerns in relation to
The Infrastructure and Delivery Plan sets out how
strain on existing infrastructure infrastructure providers are planning for current and
which is already at full capacity future needs and how the Plan’s new developments will
contribute to infrastructure gain.
Major concerns on the
The draft Plan is supported by an updated Infrastructure
achievability and deliverability
and Delivery Plan which considers schemes necessary
of required infrastructure
to support growth; this in turn is supported by a number
including lack of funding
of subsidiary studies and investigations. The IDP
indicates how the infrastructure could be delivered.
Specific concerns over
Extensive transport modelling has been undertaken to
transport modelling and
inform the Plan, including further work after the
consultation on the draft Plan. This has involved use of
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identification of adequate
transport requirements

Concern about the lack of
clarity and consistency of
information in relation to
proposals, including need for
more details on phasing of
delivery and clarity on delivery
partners as well as data and
sources supporting proposals
Scepticism over modal shift
and impact on location of
development in relation to
public transport offer
(frequency and destinations)
The need to phase
infrastructure delivery before or
alongside new development, in
particular sewage and
drainage

Lack of new/improved
provisions for parking seen as
major issue, especially when
specific site access mentioned

Provision for sports and
recreational facilities
questioned due to lack of solid
evidence base

both the county-wide transport model, factoring in
anticipated growth across the county from the emerging
Local Plans of other authorities, and use of the
Wycombe transport model for more detailed assessment
of some key sites.
Mitigation measures have been identified, are factored
into the IDP and into site specific policies in the
Proposed Submission Plan.
The plan provides the right level of details for plan
making purposes. This is also complemented by the
more detailed Infrastructure and Delivery Plan. The
Council has shown that the development proposed has
a reasonable prospect of delivery. Further details on the
proposals will be developed through the Princes
Risborough Capacity and Delivery Plans, any site
Development Briefs, and at implementation stage.
The plan seeks to allocate sites where there is a choice
of means of travel or where improvements can be made
to provide that choice. The transport modelling does not
make over-optimistic assumptions about modal shift.
The Local Plan Infrastructure Delivery Plan provides an
assessment of phasing of infrastructure. The Council
has worked closely with Thames Water in relation to
sewage issues, sharing emerging growth proposals so
that Thames Water can plan the necessary
improvements, particularly to Little Marlow and Princes
Risborough sewage treatment works in a timely manner.
Further information on the phasing of Princes
Risborough expansion area will be through a separate
delivery plan.
The Council has assessed the additional parking
demand in Princes Risborough town centre and at the
station arising from the proposed expansion of the town,
and has shared different potential options. The Council
is keeping under review the overall level of parking
provision in High Wycombe town centre.
The Council is applying the latest Bucks County Council
parking standards for new developments which are
based on more up to date evidence on the demand for
on-site parking. Development management policies
require appropriate levels of parking to be provided.
The provision for outdoor sports in new developments is
covered in the Delivery and Site Allocations Plan
adopted in July 2013.
The Local Plan aims to protect existing facilities and
facilitate the provision of new facilities, and site specific
policies and proposals are included as appropriate.
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Major concerns over impacts
on biodiversity/wildlife/habitats
from proposals

Concern expressed regarding
location and capacity of
medical services in relation to
sites

Particular concerns about
inadequacy of school
provision, increased traffic and
safety issues related to new
provision. Concerns as to
whether existing schools could
physically expand was raised.
Expected Section 106/CIL
funds considered highly
unlikely to be sufficient for
infrastructure costs needed by
most sites
Percentage of Section 106
monies ring-fenced for local
use queried, as well as
timetable for said use.
Insufficient detail provided in
relation to flood management
measures.

Concerns over allocating land
in flood risk areas in relation to
new sites as well as increased
risk to existing properties

The needs for SuDs to be
integral to new developments
to manage surface water run-

These issues have formed part of the site assessment
process influencing decisions on site allocations and the
capacity of allocated sites – see the HELAA and the
Sustainability Appraisal. A Habitats Regulations
Assessment Screening Report has been undertaken in
relation to internationally significant biodiversity
designations and determined that the proposals in the
Plan are unlikely to have significant effects.
The Council has engaged with the Clinical
Commissioning Groups (the District is split between the
Chiltern and Aylesbury Vale CCG areas) to ensure that
the need for new or improved facilities was identified
across the District. This dialogue has fed into the
Infrastructure Delivery Plan and the proposals for
specific areas such as Princes Risborough or Bourne
End and Wooburn.
Significant engagement has been undertaken with
Buckinghamshire County Council as Education Authority
who have set out the extra school places provision
required to meet extra demand created by development.
The Infrastructure Delivery Plan sets out further details
and site specific policies set out requirements as
appropriate.
The whole Local Plan Viability Assessment and Princes
Risborough Viability Report demonstrate that
developments will yield sufficient value to meet the
policy requirements.
Section 106 monies have to be used for infrastructure
that is reasonable related to the impacts of the
development.
The Strategic Flood Risk Assessment Level 1 and Level
2 and Sequential Test reports have been completed and
provide appropriate assessment of the level of risks to
the proposed allocations and how this can be avoided /
mitigated.
Sites over 1 ha or in an area at risk of flooding will
require site specific assessments at planning application
stage.
The Strategic Flood Risk Assessment level 1 and Level
2 and the Flood Risk Sequential Test provide evidence
of that the new sites will not result in an increase of flood
risk and that any flood risk can be mitigated. DM39 of
the Local Plan sets out further requirements which will
be addressed at application stage.
Policy DM39 of the Reg 19 Local Plan sets out SuDS
requirements.
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offs close to sources and aim
for greenfield run-off rates.
The need to link High
Wycombe with Crossrail via
rail connection to Maidenhead.
Concern expressed that
improving North-South
connectivity across the District
will have an impact on the
AONB.
Lack of synergy between Local
Plan and proposed
enhancements to the Bourne
End – Maidenhead railway
line.
Support for new
cycling/pedestrian routes
tempered with concern that
road proposals will render
those more dangerous to users
connecting onto them via said
new routes.
The need to provide new
primary care facilities in areas
where existing GP surgeries
over capacity

Insufficient community facilities
proposed across the plan

Sense of Place
Concern about the lack of a
strategy in relation to the
conservation and
enhancement of the District’s
historic environment and
heritage assets and their
settings, and appreciation and
access to these.
The need for a long term
strategic approach to the
protection and enhancement of
the natural environment,
including green infrastructure
strategy, and aiming for
biodiversity net gain, and links

Strategic connectivity issues will be progressed through
partnership working in future revisions of this plan in line
with policy CP2. Improving strategic connectivity is one
of the objectives of the Plan.

It is right that new development should provide for travel
choices including walking and cycling. Safety issues will
need to be addressed at the detailed design stage.

The Council has worked with the Chiltern and Aylesbury
Clinical Commissioning Groups (which cover the
District) to understand existing and future primary care
requirements and where necessary has identified
opportunities for new facilities provision or relocation.
Further details can be found in the Infrastructure
Delivery Plan.
Policy DM29 sets out requirements for new community
facilities. Specific major sites will deliver community
facilities such as reserve sites or Princes Risborough
expansion area aligned with identified needs.
Policy CP11 and DM31 of the Publication (Reg 19)
version of the Local Plan sets out the Council’s strategy
in relation to the conservation and enhancement of the
historic environment. Delivery of the plan’s objectives
will be through the careful management of future
development across the District. The Council follows
several adopted design guides which contribute to
achieving this.
A range of Core Policies and detailed Development
Management policies in the Plan and in the Delivery and
Site Allocations Plan set out the Council’s approach to
protecting the natural environment.
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to other relevant strategies and
plans.
Need to include recognition of
nationally and internationally
important ecological
designations, the River
Thames Valley Corridor and
Thames National Trail, River
Wye, and chalk streams which
contribute to the District’s
‘sense of place’,
distinctiveness and enjoyment.
Concerns over the loss of high
quality farmland

Inconsistency within the plan
as proposals in Green Belt and
AONB are potentially harmful
to the sense of place

Reference should be made to
requiring environmental
enhancements through
development and
redevelopment
Reference should be made to
health and wellbeing
Greater protection of ancient
woodland is needed due to
their importance to landscape
and cultural heritage,
conservation value, and
contribution to the urban
environment.
Waterbodies contribute to the
‘sense of place’ of the district
and need policy protection.

These are covered by policies in the Delivery and Site
Allocations Plan. The Local Plan objectives also
recognise the importance of cherishing the Chilterns and
its specific characteristics.

Agricultural land quality is one of the considerations in
assessing sites but it is but one consideration alongside
a range of other sustainability considerations, not an
overriding factor.
The Council is only proposing to develop limited
amounts of Green Belt land and is not proposing any
“major development” in the AONB. Landscape
assessments and the Green Belt review have been
undertaken to ensure that proposed allocations only
affect areas that perform Green Belt purposes
weakly/relatively weakly, and that are acceptable in
terms of their landscape impact. This helps to preserve
the sense of place.
This is covered through the Delivery and Site Allocations
Plan policy DM11 Biodiversity in New Development and
is also covered under policy DM41 in the Publication
(Reg 19) version of the Local Plan.
This is referenced in the second objective of the Plan.
Ancient woodlands are adequately protected by existing
policy in the Delivery and Site Allocations Plan.

Policy DM15 of the Delivery and Site Allocations Plan
covers the protection of rivers and streams. The Council
has undertaken an assessment of the impact of growth
on the two Wastewater Treatment Works to ensure that
it would not result in a deterioration of water quality of
the receiving waterbodies.
The plan proposes a policy to protect water quality and
supply.
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Protecting the Green Belt
and AONB
Very strong in principle
objection to development on
Green Belt land as it is
contrary to and undermines the
NPPF, government policy and
stance on Green Belt, the legal
protection of the Green Belt,
the purposes and aims of the
Green Belt and the council’s
own policy CP9.
Particular concerns in relation
to urban sprawl and
coalescence due to releases
Need for evidence that the
Council has exhausted all
alternative sites before
considering the Green Belt,
including brownfield and PDL
sites and developing land to
the north west of the District
not in the Green Belt or AONB
The need to define
“unacceptable harm” to the
Green Belt
The justification over what
constitutes exceptional
circumstances to remove land
from the green belt and
evidence that these exist to
justify releasing sites in the
Green Belt. Also, justification
as to why not all weak
performing sites are allocated.
Consideration of impacts of
developing the green belt in
relation to landscape, amenity,
biodiversity, ecology and
wildlife, and infrastructure
requirements.
Whether the plan identifies the
right parcels of Green Belt land
/ large size of parcels identified
Criticism that the Green Belt
review is developer led –
focussed on developer

Rather than prohibit Local Plan allocations in the Green
Belt the NPPF requires exceptional circumstances to
release Green Belt land. This has to be read alongside
the NPPF requirement to meet development needs and
increase the supply of housing. The WDC Green Belt
assessment takes a balanced approach, only
recommending the allocation of sites which perform
weakly/relatively against the purposes of including land
in the Green Belt, and which are capable of delivering
sustainable growth to meet the community’s need for
new housing.
These issues have been examined closely in the Green
Belt Part Two assessment.
All these other options and more have been considered
in assessing how to meet the District development
needs, particularly for housing. Even with the proposed
release of land from the Green Belt development the
Plan does not meet all its housing needs.
The Sustainability Appraisal report sets out the
alternatives considered.
In the context of the Part 2 Green Belt Assessment this
equates to failing Step 2 of the assessment. A site that
fails step 2 would, if allocated, normally result in
unacceptable harm to the Green Belt.
The Green Belt Part Two Assessment has been
expanded to fully explore these points.

These issues are assessed in Step 3 of the Green Belt
Part Two Assessment

The final Green Belt Part Two assessment has revisited
this issue.
The Council seeks to allocate the most suitable sites for
development. To ensure that a site will be delivered, it
must be demonstrated however that a willing landowner
will come forward and that the site has a reasonable
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promoted sites rather than
most suitable sites

Whether to release more land
out of the green belt to meet
full need and more than full
need
Additional sites within the
Green Belt were identified
including land at Clay Lane,
Booker.
Previous consultation stages
have seen major opposition to
Green Belt proposals – this
should not be rejected but
taken into account.
Permanence of the Green Belt
and concerns that further land
will be removed from the
Green Belt beyond the 1%
proposed
Government White Paper
stance on Green Belt
development and whether the
Council should review position
AONB
Very strong objection to
development in the AONB to
meet needs– in principle
objections but also objections
to specific options for release

prospect of delivery. The Plan will be examined to see if
it has a reasonable prospect of delivery. As such being
able to demonstrate that a willing landowner / developer
will take the site forward is a very important component
of the evidence supporting the plan.
The Sustainability Appraisal considers these alternatives
(Options D and E) but the impacts of these two options
are considered to be too harmful.
The suitability and deliverability of these proposals were
reviewed as part of the Green Belt part 2 assessment
and final HELAA.
Whilst the Council aspires to reflect local priorities,
under the NPPF, the level of public opposition (or
support) is not in itself a relevant consideration (with the
exception of Neighbourhood Plan Referenda) but rather
the planning issues and merits raised by public
comment.
This is a matter for further Local Plan reviews and will
depend on government policy at the time.

The final Green Belt Part Two Assessment includes a
review of the Housing White Paper statements on Green
Belt assessments.

The NPPF does not support a prohibition on
development in the AONB as a matter of principle. It
does require exceptional circumstances for major
development in the AONB, and it does require great
weight to be given to protecting the AONB landscape.
All of the allocations in the AONB in the draft plan have
been shaped by a specialist landscape capacity
assessment.
Clarification required over what This was reviewed with Natural England and the
constitutes major development Chilterns Conservation Board. The AONB Site
in the AONB and evidence that Assessment Report sets out a detailed approach to
exceptional circumstances
classifying major development in the AONB and
exist to justify major
concludes that, in our local circumstances, there should
development
not be any allocations for major development in the
AONB (and none are included).
Targets for sites in AONB
This is in fact the approach that we followed.
should be based on what can
be built without harming the
landscape in terms of
environment, visual impact,
loss of natural “capital” and
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total impact from multiple
concurrent proposals. This
would result in lower housing
figures for these sites.
The assumption AONB land
shouldn’t be built on puts too
much pressure on the Green
Belt, so this assumption needs
challenging or ways to mitigate
it need investigating.
WHAT IS PROPOSED IN
SPECIFIC AREAS
High Wycombe area
Unfair proportion of housing in
Hazlemere/Tylers Green area

Concerns raised about
Junction 3A

Strong objections against
development at Land off
Amersham Road including
Tralee Farm, including in
relation to Green Belt status,
Concern about coalescence
between Hazlemere and
Holmer Green, Concern about
the amount of development for
both this site and Skimmers
Orchard (CDC site), and
concerns with regards to local
infrastructure and biodiversity
impacts
Strong objections against
development at Penn Road
including concerns over impact
on the AONB, access
suitability, lack of clarity on
what is proposed
Objection to Terriers Farm in
principle but also due to
concerns on local highways
and ecological impacts, loss of

There are different policy requirements for the two
areas. There has been no decision to put one ahead of
the other. As noted above some AONB land is proposed
for development.

The plan allocations are capacity led – not based on any
concept of proportional distribution. (Please note that the
plan no longer includes the site at Penn Road, due to
the site being identified as major development in the
AONB.), resulting in just one major allocation at
Hazlemere (HW8 - Land off Amersham Road).
Highways England is currently looking at different ways
to improve access to High Wycombe from the M40 but
this project falls outside the timescales for preparing this
Local Plan, so this proposal is no longer within the
scope of the plan.
The Green Belt part 2 assessment demonstrates how
this site meets exceptional circumstances.
The Reg 19 plan has been updated to provide more
details over the proposal for the site and how negative
impacts can be mitigated. The policy sets out the
requirement for a more detailed development brief which
will address the issue of comprehensiveness including
with the potential development of Skimmers Orchard.

Further assessment of the site in the AONB site
assessment report led the Council to conclude that the
amount of development proposed on this site would
amount to major development in the AONB, which the
Council is opposed to promoting. As a result the
proposal is no longer pursued and does not form part of
the Publication (Reg 19) version of the Local 19 Plan.
The principle for developing this site reserved for
development has already been established in the Local
Plan, and Core Strategy. The site has been released for
development by the Council in November 2014. A local
liaison group was set up in early 2015, made of local
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community facilities and
coalescence issues

stakeholders and residents. With regards to how the site
will come forward, a detailed draft development brief has
been prepared for the site alongside the plan
preparation and the Terriers Farm liaison group views
have helped to influence both the brief and the policy in
the Plan.
Objection to Wycombe Air
The site formed part of the Green Belt Part 2
Park proposals
assessment and was considered appropriate to release
from the Green Belt to help meet employment land
needs. The Commercial Sites Assessment considered
the site had potential for new employment development.
The detailed policy in the Publication (Reg 19) version of
the Local Plan sets down site specific development
requirements including issues relating to the operation of
the air park.
Objection to Gomm Valley and The principle for developing this site reserved for
Ashwells in principle but also
development has already been established in the old
due to concerns over
Local Plan (where it was safeguarded land) and Core
landscape and ecological
Strategy (reserve site). The site has been released for
impacts, local infrastructure
development by the Council in November 2014. A
and highways impacts,
liaison group for the site was set up in early 2015, made
of local stakeholders and residents. With regards to how
the site will come forward, a detailed development brief
has been developed and adopted for the site alongside
the plan preparation and the Gomm Valley and Ashwells
liaison group work have helped to influence both the
brief and the policy. The development brief and the
detail policy acknowledge the various local concerns
identified and given the particular sensitivities of the site,
the Plan and the brief proposed development of only a
relatively small proportion of the site. A more detailed
ecological survey will accompany any planning
application.
Objection to Horns Lane,
The Green Belt Assessment part 2 sets out how this site
Booker due to concerns over
can meet exceptional circumstances to be removed from
Green Belt removal, loss of
the Green Belt. The policy clarifies that the allotments
allotments, biodiversity
will remain. The site will require a site specific FRA as
impacts, infrastructure capacity per policy DM39 which will address flood risk
and local flood risk
management. A more detailed ecological survey will
accompany any planning application.
Marlow
Very strong objection to the
Further assessment of the site led the Council to
allocation at Oak Tree Road in conclude that this allocation would be unacceptable in
the AONB. The main issues
both Green Belt and AONB terms. As a result the
related to concerns with
proposal is no longer pursued.
regards to the impact on the
AONB, concerns of merging
with Marlow Bottom, concerns
over access via Oak Tree
Road, and lack of clarity over
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the numbers considered and
how the site would come
forward.
Objection to Seymour Court
road due to impact on Green
Belt and AONB
Confusion over the 300 homes
target which was mistaken for
Oak Tree road figure

Princes Risborough
Higher housing numbers than
PRTP

Not enough consultation on
Princes Risborough

Bourne End and Wooburn
Objection to Settlement
Hierarchy study, ARUP and
WDC GB review in terms of
classifying Bourne End as a
‘large built-up area’ and
subsequent level of growth
proposed and concern over
existing infrastructure
limitations.
Flooding concerns over all
sites

Strong objection to Hollands
Farm based on opposition to
loss of Green Belt and

These impacts are considered in the Green Belt and
AONB reports.
The 300 homes figure includes all development
completed or planned to be delivered in Marlow over the
plan period from 2013 to 2033. It includes sites such as
Portlands. This has been clarified in the Publication
(Reg 19) version of the Local Plan and following updates
to the housing land supply since the consultation draft
plan, the figure has been revised to 350.
The number for Princes Risborough in the WDLP draft
plan includes the expansion area proposed in the PRTP
but also takes account of other sites delivered across
the plan period.
Further refining of the numbers to be delivered at
Princes Risborough has been done prior to the
Publication (Reg 19) version of the Local Plan. This
includes taking account of evidence on the likely timing
and rate of delivery of the expansion area. As a result
approximately 600 homes are likely to be delivered
beyond the end of the plan period (i.e. from April 2033
onwards).
This Statement of Consultation and other consultation
reports in relation to Princes Risborough specifically set
out how the Council has led a very extensive
engagement process in relation to developing proposals
for Princes Risborough.
See above. The allocation does not follow from these
classifications. Had Bourne End been identified as Tier 3
in the Settlement Hierarchy, and had it not been
identified as a large built-up area in the Green Belt
Assessment, the same allocations would in all likelihood
still be appropriate.

The Strategic Flood Risk Assessment Level 1 and Level
2 and Sequential Test have been completed. They
consider the level of risk at each site and how mitigation
measures can be put in place through site layout, site
design, and SuDS. All sites will require site-specific flood
risk assessments in line with policy DM39.
The Green Belt report part 1 and 2 provide the
justification for removing land from the Green Belt. The
Regulation 19 Local Plan contains a more detailed site
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concerns over area character,
loss of farming land and
amenity space, disagreement
with SA, Concern about impact
on Cookham bridge and local
road network, and flood risk
issues
Strong objection to Slate
Meadow in principle but also
concerns raised over green
belt status, biodiversity, flood
risk, and infrastructure issues

Objection to Northern Heights
due to concerns over Green
Belt exceptional
circumstances, biodiversity,
impact on local infrastructure,
flood risk, covenant.
Objection to loss of policy C16
for Hawks Hill

Rural Areas
Opposition to Clappins Lane
due to concerns in relation to
impact on the green belt and
AONB, site access
Other sites
Various comments/ objections

diagram and policy which sets out how the development
could come forward. The Strategic Flood Risk
Assessment Level 2 and Sequential Test reports have
been completed and provide evidence on flood risk
management to the site. The overall Bucks wide
transport modelling (Phase 3), and Wycombe Sites
Transport Modelling Report assessed local transport
impacts and mitigation packages
The principle for developing this site reserved for
development has already been established in the old
Local Plan (where it was safeguarded land) and Core
Strategy (reserve site). The site has been released for
development by the Council in November 2014. A
liaison group for the site was set up in early 2015, made
of local stakeholders and residents. With regards to how
the site will come forward, a detailed draft development
brief has been prepared for the site alongside the plan
preparation and the Slate Meadow liaison group work
has helped to influence both the brief and the policy.
The Strategic Flood Risk Assessment and Sequential
Test have considered the level of risk to the site from all
sources of flooding.
The Green Belt part 2 assessment has concluded that
exceptional circumstances to remove this site from the
Green Belt have not been demonstrated. As a result the
site is no longer pursued.

Since the introduction of Neighbourhood Plans these
sorts of local area policies are typically no longer
included in Local Plans. Underlying this, the new Local
Plan adopts a criteria based approach to Development
Management Policies affecting place making, green
infrastructure and landscape etc. These require a
thorough assessment of each location on a case-bycase basis. As such policies such as C16 are no longer
appropriate or needed but could be pursued through the
neighbourhood planning process.
These issues are considered in detail in the Green Belt
and AONB assessments. (The views of the Highway
Authority are contained within Step 3 of the Green Belt
Part Two Assessment.)

These have fed into the latest version of each site
policy, and sites have been assessed in various
technical reports which have been published alongside
the Publication (Reg 19) version of the Local Plan.
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DM POLICIES
Matters to be determined in
accordance with the NPPF
Policy too generic – more
specific policies required
showing how the plan will
apply locally the NPPF
principles
Concerns raised about not
having a specific policy dealing
with the historic environment
Delivering Housing
Comments / objections to
specific small sites being
allocated at Appendix B
Whether the right mix of
housing has been identified
and whether the approach is
flexible enough
More clarity sought on how
provision of care homes might
affect projected demand for
housing

Concerns regarding the type
and level of affordable housing
required and impacts on
viability

Whether the criteria for
calculating affordable housing
(i.e. based on floorspace)
requirement is justified
The location of affordable
housing including
consideration for off-site
delivery

Opportunities for small-scale
rural exception affordable
housing schemes.
In rural areas preference was
expressed for affordable

Whilst in some senses there is no need to repeat NPPF
policy, adopting this as Local Plan policy will allow these
to be given full Development Plan weight in planning
decisions and appeals.
The plan was amended to include a policy to manage
development affecting the District’s historic environment.

These have informed the final HELAA.

The HEDNA and viability report findings have informed
the policy proposed in terms of mix. It is the Council’s
view that the approach is flexible enough to meet a wide
range of needs, taking account for changing market
conditions, whilst not burdening smaller developments.
The objectively assessed need for housing in the
HEDNA excludes projections of the institutional
population which includes care homes. As such
provision of care homes does not affect the housing
need figures nor are they counted towards the housing
supply. The HELAA reports on care home provision
separately from other residential development.
The provision of affordable housing is a key requirement
for the Plan. The HEDNA sets out the overall need for
affordable housing and the need for different types of
affordable housing. The viability work underpinning the
town plan demonstrates that both affordable housing
provision and other sites requirements such as
infrastructure provision can be supported.
The floorspace approach is justified as it provides a
basis consistent with assessing CIL contributions,
ensure a genuinely proportionate contribution to
affordable housing, and is justified by viability
assessment that has considered provision on that basis.
The Council’s approach is to deliver a fair share of
affordable housing on most sites in sustainable locations
to ensure provision is not made to the detriment of
particular areas. DM24 sets out affordable housing
requirements and makes an allowance for considering
off-site delivery for small sites within the AONB
DM25 allows for this.

This issue relates more closely to housing policy, than to
planning policy. However the rural exceptions affordable
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housing being allocated to
local people so they remain in
their communities.
Strong objection to gypsies
and travellers needs provision

Specific concerns with regards
to the disproportionate amount
of pitches in Marsh area and
support with regards to limiting
future provision
Strong objection to sites
proposed at part of land
adjoining High Heavens and
land adjoining Old Horns Lane
Whether to provide for
Travellers considering legal
changes in the 2016 Housing
and Planning Act

Whether WDC will take on
unmet GTTS needs from
neighbouring authorities
Policy on accommodation for
rural workers should
emphasise that it only applies
to agricultural forestry or
similar enterprises, not
businesses in a rural location
Additional criteria to rural
workers policy to ensure no
adverse impact on heritage
assets and their settings
Fostering economic growth
and supporting local
communities
Lack of flexibility in DM29 to
respond to changes in
economic circumstances/
commercial viability or market
demand/ evolving
requirements of businesses

housing policy in the Plan does enable provision of
affordable housing for local people.
The Council is required to plan for Gypsies and
Travellers needs. A Gypsies and Travellers Needs
Assessment update has been undertaken to identify
current and future needs. This has informed the
approach taken in subsequent versions of the plan.
In line with the Planning Policy for Traveller Sites (2015),
the final version of the plan sets out a policy to ensure
that ensure that the scale of sites (both individual and
cumulative) does not dominate the nearest settled
community.
Updated figures for needs and the level of provision
from recent planning permissions means that specific
site allocations are not being proposed in the latest
version of the plan.
The changes in the Housing and Planning Act (2016)
removed the need to assess the needs of Travellers as
a distinct category, however, it does not cancel the
requirements of the Planning Policy for Traveller Sites
(2015) which requires Local Authorities to set pitch
targets for Gypsies, Travellers, and Travelling
Showpeople who meet the legal definition set out in
Annex 1 of PPTS (2015). Additionally, the Equalities Act
(2010) requires us to provide culturally appropriate
housing to those who wish to exercise their right to it.
The Council does not plan to meet unmet needs from
neighbouring authorities and this has been agreed
between the district councils in Buckinghamshire in the
form of a Memorandum of Understanding.
The wider scope reflects the NPPF.

Any proposal that affects a heritage asset would be
subject to heritage polices as well. No need to duplicate
in each specific policy.

The policy provides flexibility for different types of B
uses in these designated areas and hence is responsive
to changing market circumstances. In local employment
areas additional flexibility is for certain non-B uses
classes as well. Such flexibility is consistent with the
advice in the HEDNA Addendum.
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Whether the plan provides the
right basis to protect both
indoor and outdoor community
facilities and cater for existing
and future needs through
expansion, enhancement or
provision of new facilities

Place making
Opposition to development in
the AONB

The Delivery and Site Allocations plan policy DM16
remains extent and provides for the provision of open
space including outdoor sports facilities. The plan policy
has been redrafted to set out more clearly our approach
to meeting the need for community facilities where new
development takes place, and our approach to
developments for the loss or redevelopment of existing
facilities. This policy ensures that development meets
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.

Very little of the AONB is proposed to be developed.
The Council has made it clear that it does not propose
major development in the AONB; the Council has
completed an AONB assessment report looking at
landscape impacts of the sites proposed to show that
limited growth near the large villages of Lane End and
Stokenchurch can be accommodated.

Definition of major
development including
cumulative impacts and
mechanisms for testing
whether a development is
major or not
What constitutes exceptional
circumstances in the AONB
Support / objection to policy
details on green infrastructure
in new development
Support / Objection to generic
tree canopy cover requirement

The AONB site assessment report considers this in
detail.

The need to demonstrate
biodiversity net gain (as
opposed to offsetting) and
whether to use a biodiversity
metric
General support for place
making and design quality
policy but more details
required

The Council has been working with the Natural
Environment Partnership on this issue and has followed
national guidance, and this principle is incorporated in
policies in the Plan

This is set out in the NPPF and clarified in the updated
new Local Plan
Further work has been undertaken in cooperation with
the NEP and Natural England to refine this policy.
The Council produced a Tree Canopy Cover
Assessment to justify this requirement

The Residential Design Guidance SPD that has recently
been adopted provides the additional detail requested.
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Summary of reps for the Draft Sustainability Appraisal of the Draft Wycombe
District Local Plan, July 2016
Sustainability Appraisal - General








The SA appears to follow national and local policy and guidance
Concern over the late release of the SA
Release of Green Belt sites is required
No evidence that the Final Scoping Report has been used to produce this report.
No environmental report has been included.
SA is contradictory in some places.
SA doesn’t explain why higher levels of housing provision cannot be considered.

Sustainability Appraisal – Site specific issues











Some sites weren’t included in the SA which should have been assessed.
The cumulative effects of proposals isn’t assessed, which is likely to be different
from a sites individual score.
Mitigation measures are referred to in the SA but no detail is provided in the
supporting text.
Not all reasonable alternatives are considered in the SA.
Insufficient evidence is provided in the report to justify the conclusions.
More emphasis should be placed on how settlements can be made more
sustainable rather than ruling them out on the basis of their current service/ facility
provision.
No discussion of the issue of coalescence in the SA particularly in relation to
Bourne End.
Insufficient options are presented for Marlow.
SA considers major expansion of the transport network, and potential growth at
Kimble, Saunderton and Stokenchurch. There is land available at Little Kimble and
this option should be assessed further.

Sustainability Appraisal – Scoring/ Appraisals of sites








Scoring system lacks clarity and more detail is needed as to how it has been
applied.
Some of the scores given are incorrect and downplay certain issues (Others say
that the scores are correct).
Dispute about that the detailed findings relating to a number of sites and how
these have been derived.
Some issues such as climate change, improving wildlife habitats and the quality of
agricultural land aren’t referred to but should be.
More detailed specialist advice is needed for some of the site scores.
Not all brownfield sites have poor diversity.
Concern that not all implications are known.
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A large number of comments were received in response to the Draft SA Report (July
2016). These comments were considered and the Council’s view was that whilst some
respondents have made unfounded comments or have misunderstood the process a
number of reps. raised issues that were justifiable concerns. The Council therefore,
working closely with the consultant AECOM, undertook a great deal of work prior to
producing the Regulation 19 Draft of the SA Report (September 2017) to address these
issues.
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Part 4. The Regulation 19 Consultation
The Wycombe District Local Plan has reached the submission stage in the plan making
process. As part of this submission stage, the Council is required to produce a Statement of
Consultation under Regulation 22 of the Town and Country Planning (Local Planning)
(England) Regulations 2012. The earlier part of this report deals with regulation 22 c i) to
iv). This part of the report deals with regulation 22 c v) and vi).
It sets out how Wycombe District Council published the proposed submission Local Plan
and invited people to make formal representations in accordance with the adopted
Statement of Community Involvement and the Town and Country Planning (Local Planning)
(England) Regulations 2012.
This part of the report shows how these requirements have been met, states the number of
representations made and provides a summary of the main issues arising from the
consultation.

When was the proposed submission Local Plan
published?
On 18 Sept 2017, Cabinet recommended to Council the publication version of Plan and its
subsequent submission. On 9 October 2017 the Council agreed Publication version of Plan
and its subsequent submission.
Subsequently, the plan and supporting documents were published for consultation on
Monday 16 October 2017. The consultation was initially due to close on Monday 27
November 2017 but was extended by a week due to a website issue on the last day of
consultation. As a result, the consultation closed on Monday 4 December 2017 at 23.59.

There is a requirement to carry out consultation on the SA at the Reg 19 stage and the
Council has published a Sustainability Appraisal Report alongside the Reg. 19 version of
the Plan in October 2017. Consultation was also undertaken on the Habitats Regulations
Assessment Screening report16.

How were the proposed submission documents made
available?
The proposed submission documents – or publication documents- were made available at
Wycombe District Council offices on Queen Victoria Road High Wycombe HP11 1BB
They were also made available on Wycombe District Council’s website at
www.wycombe.gov.uk/wdlppublicationversion
16

The HRA screening report was developed early on in dialogue with the HRA statutory body: Natural England. Further
details are set out in the Wycombe District Local Plan and the Duty to Cooperate report.
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This was set out in the Council’s Statement of Representations Procedure and Statement of
Fact (see appendix 18)
The plan was also made available at High Wycombe, Princes Risborough and Marlow
libraries during the consultation period.

Publicity
The Council wrote to the specific and general consultation bodies (including DTC bodies)
as well as those on the consultation database. A list of who was consulted at Reg 19 stage
can be found at appendix 16. A sample letter can be found at appendix 17.
The Council also sent to the consultees the Statement of Representations Procedure and
Statement of Fact (see appendix 18).
The Council also raised awareness of the consultation through the weekly planning bulletin,
by raising awareness at ward member level and by publicising it on the website. The
Council also advertised the consultation through District Times (the Council’s quarterly
publication) and did a press release for the local news (Bucks Free Press).
The Council also raised awareness of the deadline extension by emailing all those who we
consulted initially in respect of the deadline extension as well as publicising it on the
website. It also went in a special update to the Weekly Planning Bulletin.

Events
The Council recognises that this stage of the plan process is complex.
Two briefing sessions were organised to explain the proposals within the Wycombe District
Local Plan, and how anyone concerned can have their say:
- Local Plan briefing event south District – Thursday 26 October 2017 (19.30 – 21.30)
- Local Plan briefing event north District – Thursday 2 November 2017 (19.30 – 21.30)
The Council also organised two sessions to advise people on how they could respond to
the consultation and what the next steps will be in the process. These drop in sessions
were not exhibitions and were not aimed at explaining the content of the plan.
- Local Plan drop-in event south District – Thursday 9 November 2017 (14.00 – 20.00)
- Local Plan drop-in event north District – Thursday 16 November 2017 (14.00 –
20.00)

Number of representations made
Duly made
The Council received duly made representations from 2197 respondents. Of these duly
made:
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 269 used the online form on the Council website
 1586 responded by email
 297 responded by post
 45 used two or more of the different methods to respond
These representations resulted in a total of 6635 individual responses, of these 6147 were
in relation to specific policies. The remainder raised issues mainly in relation to other parts
of the plan, alternative sites, the process, or evidence base documents.
Of the emails, 856 were in relation to 2 organised petitions in relation to Wycombe Hospital
petitioners.
A more detailed summary of responses can be found at appendix 19.

Not duly made / late responses
One response was made on time but not duly made. Comments from a further 7
respondents were received after the extended deadline of 4 December.
These have not been considered / analysed but have been made available to the Inspector
should he wish to consider them.

Duly made representations by policy / matter
Where representors have not referenced specific policies we have taken a judgement as to
which policies they were supporting/ objecting to.
Policy
Core Policies
CP1
CP2
CP3
CP4
CP5
CP6
Policy
High Wycombe area
High Wycombe area
principles
HW4
HW5
HW6
HW7
HW8
HW9
HW10
HW11
HW12

Number of
representations made

Policy

Number of
representations made

14
148
256
625
108
29

CP7
CP8
CP9
CP10
CP11
CP12

571
428
14
23
32
21

Number of
representations made

Policy

Number of
representations made

6
21
18
39
43
40
26
20
11
6

HW13
HW14
HW15
HW16
HW17
HW18
HW19
HW20
HW21

10
5
6
25
5
3
893
0
5
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Marlow
Marlow area
principles
MR6
Policy
Princes Risborough
Princes Risborough
area principles
PR3
PR4
PR5
PR6
PR7
PR8
PR9

Number of
representations made

Policy

Number of
representations made

5
26

MR7

4

Number of
representations made

Policy

Number of
representations made

18
356
86
44
76
279
192
24

PR10
PR11
PR12
PR13
PR14
PR15
PR16
PR17

14
94
72
55
48
7
39
43

Bourne End and
Wooburn
Bourne End area
principles
BE1

Number of
representations made

Policy

Number of
representations made

13
147

BE2
BE3

342
15

Policy

Number of
representations made

Policy

Number of
representations made

7
21
12
5
21
13
13

RUR7
RUR8
RUR9
RUR10
RUR11
RUR12

190
13
4
7
69
5

Number of
representations made

Policy

Number of
representations made

60

Omitted sites
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Rural Areas
Rural area principles
RUR1
RUR2
RUR3
RUR4
RUR5
RUR6
Policy
Alternative or
omitted sites
Alternative sites
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Policy
Development
Management
DM20
DM21
DM22
DM23
DM24
DM25
DM26
DM27
DM28
DM29
DM30
DM31
DM32
DM33

Number of
representations made

Policy

Number of
representations made

6
14
23
5
26
1
3
2
6
8
9
7
136
11

DM34
DM35
DM36
DM37
DM38
DM39
DM40
DM41
DM42
DM43
DM44
DM45
DM46
DM47

32
8
1
3
4
9
10
13
10
6
5
2
0
4

Number of
representations made

Number of
representations made

Other parts of the
plan
Process

238

Sustainability
appraisal

30

Habitats regulations
assessment
Overall plan

1
1

Executive summary

1

The Big
Challenge
Vision and
strategic
objectives
Delivery and
site
allocations
plan policies
SPDs
Typographical
errors

4

19

3
1
5
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Main issues raised at Regulation 19
Although not a statutory requirement, the Planning Inspectorate in its Procedural Practice in
the Examination of Local Plans (June 2016)indicates that it is “very helpful if the LPA briefly
indicates its response to the representations, i.e. both to the main issues it has identified
and to all the representations”.
The Council’s responses to the main issues are included below. This summarises the main
issues raised during the consultation by individuals, town and parish councils, organisations
and developers as representations to the Wycombe District Local Plan (Regulation 19)
Publication Version.
The summary:
- Does not seek to summarise all the issues raised in the representations
- Where appropriate the Council has provided a summary response to the main issues
raised, which can be found below.
- All the representations will be made available as soon as reasonably practicable
after the Council submits the Plan in accordance with regulation 35 (the Town and
Country Planning (local planning) (England) Regulations 2012)
- A breakdown of who has commented on what policy will be made available on the
Council website and at the Council’s main offices as soon as reasonably practicable
after the Council submits the Plan
A more detailed summary of the representations is available at appendix 19.
In accordance with the regulations (Reg 22) all the representations have been submitted to
the Inspector in full.
Duty to Cooperate
Main issue
Representations have asserted that the
Council has not complied with the Duty
to Cooperate in relation to a number of
issues.

Housing
Main issue
Objectively Assessed Housing Need
(OAN)
The OAN has been incorrectly
identified. Various alternative OAN’s
have been identified which either
increase or decrease the OAN. The
following main objections have been
raised in relation to the Housing and
Economic Development Needs

WDC response
The Council has worked extensively on the
Duty to Co-operate with a range of
organisations and believes it has met the duty
– this is set out in the separate Wycombe
District Local Plan and the Duty to Cooperate
Report. These representations have not been
submitted by any of the Duty to Cooperate
bodies.

WDC response

The OAN has been calculated in accordance
with the NPPF and guidance set out in the
Planning Practice Guidance. The OAN has
been calculated for the Housing Market Area
(HMA), which for Wycombe district is the
Buckinghamshire HMA. Based on ‘best fit’ this
is made up of Aylesbury, Wycombe, Chiltern
and South Bucks Districts. The OAN
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Assessment (December 2016 and
Addendum 2017)

There is insufficient evidence for
justifying the downward adjustments
applied to the Office of National
Statistics Household Projections (2014)

assessment is set out in the Bucks Housing
and Economic Development Needs
Assessment (December 2016) and Addendum
(September 2017). The HEDNA has been
tested through various Section 78 Appeals in
Aylesbury Vale. The Inspector at the most
recent appeal decision
(APP/J0405/W/17/3175193) concluded ‘I
attach considerable weight to the recent
findings of the Secretary of State with regard to
the HEDNA’. Furthermore he concluded
support for population adjustments made due
to Unattributable Population Change and 10%
market signals in Aylesbury Vale. See Housing
topic paper for further appeal and Local Plan
decisions which support the HEDNA approach.
 There are number of small differences
between the 2014 Household Projections
data (used for HEDNA Update 2016) and
the 2012 Household Projections data (used
for the original HEDNA 2015), which have a
cumulative impact on the total.


In summary the changes relate to higher
migration trends, lower fertility rates, higher
mortality rates and a decline in average
household size.



Migration trends for the 5-year period 200914 (which inform the 2014-based
projections) were generally higher than
trends for the period 2007-12 (which
informed the 2012-based projections). This
change has increased the population
projections and led to the household
projections also being higher.



However as the HEDNA is based on 10year migration trends rather than 5-year
trends, the projections are more stable
(given that there is a much greater overlap
in the trend periods). Furthermore, the 2014
Household Projections data had already
been used when preparing the original draft
(HEDNA, 2015). The update moved the
trend period from 2004-14 to 2005-15,
therefore there is a 9-year overlap. On this
basis, it’s only where data for 2004-05 is
very different to data for 2014-15 that
migration trends have notably changed.
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There are also more subtle changes (such
as the age structure of migrants and the
balance between UK and international
migration) which can also have a small
impact each year that can cumulate to
become a more substantial impact over the
projection period.


In terms of other changes, the 2014-based
data generally shows lower fertility and
higher mortality (so fewer births and more
deaths) – both reducing projected
population growth. The CLG 2014-based
household projections also show a lower
rate of decline in average household size
than the 2012-based data; so whilst
households are continuing to get smaller,
this is at a slower pace than was previously
projected. These factors all contribute to the
household projections being lower, and all
are changes which also reduce the
household growth in the HEDNA
projections.



Given this context, the main driver for the
CLG figures increasing (i.e. migration) has
much less impact on the HEDNA figures,
whereas the three drivers with a downward
impact on the CLG figures (i.e. fertility,
mortality and headship rates) are all
adjustments that have fed through to the
latest analysis.
Page 64 – 65 of the HEDNA Update
(December, 2016) sets out reasons why a
10 year trend is favoured to a 5 year
migration trend. 10-year trend migration
scenarios are more likely to capture both
highs and lows and are not as dependent
on trends that may be unlikely to be
repeated.
Page 61 – 63 of the HEDNA Update
(December, 2016) sets out details on
components of population change including
UPC and explains why an adjustment is
necessary for Wycombe District (and
Aylesbury Vale). UPC results in an
increased population for Wycombe district.
Triangulation with other data sources (see
Fig 3.72 of the HEDNA) suggest that after

o A 5 year migration trend should
be used rather than a 10 year
migration trend



o Unattributable Population
Change (UPC) should be
removed from the population
estimates.
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o The market signals uplift is either
too low or too high.

o Fails to robustly assess
affordable housing within
Wycombe and the Housing
Market Area. The Approach
taken to calculating Affordable
Housing need, takes a minimum
requirement and this is contrary
to the PPG.

Affordable housing policy requirements
set out in DM24 are too onerous.

The affordable housing calculation
should be based on units of affordable
housing needed and not a Gross
Internal Area (GIA) requirement
approach.

Affordable housing viability evidence for
40/30% split (policy DM24), depending
on the type of site is not justified and
there is insufficient viability work to
justify the requirements for specialist
accommodation.

2011 there is no need for a UPC
adjustment.
Pages 148 – 159 of the HEDNA Update
(December, 2016) provides an assessment of
market signals, including details on house
prices, rents, affordability, overcrowding and
development rates. For reasons set out in the
market signals section, paragraph 7.96 the
Council believes a 20% market signals uplift is
appropriate for Wycombe District.
The methodology for calculating affordable
housing is consistent with the PPG. The
methodology has been tested at a Local Plan
examination for Cheshire East and this plan
has now been adopted. The HEDNA presents
affordable housing need as a range. The
bottom end represents the ‘acute need’.
However, it is acknowledged in the HEDNA
Addendum (September 2017) that it would be
inappropriate for local authorities to plan based
on the upper end of the range (see paragraphs
3.4 - 3.10 for further detail).
Affordable housing requirements are calculated
in accordance with the PPG requirements, see
paragraph 8.5 to 8.1 of the Bucks HEDNA
(December, 2016). Viability is supported by the
Whole Plan Viability Report (May, 2017).
As set out in Policy DM24 of the Plan, GIA is
considered to result in a more proportionate
measure in terms of the overall level of
development provided on a site and
consequently is the approach included in the
policy. The Council’s current Core Strategy
policy is based on bedspaces which is also
aimed at ensuring a proportionate approach
and this has been supported at the Core
Strategy examination and previous Local Plan
inquiry. This new approach brings it in line with
the national CIL calculation methodology that
the Council uses. The Viability Report has
assessed this approach.
The 40/30% affordable housing policy
requirement is assessed in the Viability
Assessment. The report also assesses the
higher standard for accessibility (Category 2
requirements) in Part M of the Building
Regulations identified by the HEDNA. This
does not appraise different types of specialised
accommodation.
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The household tenure mix, house types
and sizes should be included in the
Plan.

The methodology used for calculating
C2 housing needs under-estimates the
need for institutional accommodation for
the elderly.
Housing Target
The housing target for the plan should
meet the full OAN, unmet needs should
not be identified in Aylesbury;
alternatively the plan should meet less
of its OAN due to footnote 9 NPPF
Constraints (Greenbelt and AONB).

The housing target should be a
minimum target and not a ceiling figure.

Housing Supply
One representation has included an
alternative Housing and Economic Land
Availability Assessment which updates
the housing supply position to March
2017.

Policy DM22 Housing Mix of the Plan makes it
clear that account will be taken of ‘current
evidence’ in relation to priority housing need.
The latest evidence is, as is referred to in the
supporting text to this policy, included in the
Bucks HEDNA (December 2016) which sets
out tenure mix, house types and sizes. The
Council has a Planning Obligations SPD which
sets out requirements for tenure mix and
dwelling size etc. The Council will update this
guidance to reflect the latest evidence once the
Local Plan has been adopted.
Para 8.42 – 8.62 of the Bucks HEDNA
(December, 2016) sets out how the method for
calculating C2 housing needs has been
calculated, this is in accordance with the PPG
guidance.
The Council has undergone a rigorous exercise
to consider all land options. This has included a
Green Belt review and an assessment of sites
within the Area of Outstanding Natural Beauty.
The Council is confident that all deliverable and
developable sites have been identified and
thus sufficiently support the remaining unmet
needs, which through the Duty to Co-operate
have been agreed with Aylesbury Vale District
Council to be met within Aylesbury Vale. See
Duty to Co-operate Report for Memorandum of
Understanding which identified agreement on
unmet housing needs.
CP4 Delivering Homes sets out a housing
target for the district and the different
settlement tiers. The policy does not specify
the housing target as a minimum or as a ceiling
figure. The housing targets for the different
settlement tiers are based on robust housing
supply evidence to ensure the housing target is
deliverable, but are expressed as a “broad”
distribution.
The latest published Housing and Economic
Land Supply has a base date of March 2016.
The Council has now updated the land supply
position to March 2017, which is set out in the
March 2018 Wycombe Monitoring Report. The
Council does not consider the alternative
HELAA is an accurate estimate of the land
supply position. In particular whilst new sites
have been added in in the alternative
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The Council has under estimated the
amount of windfall development. The
following should be included within the
windfall calculation:
o Office to residential conversions
under permitted development
rights
o Residential gardens
o Large windfall sites (5 or more
dwellings)

There are a number of objections to the
settlement hierarchy, in particular too
much development is proposed at
Princes Risborough, and Bourne End
and Wooburn.

assessment (i.e. due to new planning
permissions) since the published HELAA was
produced, sites which have now been
completed have not been taken off and thus
identifying an over optimistic land supply
position. Similarly the submitted assessment
would not take off any permissions that have
expired. The 2018 Wycombe Monitoring Report
shows a marginally higher overall housing land
supply at the 2017 base date than the Plan
does at the 2016 base date.
The Council has followed the methodology set
out in the Bucks Wide HELAA methodology,
which is consistent with NPPF paragraph 47.
Prior Approvals for office to residential
conversions have not been included given the
relatively short period of time this permitted
development right has been available and
particularly as it was only made permanent in
April 2016. Their inclusion would not be
consistent with paragraph 47 of the NPPF.
Paragraph 47 of the NPPF makes it clear
residential gardens should not be included and
therefore it would not be consistent with
national policy to include these types of sites.
Large windfall sites have not been included as
a consistent supply cannot be demonstrated
and these sites should be identified in the
Housing and Economic Land Availability
Assessment. See pages 25 – 27 of the HELAA
(September, 2017) for further detail on windfall
analysis.
A Settlement Hierarchy Report (September
2017) sets out the sustainability for the different
settlements within the district. This has been
used to inform the distribution of the
development, alongside other evidence
documents.
The Council has assessed a range of different
options for different levels of growth in different
places across the District, including at both
Princes Risborough and Bourne End (see the
Sustainability Appraisal Sept 2017 and other
related evidence reports, including the
Landscape Capacity and Sensitivity Study for
Princes Risborough). The Council has
identified a sustainable and deliverable level of
growth at Princes Risborough (2,050 dwellings)
and at Bourne End (800 dwellings) within the
Plan period.
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The housing distribution is driven by a
land supply strategy and not
sustainability.

The Plan has been prepared in accordance
with paragraph 14 of the NPPF. The housing
distribution has taken into account findings
from the Settlement Hierarchy assessment.
This assesses the level of services and
facilities for different settlements in the District.
85% of the housing target is proposed at the
four larger settlements of the District (Tiers 1
and 2 of the settlement hierarchy). The
Housing and Economic Land Availability
Assessment (HELAA) has also been used to
assess constraints of the district, which also
influenced the housing distribution. Constraints
such as the AONB are important sustainability
considerations. Findings of the HELAA has
resulted in a shortfall for 2,275 dwellings to
meet the full OAN.

The capacity of allocated sites has been
underestimated, site densities are too
low.

All sites have been rigorously assessed
through the Housing and Economic Land
Availability Assessment (HELAA) which has
informed the capacity of an allocated site.
Paragraph 2.40-2.41 of the Joint Bucks HELAA
Methodology sets out how development yields
have been calculated to ensure a consistent
approach across Buckinghamshire. Sites have
been assessed for constraints which have then
been used to identify a net developable area,
depending on the nature of the constraint to
inform the development yield. Site areas
identified within the plan are gross site areas,
therefore a simple calculation taking the
number of dwellings and the gross site area is
not a true reflection on the density of the
development. How the capacity for a site has
been identified is set out in Appendix 4 – ‘Site
Assessment Proformas’ for the HELAA
(September, 2017).

Gypsy and Traveller accommodation
The methodology used in the Gypsy
and Traveller needs assessment is
flawed and does not take full account of
need, current decisions, or inward
migration.

The assessment of our needs by ORS has a
base date of February 2016, and the topic
paper: “Meeting the need of travellers” carries
this forward and takes into account decisions
taken after the base date.
It is accepted that it is not possible to ever fully
account for inward migration; our policy sets
out criteria to assess needs arising from inward
migration, additionally this is also an area
which will be revisited in future reviews of the
Local Plan.
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The rationale for a 3km exclusion area
around Marsh is unclear and does not
relate to households who identify
themselves as Marsh. It unduly
separates long-established families
living on caravan sites from those in
bricks and mortar.

The Government’s Planning Policy for Traveller
Sites (PPTS) (2015) places a strong emphasis
on ensuring that traveller sites do not
overwhelm the nearest settled community
(paragraphs 14 and 25, see also paragraph
10d).
Marsh is an area characterised by a linear and
scattered settlement opposed to a nucleated
one with a central core. Due to the scattered
nature of this settlement, it is natural that some
of the households within the area may identify
themselves with other settlements.
Over recent years a number of traveller sites
have developed around the settlement, driven
in part by the fact that Marsh lies beyond the
Green Belt. Appendix B of the topic paper
“Meeting the needs of travellers” shows the
distribution of sites.
Paragraphs 6.22 – 6.26 of the topic paper
“Meeting the needs of travellers” set out that it
is considered that the low density, scattered
character of Marsh, coupled with the current
numbers of traveller pitches in the local area,
means that any further traveller pitches in the
area would be disproportionate to the settled
community and therefore contrary to
government policy.
In formulating our approach in respect of the
travelling community, we have followed the
planning definition of a traveller set out in
annex A of the PPTS (2015). See also the
Equality Impact Assessment of the Local Plan.

Employment
Main issue
WDC response
No justification for the HEDNA using the  Forecasting future economic needs is a
Oxford Employment Forecast as
challenge. Forecasts tend to be most
opposed to other employment forecasts
reliable at regional and national scales and
such as Experian and Cambridge
consequently less so at the district level.
Econometrics. The Oxford Economics
Despite this they are widely recognised as a
forecast gives the lowest need figures
valuable input and can indicate the broad
for B8 uses when compared to all of the
scale and direction of economic growth in
other forecasts.
different sectors to help assess future
employment space requirements.


Para. 6.37 of the HEDNA December 2016
states that “Taking into consideration the
market analysis, stakeholder consultation
and review of past employment floorspace
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gains and losses, it is recommended that
the Oxford Economics scenario is used as
the preferred scenario for informing
employment land policies across the
FEMA.”


Para. 6.38 goes on to say that “As Figure 95
illustrates, Oxford Economics’ employment
projections (though not estimated historical
data) are higher than the trend-based
projections but lower than Experian’s. In
that sense, the Experian scenario can be
viewed as a higher-growth scenario and the
trend-based scenario as a low-growth
scenario, with the Oxford Economics
scenario sitting between the two (but closer
to the Experian projections) and providing a
more balanced view of the economic growth
prospects across the FEMA.”



The market intelligence work that has
been undertaken suggests that the
Plan’s forecasts are wrong.

The PPG indicates that sectoral (labour
demand) forecasts are just one factor for
plan makers to consider (see para 2.2 of
Economic Development Topic Paper).
 The decision to use the Oxford Economics
Forecast was a joint one reached by all the
Buckinghamshire authorities as this
represented a reasonable basis for
identifying employment needs.
Market Intelligence
 In terms of the office sector in Bucks , the
report produced by the BTVLEP (June
2017)17, concludes that it is categorised by
lack of demand and supply, occupiers are
facing limited choices, but given the overall
lack of demand it certainly is not stimulating
any significant rental growth and until this
happens development will not be viable
(para. 3.10).


17

The industrial sector in High Wycombe
has performed well over the past couple of
years with rents on the Cressex Business
Park, for example, increasing. The report
suggests that there is demand for the
supply that is available e.g. Globe Park
(Para. 4.22).

Appendix A to HEDNA Addendum September 2017
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Many of the same factors operate for
warehousing as they do for industrial
development but with access constraints
being even more important. Bucks
competes poorly against other locations in
the south east with the possible exception of
the foot of the A41 south of Aylesbury.



The plan seeks to balance the needs
against the constraints that there are in the
district in terms of economic, physical and
policy based.

HEDNA/ HEDNA Addendum




The plan does not meet the assessed
need as set out in the HEDNA and
HEDNA Addendum.



Further work considering economic needs in
the HEDNA Addendum included within it an
alternative scenario which sought to reflect
the market intelligence from the LEP by
taking account of past take up data with the
OE land based projection (Bottom up
scenario). This scenario projects no
additional need for B use class floorspace
or land over the assessment period and a
loss of 2 hectares of B8 over the Local Plan
period.
A number of scenarios are considered in
both the HEDNA Update and the HEDNA
Addendum, these result in a wide range of
different levels of needs
Due to the constraints of the District
together with the locational requirements of
modern business and taking account of
potential loses of employment, it is likely
that the full employment need will not be
met. However the constraints of the District
are substantial with over 75% of the District
being constraints set out in para 14 footnote
9 where the NPPF indicates that
development should be restricted.



The extent of the shortfall is set out in the
Economic Topic Paper (Table E10) and the
HEDNA Addendum (Figure 52), the majority
of which is in the need for offices.



The Plan has taken a cautious approach to
allocating employment land, in line with the
recommendation set out in the HEDNA
Addendum, so as to avoid planning for
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demand that doesn’t manifest itself.
Authorities should continue to monitor the
market and development of B class
employment floorspace and then managing
and reviewing their Local Plans as early as
possible. (para. 2.59 HEDNA Addendum).

The Plan assumes that B8 and B2 uses
are interchangeable and that the
oversupply in B2 roughly balances out
the shortfall in B8 uses.



It is clear from the HEDNA Addendum that
the office market is weak and has been for
some time and is the subject of structural
change affecting demand. There is a risk
that if additional sites are allocated that
these sites will not be delivered and this
could potentially undermine the take up of
existing commitments and vacant
floorspace.



This is further demonstrated by the fact that
there were no representations received at
the regulation 19 publication stage seeking
additional office allocations and only 2
proposing other employment uses. This
further supports taking the cautious
approach taken in not allocating sites to
meet forecasts where there is no demand
for it.



The Bucks wide Memorandum of
Understanding (July 2017) recognises that
across the Functional Economic Market
Area there is broadly sufficient land for
economic growth taking into account a
range of different factors including an
element of redistribution of growth from the
three southern districts (including
Wycombe) into Aylesbury Vale.
The Plan is not suggesting that the two uses
are interchangeable but is suggesting that
there could be some flexibility. It is clear
from the LEP report (appended to the
HEDNA Addendum) that “many of the same
factors operate for warehousing as they do
for industrial development but with access
constraints being even more important in
influencing location decisions.”





Table E10 of the Economic Topic Paper
(page 38) shows that the supply of land for
industrial and the shortfall of land for
warehousing uses is similar for Wycombe.
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There are not enough jobs being
provided or available in Princes
Risborough to provide work for the new
homes.







The plan is therefore attempting to adopt a
flexible approach to sites and the uses they
are allocated for so that particular use
classes are not restricted to particular sites
and providing a way for the plan to be
responsive to changing economic needs.
The plan document explains how growth at
Princes Risborough fits into the overall
strategy for distribution of housing across
the District and because it is considered to
be a suitable location; the strategy is not to
match the number of homes and jobs in the
town. Not everyone who moves to Princes
Risborough will work at Princes Risborough,
but the town is suitably located on the road
and rail network for commuting to centres of
employment. The new relief road directly
connects the main expansion area with the
main railway station at Princes Risborough
to maximise opportunities for sustainable
travel.
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) 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 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, the Commercial Sites Assessment
considered options for the most suitable
location for new employment land and a
strategic site adjacent to the Regent’s Park
Estate off Summerleys Road was allocated
in the Plan as a result of this work. A
smaller area of a new Local Centre within
Princes Risborough is set aside for
employment uses.
96

Wycombe District Local Plan – Statement of Consultation (March 2018)


The Memorandum of Understanding
with Aylesbury Vale does not specify
what quantum of development or
identify sites in Aylesbury Vale which
will meet this need.



As far as possible, the Plan seeks to foster
economic growth (Strategic Objective 3 of
the Plan) across the District by maximising
commercial development whilst recognising
the constraints that exist.
This level of detail is not necessary to be
included in the MoU. The MoU agreed by
the Bucks Districts is based on working
closely together to understand the
employment supply position as well as
jointly commissioning the HEDNA. It is not
appropriate for the MoU to identify individual
sites or to show the outcome of
development in Aylesbury Vale



Table E10 on page 38 of the Economic
Topic Paper summarises the position for the
FEMA.



It is clear from this table that overall there is
more than enough employment land across
the FEMA to meet the employment land
needs



Some respondents questioned the
deliverability of the sites proposed for
employment allocation in the Plan

Across the FEMA the overall approach is to
include 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.
The HELAA sets out the suitability and
deliverability of the proposed employment
allocations. The response to some of the
issues raised with regard to some of the
proposed employment allocations at the
Regulation 19 stage are considered in more
detail below:
HW16: Wycombe Air Park:



This site is owned by the Council who is a
willing landowner that wants to bring the site
forward for development. The Council has a
track record of delivering major
development projects such as the Sports
Centre.



In October 2016 the Council agreed a new
lease for Wycombe Airpark with AAA. There
are two leases: one for the existing
operational area of the airpark, which is a
97

Wycombe District Local Plan – Statement of Consultation (March 2018)
50 year lease with a break clause after 30
years; the second lease is for the area of
land to the south of the airpark and
identified for employment development in
the new local plan, this lease has a 12
month rolling break clause that allows the
Council to take control of land with a 12
month notice period.


Traffic impacts have been specifically
modelled and mitigation measures identified
in the Wycombe Local Plan Sites Traffic
Modelling Report (26th June 2017) (see
page 14 for the mitigation package and
pages 20-21 for the results of the modelling.
The policy requirements resulting from this
modelling work are set out in part 3 of
HW16 of the Plan).



There are suitable potential access points to
the site as is shown in Figure 18 of the
HELAA. The Council does however
recognise the need to upgrade the access
arrangements in order to improve its
commercial attractiveness.



The extent and broad quantum of
development proposed at the southern end
takes account of the safety restrictions of
the runway



The quantum of development indicated in
the HELAA and suggested in the Boyer
report can be accommodated. This is being
considered in more detail in Appendix 20 –
Deliverability of the Wycombe Air Park.



The Green Belt Part 2 Assessment
concluded that exceptional circumstances
exist to justify removing the site from the
Green Belt but that the removal of the Air
Park from the Green Belt would also
necessitate the removal of the adjoining
built up/residential areas to the east on Clay
Lane to create a more coherent Green Belt
boundary.

HW17: Land adjoining High Heavens
HWRC– this site is allocated for low density
yard based business use.
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RUR10: Land to the rear of Stokenchurch
Business Park:
 This site has a willing landowner. It is not
considered to be ‘major development’ in the
AONB and landscape work indicates that it
has the capacity to accommodate
development (see pages 47-48 and para.
5.52 and 8.1 of the AONB Assessment).


Access to the site will be through the
existing Stokenchurch Business Park and
this is acceptable in principle to the highway
authority.

PR9: Princes Estate and Expansion, Princes
Risborough:
 The site has a willing landowner. Access is
satisfactory.
 Access road has a railway bridge and could
potentially limit vehicles taller than standardsized HGVs accessing the site” but no other
details given.


The plan should have allocated
Westhorpe as a strategic employment
site



The Boyer Report concludes that the areas
in Princes Risborough that are most likely
to succeed over the plan period are those
with good local road access; close proximity
to the train station and that have an existing
quantum of successful high quality floor
space. The location which best meets these
requirements is the Princes Estate /
Regents Park which has land available to
expand further as part of a new employment
allocation.
The Council considered the commercial
attractiveness of developing land at
Westhorpe for office uses during the
regulation 18 stage of the plan preparation.
This identified that it would be commercially
attractive, however, the site is located in the
Green Belt and is adjacent to the Chilterns
AONB. Subsequent assessments identified
that there were not exceptional
circumstances for the site to be removed
from the green belt and allocated for
employment. The site has been assessed
as part of the Sustainability Appraisal
(Appendix III).
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The Little Marlow Gravel Pits area at
Westhorpe provides strong landscape and
visual continuity between the Chilterns
AONB to the north and the River Thames
corridor to the south. The area is an
important part of the setting of the Chilterns
AONB as seen from Winter Hill and other
viewpoints along the wooded scarp south of
the Thames; it is also the undeveloped
middle-ground in views south from the A404
and Chilterns AONB to the same wooded
scarp. Development in this area would be
harmful to local landscape character, to the
setting of the Chilterns AONB and to the
amenity of recreational users of the Marlow
Gravel Pits area.



The Marlow Gravel Pits area is already wellused for passive recreation and water
sports and currently retains a largely
undeveloped rural character, which provides
a strong foundation for its country park
designation.



The Council designated the Little Marlow
Lakes Country Park in September 2017
under s.7(1) of the 1968 Countryside Act .
The country park is a long standing
aspiration of the Council (with a policy for
the area in the current Local Plan and
supporting supplementary planning
guidance), and this step along with
allocating the site for this use in the plan
also provides a key alternative to Burnham
Beeches in terms of recreational provision,
thus helping to mitigate the plan’s growth
impacts on the European SAC. The
Habitats Regulations Assessment screening
report provides further information on this.

Country park designation is not justified

Green Belt
Main issue
There are a range of objections stating
that the Green Belt should be protected
from all development and allocating
development in the Green Belt is
contrary to Government Policy.

WDC response
 The Government’s planning policy for the
Green Belt is set out in the NPPF. Green
Belt is a constraint, as set out in footnote 9
to paragraph 14. Government Policy is
considered further in Section 1 of the Green
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Belt Assessment Part 2 Report (September
2017).

There are various views expressed by
representors about the specific
methodology employed. These are
considered in turn below.



Whilst we have noted recent ministerial
comments re ‘the Green Belt remaining
sacrosanct’ these comments also reaffirm
the role of the NPPF and NPPF policy on
plan making.



Our approach accords with the NPPF in
recognising both that it is appropriate to
review Green Belt boundaries as part of a
Local Plan review and that the Green Belt is
still an important constraint. Whilst it should
not be disregarded altogether in assessing
the level of development that will be
sustainable in the District the NPPF allows
for land to be removed from the Green Belt
where there are exceptional circumstances
to do so.



The NPPF (para 83) sets out that Green
Belt boundaries should be established in
local plans and allows them to be altered
when there are exceptional circumstances.
The Council’s assessment sets out our
rationale for concluding where there are
exceptional circumstances.

The Green Belt Assessment Part 1 explains
that there is no NPPF/NPPG guidance
regarding the most appropriate methodology
for conducting a Green Belt review. It also
demonstrates how the methodology employed
has followed the relevant PAS guidance.

A number of comments were received
The two parts of the Green Belt assessment
relating to the scale of assessment
have different scope and meet different
areas. In the Part 1 Assessment, Arup
purposes, as set out in the respective reports.
assessed the whole County area on the The difference in approach simply reflects the
basis of parcels derived from strong
different scope and purposes of Part 1 and Part
existing boundary features. In the Part 2 2.
Assessment, WDC assessed individual
sites (which were mainly developer
 Part 1 was a comprehensive and strategic
promoted sites). In some cases, this
review of the whole Green Belt (within
resulted in different scoring at different
Buckinghamshire) to provide a strategic
scales in the same area. This was
context for the Part 2 assessment. It was
variously perceived as confusing /
based on general areas typically measuring
incorrect / perverse / consciously
100 -300 HA’s the extent of which was
designed to produce desired outcomes.
defined by pre-existing enduring features
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such as roads and rivers. (See Part 1
section 4.3). The conclusions to Part 1 (in
section 7) reinforce the strategic nature of
Part 1 and set out the need for each LPA to
undertake a further (Part 2) assessment of
candidate sites for their Local Plans.


The Wycombe District Part 2 flows from
this. Chapter 1 provides a summary of the
Part 1 assessment and an analysis of the
National policy position. Chapter 2 details
the methodology adopted. Chapter 3
reports the findings and conclusions,
including the rationale for concluding where
there are exceptional circumstances to
remove land from the Green Belt.

With regards to the seemingly different
outcomes, the Part 1 may identify a general
area that may span the whole of a gap
between two settlements, comprising some
hundreds of hectares and spanning a distance
of some kilometres. Such an area might
perform strongly in maintaining separation.
The individual Part 2 site may be much smaller
comprising perhaps 5-10% of the Part 1 area
and only spanning a small section of the gap.
Such sites could be far less critical to this
purpose.
Consequently, there is nothing illogical in
finding, for example, that a Part 1 general area
spanning a gap performs strongly in
maintaining separation, whilst a Part 2 site
does not. (And similar logic will apply to the
other Green Belt purposes.)
A number of comments, mainly from
developers/landowners, challenge the
weight given to Green Belt purposes
versus other sustainability objectives,
mainly related to proximity to services
etc.
A small number of comments, mainly
from developers/landowners, challenge
the scope of the review, suggesting that
the amendments proposed are unlikely
to endure beyond the current plan
(NPPF 83 & 85). This is on the basis

As set out from paragraph 2.9, the Part 2
Assessment process in fact begins with a
consideration of the general sustainability of
different locations.


There appears to be a potential tension in
the NPPF between ensuring that each
successive local plan seeks so far as
possible to meet up-to-date development
needs at the same time as ensuring that
any green belt boundary changes that are
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that the level of unmet need, and the
likelihood that the emerging standard
methodology for assessing future
housing need, are likely to result in
further Green Belt amendments in the
next Local Plan review. This, they say,
suggests that more Green Belt land
should be released (perhaps as
safeguarded sites) to ensure
compliance with NPPF 83 & 85.

made can endure beyond the current
emerging plan.


OANs will be reassessed for each
successive future plan / plan review and the
Council is conscious of the fact that this
might (or might not) require further Green
Belt review at that time. Consequently, the
conjecture that any future review may
recommend further amendments to the
Green Belt is not wholly unreasonable,
although it is not an assured certain
outcome. The Council would therefore have
to acknowledge there is some uncertainty
as to whether the current proposed
amendments will ultimately endure beyond
the plan period.



This issue also has to be considered in the
wider context of ensuring the most
sustainable balance is struck between
meeting current OAN and protecting the
Green Belt (NPPF 14 & ‘footnote 9’ and 47)
and the specific requirement for ‘exceptional
circumstances’ to justify any further
amendment to the Green Belt.



A number of representors, mainly from
within the community, argue variously
that housing need has been given too
much weight and/or that specific sites
have been undervalued in the Green
Belt assessment. Consequently,

Furthermore in the context of the Councils’
review where there is still an un-met
housing need there is no scope to identify
“safeguarded land” when this in effect would
need to be allocated to maximise supply in
the District. This would suggest that a very
substantial amount of land would need to be
released from the green belt to a) meet all
of the Council’s housing needs and b)
identify safeguarded land. This would be
very harmful to the Green Belt and in the
Council’s view contrary to NPPF para 14.
The Green Belt is also contiguous with the
AONB around the main settlements and as
such this would result in development of a
scale likely to be contrary to the NPPF in
this respect.
The Council’s approach is set out in the Green
Belt Part 2 Assessment. We have adopted a
balanced approach, which takes account of
both housing (and other) development needs
alongside the contribution a site makes to the
Green Belt. A balanced approach which
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exceptional circumstances do not exist
to release some or all of the proposed
sites from the Green Belt.

considers both factors is clearly necessary.
Where exactly to strike that balance is
necessarily a matter of planning judgement and
in this respect the Local Plan proposals for the
A number of other representors, mainly Green Belt have also been informed by the
landowners/developers, argue the
Sustainability Appraisal process. The SA
alternative point of view. They say that
Report September 2017 considers the
more Green Belt land should be
alternative spatial strategies of ‘Option A: no
released to meet full housing need
Green Belt release’ and ‘Option D: OAN with
and/or that sites that have been rejected additional Green Belt release’ and “Option E:
for the Local Plan have been
OAN plus” before concluding in favour of the
overvalued in the Green Belt
draft plan.
assessment.

AONB
Main issue
A number of landowners/developers
object to the strategy of excluding ‘major
development in the AONB’. This is
sometimes expressed as a general
point, sometimes targeted to specific
sites. The approach is however strongly
supported by others, including the
Chilterns Conservation Board.

WDC response
The Council’s position is set out in Section 2 of
the AONB Site Assessment Report
(September 2017). As explained from
paragraph 2.7 to 2.23, the approach is born out
of national policy and guidance in the
NPPF/NPPG.

Whether the Council’s approach to

identifying whether a potential allocation
would result in Major Development is
correct; and whether it has been
correctly applied.
A minority of representors challenge the
approach, suggesting that
context/impact are not relevant, or
suggesting that the more familiar DM
definition of ‘major’ (10+ dwellings)
should be used instead.

The Council’s approach is set out in
paragraphs 2.8 and 3.8 of the AONB Site
Assessment Report. The approach takes
account of current NPPG advice and a
written opinion from Leading Counsel
(published by the South Downs National
Parks Authority). The approach was
developed in partnership with the Chilterns
Conservation Board, Natural England, and
neighbouring authorities in the AONB. More
recent appeal decisions received continue
to support the overall approach set out.
These issues are discussed further in Topic
Paper 7: The Natural Environment.
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The application of the approach has
been challenged by (amongst others)
the Chilterns Conservation Board and
Natural England, and by individual site
promoters.



There is a specific objection from

Natural England to the section of the
Princes Risborough relief road that runs
from Picts Lane to the A4010 through
the AONB (PR8.2.d.iii). This they say, is
clearly major development, with the
implicit conclusion that it should
therefore be excluded from the Plan.




Whether the proposed allocations
affecting the setting of the AONB are
acceptable with respect to the AONB.




A number of representors (including the 
Chilterns Conservation Board) comment
that the planned expansion of Princes
Risborough (PR3) and the level of
growth proposed for Kimble (RUR6) will

The Council’s assessment as to whether
potential allocations would be likely to result
in major development in the AONB is set
out in Stage 4 of the AONB Site
Assessment Report (from page 79 – 90).
Clearly, the application of these tests is a
matter of planning judgement.

The Council’s initial assessment of the
‘relief road’ is set out at page 88/89 of the
AONB Site Assessment Report. We do not
consider it to be ‘major development’ (for
the reasons set out). Natural England have
not identified any specific justification for
their recent contrary view.
Whilst it remains the Council’s view that the
‘relief road’ link in the AONB is not ‘major
development’ we would argue, in the
alternative, that if it is ‘major’ then the tests
set out in NPPF 116 would in fact be met.
The justification for excluding ‘major’
allocations for housing or employment
should not be directly applied to this
proposal, as the nature of this proposal is
quite different.
Topic Paper 6: Princes Risborough
(paragraphs 5.80 to 5.86) explains the
options and issues considered in further
detail.
The Council’s assessment of these issues is
contained in the Princes Risborough
Expansion Landscape Sensitivity and
Capacity Study (September 2017) and the
Landscape Sensitivity and Capacity Study
for the Kimble area (September 2017).
Topic Paper 6: Princes Risborough
(paragraph 5.84) discusses this further.
Both of the Landscape Capacity reports (for
Princes Risborough and for Kimble)
highlight the degree of intervisibility with the
AONB and the importance of views out from
the escarpment to the enjoyment of the
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each have an unacceptable impact on
the setting of the AONB.

Whether the sustainability appraisal
(and the plan generally) have
adequately considered the wider
cumulative impacts identified by the
Chilterns Conservation Board.
Flooding
Main issue
Many comments from the community
raised concerns that the Plan is not
supported by an appropriate evidence
base for assessing flood risk

AONB together with the importance of
ensuring that these aspects are respected
in detailed design and mitigation.

See below in the SA section

WDC response
 The Council’s topic paper 8 on Water
Environment sets out how the Council has
followed national policy and guidance in the
assessment of flood risk from all sources,
including taking account of climate change.
 The assessment of flood risk has included
undertaking a Strategic Flood Risk
Assessment Level 1 and Level 2 and
completing the Sequential Test including
demonstrating that the Exception Test can
be satisfied where relevant.


The EA has criticised the modelling
done as part of the SFRA level 2 as not
providing sufficient certainty, and as
such, compromising the deliverability of
numbers of some sites.



The process of undertaking the
sequential test in relation to SFRA has
been flawed as the sequential test was
completed too late in the plan
preparation.



The Council has undertaken adequate and
proportionate work to fully understand the
risk of flooding from all sources for the
purposes of strategic plan making and
allocations of sites, based on the best
available data. This has included modelling
climate change allowances for the fluvial 1
in 100 AEP event where EA models were
available, and incorporating up to date
groundwater modelling provided by the
Lead Local Flood Authority.
The sites will need to undertake a site
specific Flood Risk Assessment in line with
policy DM39 which will refine the
understanding of risk, avoidance and
mitigations proposed (including SuDS) and
exact numbers accommodated on sites –
this is part of the normal development
management process.
The Sequential Test is a plan- making and
decision-taking tool which allows the
Council to decide whether to allocate sites
based on flood risk.
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Some respondents argued that the
Sequential Test should have been done
early on to ensure reasonably available
sites across the whole HMA could be
considered as part of the Duty to
Cooperate.

Princes Risborough
Main issue
Community engagement
There was a strong feeling from
residents’ representations on growth at
Princes Risborough that WDC had not
engaged effectively or meaningfully with
the community. This was asserted as
non-compliant with the NPPF, and in
the case of RARA18, not legally
compliant in respect of WDC’s
Statement of Community Involvement.
In particular, it was felt that consultation
on the release of the land to the rear of
Poppy Road from the Green Belt was
inadequate.

Scale of growth
There was also strong feedback from
the community that the scale of
development for Princes Risborough is
far too great for the town and it will be
overwhelmed by growth.
18



The Sequential Test is based on information
contained in a SFRA level 1 and if
necessary supplemented by a SFRA level 2
where the Exception Test needs to be
satisfied.
The Council’s topic paper 8 on Water
Environment sets out why the Sequential
Test has been completed after embedding
new DEFRA climate change allowances
consideration into the SFRA level 2.

The Council has taken an iterative approach
to seeking to locate development where
possible in areas at lower risk of flooding,
and where not possible by considering the
exception test. This approach has been
concentrated on the availability and
suitability of land within the Council’s area,
as consistent with the NPPF. We have,
however, engaged meaningfully with AVDC
through the Duty to Co-operate.

WDC response


WDC’s Statement of Consultation sets out
all the stages of consultation undertaken for
the Plan; what the feedback was; and how
the Plan responded to the feedback
throughout the process. This clearly sets
out how WDC has complied with statutory
duties to consult; compliance with the NPPF
on engagement on plan-making; and
compliance with WDC’s own Statement of
Community Involvement.



Section 2 of Topic Paper 6 on Princes
Risborough sets out how the strategy for
the town evolved and how consultation fed
into that process.



The Sustainability Appraisal (Appendix IV)
sets out how the scale and direction of
growth is the most appropriate strategy for
the town.

Risborough Area Residents’ Association
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Alternatively, promoters of alternative
sites argued for growth beyond the
proposed area.

Concept plan for the main expansion
area and settlement boundary
One issue with the concept plan is
focused around the extent and form of
growth. The Chilterns Conservation
Board felt that the landscape impacts in
the setting of the AONB are
unacceptable and set out a number of
ways in which the impact of
development should be minimised.
Other representations, chiefly from land
interests, sought changes to, or further
clarity on, the fixed elements of the
concept plan; or more flexibility
regarding the settlement boundary.

Infrastructure
Overall, there was scepticism from the
public that the required infrastructure for
the town expansion could be delivered,
or that it would not be delivered in a
timely way. There was a strong desire
that the infrastructure should be
delivered in advance of development.



Sections 5.1 – 5.10 of Topic Paper 6 on
Princes Risborough summarises the
findings of the Sustainability Appraisal and
how it was informed (among other things)
by the Princes Risborough Landscape
Sensitivity and Capacity Study.



Sections 5.11 – 5.30 of Topic Paper 6 on
Princes Risborough discuss the form of the
concept plan, the role played by constraints
in the concept and the need for a settlement
boundary.
The growth of the town and its context in
the setting of the AONB is discussed in
section 5.84 of Topic Paper 6 on Princes
Risborough.
Sections 5.3.32 – 5.3.53 of the Plan
document set out the rationale for the
concept Plan.
The evidence base report, “Princes
Risborough Town Plan: The Evolution of
the Concept Plan” describes in further detail
how the concept was arrived at.












On the part of land interests, the total
policy/infrastructure burden was seen
as a challenge to viability and delivery –



The Infrastructure Delivery Plan sets out the
costs and justification for the required
infrastructure, timing of delivery and likely
delivery mechanisms.
Sections 5.96 – 5.106 of Topic Paper 6 on
Princes Risborough summarise the
Council’s approach to infrastructure
requirements.
Much of the infrastructure relies on planning
obligations for funding and/or delivery,
either through s106 agreements or through
CIL. Consequently not all infrastructure can
be delivered early as it relies on
development generating value. Where a
need is justified for early delivery, the
Council is working to achieve forward
funding. In February 2018 it was successful
in receiving a grant through the Housing
Infrastructure Fund of £12M which will be
used to deliver key sections of the relief
road for Princes Risborough early.
Sections 5.107 – 5.110 of Topic Paper 6 on
Princes Risborough summarise the viability
work undertaken for the expansion area.
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either specific elements were
challenged or the total obligation was
challenged.
More detail or clarity was sought on the
timing and phasing of delivery.
Achieving equitability of obligations
across the various land interests was
questioned, and the competence of the
various Councils (WDC, BCC and
PRTC) to orchestrate delivery over a
number of land interests.








A key land interest within the expansion
area (Park Mill Farm) asserted that their
land holding should be allocated
separately from the main expansion
area and has proposed a specific policy
for that land, founded on their site’s
allocation in the old WDC Local Plan of
2004.
Major new road infrastructure
Residential objectors claim that the
chosen relief road option is not the most
appropriate strategy. There is a strong
preference for a ‘true’ or ‘proper’, wider
bypass for the town. The evidence
should have tested a ‘do nothing’
option, including the use of smart
technology.

The Princes Risborough Expansion Viability
report (March 2017) sets out the approach
to assessing the viability of the proposals
for the town: it concludes that there is
considerable headroom in the value
generated by the development even when
the main policy burdens are taken into
account. It also sets out a mechanism for
achieving equitability across the main land
interests through equalising residual land
value on a per-hectare basis.
The Plan document sets out a broad
approach to the phasing of delivery in
sections 5.3.218 – 5.3.236.
The delivery of a relief road, to sustain
acceptable performance across the road
network, is a key constraint on the delivery
of housing. Appendix B of Topic Paper 6 on
Princes Risborough goes into further detail
on how the relief road may be phased and
delivered.
WDC is preparing more detailed planning
guidance in the form of Capacity and
Delivery Plans to set out in detail how the
housing and infrastructure at Princes
Risborough will happen. This will include
synchronising and equalising delivery
across multiple land interests. The intention
is that this guidance will ultimately be
adopted as an SPD dependent on this
Local Plan.



The removal of Park Mill Farm from the
main expansion area into its own allocation
will undermine the comprehensiveness of
delivery at Princes Risborough. If the site
fails to achieve its fair and proportionate
obligation in respect of the total
requirements of the expansion area, this will
prejudice the delivery of the total housing
requirement here.



Topic Paper 6 on Princes Risborough
anticipates and discusses these issues in
sections 5.36 – 5.83.

109

Wycombe District Local Plan – Statement of Consultation (March 2018)
The relief road has direct impacts on the 
residents of Summerleys Road and
there are strongly expressed concerns
about noise, vibration, safety and safe
egress from driveways.

The Chilterns Conservation Board and
Natural England consider that the
southern section of the relief road that
runs through the AONB to be major
development.
Many residential objections focused on
the need for wider traffic mitigation
measures along the A4010 corridor,
particularly to the south where the
A4010 joins the A40 at the Pedestal
roundabout near High Wycombe.
Longwick strategic buffer
An important element in the concept for
the growth of Princes Risborough
addresses the need to maintain
separation of the town from the village
of Longwick. Policy PR5 of the Plan
sets out a settlement boundary for the
expanded town and establishes a
strategic buffer area outside this
boundary to the north, south and west,
within which development is restricted.
A proposal for 9 homes at Ivy Farm
within the buffer area at Longwick was
recently allowed at appeal
(APP/K0425/W/17/3166948). The
question therefore arises as to whether
the Plan should respond to this change
in circumstances.
Some objections were received that
maintained that the buffer in the
direction of Longwick should be deeper,
to respond to views from the AONB.
Molins Sports Ground
The owners of this land say it is not
available for sports uses and wish to
promote it for residential development.

Alternative sites

Traffic flows on Summerleys Road are
forecast to increase significantly as a result
of growth and the routing of the relief road.
WDC has been working closely with
residents to try to alleviate their concerns.



Topic Paper 6 on Princes Risborough
anticipates and discusses this issue in
sections 5.80 – 5.83 and 5.85 – 5.86.



Topic Paper 6 on Princes Risborough
discusses this issue in sections 5.87 – 5.89.



The report of the appeal inspector
considered that the proposal would not
increase the coalescence of Longwick and
Princes Risborough. This was supported
by the judgment of the High Court which
concluded that the permitted development
would not cause unacceptable harm to the
emerging plan and the separation of
Longwick from the expansion area.



An alternative would be to consider an
expansion in the buffer in this location,
notwithstanding the Inspector’s comments.
It may, in the view of the Council, require
additional compensatory buffer to be
provided in the vicinity.

A proposal for residential use of this land was
made to WDC in 2015. An appeal against nondetermination was dismissed in 2016
(APP/K0425/W/16/3149747). Given the land’s
unsuitability for residential development it
seems reasonable to restore it to its former
use.
See the alternative sites section of this report.
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A number of sites around Princes
Risborough were promoted to WDC as
a result of the publication stage.
Transport
Main issue
There is concern, principally from
residents, that the growth proposed in
the Plan will lead to greater traffic
congestion, or that the transport
mitigations proposed are
insufficient/ineffective/inappropriate.
This concern is principally focused in
and around High Wycombe, which
already suffers traffic congestion,
particularly on the A40 London Road.
However, there are also similar
concerns at Princes Risborough19 and
Bourne End.
Highways England is seeking
assurance in policy that sites that may
affect the operation of the strategic road
network will be satisfactorily mitigated –
for example, HW16 Air Park.

19

WDC response
 WDC and BCC as the Local Highway
Authority have worked closely together to
identify and test appropriate transport
mitigations for Local Plan growth.
 The transport network at High Wycombe
presents particular difficulties in the lack of
potential for transformative schemes here.
Topic Paper 4, Transport, discusses these
difficulties from 4.4 to 4.6 and from 4.23 to
4.27. It goes on to discuss the particular
case of the A40 London Road from 4.28 to
4.34.
 Topic Paper 4, Transport, also discusses
the main transport mitigations associated
with the larger allocations, such as the
Spine Road through Gomm Valley and its
connection to the widening of Cock Lane.
 Although traffic conditions at Bourne End
are not as severe as in High Wycombe, a
significant constraint is the bridge over the
Thames between Bourne End and
Cookham. This bridge is not amenable to
increasing capacity, nor would it be
appropriate to facilitate movement south of
the river. An appropriate solution is likely to
lie in a strategic intervention which is
outside the scope of this Plan.
 WDC recognises that local planning
authorities should significantly boost the
supply of housing in line with NPPF 47. This
may mean that in areas currently
experiencing congestion at peak periods,
the growth proposed in the Local Plan may
not be able to mitigate entirely the effects of
increased traffic from that growth.
 Large developments will be required to
undertake Transport assessments, which
where appropriate will included
consideration of the SRN through the use of
the appropriate transport modelling tool
held by BCC .

These are discussed under the main issues for Princes Risborough.
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Alongside this, the soundness of the
traffic forecasting evidence base is
questioned.
Residents objecting to growth in Bourne
End (Keep Bourne End Green, or
KBEG) have submitted a critique of the
transport modelling undertaken for the
Plan.
Highway England have submitted a
critique of the Jacobs transport model.



The critique questions whether the transport
assessment is fit for purpose as the
Buckinghamshire county wide traffic model
is not fully WebTAG compliant. The testing
of the Local Plan has been an iterative
process using a series of scenarios as set
out in guidance. Guidance also notes that
full WebTAG compliance will not be
appropriate for most local plan
assessments. It should also be considered
that WebTAG advises proportionality in
approach to modelling and that a model
which fails to meet the WebTAG thresholds
may still be usable for certain applications.
WDC are satisfied that the work done is in
accordance with guidance and is a
reasonable and proportionate evidence
base for the Plan.



Regarding Highways England,
Buckinghamshire County Council reviewed
HE’s comments with them in April / May
2017 and came to an agreed position on
them (see appendix 2 of the Wycombe
District Local Plan and the Duty to
Cooperate report). The overall conclusion
was that the evidence is appropriate for the
local plan stage, but further work would be
required as developments / schemes
progress.

Infrastructure
Main issue
WDC response
Many comments raised issues in
 The Council recognises the existing
relation to the current state of
pressures on infrastructure across the
infrastructure provision across the area
District but can only operate within the
and concerns that local infrastructure
planning remit in terms of the local plan
and services cannot cope with the
allocations. However the upgrades to
growth outlined. Comments received
infrastructure outlined, whether improved
that current infrastructure deficits should
bus services and cycleways, new and
be addressed before more housing
expanded schools and new sports facilities
allocations.
will benefit existing as well as new
residents.

Some representations criticised the
level of assessment of new
infrastructure required



The Council has conducted early and
extensive engagement with infrastructure
providers to understand the requirements
necessary. The Council and our partners
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have undertaken a range of technical
studies to inform the infrastructure planning
process.


There were concerns over the
uncertainty of funding and timely
delivery of infrastructure



Section 3 of the Infrastructure Topic paper
sets out detail of the technical studies and
specific assessment work undertaken which
includes significant transport modelling
work; water quality; school capacity
assessments; primary care assessments;
and open space and outdoor sport
assessments.
The Council is committed to delivering new
homes and jobs in a sustainable and timely
manner. The Plan allocates sites for new
schools and open spaces, sets out the
various transport requirements that
developers will have to deliver or contribute
to, as well as the other infrastructure
requirements such as improvements to GP
provision that will be taken forward.



Section 14 of the Infrastructure and Delivery
Plan sets out the funding and delivery
mechanisms that will be used to deliver the
necessary infrastructure. This includes the
site enabling infrastructure to allow a
development to be useable such as roads
and drainage, planning conditions, planning
obligations secured through Section 106
legal agreements, the Wycombe
Community Infrastructure Levy; WDC and
Buckinghamshire County Council capital
funding and various Government grant
funding avenues.



The Infrastructure Delivery Plan sets out a
schedule of infrastructure required by the
new developments, including the likely
timing and funding mechanisms.



Detailed work on funding and delivery is
progressing for the major expansion at
Princes Risborough, with the publication of
the draft delivery plan and capacity study
expected by summer 2018. This work will
include synchronising and equalising
delivery across multiple land interests. The
intention is that this guidance will ultimately
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be adopted as an SPD dependent on this
Local Plan.


Developers raised issues of viability ,
arguing that the infrastructure burden is
not deliverable

Site specific comments
Main issue
There were a wide range of
representations in relation to individual
sites proposed for allocation in the plan.
These related to the justification for
allocating these sites but also to the
detailed policy requirements.

Both Wycombe District Council and
Buckinghamshire County Council have
recently been successful in securing grant
funding for transport improvements
 e.g. Highways England Growth & Housing
fund – Junction improvements at the
Westhorpe interchange on the A404;
 National Productivity Investment Fund –
A40 London Road congestion relief;
Housing Infrastructure Fund – Princes
Risborough Relief Road; and Abbey Barn
Lane realignment and junction
configuration.
The Council is required to demonstrate that the
viability of development to come forward is not
threatened by the scale of requirements or
obligations that are set. We have published a
Whole Plan Viability Assessment, which
includes assessment of key infrastructure
requirements for large sites proposed for
allocation in the plan. A separate more detailed
viability assessment for growth at Princes
Risborough also been undertaken. These
assessments demonstrate that development in
the Council’s area can come forward with the
levels of affordable housing required, CIL and
other policy requirements such as open space
standards and proposed policies for technical
housing standards.

WDC response
The site allocations are the result of a very
extensive and thorough evidence base work.
Some of the key reports included:
- The Green Belt part 1 and 2 which
identified which areas of GB land could
be released for development
- The AONB report which assessed the
impacts of proposed sites on the AONB.
- The Housing and Economic Land
Availability Assessment which
demonstrates which sites are suitable,
developable, and deliverable.
- Strategic sites assessment study which
assessed broad capacity
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-

The plan Sustainability Appraisal which
sets out reasonable alternatives and
how decisions on allocating sites have
been made.

Alternative sites
Main issue
A number of sites were promoted for
development in response to the
publication of the draft Wycombe
District Local Plan under Regulation 19
in October 2017. A number of the
representations relate to sites which
have been previously assessed in the
evolution of the plan, and some to sites
which are included in the plan. Others
relate to new sites which have not
previously been promoted or assessed
in detail.
NB This section relates to site
promotions – not site objections.

WDC response
The sites have been reviewed as appropriate
according to their location (e.g. Green Belt,
AONB). There is a site-by-site summary table
below which also includes an index of the
specific representation relevant to each site.
For further information see Appendix 21: Site
Assessment Work arising from Regulation 19
Representations”. The conclusion reached is
that none of the alternative sites or promotions
would have been included in the emerging
Local Plan. This assessment included
consideration of whether any of these sites
would represent new or amended site options
feeding into any of the strategic options
considered as reasonable alternatives in the
SA and (where needed) an assessment of the
site option against the appropriate criteria.

Site
ref

Rep
ref

Site address

HELAA
ref

Comments

ASH1

0025
and
0869

Land at
Whitepit
Lane,
Wooburn

SWB0023

ASH2

0247

Land north of
Marlow
Road, Lane
End

SLE0034

This is a newly promoted Green Belt site on
the edge of a higher tier settlement. Not
previously assessed but the Council's new
assessment work shows that there would
not be exceptional circumstances to remove
the site from the Green Belt and
consequently it would fail on HELAA stage
one. It would feature in the SA as a site
option as part of District Wide Spatial
Strategy Options D and E.
This is a newly promoted Green Belt site
close to a higher tier settlement. Not
previously assessed but the Council's new
assessment work shows that there would
not be exceptional circumstances to remove
the site from the Green Belt and
consequently it would fail on HELAA stage
one. It would also result in major
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Site
ref

Rep
ref

Site address

HELAA
ref

Comments

development in the AONB and therefore it
would not feature in the SA as a site option.

ASH3

0392
(8)

Monks Mill,
Bledlow

ASH4

0469

Land east of
Grove Lane,
Little Kimble

ASH5

0559
(2)

Land at
Lower
Icknield Way,
Longwick

ASH6

0785

Remaining
vacant land
at Glory Mill,
Wooburn
Green

ASH7

0801

Land at
Hawks Hill,
Bourne End
(Former
Orchard)

ASH8

0801

Land at
Finings
Road, Lane

SRD0201

This is a newly promoted greenfield site
(neither AONB nor GB). Not previously
assessed but the Council's new assessment
work shows it is unsuitable because it is in
an unsustainable location and because it
would conflict with a recently adopted
Neighbourhood Plan.
SRD0182 This is a modification of a site previously
assessed and rejected in the published
HELAA. The changes do not change the
conclusion.
SLK0016 This is a newly promoted greenfield site
(neither AONB nor GB). Not previously
assessed but the Council's new assessment
work shows it is unsuitable because it is in
an unsustainable location and because it
would conflict with a made Neighbourhood
Plan20.
SWG0020 This is an urban brownfield site allocated in
both the current and emerging Local Plan for
employment purposes. A planning appeal
was dismissed in 2017 and a second
application is subject to a current appeal.
The Council’s position remains that this site
should be developed for employment
purposes.
SWC0092 This site is a former orchard adjacent to BE2
Hollands Farm. The plan proposes the
removal of the site from the Green Belt and
it’s designation under retained DSADPD
Policy DM12 (Green Spaces), reflecting its
biodiversity value as a habitat of principle
importance and the extent of TPO trees on
the site.
SLE0017 This is a modification of a site previously
considered in the AONB Site Assessment
process. Extending the site beyond that

20

Longwick-cum-Ilmer Neighbourhood Plan was made (i.e. adopted) in March 2018. The Plan once made forms part of
the Development Plan.
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Site
ref

Rep
ref

Site address

HELAA
ref

End (larger
area)
ASH9

0801

Land at
Wood Farm,
Stokenchurch
(larger area)

ASH10 0875

Former
Molins
Factory Site
(larger area)

ASH11 0860

Land north of
Hughenden
Avenue

ASH12 0917

Former
Molins sports
ground,
Monks
Risborough
Land at
Culverton
Hill, Princes
Risborough
Burleighfield
House,
Loudwater

ASH13 0920

ASH14 0924

ASH15 0924

Land at
Green Farm,
Glynswood

Comments

proposed in the plan would have an
unacceptable landscape impact.
SSC0045,
part of
SSC0034
&
SSC0049
SRD0126

This is a modification of a site previously
considered in the AONB Site Assessment
process. Extending the site beyond that
proposed in the plan would have an
unacceptable landscape impact.
This site is already allocated in the
Neighbourhood Plan, but it is newly
promoted for removal from the Green Belt
as well. The Council's new assessment work
shows that it would fail on both GB and
AONB grounds and it is not a sustainable
enough location to focus growth as part of
the plan.
SHW0555 This is a brownfield site in the urban area. It
comprises the remainder of a mixed use
regeneration area (2008 Core Strategy
CS4.2). The main part of the factory site (to
the north) has already been redeveloped for
housing. The site was assessed in the
HELAA and associated evidence as a site
for employment development and the new
Local Plan allocates the site for that
purpose.
SPR0057 The site has been considered (and rejected)
previously.

SPR0087

The site has been considered (and rejected)
previously.

Part of
SLW0031

This is a part–PDL site in the Green Belt at
the edge of the urban area. It was
previously assessed in part but not in the
format currently promoted. For
completeness we have re-assessed the site
and concluded that there are not exceptional
circumstances to remove the site from the
Green Belt.
SHW0633 This is a modification of a site previously
considered in the GB Site Assessment
process. Extending the site beyond that

117

Wycombe District Local Plan – Statement of Consultation (March 2018)
Site
ref

Rep
ref

Site address

HELAA
ref

Comments

proposed in the plan would have an
unacceptable landscape/biodiversity impact.
ASH16 0944

Binders
Industrial
Estate,
Cryers Hill

SRD164
and
SRD202

ASH17 0954

Land at Oak
Tree Road,
Marlow
Heath End
Farm,
Flackwell
Heath
Land at
Chapman
Lane, Bourne
End
Land at Ellis
Way (part 1)
Land at Ellis
Way (part 2)
Little
Studdridge,
Stokenchurch
Land at
Seymour
Court Road
(Merlaue
Rise), Marlow

SMA0085
and
SMA0086
SWC0070 The site has been considered (and rejected)
previously through the Plan process.

Land north of
Berwick
Road,
Marlow

SMA0110

ASH18 0966

ASH19 0966

ASH20 1033
ASH21 1108
ASH22 1128

ASH23 1129

ASH24 1129

This is a newly promoted site isolated from
any non-Green Belt built-up area and not in
a sustainable location to focus housing. It is
also an existing employment site which
should be retained for employment on the
basis of available evidence (PBA review).
No exceptional circumstances to remove the
site from the GB.
The site has been considered (and rejected)
previously through the Plan process.

SBE0048

The site has been considered (and rejected)
previously through the Plan process.

SLE0026

The site has been considered (and rejected)
previously through the Plan process.
The site has been considered (and rejected)
previously through the Plan process.
The site has been considered (and rejected)
previously through the Plan process.

SLE0026
SSC0039
and
SSC0050
SMA0109

This is a newly promoted Green Belt site
close to a higher tier settlement. Not
previously assessed but the Council's new
assessment work shows that it would fail on
GB assessment and consequently would fail
on HELAA stage one. It would also result in
major development in the AONB and
therefore it would not feature in the SA as a
site option.
This is a newly promoted Green Belt site
close to a higher tier settlement. Not
previously assessed but the Council's new
assessment work shows that it would fail on
GB assessment and consequently would fail
on HELAA stage one. It would not result in
major development in the AONB.
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Site
ref

Rep
ref

Site address

ASH25 1258
/
1297

Land south of
Lower
Icknield
Farm,
Princes
Risborough

ASH26 1324

Land at the
Swilley,
Wash Hill,
Bourne End
Land at
Bledlow
Road,
Saunderton
Land north of
Mill Lane,
Monks
Risborough
Land at Old
Moor Lane,
Wooburn
Moor
Land off
Church
Road, Lane
End

ASH27 1343

ASH28 0845

ASH29 0959

ASH30 1005

ASH31 0953

ASH32 0948

ASH33 1165

HELAA
ref

SWB0018

Comments

This site lies in open countryside beyond the
Green Belt and AONB It is newly promoted
for self-build housing. It was not previously
assessed. New assessment shows that the
site is not in a sustainable location for new
housing and that it is within the proposed
strategic buffer envisaged to support the
strategic expansion of Princes Risborough
(PR5).
The site has been considered (and rejected)
previously through the Plan process.

SRD0179

The site has been considered (and rejected)
previously through the Plan process.

SPR0073
&
SPR0081

The site has been considered (and rejected)
previously through the Plan process.

SWG0026 The site has been considered (and rejected)
previously through the Plan process.

SLE0029

Land off
SPR0085
Shootacre
Lane, Princes
Risborough
Land off
SMB0011
Kingsley
Drive, Marlow
Bottom
Land off
SWG0028
Holtspur
Avenue,
Wooburn
Green

This is a modification of a site previously
considered in the AONB Site Assessment
process. Extending the site beyond that
proposed in the plan would have an
unacceptable landscape impact. Given site
area of 10HA also highly likely to result in
major development in the AONB
The site has been considered (and rejected)
previously through the Plan process.

The site has been considered (and rejected)
previously through the Plan process.

The site has been considered (and rejected)
previously through the Plan process.
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Site
ref

Rep
ref

ASH34 0801

ASH35 0924

ASH36 0824

ASH37 1269

Site address

HELAA
ref

Comments

Land off
Wood Farm
(eastern
portion),
Stokenchurch
Land off
Penn Road,
Hazlemere
Land at
Amersham
Road,
Hazlemere
(part)
Wycliffe
Centre,
Horsley
Green

part of
SSC0049

The site has been considered (and rejected)
previously through the Plan process.

SHZ0030

The site has been considered (and rejected)
previously through the Plan process.

ASE1

0392
(9)

White Hill,
Wooburn
Moor

ASE2

0912

Land at
Newtown Pit,
Marlow

ASE3

1244

ASE4

1244

ASE5

1244

Land at
Westhorpe
Park (Area
1), Marlow
Land at
Westhorpe
Park (Area
2), Marlow
Land at
Westhorpe
Park (Area
3), Marlow

SHZ0035

This is part of a site already proposed for
inclusion in the plan. The proposed plan site
requires a comprehensive approach, so it is
not appropriate to allocate part of site
separately.
SRD0144 This is a part-PDL site in the Green Belt and
AONB. Although subject to previous
planning permissions, this is newly
promoted for removal from the Green Belt.
The site has not been previously assessed.
New assessment work shows that it would
not be appropriate to remove the site from
the Green Belt.
SWG0027 This site is newly promoted for employment
development. Not previously assessed in
GB terms. The Council's new assessment
work shows that there would not be
exceptional circumstances to remove the
site from the Green Belt.
The site is promoted for car parking (which
now has permission) and leisure uses. Not
previously assessed but the Council's new
assessment work shows that there would be
no exceptional circumstances to remove the
site from the Green Belt.
BL0001
The site has been considered (and rejected)
previously. The additional information does
not overcome previous objections.
BL0001

The site has been considered (and rejected)
previously. The additional information does
not overcome previous objections.

BL0001

The site has been considered (and rejected)
previously. The additional information does
not overcome previous objections.
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Site
ref

Rep
ref

Site address

HELAA
ref

Comments

ASE6

1244

SMA0112

The site has been considered (and rejected)
previously. The additional information does
not overcome previous objections.

ASE7

1244

Land at
Westhorpe
Park (Area
4), Marlow
Land at
Westhorpe
Park (Area
5), Marlow

SMA0113

The site has been considered (and rejected)
previously. The additional information does
not overcome previous objections.

Development Management policies
Main issue


There were a range of
representations regarding the
development management policies
in the Plan.

Sustainability Appraisal
Main issue
Process for the selection and rejection
of reasonable alternatives for both
housing and employment sites is flawed
and not in accordance with the PPG.
Reasonable site options have been
excluded from further consideration too
early in the decision-making process in
particular the SA fails to assess all
green belt site options, and sites that
constitute major development in the
AONB

WDC response


These were noted, but not considered to
give rise to any need for main
modifications.

WDC response
The NPPF sets a high bar in terms of requiring
exceptional circumstances for amending Green
Belt boundaries and for allowing major
development in the AONB. As such the Council
has formed a planning judgment over what it
considers to be a reasonable site option, in the
light of the strategic objectives of the plan.
There would be little point in undertaking
evidence base studies, such as the Green Belt
and AONB Assessments and the HELAA, if
they did not help to narrow the scope of
potential land for allocation and therefore
inform decision-making.
Furthermore, it would not be proportionate or
appropriate to consider all site options through
the SA, including those that are not suitable,
available or achievable. This would not enable
plan-makers to establish realistic and
reasonable alternatives for delivering the
spatial strategy. As a result, WDCs judgement
of what constitutes a reasonable site option
was informed by a range of evidence base
assessments/documents.
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Our approach to reasonable alternatives is set
out in the Sustainability Appraisal (September
2017); Section 4 explains how the strategic
options evolved and Appendix 3 looks at how
the site options were derived. In addition a
clarification note is included at Appendix 22 of
this report providing further detail on how site
options were derived (Appendix 22 –
Sustainability Appraisal Clarification Note in
response to Regulation 19 Representations).

SA doesn’t adequately consider the
level of growth at Princes Risborough
SA doesn’t adequately consider
alternative levels of growth at Bourne
End

Green Belt is a policy designation and
does not relate to the sustainability
performance of a proposed allocation.
The only mechanism able to appraise
the sustainability performance of the
reasonable alternatives is the SA.
Using the GB Assessment to select or
reject reasonable alternatives has been
shown to be flawed (see the

Section 4.3 of the 2017 SA report sets out how
the reasonable alternatives were further refined
using a top down (p. 26) and bottom up (p. 27)
approach. Section 4.4 of the 2017 SA report
provides more detail as to how the reasonable
alternatives included in the Regulation 19
version of the new Local Plan were selected. It
considers sources of supply for housing and
employment separately and explains why some
alternatives aren’t considered reasonable such
as major development in the AONB and a new
settlement.
Part I and Appendix IV of the 2017 SA Report
specifically address this issue. Four growth
options are considered for Princes Risborough
from low (500 homes) to high (4000 homes).
Appendix III of the 2017 SA Report sets out the
reasonable site options that were considered
for development in Bourne End and Wooburn.
Chapters 4 and 5 of the SA report, in particular
Table 11 (P46) of the 2017 SA Report sets out
several strategic growth scenarios for the
District including different levels of growth at
Bourne End ranging from 168 dwellings to
1,302 dwellings. The SA appraises these
different scenarios in Appendix VI (pages 4-9)
with a summary of the appraisal findings set
out in Chapter 5 Table 18 on page 67.
The Green Belt is not included as a criteria
within the method for the appraisal of site
options (see Appendix III of the SA report). It is
however a policy consideration when seeking
to establish District wide spatial strategy
alternatives (see Chapter 4 in the SA report).
The GB Assessment was not the only
mechanism used by WDC to determine if a site
is a reasonable option. The HELAA process,
AONB Site Assessment Report and wider
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Birmingham Inspector’s Interim report
para. 40) which states that:
“I consider further that the SA process
failed to follow the guidance in the PPG,
in the following respects. First, while the
Green Belt Assessment [PG1] does
contain a detailed, two-stage
comparative assessment of the four
Green Belt areas, resulting in the
rejection of Areas A and B and the
selection of the Langley and Peddimore
sites for allocation, it is not a
sustainability appraisal as such. It
assesses the four areas against the
NPPF’s Green Belt purposes and a
number of other criteria, but not against
the SA objectives that are used in
HTY17 and SUB3.

studies, including landscape sensitivity and
capacity studies at Kimble and Princes
Risborough, also informed WDC’s judgement
of what site options should be considered
reasonable.
The key point made through the Inspector’s
Interim report for the Birmingham Development
Plan (now adopted) within Paragraph 42 is
that, “all reasonable alternatives should be
assessed to the same level of detail as the
option the plan-maker proposes to take forward
in the Local Plan”.

The approach taken through the SA to
discharge the reasonable alternative
requirement involved appraising (and then
consulting on) reasonable spatial strategy
alternatives, i.e. alternative packages of site
options. See Part 1 of the SA Report, in
Given the above, there is clearly a
particular Chapters 3 to 6. This approach is
similarity with the absence of any SA
robust and has been found legally compliant
work to assess GB sites within the WDC through the examination of numerous Local
Local Plan.
Plans, most recently the Redbridge Local Plan
(January 2018)21and the Waverley Local Plan
(February 2018).22
As explained in Section 3.2 of the SA report,
“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”. 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
also worth noting that individual site options are
not alternatives in that they are not mutually
exclusive.
As a result all reasonable alternatives have
been assessed to the same level of detail
through the SA process for the WDC Local
Plan.

21

Report on the Examination of the Redbridge Local Plan 2015-2030 (24 Jan 2018)
https://www.redbridge.gov.uk/media/4732/redbridge-local-plan-inspectors-report.pdf
22
Report on the Examination of the Waverley Local Plan (1 st Feb 2018)
http://www.waverley.gov.uk/downloads/file/5963/waverley_local_plan_part_1_examination_inspectors_report
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Has the SA adequately considered the
wider cumulative impacts of
development in the AONB?

The preferred strategy attaches great weight to
conserving the landscape and scenic beauty of
the AONB. 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 OAN there is also a need for
some development on greenfield sites at the
edge of settlements within and in close
proximity to the AONB.
The SA identifies (on pg. 126) that there is the
potential for a cumulative negative effect on the
AONB through the incremental erosion of
green and open space to deliver housing,
employment and infrastructure. It does not
imply that only major development needs to be
taken into account when considering
cumulative effects. It states on Pg. 126:
“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”.
The SA report goes on to say on Pg. 127 that:
“As highlighted above, for many potential
cumulative effects, the policy approaches
proposed by the current draft plan will help
reduce the significance of these in-combination
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
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The SA does not robustly consider
employment sites.

Habitats Regulations Assessment
Main issue
There was one representation that
raised concerns with regards to in
combination air pollution effects at
Burnham Beeches.

taken where adverse environmental effects
arise”.
Reasonable employment site options were
subject to appraisal through the SA with the
findings presented in Appendix III of the SA
Report. This work informed the identification of
potential opportunities for delivering new
employment land within the District based on
the different levels of facilities/ services
available as set out in the settlement hierarchy,
the evidence documents, the consultation
responses and the earlier stages of the SA.
Please refer to Chapter 4, Section 4.4.2 within
the SA Report.

WDC response
The Council has undertaken a Habitats
Regulations Assessment. It has continuously
involved Natural England in the process, from
agreeing with them the scope of the overall
assessment of likely significant effects on
relevant SACs, to agreeing methodology and
findings where air pollution analysis was
undertaken for particular SACs.
The Council and Natural England consider that
the Wycombe traffic on roads near Burnham
Beeches is likely to be de minimis and as a
result air pollution was not part of the
assessment, on Natural England’s
recommendations. Following the regulation 19
representation the Council has sought
reassurance from Natural England who have
confirmed they are satisfied with the HRA.
SBDC are doing some work on this as part of
their local plan and the Council will keep this
issue under review.
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Conclusion
This Statement of Consultation shows that public consultation undertaken by the Council on
the Wycombe District Local Plan has met and exceeded the minimum government
requirements for consultation on DPDs set out in the Planning and Compulsory Purchase
Act 2004 and Regulation 18 and 19 of the Town and Country Planning (Local Planning)
(England) Regulations 2012 and following the Council’s standards for community
involvement set out in the Statement of Community Involvement, adopted in December
2012.
Furthermore, this Statement of Consultation sets out the extent of responses made to
consultations, and how the plan and its evidence base have been changed to reflect many
of these representations.
It is the Council’s view that the plan reflects the meaningful engagement undertaken during
its preparation.
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Appendices
 Appendix 1 - Bodies and individuals who were invited to make
representations under Regulation 1823
 Appendix 2 - List of events outside formal consultation stages
 Appendix 3 - Winter 2012 feedback report
 Appendix 4 - Community Conversations feedback report
 Appendix 5 - Options Consultation – events feedback report
 Appendix 6 – New Local Plan Options Consultation – feedback report
 Appendix 7 – New Local Plan Options Consultation – Summary of
Development Management policies
 Appendix 8 – Princes Risborough Exhibition Feedback September 2014
 Appendix 9 – Princes Risborough CABE workshop 1 draft report May
2015
 Appendix 10 – Princes Risborough CABE workshop report June 2015
 Appendix 11 – Princes Risborough Town Plan Summary of responses
July 2015
 Appendix 12 – Princes Risborough Town Plan Workshop December
2015
 Appendix 13 - Princes Risborough Town Plan Regulation 18 Summary
of Responses
 Appendix 14– Princes Risborough Town Plan Feedback Report
 Appendix 15 – Draft Local Plan summary of responses to consultation
June-August 2016
 Appendix 16 – Bodies and individuals invited to make representations
under Regulation 19
 Appendix 17 – Sample letter to specific and general consultation bodies
 Appendix 18 – Statement of representation procedures and statement of
fact (Regulation 19)
 Appendix 19 – Wycombe District Local Plan – Summary of Responses
to Regulation 19 consultation October-December 2017
 Appendix 20 – Deliverability of the Wycombe Air Park.
 Appendix 21 – Site Assessment Work arising from Regulation 19
Representations
 Appendix 22 – Sustainability Appraisal Clarification Note in response to
Regulation 19 Representations

23

Other public bodies, in addition to Local Planning authorities, are subject to the Duty to Cooperate by being prescribed
in the Town and Country Planning (Local Planning) (England) Regulations 2012 as amended by the National Treatment
Agency (Abolition) and the Health and Social Care Act 2012 (Consequential, Transitional and Saving Provisions) Order
2013 (which added the Local Nature Partnerships)
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