Wycombe District Local Plan Inquiry – Inspector’s Report
Explanatory Notes
The draft Wycombe District Local Plan to 2011 was placed on eight weeks deposit between 4
December 1998 and 29 January 1999. During this period a total of 5841 objections were
received.
Prior to the commencement of the Inquiry on 3 October 2000 discussions were carried out
between the local planning authority and many of the objectors in an attempt to resolve their
particular concerns. This resulted in the Council proposing changes to the Plan, which were
published in March and June 2000 and some of the original objections were subsequently
conditionally withdrawn (these are indicated in italics in the list of objectors for each proposal). A
further 1657 objections were made to the March changes, and 69 to the June changes and these
were also considered by the Inspector. The Inspector refers to these changes in the report.
Mr Geoff Salter and Mr John MacBryde were the Inspectors appointed by the Secretary of State
for the Environment, Transport and the Regions to consider objections made to the Wycombe
District Local Plan 2011. They held an Inquiry to hear the objections which opened on 3 October
2000 and was formally closed on 3 October 2001.
The Inspectors have now completed their report and submitted it to the Council. The report sets
out the action the Inspectors recommend the Council to take in respect of the objections and
includes a number of suggested amendments.
The report was received by the Council on 22 November 2002 and the Council has 8 weeks from
the receipt of the report to check it before publishing it. However, the report has been published
promptly prior to formal checking by the Council. If issues are identified which need clarification
the Council will ask the Planning Inspectorate to clarify these issues. This may result in the
Inspectorate issuing an addendum to the report which the Council would then publish. This would
be made available on the Council’s website and at the locations where the main report is
available.
Please note that the recommendations the report contains are not binding on the Council.
At this stage the report has been published without any comment or response from the
Council which has not yet had the opportunity to formally consider the recommendations.
When the Council’s Cabinet has considered the Inspectors’ recommendations a set of documents
will be published setting out;
i)
ii)
iii)

The Council’s decision on each recommendation;
Its reason for reaching that decision;
Proposed Modifications to the Wycombe District Local Plan to 2011 as a result of those
decisions.

The proposed Modifications will be placed “on deposit” at which time representations of support or
objections can be made – either to a Modification itself, or to the lack of such a Modification where
one was recommended by the Inspector. Everyone who submitted representations to the Deposit
Plan or Pre-Inquiry changes will be notified of the arrangements for the deposit period. Details
will also be advertised in the local press and on the Council’s website
(www.wycombe.gov.uk/planning/localplan).
If you have any queries about the next stages of the Wycombe District Local Plan please
contact the Planning Policy Team on 01494 421360. Further Information on the local plan
process is contained in the Department of Environment Transport and the Regions booklet
“Local Plans and Unitary Development Plans – A Guide to Procedures” which is available
from Planning and Major Projects.
Chris Swanwick
Director of Planning and Major Projects
Wycombe District Council
December 2002

The Chief Executive
Wycombe District Council
Queen Victoria Road
High Wycombe
Bucks
HP11 1BB
Dear Sir
Public Inquiry into objections to the Wycombe District Local Plan to 2011
1. I was appointed by the First Secretary of State to hold a public inquiry into objections to
the Wycombe District Local Plan to 2011. The inquiry was held between 3 October 2000
and 4 October 2001 and sat for a total of 63 days. I held a pre-inquiry meeting on 24 May
2000. Before, during and after the inquiry I visited all of the sites the subject of
objections.
2. The Plan was placed on deposit in December 1998 for a period of 8 weeks. In response,
a total of 5841 duly made objections were received. After these had been considered,
the Council decided to progress changes to the Plan (PICs) which were published on 3
March 2001 and put out to non-statutory consultation for a period of 6 weeks. This
generated a further 1657 objections. These were considered by the Council which
decided to make some further changes to the Plan (FPICs) which were published on 30
June 2001 for a consultation period running until 28 July 2001. Another 69 objections
were made in response to the FPICs. I have considered all these objections, 7567 in
total. I have attached the same weight to those dealt with by way of written
representations as I have to those heard at the inquiry, either in formal inquiry sessions or
at less formal hearings. I have also taken into account representations in support of Plan
proposals.
3. My report follows the structure of the Plan itself. The Council already has copies of the
summaries of representations received at all stages, the schedule of all duly made
objections, the list of inquiry appearances and the list of core documents. These should
be added to the Appendices to the report.
4. For the most part I found the Plan to be well written and logically ordered. In some
instances I have supported the Plan’s approach, but for clarity I have recommended
changes to the wording of policies or supporting text to improve clarity. In general, I have
tried to include a precise form of wording where I have recommended modifications to
policies. Where this has not been possible I have attempted to give a clear indication of
those matters that need to be addressed in re-drafting the policy. My report concentrates
on the objections, but also covers the full range of issues raised, even if they are not
specifically mentioned in the report. I have also taken into account other changes
prepared by the Council as the inquiry progressed. In a few places I have made informal
suggestions which I think may improve the final Plan, on matters indirectly related to the
formal objections. A summary of my main conclusions is appended to this letter.
5. The report takes into account planning guidance published since the inquiry, most notably
the revised version of Planning Policy Guidance (PPG) 17 – Planning for Open Space,
Sport and Recreation published in July 2002.
6. The format of the report reflects the skeleton template prepared by the Council at my
request, based on a model from the Inspectorate. This has eased my reporting task and
has been much appreciated.

7. I wish to record my thanks for the courtesy, help and co-operation I received from all
participants at the inquiry, including Morag Ellis and all other members of the Council’s
team.
I was very grateful for the able assistance from John MacBryde, my assistant
inspector, and David Crook and Neil Jillings, Higher Planning Officers with the
Inspectorate, both during the inquiry and in preparing this report. While, the Assistant
Inspector in particular has made a significant contribution to the report, I fully endorse all
the recommendations it contains. Finally, I wish to express my thanks to Tom Currie, the
Programme Officer for the inquiry, for all his hard work, support and invaluable
contribution to the smooth running of the inquiry.

Geoff Salter BA MRTPI
Inspector

Cc Government office for the South East Region and the Office of the Deputy Prime
Minister (PCID)
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GLOSSARY

Throughout the report I have used abbreviations for matters that appear regularly in the text.
These comprise:
AONB
ASL
ASR
ABN
ABS
BAPS
BBOWT
BNS
BCC
CD
DETR
DoE
DTLR
dw/ha
EA
EiP
FPIC
GAG
MDS
OPDM
PIC
PPG
RARA
RPG
RTS
SAM
SINC
SPG
TPO
TW
WRALP

Glossary

Area of Outstanding Natural Beauty
Area of Safeguarded Land
Area of Special Restraint
Abbey Barn North
Abbey Barn South
Biological Action Plans
Berks Bucks Oxon WildlifeTrust
Biological Notification Site
Bucks County Council
Core Document
Department of the Environment, Transport and the Regions
Department of the Environment
Department of Transport, Local Government and the Regions
Dwellings per hectare
Environment Agency
Examination in Public
Future Pre Inquiry Change
Grange Action Group
Major Developed Site
Office of the Deputy Prime Minister
Pre Inquiry Change
Planning Policy Guidance
Risborough Area Residents Association
Regional Planning Guidance
Round table session
Scheduled Ancient Monument
Site if Importance for Nature Conservation
Supplementary Planning Guidance
Tree Preservation Order
Thames Water
Wycombe Rural Areas Local Plan
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SUMMARY OF MAIN CONCLUSIONS
Introduction
1. This summary sets out the main conclusions of my report under the relevant chapter
headings of the Plan. It is intended as a guide to show the direction of my findings on the
general strategy for each topic, rather than summarise detailed recommendations on
specific sites. However, the summary does include a brief analysis of housing provision
with reference to allocated sites and also refers to 2 other key sites proposed in the Plan:
mixed-use proposals at Wycombe Marsh and High Wycombe western sector.
Housing
2. To meet government guidance in PPG3, the Plan should ensure that it conforms to the
Structure Plan by providing as a minimum 7,200 net additional dwellings in the period from
1991 to 2011, as set out in SP Policy H1. The Plan, Monitor and Manage approach outlined
in PPG3 does not revise this basic requirement, as paragraphs 2 and 28 indicate quite
clearly.
3. At the Housing RTS, there was broad agreement about many of the figures that contribute
to the overall housing supply. These included the number of completions to March 2000,
windfall allowances for small and medium sites and conversions. I accepted that the
allowances were based on detailed evidence of past rates that were unlikely to show
significant changes over the remaining Plan period. I have made a small allowance for
large sites and accepted the Council’s suggested flexibility rate of 5%; bearing in mind the
suggested density figures put forward in PPG3, I consider this to be realistic.
4. Taking account of all the above points, I set out my own version of Table 2 of the Plan
below:
Housing Land Supply

Structure Plan allocation (1991-2011)

7,200

Completions (to 31/3/00)

3,048

Identified Sites (with planning permission)
Windfall:

627

Small sites

1,100

Medium

330

Large

100

Conversions

230

Sub total

5,435

Requirement on new sites (Policy H2)

1,765

Requirement (including 5% flexibility allowance)

1,853
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5. I share the concern of many objectors about the failure of the Council’s housing proposals
in the Pre Inquiry Changes (PICs) to meet the Structure Plan requirement in full. The
Council’s interpretation of the ‘Plan, Monitor and Manage’ approach is that extra sites can
be included within the Plan at review stage, following a full urban capacity study. I accept
that the disadvantages of delaying the Plan for such a study would have been considerable.
The Council’s interim capacity assessments enabled more urban sites to be brought
forward into the Plan to address the policy direction of PPG3, and the sequential test in
particular. However, paragraphs 2 and 28 of PPG3 indicate quite clearly that the Plan
should show how the full requirement of Structure Plan provision for Wycombe District is to
be met. The failure of the Plan to do this is a fundamental deficiency which needs to be
corrected. That said, effective monitoring is essential to ensure that reserve ‘greenfield’
sites are not released before developers have been given the chance to provide new
housing on previously developed land within urban areas.
6. Policy H2 of the Structure Plan indicates that of the 2,400 dwellings expected to be built on
new strategic sites, some 1,500-1,700 (62%-70%) should be located within the High
Wycombe urban area. I accept that these dwellings need not be provided on strategic sites
if the overall requirement can be met in a more sustainable way. To accord with the broad
thrust of the policy, however, it seems reasonable that of the 1850 or so dwellings that need
to be allocated at least 60% (about 1110) should be concentrated in the High Wycombe
area. In general I have concluded that the sites within High Wycombe put forward by the
Council in the Plan (as proposed to be changed) accord with government and regional
policy to make the best use of urban land, and would provide housing at an appropriate
density.
7. The most important site in the plan is at Wycombe Marsh, which was subject to a number of
objections concerning its sustainability, practicality, viability, prospective timing and the
environmental impact of associated measures. In summary, I have concluded that this key
site would be capable of providing about 400 dwellings. My reservations concerned the
likely phasing of development, which I consider unlikely to take place until the middle of the
second half of the Plan period, for the reasons summarised below.
8. I acknowledge that, in the main, the High Wycombe area sites are generally in sustainable
locations. I share some of objectors’ misgivings about loss of employment sites, particularly
those on flat land in major route corridors. High Wycombe is not an area with significant
over-allocations of employment land with little prospect of development, of the type referred
to in paragraph 42 of PPG3. After the PICs, the Plan now provides less employment land
than the deposit version, and I have not therefore recommended the allocation for housing
of any other major employment sites other than Ercol, which is already underway, and
Bucks Free Press.
9. From the evidence relating to a number of other sites I consider that Abbey Barn North
(ABN) should be deleted from the Plan and Terriers Farm added to the list of housing
allocations. In my view Terriers Farm is the best ‘greenfield’ site in the High Wycombe
urban area; in comparison to Abbey Barn North (ABN), it is more accessible by public
transport (falling within zone 3 of index compared with zone 4 for ABN) and has less
ecological interest. The site is visually well related to the existing urban form and is level
enough to be developed at a relatively high density. Adequate access can be achieved,
and the site does not suffer from any other constraints, such as the need to safeguard
substantial areas for new highways. I consider similar sustainability and highway
arguments apply to the comparison with Abbey Barn South, which I recommend for
retention as an area of safeguarded land (ASL) to meet future development needs.
10. Of the other safeguarded land sites around High Wycombe, two fall within the AONB; Lane
End Road and Grange Farm. In comparison with other sites, the high value of these
landscapes, afforded the highest level of protection by government policy in PPG7, is a
Summary of Main Conclusions
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critical constraint to the type of major housing development proposed. Similarly, I consider
the very attractive and prominent landscape of the Gomm Valley to be an overriding
argument against development in comparison with other safeguarded land and the absence
of further housing need.
11. I have endorsed the largest greenfield housing allocation at Park Mill Farm, Princes
Risborough, a relatively well-performing site with good accessibility. At the revised
minimum density of 30 per ha required by PPG3, the site is large enough to provide more
than the number of dwellings required at the town during the life of the Plan. However, if
development were to start soon after 2006 during a revised Phase 2 between 2006-11, the
remaining capacity could be taken up during the life of the next Plan, as the Council agreed.
I consider that this site is better located in general sustainability terms than the adjoining
Oak Tree Farm site put forward in the Deposit plan, and other objection sites on the edge of
Princes Risborough and at Longwick. Providing more housing outside the High Wycombe
area would result in a lack of balance across the District in conflict with Structure Plan
policy.
12. There is no real scope to provide substantially more housing at Marlow due to green belt,
AONB and flood plain constraints. However, I have endorsed the provision of 50 dwellings
at Portlands and found no strong objection to the re-instatement of the site at Great Marlow
School, which can accommodate 50 dwellings. I consider that Slate Meadow, Bourne End,
is also a high performing site, but does not have the advantages of such easy access to
wide range of retail employment and community facilities as other sites in the High
Wycombe urban area. I recommend confirmation of the safeguarded land designation.
13. I summarise my findings in the form of a new table below:
Housing allocations
Site

Area (ha)

Capacity

HIGH WYCOMBE URBAN AREA
Bucks Free Press

1.8

80

Downley Middle School/Turner’s Field

2.5

50

Ercol

5.9

265

Garratts Way

3.0

100

Heights County First School, Downley

1.1

40

Terriers First School

1.6

60

Wycombe Marsh

19.9

400

Terriers Farm

23.1

400

Sub total

58.9

1395

Portlands

1.6

50

Great Marlow School

1.6

50

Park Mill Farm

26.2

350

Sub total

29.4

450

TOTAL

88.3

1845

REMAINDER OF DISTRICT
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Wycombe Marsh
14. In broad land use terms, the Wycombe Marsh site meets a number of significant policy
objectives for providing much needed retail, employment and housing development on
previously developed land in a sustainable location. I believe many of the objectors’
concerns about the practicality of the proposal to relocate the sewage treatment works to an
expanded facility at Little Marlow have been met. Tunnel maintenance can be achieved
without the need for ventilation shafts, removing any potential impact on the AONB
landscape. The tunnel would have considerable storage capacity if Little Marlow broke
down. The risk of aquifer pollution appears to be minimal, given the proportion of tunnel
below the water table, and construction and monitoring safeguards. There is no evidence
of flooding at the made-up ground levels currently pertaining at the Wycombe Marsh site,
which does not lie within the draft 1 in 100 year flood risk map prepared by the Environment
Agency (EA). The proposals to redevelop the Little Marlow works would not add to the
volume of buildings, tanks and other structures within the Thames floodplain; the footprint
would be reduced. Sufficient treated effluent could be pumped back into the River Wye to
ensure that the general ecology of the riverside environs would be protected.
15. With regard to costs and the overall viability of the scheme, I have some misgivings that the
partial redevelopment option has not been fully explored. Taking into account the existing
planning permission for the Paper Mill part of the site, Thames Water (TW) may have been
unrealistic in their predictions of the value attributable to a combined site. From the
engineering and valuation evidence, which showed very wide variations, I concluded that
the revised Plan proposals are on the margin of viability. Nevertheless, it seems clear that
TW have given every indication that they intend to proceed with the scheme. There may be
operational benefits with regard to running costs, safety, water quality, nuisance to nearby
residents which are hard to quantify accurately in conventional viability analysis. Even if the
transfer option proved to be unviable after further detailed analysis, there is sufficient scope
to release a substantial area of the site after consolidation of the existing works. Together
with the Paper Mill site, this would provide for a substantial amount of residential and
commercial development such that the employment and housing strategies of the Plan
would not be fundamentally undermined.
16. I consider it reasonable to annotate the Little Marlow works as a major developed site,
where redevelopment would not conflict with green belt policy subject to limitations on the
footprint and volume of new structures. In any event, the benefits of the total package of
measures needed to release a suitable ‘brownfield’ site for development would outweigh
any policy objections to the consolidation of operational works in the green belt. None of
the other more limited objections raised, concerning matters such as highway planning and
the very limited loss of ecological features at Wycombe Marsh, are of sufficient emphasis to
counter the strong arguments in favour of the allocation.
17. My main reservations about the Plan proposals are concerning the implementation
programme, particularly with respect to the housing element. I agree with the Council that a
call-in inquiry for the proposals for Little Marlow works is unlikely in the context of my report
findings, depending on the time of adoption of the Plan with respect to any planning
application for redevelopment of the site. However, a number of uncertainties remain; this
is unsurprising given the scale of the project. Therefore I consider the Council’s estimates
were somewhat optimistic. Housing completions are therefore more likely to come on
stream towards the middle of the second half of the Plan period, which I have
recommended as housing development phase 2.
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Employment policy
18. The fluid nature of the local economy, with a switch from manufacturing to business and
research activity, changing employment densities, site utilisation and commuting patterns,
made firm predictions about the impact of land use policies on the number of jobs in the
District difficult. Given the quite substantial losses of industrial land that occurred during the
1990s, identified in the Employment Topic Paper, I sympathise with the Council’s caution
about releasing further sites for other uses. This view is reinforced by the nature of the
topography in High Wycombe itself, where large flat sites along the Wye valley floor are at a
premium. I accept the Council’s point that further employment land releases might upset
the delicate balance between promoting and overheating the local economy. At the time of
the inquiry indicators such as unemployment rates, rental levels for good quality offices and
industrial property, and a shortage of vacant sites, gave some credence to the Council’s
argument that Wycombe was becoming a ‘hotspot’. Taking into account all the written
evidence and the conflicting views at the Round Table Session on Employment, I agree
with the Council that the plan provides roughly the right balance between protecting existing
sites and the designation of new areas for general employment use. However, I consider
the Plan should provide additional flexibility to allow redevelopment of sustainable
employment sites in High Wycombe town centre.
19. I share some of the Council’s concern that meeting a need for high quality business
premises might in turn generate further economic activity, contrary to regional and county
policy objectives. Nevertheless, continued re-structuring of the local economy would
provide further protection against any future downturn, and could help to meet wider
employment objectives. I support the provision of 2 ha of Class B1 uses at Wycombe
Marsh, as part of a mixed development at a sustainable location in accordance with the
strong thrust of government policy. Some existing employment sites may be suitable for
re-development with modern premises aimed at new technology businesses, in attractive
locations not far from a variety of transport facilities. On balance I support the Council’s
position that economic circumstances no longer justify the allocation of any free-standing
business park allocations. I consider there is no strong need for a greenfield campus-style
business park at Abbey Barn South, where employees and other visitors are likely to be
heavily dependent on car travel, in the absence of need for substantial housing at that
location. However, there is a clear need for continued monitoring of economic data, as
advised by the County Council, to ensure that the High Wycombe area in particular is able
to carry on meeting the diverse employment needs of its residents.
20. At Princes Risborough, the relocation of Ercol to the Princes Estate is underway and some
additional land for new business premises is available. Other employment sites in
sustainable locations near the station may become available for redevelopment and should
be retained for employment use. Despite the projected increase in the population of the
town, I consider that there is no strong case for any further allocations of greenfield sites on
grounds of local employment need.
High Wycombe Western Sector
21. I fully endorse the significant expansion of High Wycombe Central Area for retail purposes,
especially for comparison shopping. I note that the outstanding planning permission for the
plan allocation would include the benefit of some 40 dwellings, about 25% of the expected
provision in the whole central area. The permission would also enable the relocation and
rebuilding of the existing bus station and the provision of new community and leisure
facilities. I regard the probable consolidation of shopping floorspace towards the western
end of the town centre as beneficial considering the shape and form of the local road
network and the extent of pedestrianisation that has already been achieved. The inclusion
of a replacement foodstore of about 2500 sq m net floorspace would be adequate in the
light of the overall allocation of space between convenience and durable sales and the
Summary of Main Conclusions
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prioritisation of the latter. I consider any policy statement favouring or nominating
occupation by Tesco Stores Limited would be inappropriate in a development plan and
directly contrary to PPG6 advice.
Marlow Town Centre – Riley Road and Portlands
22. I have recommended in favour of the Riley Road allocation for significant foodstore
development in preference to the alternative proposal by Waitrose Limited for the allocation
to be transferred to their recently acquired site at Portlands. I found urban design and
conservation area considerations of over-riding importance in this regard. There are also
distinct road traffic generation and impact reasons, such as the comparative ease or
difficulty of accommodating heavy goods vehicles in and around the confines of the
alternative sites, located as they both are in the long-established Marlow Conservation
Area. The dispersed pattern of open access public car parks in and around Marlow Town
Centre strongly suggests that it be perpetuated, rather than inserting a large additional
amount of dedicated car parking (contrary to Policy M2 of the Plan) on the Portlands site. I
consider the latter to be eminently well suited to high density residential development, from
housing land supply, conservation area and sustainability points of view.
Bourne End to High Wycombe Disused Railway Line - New Busway and Safeguarding
23. I fully support the concept of using the western end of the abandoned branch railway as a
future busway through the Wycombe Marsh development area. The busway would serve
as a significant link and might segregate public transport along the key A40 corridor from
the east. The former railway line’s continuity has been breached by development, in conflict
with later PPG13 advice, and is unlikely to form any part of a heavy or light rail link in future.
The independent (ultra light rail) proposal is interesting but I think it unlikely to obtain
commercial funding and hence inclusion in future local transport plans. However, the old
railway formation should be safeguarded as a likely recreational facility, such as a footpath,
especially in its Green Belt setting. Such safeguarding would also ensure that any future
local transport option would equally be kept open. In my view local residential amenity and
privacy considerations are matters for detailed consultation and examination as and when
specific linear leisure proposals are mooted.
Park and Ride (P+R)
24. I recommend in favour of deleting the site-specific allocations for P+R terminals. Policy T17
should be entirely revised in the recent light of modified advice in PPG13. Notwithstanding
this, I have made informal comments on the individual merits of the allocations. I
recommend adopting a systemic approach, whereby P+R proposals, given assured funding
and demonstrable need, should be more fully detailed as regards terminal (and
intermediate) loading points, bus priorities and allied traffic management and means of
interchange with other transport operations. Any P+R system in Wycombe District must
enjoy both transport and development plan support and be better integrated with allied
arrangements in adjacent counties and districts. I acknowledge the need to consider
bus:coach interchange along the M40 corridor, including so-called ‘coachway’ stops on the
high-frequency London-Oxford express service. The criterion-based T17 policy could also
be applied to any future P+R proposals elsewhere in Wycombe District.

Summary of Main Conclusions
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Green Belt policy: Safeguarded Land
25. There were a very large number of objections to the retention of former Areas of Special
Restraint (ASRs) as Safeguarded Land outside the green belt. High Wycombe is very
constrained by green belt and AONB designations which reach right up to the built up area
in many locations. The main thrust of my reasoning on this issue is that the permanence of
green belts is of fundamental policy importance. PPG2 advises that boundaries should only
be changed exceptionally, as part of a review of strategic policy. I therefore recommend
against any changes of significance; I recommend in favour of one minor alteration at
Princes Risborough School.
26. Given my recommendation to release Terriers Farm for primarily housing development
towards the end of the Plan period, the number of sites for potential expansion is limited to
5, plus the Slate Meadow site at Bourne End. As my comparative site assessment
indicates, the latter is a highly performing site that may be needed to provide for expansion
in the southern part of the District at some future date and its status should be retained.
The Abbey Barn sites have some drawbacks but with investment in infrastructure and in the
case of Abbey Barn South, substantial support for improved public transport, could provide
acceptable locations to meet housing and/or other needs in the long-term. I appreciate the
Council’s arguments that the Gomm Valley should be one of the last sites to be developed,
and certainly not in preference to other sites during the life of the Plan. I conclude that the
very high quality of the landscape, the need to protect parts of the site of high wildlife
interest, are critical constraints to set against its moderate level of accessibility and some
benefits for ecological management. Nevertheless, even though I consider the quality of
the landscape to be at least comparable with many parts of the AONB around High
Wycombe, I consider it would be inconsistent to designate the site as an area of attractive
local landscape without a full review of the need for ASLs at strategic level.
27. Finally, both remaining ASLs at Lane End Road and Grange Farm lie within the AONB.
Government policy for the AONB, clarified by Ministerial statement in June 2000, states that
major development should not take place in the AONB unless it is demonstrated to be in the
public interest, by reference to the criteria of national need, cost of and scope for
developing elsewhere, and the effect on the landscape, and the extent to which that could
be moderated.
I consider there is some inconsistency between this policy and the
designation as an ASL, which implies acceptability for development in the long term. I note
that Policy E3 of RPG9 states that there is no case for reviewing green belt boundaries on
regional policy grounds. I suggest that this dilemma should be resolve at the next review of
sub-regional strategic policy.
Little Marlow Gravel Pits
28. This particular allocation is one of the largest in the local plan. I concur with the concept of
using of the land as a future country park. This proposal si regarded as especially
appropriate for the land, given its Green Belt location and proximity to Marlow and Bourne
End. However, the scheme has only reached a preliminary stage of public consultation,
jointly organised by the district and county councils. Several objections relate to the
question of possible ‘enabling development’. This has been suggested in order to fund
loss-making or non-profitable elements of a possible package of future leisure facilities. No
judgment can be made on any such proposals in the absence of any adopted or definitive
scheme of leisure development or any detailed knowledge of future funding. I have noted
the completion of a large hotel close to the development area in connection with possible
improvements to site access, which is somewhat inadequate at present. However, its
improvement cannot be properly assessed in the absence of relevant provisions in the
Bucks Local Transport Plan. The future country park will be prominent in views from across
the River Thames and any development will consequently engage the interest of the
adjoining local planning authority to the south.
Summary of Main Conclusions
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CHAPTER 1 - INTRODUCTION
GENERAL

The Objections
0158/91
0649/1
0821/4
0956/1
1042/4
1133/2

High Wycombe and Marlow Green Party
E B Andrews
James Michael Campbell
R Lawton
J D Burnham
Mr Keith F J Lawrence

Summary of Objections
(a) The word ‘mitigate’ is over used in the Plan and often wrongly.
(b) The Policy Impact Matrix appeared so subjective in its scoring that it is of little use to the
process.
(c) The price of the Local Plan (£25) dissuades people from taking part in the democratic
process; difficult for a person to spend 8 hours or more in a public library trying to digest
such a complex and detailed document.
(d) Layout of policies should include a ‘line’ between them, to avoid confusion. Similarly the
paragraphs within Policies should be numbered.
(e) Object to the structure of the Plan; rural matters should be dealt with separately to urban
matters.
(f) Object to Plans approach to High Wycombe, which would lead to increased disruption and
congestion.

Inspector's Reasoning and conclusions
1.1.1 Broadly speaking, I consider that the term mitigate is a reasonable term to use in both
policies and supporting text, as it concerns the reduction of impacts of particular types of
development, which is a legitimate purpose of the planning system. I note that the Council has
identified that the term is only used six times in the Plan and I therefore do not consider that the
term has been over used.
1.1.2 As regards the objector’s concerns over the Policy Impact Matrix, although it is a core
document it does not form part of the Plan and therefore I have no remit to comment on its
contents. Similarly the acceptability of the price of the Plan falls outside of the remit of my
report.
1.1.3 Whilst I recognised that the change in layout between the adopted Plan and this deposit
draft may have confused readers, I find that generally the layout and paragraph numbering are
clear and easy to understand. Although the policies are generally quite short, I suggest that
numbering paragraphs within them would helpfully add clarity for future use.
1.1.4 Whilst I recognise that other Plans have made the separation between urban and rural
issues, I do not consider that this would be helpful in this District. Current government planning
guidance stresses the importance of the links between urban and rural locations and the
Chapter 1 – Introduction
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approach taken by the Plan reflects this emphasis.
1.1.5 As regards the final issue, I recognise that High Wycombe suffers from a number of
environmental and topographical constraints, but the Plan’s emphasis on High Wycombe as a
centre for growth was supported by the report into the most recent Structure Plan. Furthermore
national planning guidance stresses the importance of the development of urban areas over
less accessible locations. I consider that the Plan’s policies are sufficiently strong to guard
against the detrimental effects of future development and that broadly speaking the Plan
follows an acceptable approach in identifying High Wycombe as a centre for growth.
RECOMMENDATIONS
q

IN/1

That no modification be made to this section of the Plan

THE DISTRICT AND DEVELOPMENT PRESSURES

The Objections
0533/3
0817/15
0840/9
1201/7
1475/6
1475/7

Longwick-Cum-Ilmer Parish Council
Croudace Ltd
Marlow and District Chamber of Trade & Commerce
Mr C G Hamilton, Downley Parish Council
Mr D V Baker
Mr D V Baker

Summary of Objections
(a) Doubt whether the population can be expected to drop by 1% between 1991 and 2011.
(b) Contend that Bourne End is sufficiently large to be considered in the same context as the
settlements identified in paragraph 1.01; paragraph should be revised accordingly.
(c) Require a reference to the important matter of protecting the integrity and social/economic
viability of community; policies should be community based. There should be, for example,
a clear understanding of the infrastructure needs and policy requirements for the community
of Marlow; the Council should consult closely and liaise with the community. Object that
policy proposals are more to do with District wide objectives than the needs of the
communities and therefore do not conform with the guidelines for formulation of the Plan.
(d) Lack of consideration is given to the housing demand for persons of retirement age within
the community.
(e) Not convinced that sufficient notice has been taken of the large proportion of the District
covered by green belt and AONB. Area covered should be expressed as a percentage of
total area.
(f) Paragraph 1.04 refers to static population, whilst over 12000 homes are still required; this
is not logical.
Inspector's Reasoning and conclusions
1.2.1 The estimated fall in population was based on the most appropriate and up to date
figures available, and was tested as part of the Structure Plan process. The objector has not
Chapter 1 – Introduction
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presented any evidence to support their doubts about this fall in population. I find that this
prediction is therefore acceptable. As regards Croudace Ltd’s contention that Bourne End
should be included in the list of settlements in the opening paragraph, I consider that this list
purely serves as a brief description of the District’s characteristics. It confers no particular
status on any of the settlements listed and so I do not consider that there is any necessity to
include Bourne End in this list.
1.2.2 As regards the third issue I consider that very broadly speaking, the approach
suggested by objectors is not at variance with that of the Plan. One of the purposes of the
planning system is the protection of amenity either for individuals, communities or the whole
district and the Plan includes many policies that seek to protect or enhance specific
communities. However to extend this approach to making each ‘community’ self-sufficient and
autonomous as regards needs and provision could be viewed as a means of diverting all new
development away from established areas out of deference to the views of their existing
residents. This suggestion is effectively contrary to the need to conserve land and to restrict
rural and urban greenfield development. It also begs the question of how these communities
should be defined. Whilst emerging government guidance is moving toward greater community
involvement in the planning system, this has not yet been adopted as formal planning guidance
and there is no indication of precisely the form this involvement should take. However on the
basis of draft guidance, I consider that it would be highly unlikely that this change in policy
would empower communities with the level of autonomy suggested by the objectors. Therefore
I consider that it would be inappropriate to amend the Plan in the manner suggested.
1.2.3 Whilst the increase in the age of the population of the district has clear implications for
housing, I find that this has been addressed by policies in the Housing Chapter, particularly
Policy H10. I note that this objection was conditionally withdrawn.
1.2.4 I note that the Council have altered paragraph 1.03 by way of PIC 1/1 so that it refers to
green belt and AONB as a percentage of the District. I consider that this meets the objector’s
concerns about this issue. As regards the final issue, national household predictions clearly
identify a reduction in household size and I find that this would justify the increased level of
demand for houses in the District, despite the static population. However this linkage is not
clear from the text, particularly to readers that are unfamiliar with planning terminology. I have
suggested a minor amendment to help clarify this.
RECOMMENDATIONS
q

IN/2

That the policy be modified as set out in PIC 1/1 to 1/4 and that the first part of
the first sentence of paragraph 1.05 be deleted and replaced by the following
wording;
‘Despite this fairly static population national household projections have
identified a reduction in household size. taking these projections into account
the county council has identified that ….’

SUSTAINABLE DEVELOPMENT
The Objections
0158/1
0376/24
0526/1
0834/6
1200/1

High Wycombe and Marlow Green Party
Axa Equity and Law Life Assurance Society PLC
Chepping Wycombe Parish Council
Prudential Assurance Company Ltd
English Nature

Chapter 1 – Introduction

page 3

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

Summary of Objections
(a) Object to ‘sustainable development and growth’; unbridled growth has caused many
problems. Progress can be achieved without growth.
(b) Object to the incorporation of the Sustainability Appraisal as an integral part of the Plan; it is
a background paper which represents a snapshot in an ongoing process and should not be
accorded status as part of the Local Plan.
(c) The proximity of the proposed High Wycombe sites will not be conducive to a healthy
environment and the inevitable traffic congestion will conflict with the policy of a thriving
economy.
(d) To give the four-part ‘vision’ for Wycombe District proper status, in terms of Section 54A,
suggest it should be encapsulated in a policy, rather than supporting text and translated to
deal with land use planning matters.
(e) Reference is made throughout the Plan to high standards of design; this should be included
in the vision.
(f) Paragraph 1.16 could be more positively worded. Replace ‘environmental constraints’ with
‘the need to conserve our main environmental assets’; paragraph should be adopted as a
‘keynote’ environmental policy, which would clearly establish an environmentally-led
development plan.
Inspector's Reasoning and conclusions
1.3.1. Whilst the phrase “Sustainable Development and Growth” does not actually appear in
this section of text, I recognise that there are clear environmental dangers to unbridled growth.
However following PIC 1/5 paragraph 1.14 reflects the sustainable development objectives set
out in the Government’s Sustainable Development Strategy. Although the paragraph now refers
to the importance of economic growth and employment, it also stresses the effective protection
of the environment and the prudent use of natural resources. It is appropriate that the
paragraph reflects this balance stressed in government sustainability guidance and no further
amendment is necessary. I find that objector’s concerns over the status of the Sustainability
Appraisal have been fully met by PIC 1/6. This amends the text so that it is clear that the
Sustainability Appraisal does not form an integral part of the Plan.
1.3.2. With respect to the third issue, I have addressed the overall thrust of the District’s
Housing Policy and the suitability of individual housing sites around High Wycombe in my
consideration of objections to the Housing Chapter.
Although I have recommended
amendments to these allocations, for the reasons explained in that section of my report, I find
that focusing development on this part of High Wycombe broadly accords with both national
and local planning guidance on the sustainable location of development. Given that the Plan
attempts to mitigate the negative impacts of development in terms of traffic and community
resources, I do not consider that these housing would place unacceptable pressure on existing
local communities.
1.3.3. I do not consider that the four part vision set out in paragraph 1.16 should form part of a
policy. This paragraph provides a useful statement of how the Council consider the
development of the District should progress. However I consider that this text could not be
used as basis for assessing the suitability of a proposed development. Similarly whilst the
emphasis on a high quality of design is an important feature of national policy guidance, I
consider that this emphasis is sufficiently reflected in other chapters and policies in the Plan
and there is no necessity to raise this issue here in such a broad context.
1.3.4. As regards the final issue, although the presence of natural resources is clearly
beneficial to the District. In order to ensure there continued protection it is right that they should
be recognised as restraints to development. I consider that the paragraph as currently worded
Chapter 1 – Introduction
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conforms with the balanced approach required by government policy and should not be
amended in the manner suggested by the objector. The suggested text could not be used as a
basis against which individual proposals could be tested and it should not be used as a policy.
RECOMMENDATIONS
q

IN/3

Modify the Plan in accordance with PICs 1/5 and 1/6

BROAD DEVELOPMENT ST RATEGY

The Objections
0526/32
0376/25
0817/1
1293/10
1578/7

Chepping Wycombe Parish Council
Axa Equity and Law Life Assurance Society PLC
Croudace Ltd
Naphill & Walter’s Ash Residents Association
M J Jeanes (Group) Ltd

Summary of Objections
(a) Reference to the development of the Gomm Valley should be made in the Broad
Development Strategy. The text to paragraph 1.23 should be amended to add “identifies
the opportunity for a major mixed use site at Gomm Valley, High Wycombe” after the
wording ‘Loudwater and Wooburn Green’.
(b) Concern that due to the number of proposed development sites adjoining the Chepping
Wycombe Parish area, the objectives set out in paragraphs 1.20-1.21 cannot be met.
Community facilities, schools and recreation provision will be unable to cope; additional
pressures on the countryside, green belt and AONB; additional traffic etc.
(c) The introduction to the Adopted Plan contained objectives for settlement categories and
these should be included n
i the Deposit Plan as important statements, or upgraded to
policies in the Landscape and Nature Conservation Chapter.
(d) Decision not to review green belt boundaries is unjustified.
sequential and sustainable approach to land allocations.

It is essential for a truly

(e) Whilst agree with High Wycombe as the main focus for new development, suggest that it is
essential that the Plan provides a range of sites across the District. Opportunities which
exist in other settlements, such as Bourne End, can also provide a sustainable form of
development e.g. Slate Meadow.
Inspector's Reasoning and conclusions
1.4.1. In my consideration of objections to the Plan’s Housing Chapter, I have made a
comparative assessment of the suitability of allocated and proposed housing sites. For the
reasons given there, in particular its high quality landscape, I concluded that the Gomm Valley
should not be allocated for mixed-use development but should remain as safeguarded land for
the duration of the current plan.
I therefore do not support the objector’s suggested
amendment to the text of this section.
1.4.2. I have assessed the impact of housing sites around High Wycombe in Chapter 3 of my
report. The recommended deletion of the Abbey Barn North (ABN) site is likely to reduce some
Chapter 1 – Introduction

page 5

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

pressure on transport and other infrastructure in the eastern part of High Wycombe. However,
the continued focus of development in this sector through the important Wycombe Marsh site
accords with both national and local planning guidance on the sustainable location of new
buildings. The Plan attempts to mitigate the negative impacts of development in terms of traffic
and community resources through a variety of other policies. I do not consider that the
housing allocations would place unacceptable pressure on existing local communities.
1.4.3. Whilst the 1995 Plan contained a list of objectives for listed settlements, the current
plan, utilises a mixture of criteria based and site specific policies. As the aims and objectives
are clearly stated in this introductory section, I consider that the Plan is able to meet specific
needs without the use of a list of settlement specific objectives
1.4.4. PPG2 is quite clear that a general review of green belt boundaries would be a matter for
consideration as part of a Structure Plan Review. As there has been no recommendation at
Structure Plan level for a review of these boundaries, either around High Wycombe or
anywhere else in the District, I do not consider that it would be appropriate for the District Local
Plan to review or amend the green belt. As regards the last issue, the broad locational strategy
of the Plan focuses development on High Wycombe, with some other allocations in the rest of
the District, including Princes Risborough. The Plan’s urban focus accords with both local and
national planning guidance on the sustainable location of development, which stresses the
benefits of locating development in urban areas. I do not consider that this strategy
overburdens High Wycombe and there is no necessity to allocate development to other less
urban areas.
RECOMMENDATIONS
q

IN/4

That no modification be made to this section of the Plan.

PREPARATION OF THE DEPOSIT PLAN

The Objections
0929/2

Paul Turner

Summary of Objections
(a) Paragraph 1.28 is inaccurate; participation in the decision making process is not actually
intended; procedures are forbidding and intimidating, favouring developers. Legitimacy of
the Plan should be in terms of guidelines rather than directives; every household should be
surveyed to decided general principles.
Inspector's Reasoning and conclusions
1.5.1 At the first inquiry appearance the objector argued that the Plan was based on national
government and County Council policy with which the public had no chance to disagree. He
requested that the Plan be amended to include a short statement to this effect. However, he
accepted that the Council had not breached any regulations in the course of preparing,
publicising or making decisions on the content of the Plan. From the evidence put to me, I
consider that the Council went well beyond the minimum statutory requirements for achieving
public comment on the Plan proposals, which have been subject to all proper processes of
scrutiny at the Local Plan inquiry. The suggested amendment would not materially affect the
Chapter 1 – Introduction
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content of the Plan; nor in my view would it suggest that any agreed proposals for development
in the High Wycombe area would have any less legitimacy.
RECOMMENDATIONS
q

IN/5

No modification

IMPLEMENTATION RESOURCES

The Objections
0834/7

Prudential As surance Company Ltd

Summary of Objections
(a) References to development meeting its wider impacts do not correspond to the guidance in
Circular 1/97.
Inspector's Reasoning and conclusions
1.6.1 I consider that the paragraph reasonably identifies that developers would often be
expected to contribute to addressing the local impact of development. There is nothing in this
paragraph that compels the Council to enter into agreements that exceed the provisions of
Circular 1/97 and I do not consider that this text should be modified.
RECOMMENDATIONS
q

IN/6

That no modification be made to this section of the Plan.

MONITORING, REVIEW AND TIME-SCALE

PIC 1/8 Objections
0376/79
0379/73
0408/37
0817/45
1141/54

Axa Equity and Law Life Assurance PLC
Sport England
Ercol Furniture Ltd
Croudace Ltd
Beazer Strategic Land

Summary of Objections
(a) 70% target for previously developed land for housing will need to be reappraised prior to the
adoption of the Local Plan; less previously developed land should be used for housing, to
protect employment land. Great weight should be attached to the protection of designated
green space, in preference to its reallocation for housing. Target of 70% should be reduced
as a result of allocating more land for Wycombe Marsh for employment use, retaining Bucks
Chapter 1 – Introduction
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Free Press in employment use and retaining Green Space at the three school site
allocations. Unlikely that 70% of new dwellings will be built on previously developed land.
(b) With regard to Indicator 7, question whether this could also measure positive additions or
improvements to sport and leisure facilities.
(c) Object to target of at least 30% affordable housing; the amount of affordable housing to be
provided in individual proposals should reflect individual site suitability and be a matter of
negotiation; this should be reflected in the table. No justification given for the suggested
minimum
(d) Indicator 2 should be based on completion rather than the availability of supply.
(e) Indicator 5; consider that the ‘target’ is an aim, and is therefore inappropriate.
(f) Indicator 7; wording should state ‘no net loss of designated green space’ to allow for an
appropriate degree of flexibility.
(g) It is unclear how the proposals to maintain employment land are to be reconciled with the
substantial loss of employment land envisaged with housing proposals.
(h) Development contributions to the Local Transport Plan should only be sought where
justified, which is not referred to in the target.
(i) With regard to meeting Structure Plan requirements, the Plan fails to do this at present and
does not meet the advice in PPG3.
Inspector's Reasoning and conclusions
1.7.1. As regards the first issue, the introduction of a percentage target for housing
development on previously developed land is not unreasonable. Recent local and national
policy guidance, particularly PPG3 and RPG9, both place great emphasis on the importance of
the re-use of land. PPG3 suggests a nation-wide target of 60% and RPG a target of “at least
60%”. The Council’s argument that, based on analysis of past trends and future brownfield
land allocations, this target is achievable has considerable force. However given my
recommendations concerning the allocation of housing sites in the Plan’s Housing Chapter, I
have reservations about the likelihood of this target being annually met towards the later part of
the Plan, as a significant proportion of housing allocations that are in this phase of the Plan are
on greenfield sites. I appreciate that new windfall sites on previously developed land may well
come forward, but this source of contribution suggests a degree of uncertainty in the supply of
previously developed land. Given this I suggest that the target for housing contribution from
previously developed land remains at 70% but this is treated as a target for the whole Plan
period, rather than an annualised rate. The presence of such a target for previously developed
land would not place an unreasonable pressure on land that is currently in employment use.
Employment land is not the sole source of previously developed land in the district and I find
that the Plan’s Employment Chapter contains sufficient safeguards to ensure its continued
protection.
1.7.2. I will deal with issues (b) and (f) together. It is possible that circumstances may allow for
a net increase in green space over the Plan period. However given the provisions of Circular
1/97, the nature of developer contributions is largely governed by site specific circumstances.
To commit the Plan to a positive target such as this may not be realistic or necessary.
Therefore it would be both illogical and unreasonable to commit the Plan to such a target.
Once the Plan has been adopted, it would not be possible to designate further green space
until the next plan, but detailed policies would ensure that where designated green space is lost
a suitable replacement would be provided. The objector’s suggestion that the indicator should
require no net loss of green space would therefore be both illogical and unnecessary.
1.7.3. As regards objector’s concerns about how the level of affordable housing supply is
expressed, I refer to my recommendations concerning the Plan’s affordable housing policies in
Chapter 1 – Introduction

page 8

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

the housing chapter. For the reasons given there I find that the setting of an overall target in
these policies of 30% is a reasonable approach that would contribute to meeting the District’s
considerable affordable housing needs. The indicator in the introduction should reflect these
policies. I consider that setting an annual indicator would not be useful, as it is clear that given
the staggered nature of the development process, the annual contribution of affordable housing
would vary considerably.
1.7.4. Whilst I accept that the target associated with indicator 5 is not such a quantifiable
target as other targets suggested in this table, I find it still provides a useful indication of the
progress of one of the Plan’s recognised aims and accords with the aims of policy CF2.
1.7.5. It is clear that former employment land will contribute to the housing land supply. There
is a need to maintain an appropriate balance between housing land supply and the provision of
employment opportunities. For the reasons identified in chapters 3 and 4 of my report, I
consider that the loss of the allocated sites is justified, having regard to their specific
circumstances. The Plan as proposed to be changed identifies one new employment site,
where development is under way, but seeks to protect most existing sites. At some locations,
modern business practices allow for increased employment on existing sites and the
redevelopment of certain sites for mixed use may occur without a net loss of employment
Therefore I find that it is still logical that the target seeks no net loss of employment land.
1.7.6. I recognise that development contributions to the Local Transport Plan should only be
sought where justified by the individual circumstances of development. However, as this point
is made clear both by Circular 1/97 and other relevant plan policies I consider it would be
unnecessary for this consideration to be repeated at this stage of the Plan.
1.7.7. For the reasons I have given in my consideration of objections to the Housing Chapter, I
am confident that my recommendations provide for sufficient land allocations to allow the Plan
to achieve the Structure Plan housing target.
RECOMMENDATIONS
q

IN/7 Delete the phrase “on an annualised basis” from the target of the first indicator.
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CHAPTER 2 - GENERAL DEVELOPMENT
G1: DEVELOPMENT STRATEGY FOR WYCOMBE DISTRICT

The Objections
0218/1
0379/36
0408/8
0812/2
0840/10
0874/7
0929/3
1414/13

Airways Housing Society Limited
Sport England
Ercol Furniture Limited
Croudace Limited
Marlow & District Chamber of Trade & Commerce
National Farmers Union
Mr Paul Turner
Mr Michael J Overall

Summary of Objections
(a)

Policy does not entirely reflect current Government thinking on sustainable
development; it is most important that social considerations are at the heart of the
overall strategy and development principles of the Plan.

(b)

Policy is a statement of intent rather than a land use policy. Policy should be deleted
and sentiment incorporated into Chapter Objectives.

(c)

Principle of sustainable development is not duly interpreted in the Recreation and
Tourism Chapter.

(d)

Policy is negative, suggesting a ‘do nothing’ approach. Policy requires a framework
allowing solutions. Principles on which policy is based should be amended to allow for
the greater needs of the community. Policy fails to state the huge importance of the
effect of development on adjacent communities.

(e)

Policy is weighted heavily against rural development and rural diversification.

(f)

Policy should include interpretation of how sustainability concept will be applied within
the District.

Inspector's Reasoning and Conclusions
2.1.1 The Local Plan’s preparation has clearly taken account of Planning Policy Guidance
which was in place at the time of its deposit. Since then, further guidance on sustainable
development has been issued. Four objectives for the achievement of such sustainability have
been recognised by the LPA and are quoted in their written submissions. However, it is
doubtful whether Policy G1 falls within the true definition of a local plan policy. That is to say,
whether it is entirely realistic to envisage its being applied to the determination of a specific
application or appeal. Its content is unexceptionable in the sense that it faithfully reflects both
extant and emergent national and regional planning guidance, including that contained within
the DETR publication ‘A Better Quality of Life’ and Revised Regional Planning Guidance for the
South East (RPG9). In view of its general application, it may very well be that it would be better
included in the Chapter 2 Objectives.

Chapter 2 - General Development
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2.1.2

The essential objectives set out in the latter and in Policy G1 are in summary:
(1)

to steer development and redevelopment towards urban brownfield land;

(2)

to make sure that development is of inherently good design and layout;

(3)

to complement and reflect local patterns of landscape and urban design;

(4)

to recognise and respect both natural and manmade local settings;

(5)

to have regard to the impact of development upon its wider off-site context;

(6)

to ensure that development is sustainable in relation to energy efficiency;

(7)

to protect the whole community and ensure a wide measure of social inclusivity;

(8)

to allow for stable and continuing levels of employment and economic activity.

2.1.3 If the Chapter 2 Objectives, currently numbered (i-iii) were to be expanded to (1-8)
along the lines suggested above, the remaining Policies G2-G27 would lose none of their force.
Indeed, the formulation of such Objectives serves two purposes. One is immediate, in that
most of the current objections to Chapter 2 may usefully be assessed against the above
succinct statement of overall local development planning policy. The second is in the
application of Chapter 2 (and other) policies to individual development proposals. In the latter
case, long-standing advice from the publication of the DoE Development Plans Manual
onwards is to look both above and beyond individual policies. That is to say, to see whether
the precise application of a given policy (or policies) serves to achieve the relevant objectives of
the local plan. If it does, then the policy in question may reasonably be given greater weight.
This matter is of some importance when, as occasionally happens in a specific case, two
policies of the plan are in ostensible conflict.
2.1.4 There is a certain amount of force in the objection that Chapter 12 of the Plan does not
adequately reflect Chapter 2 objectives in the need to provide and plan for accessible and
adequate physical recreation facilities. This lack of precision in the Plan appears to stem from
two factors. One is that future leisure provision generally will be broadly split as between the
public and private sectors. The other is that the inescapably corporate nature of public
provision (and its reliance on some external funding) has seemingly resulted in a delay in
formulating proposals. These are being actively pursued in the Council’s ‘Leisure 21’ plan.
The broad strategy of the present Plan is to safeguard the integrity of present provision whilst
looking mainly to private sector funding to make provision arising from new development
proposals. These would seem to be about the limits of present land use planning policy
formulation. As such, there would seem to be no inherent conflict or inconsistency between
Chapter 2 Objectives in general and Policies RT1-RT3 in particular.
2.1.5 There appear to be conflicting objections regarding the impact (or lack of impact) of the
Plan’s provisions on local or ‘adjacent’ communities. It is difficult to see how the Chapter 2
policies could be more explicit. If, on the one hand, an enhanced level of planning gain is
looked for, this is inevitably constrained by the provisions of DoE C1/97. These are later
considered under the heading of objections to Policy G3. If, on the other hand, the effect of
development on ‘adjacent communities’ is to be mitigated, this matter is the subject of a
number of Chapter 2 policies, such as G2-G9 (inclusive). If the latter objection seeks to
embargo any development adjacent to existing communities in Wycombe District, this is plainly
an unattainable objective given firm policy preferences in the general direction of brownfield or
urban greenfield siting. The thrust of planning guidance is not the prevention of physical change
but rather its proper and sympathetic future management by statutory land use planning. The
relevant objectors may wish to bear in mind the positive contribution that the public can make to
the formulation of Development Briefs under Policy G5 and Appendix 3 of the Local Plan.
2.1.6 The objection that the Plan does not provide for rural development and diversification
cannot be sustained. The physical context of Wycombe District is one of very extensive areas
of defined Metropolitan Green Belt (MGB) and an even greater extent of the Chilterns Area of
Chapter 2 - General Development
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Outstanding Natural Beauty (AONB). Restrictive policies regarding the former are of very long
standing and are most recently confirmed by PPG2. The planning status of AONB derives from
its designation by the Secretary of State and more recent indications that policy protection
would be akin to that exercised in National Parks throughout England and Wales. In the light of
such policy coverage, it would appear that Policies C6-C9 in particular are as permissive as is
consistent with PPG7 and later guidance. The matter is further considered under the heading
of objections to Chapter 8 and 9 Policies.
RECOMMENDATION
q

GD/1/1

Delete Policy G1 and insert a Statement of Objectives as in para 2.1.2 (1-8).

G2 ENVIRONMENTAL ASSESSMENT
The Objections
0408/10
0524/3
0608/3
0872/20
1141/23

Ercol Furniture Limited
Thames Valley Chamber
G W Deeley Limited
Government Office for the South-East (GOSE)
Beazer Strategic Land

Summary of Objections
(a)

Policy could impose unnecessary Environmental Impact Assessment (EIA), not
required by the regulations. Policies elsewhere in the Plan cover the issue of EIAs.
Policy reads as a statement of administrative actions.

(b)

Unclear how ‘appropriate circumstances’ will be defined.

Inspector's Reasoning and Conclusions
2.2.1 The requirement for an Environmental Statement to be prepared in conjunction with
planning applications derives from long-standing EEC and more recent EC Directives. The
latest relevant regulations for this part of the UK were made in 1999 (SI 1999:293) and are the
subject of guidance set out in DETR C2/99. The apparent intention of the LPA is to bridge the
gap between mandatory requirements for additional information under regulation 19 of the 1999
Regulations, on the one hand, and discretionary requests for further details under article 3(2) of
the GDPO 1995, on the other. In other words, additional information may reasonably be
needed in the case of development proposals which fall outside the relatively narrow scope of
the EC-derived Regulations but are of somewhat wider environmental impact than the
application site itself, which the more closely-defined GDPO ‘reserved matters’ are largely
concerned with.
2.2.2 The explicit wording of Policy G2 (as altered by PIC2/2) refers to a ‘request’ for such
additional information. It is fairly easy to envisage circumstances where such information might
be advantageous or indeed vital for the expedient determination of a planning application,
especially where it is made in outline form under article 3 of the GDPO. An example might be
residential development whose predictable vehicle traffic generation (and hence induced traffic
noise, severance and disturbance) might have to be assessed in relation to the existing road
network and established residential hinterlands. Even in the absence of adverse comment
Chapter 2 - General Development
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from the local highway authority (based on its own simple flow and capacity criteria), the LPA
might well wish to have regard to certain environmental impacts in certain circumstances eg as
affecting a conservation area or surrounding AONB.
2.2.3
It may be objected that this particular degree of impact would be considered under
other policies of the Local Plan (eg G15 and T3-T4). However, the 1999 Regulations are
intended to allow LPAs to assess the wider impact of strategically significant development while
the GPDO reserved matters are necessarily concerned with individual application sites and
their immediate surroundings. The area impact of the development of non-strategic sites may
also need to be investigated. In the nature of things, it may not always be possible neatly to
categorise such types of impact in advance and thereby to include specific criteria in policies.
An element of flexibility and discretion for the LPA is needed. Provided that the wording of
Policy G2 makes the provision of information optional (by the use of the words ‘may’ and
‘request’) there can be no reasonable objection to it. Provision of information might very well
be to an intending developer’s own advantage by speeding up and better informing the
development control process.
2.2.4 The wording ‘in appropriate circumstances’ is proposed for deletion. This is logical, in
that it is hard to envisage the LPA’s asking for additional information in inappropriate
circumstances; far less an intending developer’s acceding to such a request. The content of
C2/99 (paragraph 14) usefully sums up the advantages to the developer of the EIA procedure
since this is mandatory, rather than discretionary. All that Policy G2 seeks to achieve is the
same degree of common advantage to developers, the LPA and the public at large, on a purely
voluntary basis. The object of Policy G2 is to obtain a wider analysis of impact that will
generally be well beyond the scope of mere submission of details under GPDO article 3. This
might usefully be reflected in the wording of the Policy. The wording might accordingly reflect
not only the Local Plan designation(s) of the site itself but also those of its surrounding area.
RECOMMENDATIONS
q

GD/2/1

Modify paras 2.09-2.10 of the Written Statement and Policy G2 as PIC 2/2

q

GD/2/2

Further modify para 2.10 by the insertion of the word ‘may’ in place of ‘will’.

q

GD/2/3

Further modify Policy G2 by the insertion of the word ‘MAY’ in place of ‘WILL’.

q

GD/2/4

Further modify the final wording of Policy G2 to read:
‘…..REQUEST THE PROVISION OF SUPPLEMENTARY INFORMATION ON
THE
PROBABLE
ENVIRONMENTAL
IMPACT
OF
PROPOSED
DEVELOPMENT, PROPORTIONATE TO THE EXTENT OF THE PROPOSAL
AND DIRECTLY RELEVANT TO THE CHARACTER AND ANY PROTECTIVE
DESIGNATION(S) OF THE APPLICAT ION SITE OR ITS WIDER SETTING OR
SURROUNDINGS’.

G3 DEVELOPER CONTRIBUTIONS

The Objections
0339/2
0379/37
0408/11
0524/5
0572/12

Slough Estates PLC
Sport England
Ercol Furniture Limited
Thames Valley Chamber
Fairview New Homes PLC
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0608/16
0615/3
0817/3
0834/4
0834/8
0840/54
0956/5
1001/4
1004/2
1141/24
1201/4
1414/14
1579/9
1584/33

G W Deeley Limited
Mr Kevan Michael Keegan
Croudace Limited
Prudential Assurance Company Limited
Prudential Assurance Company Limited
Marlow & District Chamber of Trade & Commerce
Mr R Lawton
Mr Neil Richardson
Tesco Stores Limited
Beazer Strategic Land
Downley Parish Council
Mr Michael J Overall
Oxford Land Limited
The Marlow Group

PIC 2/3 Objections
0379/45
0840/54

Sport England
Marlow & District Chamber of Trade & Commerce

Summary of Objections
(a)

Unrealistic to expect ‘all developments’ to contribute towards infrastructure, as this
would amount to a development tax.

(b)

Amend paragraph 2.11 to include reference to any traffic calming measures.

(c)

Developer contributions attached to strategic sites are too prescriptive.

(d)

Policy is contrary to DoE C1/97; the tests for securing obligations are not set out in
Policy G3. Policy should be clear that contributions should relate to specific and
necessary infrastructure, which is directly relevant to the development.

(e)

Reference is made to the District Council’s securing the obligation, when it may be the
responsibility of other authorities, eg the local highway authority.

(f)

Policy should be clarified to acknowledge distinction between a planning obligation
that may require a developer to provide certain benefits in kind and those that require
developers to make a financial contribution in lieu.

(g)

The policy should indicate the circumstances in which the obligation will be sought,
which is backed up by an assessment of community requirements.

(h)

Policy makes no reference to the legitimacy of seeking commuted sums for areas of
open space.

(i)

Policy should set out how provision for future maintenance will be secured.

(j)

Wording of policy should be amended to guarantee essential delivery of facilities
before development takes place.

(k)

Inappropriate for policy to hamper development control system by withholding
planning consent; this is an issue for the planning application stage.

(l)

Policy is confusing when read with Policy G5 ‘Development Briefs’.

(m)

Object to suggestion or contention of planning gain in or affecting the AONB.

(n)

Developer contributions should be made public and be the subject of public
consultation, before negotiations commence.
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(o)

Contributions should only be used for the purposes of securing additions or
improvements.

Inspector's Reasoning and Conclusions
2.3.1 The Policy does not appear directly to conflict with the advice of C1/97. However, the
issue of proportionality, which is given some emphasis in the Circular, is perhaps inadequately
reflected in the wording of the Policy. This despite the fact that the issue is obliquely touched
on in paragraph 2.11 of the supporting text (‘related in scale to the proposed development’).
Moreover, since the Policy clearly relies on the detailed advice of the Circular and its Annexes,
it might be helpful to cite the document in the supporting text, notwithstanding the possibility of
its being replaced during the currency of the Local Plan. This would assist in the understanding
and application of the Policy by both intending developers and members of the public; it is fully
accepted that an attempt to summarise or paraphrase the Circular’s advice would be both
unnecessary and possibly confusing.
2.3.2 The objection that refers to the need to cover situations where agencies other than the
LPA are involved is met by PIC 2/3 and is accordingly endorsed. The provision of physical
improvements in kind and on site is expressly not addressed in this Policy. Policy G3
specifically relates to situations where developers are ‘unable to make or secure (such
provision)’. No doubt the Council will wish to ensure the direct provision by developers of
improvements on site by means of either planning conditions or obligations as advised by
paragraph B20 of the Circular. In the light of the South Northamptonshire judgement, it might
be appropriate to indicate that joint developer contribution may be sought. The question of
‘community benefit’ is implicit in the future application of the Policy since all planning functions
are exercised in the public interest. The engagement of such public interest in the negotiating
and securing of planning benefits is covered by the advice of paragraph B19 of the Circular.
2.3.3 The Introduction to Appendix 2 of the Local Plan indeed refers to future ‘community
aspirations’ in this context. The extent of developer contribution there specified cannot
reasonably be held to be too prescriptive, as alleged by an objection. By definition, strategic
sites are likely to have fairly considerable infrastructure requirements. This arises out of their
role in providing a significant part of additional housing and employment land. Moreover, they
have been selected with a preference towards brownfield and urban greenfield location; this
inevitably adds to the burden of infrastructure provision and Appendix 2 merely identifies the
broad headings and description of such provision. They will be the subject of Development
Briefs which will themselves undergo a cycle of consultation before adoption. The sites will
also include those where more than one developer is likely to be involved; just the sort of
situation to which Policy G3 is directed.
2.3.4 The purpose of Policy G3 is to apply the guidance of C1/97 (and any successor advice)
generally to development activity throughout Wycombe District during the currency of the Local
Plan. The detailed question of providing local open space or of securing the cost of its
subsequent maintenance is out of place in this particular Policy. Firstly, the matter of its future
provision is quite properly included in Policy RT2 of the Plan. Secondly, the question of
meeting the recurrent costs of maintenance (as distinct from the initial cost) of small areas of
open space is included in the Circular at paragraph B14 merely by way of illustration or
example. It is not presumably intended to suggest that development plan policies on planning
obligations need include specific advice on individual on-site amenities or facilities. However, it
might be appropriate to include the words ‘amenities or facilities’ in the wording of Policy G3 to
ensure that future provision of this sort is not readily overlooked.
2.3.5 Just as it is unnecessary and inappropriate to spell out in Policy G3 the sort of on-site
provision that should be made, detailed off-site requirements need not be specified. Paragraph
2.11 refers generally to ‘transport infrastructure improvements’. What is presumably referred to
are such things as new road and footpath links or widened carriageways and footways or
Chapter 2 - General Development
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junction improvements. These may be made the subject of Grampian-type conditions (if only
one developer is involved) or they may require individual contributions from several developers,
depending on circumstances. Traffic-calming may often be required within a surrounding area;
the need for which may have been revealed by a Policy G2 Environmental Assessment (qv).
However, it is probably not necessary to specify this in either Policy G3 or its supporting text.
Such external works would clearly be covered by the definition of ‘transport infrastructure
improvements’ and would also be the subject of Policies T14 and T15.
2.3.6 It is equally unnecessary to detail specific requirements for the support of future
maintenance costs. C1/97 (paragraphs B14 and B17(vii)) makes it perfectly clear that
maintenance payments may only be sought in exceptional circumstances. To put it another
way, such payments will depend entirely on the facts of individual cases. No reference to this
matter is needed either in the Policy or its supporting text, other than by an overall reference to
C1/97. It is equally unnecessary to stipulate that planning obligations should in all cases
require prior provision of facilities. This aspect of securing infrastructure improvement is a
matter largely for the discretion of the LPA. Prior provision may in many cases be better
secured by planning condition and the precise timing of provision raises issues that go well
beyond the ambit of Policy G3. The basic thrust of the Policy is to secure benefits that may
have to be physically provided off-site or by an agency other than the developer or the LPA.
2.3.7 The second paragraph is, as argued by an objector, an unnecessary rider to the main
part of the Policy. It is implicit in the wording of both the supporting text (paragraph 2.12) and
the policy itself that any proposals that conflict with Policy G3 will not be authorised. Unless,
that is, material planning considerations suggest otherwise in individual cases. Specifically to
import an explicit power of significant delay or absolute veto into the Policy would be to elevate
it in relation to most other provisions of the Plan. It would also run counter to both statutory
planning law and current policy guidance. There would appear to be no very obvious conflict
between Policies G3 and G5 of the Plan. The former deals with all development proposals on
any site with significant infrastructure implications; the latter is concerned with ‘large and
complex sites’ which therefore call for localised land use planning guidance. These latter sites
may or may not be the subject of Policy G3 requirements.
2.3.8 The objection that planning obligations, secured on sites located within the Chilterns
AONB, may be held solely to justify such proposals is misconceived. The whole purpose of
obtaining modifications or improvements to individual proposals by way of condition or
obligation is to make detailed modifications or improvements (or to remedy defects or
deficiencies) and not to make acceptable those which are in outright conflict with planning
policy. In this context, Policy G3 needs to be read together with the provisions of Policy L1.
This policy sets extremely rigorous limits to the type of development likely to be authorised in
the AONB. Moreover, the detailed serial criteria L1(I-III) make it extremely unlikely that
modification of a proposal, subject to a Policy G3 planning obligation, will in practice overcome
the presumption against invasive or otherwise inappropriate development in the designated
area. This local planning policy context is given added weight by the emergent national
guidance applicable to AONBs.
2.3.9 The suggested prior invitation of public comment on proposed planning obligations
would appear to be unworkable in practice. Statutory time limits for the processing of planning
applications and the perceived need to accelerate the whole process would make such a
measure effectively incapable of implementation. Even less likely of success would be the
evaluation, in public, of parallel or competing packages of proposals and associated planning
obligations. Even assuming the existence of concurrent proposals for the same or similar sites
(a fairly uncommon event), this would amount de facto to an informal architectural competition
without the willing consent of either landowner, developer or ultimate occupier. The extent of
public involvement is quite clearly set out in C1/97 (Annex B). The objection that developer
contributions should be exclusively devoted to facility provision is accepted by the LPA and
seems reasonable.
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RECOMMENDATIONS
q

GD/3/1

Modify Policy G3 as proposed by PIC2/3.

q

GD/3/2

Modify paragraph 2.11 to include a reference to DoE C1/97.

q

GD/3/3

Further modify Policy G3(1) to read as follows:
(1)
WHERE IT IS NECESSARY TO PROVIDE ADDITIONAL OR
IMPROVED PHYSICAL INFRASTRUCTURE OR OTHER AMENITIES OR
FACILITIES BEFORE A DEVELOPMENT PROPOSAL IS APPROVED OR
IMPLEMENTED, AND IN CASES WHERE THE PROSPECTIVE DEVELOPER
IS UNABLE INDIVIDUALLY OR DIRECTLY TO MAKE OR ENSURE SUCH
PROVISION, THE DISTRICT COUNCIL MAY REQUIRE THE DEVELOPER TO
MAKE A PROPORTIONATE CONTRIBUTION TO THE OVERALL COST OF
SUCH ADDITIONS OR IMPROVEMENTS, WHICH CONTRIBUTION SHALL IN
ALL CASES BE WHOLLY DEVOTED TO SUCH PROVISION.

q

GD/3/5

Delete second paragraph of Policy G3.

q

GD/3/6

Add the following sentence to paragraph 2.12:
‘The subject of Developer Contributions is generally covered in DoE Circular
1/97 ‘Planning Obligations’ and their proper use and application is detailed in
Annex B to the Circular’.

G4 CHARACTER AND LOCAL DISTINCTIVENESS

The Objections
0173/8
0408/12
0524/4
0608/4
0817/4
0831/1
1073/11
1141/25
1201/5
1584/34

Mr W J Whitehead
Ercol Furniture Limited
Thames Valley Chapter
G W Deeley Limited
Croudace Limited
Miss M B Messenger
East of Amersham Hill Residents Assocation
Beazer Strategic Land
Downley Parish Council
The Marlow Group

PIC 2/4 Objections
0408/28
1141/38

Ercol Furniture Limited
Beazer Strategic Land

PIC 2/15 Objections
0817/46

Croudace Limited
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Summary of Objections
(a)

The Policy should insist on the provision of accurate drawings for all developments.

(b)

Policy should include an additional criterion relating to the need to reduce vehicular
activity.

(c)

Object to mandatory nature of policy; replace ‘expect’ with ‘encourage’. Policy is
overly restrictive. Policy does not allow for any flexibility. Places too high a
requirement on a development scheme.

(d)

A charge should be levied on developers to meet the costs of the provision of new art
and craft work, as part of major development schemes.

(e)

Policy should include reference to requiring hedgerows, where desirable.

(f)

The ‘preserve and enhance’ test is unduly onerous and should only apply within
Conservation Areas.

(g)

The term ‘…and should be encouraged everywhere’ should be deleted, as it adds
nothing and serves to complicate the clear aims set out in PPG1 in respect of design.

(h)

Use the word ‘will’ instead of ‘may’ in paragraph 2.18.

Inspector’s Reasoning and Conclusions
2.4.1 Whilst the objection concerning the adequacy of detail shown on application plans may
be regarded with some sympathy, there is at present no legal way in which the LPA can adopt
a more prescriptive policy. It is perfectly true that some planning applications are made with
inadequate, misleading or outdated detail of sites and surroundings. This is regrettable given
the very recent completion of the Ordnance Survey’s recording in digital format of all large
scale plans. These may now be obtained inexpensively and in updated and site-centred format
(the ‘Superplan Service’). However, the current (1988) Applications Regulations do not
recognise this fact and allow an unspecified variety of scales and plans to identify sites. They
are also less than prescriptive in their description of the type and accuracy of drawings and
other information that may be necessary to describe the development. However, regulation
4(a) allows the LPA to direct the supply of further information in certain cases and this may be
what the objection seeks to apply to all future planning applications. The use of the word ‘will’
in the supporting text at paragraph 2.18 would not reflect the LPA’s degree of discretion.
2.4.2 It is certainly the case that adequacy of map and drawing detail can very greatly assist
the process of development control. Accurate detail also demonstrates that contextual matters
have been fully taken into account; the precise matters which this Policy specifically addresses.
Moreover, such detail helps both decision-makers and the public at large to assess the quality
of the submitted application, in relation to this and other local plan policies. It is open to the
LPA to use their powers under article 3(2) of the Planning (General Development Procedure)
Order 1995 to decline to deal with an outline application and to require the submission at that
stage of certain specified details. This is a matter for the LPA. It may be appropriate to indicate
that a high standard of design and sensitivity to area character must not only be achieved on
the ground but also shown to have been taken into account at the stage of initial application for
planning permission or approval of details. This should be reflected in the Policy’s wording.
2.4.3 The important matter of segregating pedestrian and vehicle traffic (and restraining the
latter) is one aspect of detailed design. However, as the LPA reasonably point out, this is not
addressed in Policy G4. The Policy is concerned with the recognition and maintenance of the
local quality of the natural or built environment in and around an application site. The different
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question of integrating development with movement networks is more properly addressed in
Policies T1-T8 and not here. The feasibility of achieving greater levels of pedestrian
segregation, on the ‘Radburn’ model, is examined later in this report (see Policy G24).
However, it may be noted that, whatever the likelihood of greater segregation being achieved
within new development, such improvement is inherently much more likely on large sites. The
essential point of Policy G4, like all of the Chapter 2 policies, is to set out basic principles
applicable to a wide variety of development sites over the Plan period.
2.4.4 As drafted, Policy G4 is indeed a little over-emphatic and perhaps not universally
applicable. The LPA, as indicated in PPG1 and ‘By Design’ (DETR 2000), have a legitimate
interest in the visual aspects of development control. The Policy should be worded to make it
of more selective application; it may not be possible to look for the highest standards
everywhere and it is the relative quality of the environs of each development site that is of
importance. On the other hand, the Policy ought perhaps to lay some stress on its applicability
in both rural and urban areas. The helpful advice contained in the Chilterns Building Design
Guide, for example, is applicable to a wide variety of situations in both town and country. It is
worth mentioning in the wording of Policy G4 that the setting of proposed buildings and other
forms of development will be critically appraised in the consideration of future applications.
2.4.5 Equally, the alternative wording: ‘makes a positive contribution to the environment’ or
‘preserves or enhances the environment’ both set an unreasonably high standard for new
development in all cases. The latter wording is uncomfortably close to the statutorily
determined criteria for evaluating applications in conservation areas and AONBs. What is
being sought is that all development schemes and their promoters take full and proper account
of the surroundings and physical context of the proposals. The quality of such surroundings
may vary from unsightly, derelict and unused land at one extreme to, for example, the setting of
a listed building located within a conservation area and the AONB, at the other. As the LPA
fairly recognise, development may well be of neutral effect and all that the Policy seeks is a
deliberate recognition of the relative quality of a site’s surrounding and, where appropriate, its
visual improvement. Any requirement of specific landscape features (eg hedgerows) would be
inappropriate to a general policy such as this.
2.4.6 The objection that the four criteria should read as alternative tests of conformity does
not seem worthy of support. The Policy is concerned with examining varying aspects of the
environment. These aspects may not all be relevant in all cases. All that is sought is a proper
and deliberate analysis of the relative quality of the built or natural environment that is perforce
being changed, to a degree, by development or redevelopment of whatever sort. Where the
objection has force is in the suggestion that ‘where possible’ be added to qualify the wording of
the Policy. However, the use of ‘where appropriate’ is to be preferred. This is because the
possibility of local enhancement vitally depends on the available skills of the designer in
question (which may not always be of the highest order) whereas the appropriateness of
looking for quality development will be determined by the relative value of its surroundings.
2.4.7 The advice of PPG7 is that development plan policies should, amongst other things,
‘achieve good quality development which respects the character of the countryside’ (paragraph
2.8). Where planning permission is required for agricultural buildings, there seems no very
good reason why their design, external appearance, siting and use of materials should not be
assessed on the same basis as urban development or rural buildings for other purposes.
Indeed, given the extent of AONB in Wycombe District, more rigorous appraisal may
sometimes be necessary. The LPA point to the emergent guidance for farm buildings that will
complement the general design guidance already referred to. This will inform the development
control process when new farm buildings come to be considered. Quite apart from the doubtful
wisdom of singling out a specific building type within a very general policy, it is hard to see why
a usually isolated and prominent form of development should attract different design criteria.
2.4.8 The concept of a standard levy on all major development, in order to secure new art
(presumably mainly sculpture and mural decoration in this context), is intriguing but cannot be
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endorsed. There are three reasons for this. One is that a general requirement would probably
be ultra vires or certainly in conflict with policy guidance. That is because any financial
contribution must be fairly related to specific development proposals. The second is that the
Chapter 2 policies are intended to be of universal and district-wide application. Quite clearly,
some forms of development in certain locations could not possibly justify or even physically
accommodate public works of art or other embellishment. Lastly, the suggested policy would
partially duplicate the provisions of Policies G3 and G26. One of the objections to Policy G3
was quite specifically directed to the notion of all forms of development making some
contribution to the provision of infrastructure (see earlier conclusions on this subject).
Moreover, Policy G4 might reasonably be invoked to secure a developer contribution in the
form of public art if the local character of either the area or the development site provided such
specific justification.
RECOMMENDATIONS
q

GD/4/1

Modify Policy G4, generally as proposed by PIC2/4.

q

GD/4/2

Replace the word ‘everywhere’ in paragraph 2.18a by the words ‘wherever
possible’.

q

GD/4/3

Further modify Policy G4 to read as follows:
(1)
THE DISTRICT COUNCIL WILL EXPECT DEVELOPMENT
PROPOSALS TO ACHIEVE A HIGH STANDARD OF DESIGN AND LAYOUT
THAT RESPECTS AND REFLECTS THE LOCAL URBAN OR RURAL
CONTEXT SO AS TO MAINTAIN AND REINFORCE ITS DISTINCTIVENESS
AND PARTICULAR CHARACTER AND, WHERE APPROPRIATE, SUBMITTED
PROPOSALS WILL NEED VISIBLY TO DEMONSTRATE THAT THEY:
(a)

TAKE ACCOUNT OF EXISTING SITE CHARACTERISTICS SUCH AS
LOCAL LAND FORM, NATURAL FEATURES, VIEWS AND VISTAS;

(b)

HAVE
REGARD
TO
LANDSCAPE
QUALITY,
NATURE
CONSERVATION INTERESTS, EXISTING TREES AND HEDGEROWS
AND OTHER NATURAL FEATURES TOGETHER WITH ANY
SIGNIFICANT MAN-MADE FEATURES;

(c)

ARE COMPATIBLE WITH THE IMMEDIATE SURROUNDINGS OF THE
SITE AND APPROPRIATE TO ITS WIDER CONTEXT BY REFERENCE
TO STREET PATTERN AND LAND LEVELS, PLOT SIZES, MEANS OF
ENCLOSURE, PROPORTION, SCALE, BULK, FORM AND MASSING;
AND

(d)

ARE SYMPATHETIC TO THE DESIGN AND APPEARANCE OF THEIR
SURROUNDINGS, INCLUDING BUILDING MATERIALS AND PROFILE,
WINDOW PATTERN, ARCHITECTURAL DETAIL, LANDSCAPE
TREATMENT AND MEANS OF ENCLOSURE

(2)
PLANNING PERMISSION OR THE APPROVAL OF DETAILS MAY BE
REFUSED IF A SUFFICIENTLY HIGH STANDARD OF DESIGN AND LAYOUT
IS NOT ACHIEVED, HAVING REGARD TO THE NATURE OF THE
APPLICATION SITE AND ITS SURROUNDINGS’
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G5 DEVELOPMENT BRIEFS

The Objections
0379/38
0524/6
0608/5
0840/12
1595/6

Sport England
Thames Valley Chamber
G W Deeley Limited
Marlow & District Chamber of Trade & Commerce
Berkeley Homes (Chiltern) Limited

Summary of Objections
(a)

The term ‘local context’ is ambiguous and requires clarification.

(b)

All Development Briefs for large-scale developments should include a requirement for
a Community Impact Analysis.

(c)

Object to the mandatory requirement for the preparation of Development Briefs.
Preparation of Development Briefs is only necessary where the future development
and ownership of a site is unclear and uncertain.

(d)

Council should have a clear policy for infrastructure requirements in each community,
particularly with respect to transport. Provision for an integrated infrastructure cannot
be achieved if a policy on these matters has not been produced. Replace the word
‘require’ with ‘will supply’.

Inspector’s Reasoning and Conclusions
2.5.1 The Local Plan does not contain a policy requirement that all sites with outline planning
permission should have a Development Brief prepared for them. This would be an excessively
rigid and quite often unnecessary imposition. PIC A3/2 introduces a welcome note of flexibility
into Appendix 3 (Development Briefing) and is accordingly endorsed. However, the imperative
word ‘shall’ in paragraph 2.1 of the Appendix might well be further changed into ‘will’. This is
not only grammatically more consistent with the wording of the methodology but seems more in
tune with its permissive tone. It is clear from the wording of the Policy and Appendix that the
Development Briefing process is intended as a stepping-stone, so to speak, between the broad
principle of land use for a given site and its detailed development. This is recognised in the first
sentence of the paragraph that might be made even more explicit by reading as: ‘… briefs are
usually needed only for large, complex or sensitive sites’. This would recognise the obvious
fact that sites may be large or complex or sensitive or have all these characteristics.
2.5.2 Appendix 3 also makes it clear that Development Briefing may be initiated either by
landowner, developer or LPA. It will clearly usually be the latter. In any case, responses by the
public or other interested parties will best be made to the LPA as custodians of the public
interest in the future development or use of land. There would seem to be a number of very
good reasons why all strategic housing sites should be the subject of a Brief. Not the least is
that the higher design expectations, implicit in current and emergent Planning Guidance, may
be actively assisted by more detailed density criteria and performance requirements. These
requirements may well be the subject of Appendices 1-2 of the Plan but in many cases will
need to be related to the unique or local circumstances of development sites. There are many
clear analogies between Policy G2 Environmental Assessments and Policy G5 Development
Briefs. So far from either of these hampering the development process, their timely availability
may well smooth and speed up the process of proper assessment and determination of
individual planning applications.
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2.5.3 It is not clear how or why the expression ‘local context’ could or should be defined with
any verbal or mathematical precision. The whole point of including the matter in the Policy
wording is precisely to invite the author of the Brief to specify its context. Whoever originates
the preparation of the Brief will need carefully to consider what is the most appropriate context.
To take an obvious example, the nature of available or important views into, out of (and
across?) a development site will determine its widest setting or physical context. These
considerations may loom even larger in the case of sites located in or near conservation areas
and the AONB. It would be fruitless to try to devise a formula to cover this aspect of
Development Brief preparation. It is sufficient that its preparation demonstrably covers this very
important topographical aspect of development. If it does not, it may legitimately be challenged
in public and any resultant form of development may reasonably be resisted as being in conflict
with the provisions of the adopted plan.
2.5.4 The alleged requirement for a Community Impact Analysis does not seem to raise any
issues not already met by either Policy G2 in general or Appendix 2 Development Principles in
particular. Presumably what Sport England have in mind is recreational facilities in areas of
deficiency. These will be identified by the LPA’s forthcoming ‘Cultural Strategy’. The advice of
PPG17 (soon to be revised) will presumably cover the case of development that either
displaces or replaces existing recreational facilities. It is hard to argue against the LPA’s
sensible contention that community impact will usually be relevant only in larger development
schemes. In such cases, the sites’ Appendix 2 requirements will probably include any
recreational or open space needs. The essential balance struck by Chapter 2 policies is that
adverse development impact will be covered by Policy G2 (the intending developer’s
responsibility) whilst positive development contributions will be the subject of Policy G5 (usually
the LPA’s responsibility). To add a Community Impact Analysis requirement would be
needlessly to complicate and lengthen the development process to no very obvious purpose.
2.5.5 There is no need for Development Briefs to re-state policy requirements for specific
infrastructure needs. These matters are covered by complementary policies elsewhere in the
Local Plan. Specific infrastructure requirements for larger and strategic sites will be covered by
Appendix 2 Development Principles. The checklist set out in Appendix 3 appears adequate,
being based on the DETR’s recent ‘Guide to Better Practice’. Where there is perhaps a slight
gap in contextual or locational matters, to be covered in the Brief, is in the area of public
transport accessibility. Since the Plan usefully includes (in Appendix 9) a Public Transport
Accessibility Map, the accessibility zones of site and surroundings might reasonably be
included in the matters to be taken into account in preparing a Brief. This might well be a very
valid consideration where accessibility by foot, cycle and public transport may be significantly
enhanced as a result of the development of either the immediate or surrounding areas.
RECOMMENDATIONS
q

GD/5/1

Modify Appendix 3 (Development Briefs), generally as proposed by PIC A3/2.

q

GD/5/2

Modify Policy G5 to read as follows:
(1)
THE DISTRICT COUNCIL MAY REQUIRE THE PREPARATION OF
DEVELOPMENT BRIEFS IN ACCORDANCE WITH THE PROCEDURES SET
OUT IN APPENDIX 3. THE TYPE OF BRIEF TO BE PREPARED WILL IN ALL
CASES REFLECT THE SIZE, COMPLEXITY OR SENSITIVITY OF THE SITE.
(2)
ALL SUCH DEVELOPMENT BRIEFS SHOULD INCLUDE A SPATIAL
ANALYSIS OF THE SITE AND SURROUNDINGS, INCLUDING AN
IDENTIFICATION OF ITS LOCAL CONTEXT. ALL DEVELOPMENT BRIEFS
WILL BE SUBJECT TO PUBLIC CONSULTATION AND TO APPROVAL BY
THE DISTRICT COUNCIL.

q

GD/5/3

Further modify Appendix 3 by the insertion of the following in paragraph 2.1:

Chapter 2 - General Development

page

22

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

‘Development Briefs are usually needed only for large or complex or sensitive
sites and there is no defined threshold at which a Brief must be prepared or a
prescribed area around the site which must be taken into account in its
preparation…..’
‘Where a Development Brief is required, it will usually be prepared…..’
q

GD/5/4

Further modify Appendix 3 by the addition of the following bullet point:
•
Public Transport Accessibility: The location of the site relative to
levels of access by existing scheduled public transport and in relation to footpath
and cycleway networks, both existing or as proposed in the immediate and
surrounding development area or areas.

G6 DESIGN STATEMENTS
The Objections
0524/7
0572/13
0608/6
1584/35

Thames Valley Chamber
Fairview New Homes PLC
G W Deeley Limited
The Marlow Group

Summary of Objections
(a)

Object to mandatory nature of policy. Government guidance places no such
requirement on applicants. The word ‘must’ should be replaced with the phrase ‘will
be encouraged to’.

(b)

Steps should be taken to ensure policy is implemented.

Inspector’s Reasoning and Conclusions
2.6.1 Policy G6 seems unexceptionable, especially in the context of greater emphasis on
design guidance, design quality and the importance of design skills in all forms of development,
especially housing. The emphasis in the revised PPG3 on increased residential densities and
the greater reliance on brownfield and urban-greenfield sites makes design a key criterion of
overall acceptability. This is important, not only to the prospective occupier or owner of new
housing and other buildings, but also to directly affected local residents. The latter will
increasingly be closer neighbours of new development, such is the increasing emphasis on
urban locations. They will naturally and reasonably look to the LPA to safeguard their amenity
in the exercise of development control functions. It is not so much the wording of the Policy
that is objectionable as its degree of overlap and duplication with both Policies G4 and G5.
These objections may be overcome by a degree of detailed modification as to wording.
RECOMMENDATION
q

GD/6/1

Modify Policy G6 to read as follows:
(1)
DEVELOPERS SHOULD DEMONSTRATE THAT THEY HAVE FULLY
SATISFIED THE REQUIREMENTS OF POLICY G4 AS REGARDS DESIGN
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QUALITY, IN RELATION TO LOCAL CHARACTER, IN THEIR PROPOSALS.
THE AMOUNT OF INFORMATION TO BE PROVIDED WILL DEPEND ON THE
NATURE AND SIZE OF THE PROPOSED DEVELOPMENT. FOR LARGE,
COMPLEX OR SENSITIVE SITES, ESPECIALLY WHERE THESE WERE THE
SUBJECT OF POLICY G5 DEVELOPMENT BRIEFS, THIS SHOULD
COMPRISE A WRITTEN AND ILLUSTRATED STATEMENT AND INCLUDE:
(a)

AN APPRAISAL OF THE SITE AND SURROUNDINGS;

(b)

AN ANALYSIS OF THE PROPOSED DESIGN AND LAYOUT; AND

(c)

A STATEMENT ON HOW THE DEVELOPMENT WOULD
COMPLEMENT OR REINFORCE THE LOCAL DISTINCTIVENESS OF
THE WIDER AREA.

G7 THE CHARACTER OF LARGE-SCALE DEVELOPMENT

The Objections
0408/15
0524/8
0608/7
0922/8
1141/26
1590/1

Ercol Furniture Limited
Thames Valley Chamber
G W Deeley Limited
House Builders Federation
Beazer Strategic Land
Mr David Emmerson.

PIC 2/5 Objections
0571/36

Laing Homes Limited

Summary of Objections
(a)

Object to mandatory nature of policy.
‘encourage’.

The word ‘require’ should be replaced by

(b)

Clarification of ‘large-scale’ required. The words ‘large-scale’ should be incorporated
into the policy.

(c)

Unclear how provisions of policy are to be met, e.g. creation of an ‘identifiable
character’.

(d)

Requirement to ‘raise the architectural and environmental quality of the area’ could be
too high a test and might be difficult to assess.

(e)

Unsatisfactory definition of ‘degraded environment’.

(f)

Object to definition of large-scale.
appropriate.

Definition as proposed is arbitrary and not

Inspector’s Reasoning and Conclusions
2.7.1 The issue of what constitutes large-scale development has been addressed in PIC 2/5.
This sets a threshold of 1 hectare (=10 000 sq m) in the revised supporting text (at paragraph
2.23). Given the recent advice on increased residential densities, this means that housing
proposals in the range of 30-50 dwellings (and above) might be covered by the Policy. This
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would be a reasonable size of development or redevelopment to have the required autonomy to
allow for an enhanced level of intrinsic design. What the Policy seeks to achieve, in
appropriate situations, is to raise the level of urban design quality above that commonly found
in areas of poor layout or of mediocre architectural expression. Policy G7 is consequently
intended to complement Policy G4. That is to say, the latter sets a design quality benchmark at
or just above that found in the proximity of a development site. All that Policy G7 calls for is a
higher intrinsic level of design quality in an area of development which is of a suitable size (and
hence reasonable autonomy) to justify a more critical appraisal of its layout, design and
external appearance. This seems perfectly consis tent with the advice of PPG1 (Annex A).
2.7.2 The wording of the Policy and its supporting text may be criticised for slightly clumsy
wording. From a purely semantic point of view, the word ‘development’ in a planning context
refers to a legal and abstract concept which accordingly has no plural form (ie ‘developments’).
It would be better to use expressions such as ‘development areas’ or ‘development proposals’
throughout the Local Plan, notwithstanding the fact that the word ‘developments’ has crept into
very recent Government publications. The LPA may wish to consider this point when any
modifications are made or published. No specific recommendation is made but the use of the
word ‘developments’ will be avoided elsewhere in this report. It is probably better to remove
the rather subjective and pejorative definition of ‘degraded areas’ in both supporting text and
the Policy itself. Policy G4 amply covers such situations; it would only be reasonable to look for
a more general upgrading of design quality on urban sites that are of a size to allow of more
opportunity and critical appraisal in this respect.
RECOMMENDATIONS
q

GD/7/1

Modify paragraph 2.23, generally as proposed by PIC 2/5.

q

GD/7/2

Delete paragraph 2.24 with consequential paragraph re-numbering.

q

GD/7/3

Modify Policy G7(1) to read:
(1)
WITH RESPECT TO LARGE-SCALE DEVELOPMENT PROPOSALS (IN
EXCESS OF ONE HECTARE) IN EXISTING URBAN AREAS OF POOR
LAYOUT OR INDIFFERENT TOWNSCAPE QUALITY, THE DISTRICT
COUNCIL WILL LOOK FOR A GENERALLY ENHANCED LEVEL OF DESIGN
SUCH AS TO RAISE THE OVERALL ARCHITECTURAL AND
ENVIRONMENTAL QUALITY OF THE SITE AND ITS SURROUNDINGS.

G8 ROOFSCAPE, TOPOGRAPHY AND HILLTOP DEVELOPMENT
The Objections
0224/8
0817/5
1141/27
1584/36

Mr John Howard Spanner
Croudace Limited
Beazer Strategic Land
The Marlow Group

Summary of Objections
(a)

Policy should include the lopping of trees between homes and factories at Western
Rutland Avenue (skyline views).
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(b)

Requirements of policy are unreasonable and restrictive. Planning applications
require a balance having regard to all material considerations. Policy as stands would
indicate that all development deemed to cause harm should be refused, irrespective
of whether that harm was outweighed by need. Change wording to ‘will not cause
unacceptable harm’.

(c)

Question whether three-dimensional representations are appropriate or feasible in all
cases.

(d)

Paragraph 2.25 is too negative.

Inspector’s Reasoning and Conclusions
2.8.1 One of the key characteristics of Wycombe District is its varied topography with steep
slopes and pronounced ridgelines. These are well illustrated and described in chapter 2 of the
‘Chilterns Buildings Design Guide’. One consequence of this land form is that building profiles
and roofing materials often become of critical importance to the wider landscape and
townscape. Mistakes have been visibly made in the past and it is clearly appropriate to include
a General Design policy which specifically addresses these matters and which signals to
intending developers their local significance. The amount of illustrative detail set out in PIC 2/6
appears to be reasonable, having regard to the advice of paragraph A4 of PPG 1. Although
three-dimensional material to accompany planning applications may not invariably be required,
as being unduly prescriptive, it may very often be useful in the evaluation and approval of such
proposals. The question of specific treatment of skyline trees cannot be addressed in a general
policy such as this. The detailed wording of the supporting text and policy might usefully be
modified to reflect the amount of application detail required but remove reference to ‘harm’,
since a trade-off between ‘need’ and ‘harm’ has no place in a Policy specifically designed to
control the purely qualitative aspects of development.
RECOMMENDATIONS
q

GD/8/1

Modify Policy G8 criteria (a-d) as proposed by PIC 2/6.

q

GD/8/2

Modify the title of the Policy to read:
‘Development in Relation to Local Topography’

q

GD/8/3

Modify paragraph 2.25 to read:
‘Given the varied topography of Wycombe District, it is particularly important that
wider views from both higher and lower ground be fully taken into account when
considering planning proposals located on ridgelines, hillsides and along valley
floors. Building silhouettes and their roof profiles and covering may have a
correspondingly greater impact in such locations. Proposals should accordingly
demonstrate their local visual impact having regard to the special characteristics
of the District. To this end, Policy G8 sets out the type of additional information
that may be required by the District Council.

q

GD/8/4

Modify Policy G8 to read:
(1)
DETAILED
PROPOSALS
FOR
THE
DEVELOPMENT
OR
REDEVELOPMENT OF SITES LOCATED WITHIN VALLEY SIDES OR
FLOORS OR UPON PROMINENT HILLTOPS OR RIDGELINES SHOULD
DEMONSTRATE TO WHAT EXTENT AVAILABLE VIEWS FROM
SURROUNDING HILLS OR VALLEYS HAVE BEEN TAKEN INTO ACCOUNT.
IN ORDER ADEQUATELY TO ILLUSTRATE THE TOPOGRAPHICAL IMPACT
OF SUCH PROPOSALS, THEY MAY NEED TO BE SUPPORTED BY:’
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[insert criteria (i-iv) as (a-d) as proposed by PIC 2/6]

G9 IMPROVING THE LOCAL CONTEXT AND PROTECTING AMENITY

The Objections
0571/20
0817/6
0874/8
0922/13

Laing Homes Limited
Croudace Limited
National Farmers Union
House Builders Federation

Summary of Objections
(a)

Proposals for development should have ‘regard’ to the privacy standards in Appendix
1, rather than ‘complying’ with them, in order to provide the necessary flexibility,
bearing in mind local circumstances.

(b)

Delete reference to residential design guidance contained in Appendix 1.
reference is too ambiguous and its intent is unclear.

(c)

Policy should include specific guidance on the location of development in relation to
farms.

(d)

Space standards within residential development is a matter for commercial
judgement.

The

Inspector’s Reasoning and Conclusions
2.9.1 The intention of Policy G9 is clear and its general aims deserve support. It is intended
to look after the amenity of residents and other occupants of both new buildings and also
property directly affected by development or redevelopment. Such a policy is certainly needed
in a situation where brownfield, rather than greenfield, sites are increasingly used for new
building or for the conversion of buildings and their change of use. It would also be highly
relevant in situations where greater bulk and higher densities of buildings and occupation are
being sought. Most especially, standards of amenity may often be critical in judging the merits
of mixed use or ‘live and work’ development when this is under review. The important aspects
of development are those cited: loss of sunlight and daylight, diminution of solar gain, visual
intrusion, privacy from direct overlooking, noise from adjacent uses and disturbance caused by
the movement and parking of vehicles. It is implicit in the Policy that external space standards
are a proper matter for planning control. There is no apparent intention for Policy G9 to control
internal space standards within dwellings.
2.9.2 That said, Policy G9 is a little lacking in focus and precision. It might well be difficult to
apply criteria (ii) and (iii) in practice. It is by no means certain that intending developers would
know whether their proposals would or would not satisfy the policy. It is instructive to note that
criterion (i) is specifically backed by the residential design standards set out in Appendix 1 of
the Plan. Without, at this stage, seeking to endorse these standards, the model of Appendix 1
might well be applied to Policy G9 in order to give it some focus and a welcome degree of
objectivity. It is therefore recommended that the six most likely forms of adverse impact be
more fully detailed in the Policy. Whether the LPA choose to expand Appendix 1 (Residential
Design Criteria) to encompass these points or include a new Appendix (General Design
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Standards) is a matter for it. Since the adverse impacts will predominantly be felt within
residential property, the former is possibly the more expedient.
2.9.3 Although new housing, being the commonest and most widespread form of
development, clearly merits its own design guidance, it is doubtful whether rural development in
the vicinity of individual farms justifies equivalent guidance. The limited amount of such
development and the common landscape setting of Wycombe and adjoining districts suggests
that more general and advisory guidance such as that recently issued by the Chilterns
Conference for the AONB will be adequate. Indeed, Appendix 1(7) of the Plan addresses the
general points of development within both the AONB and MGB. Some additional guidance in
the supporting text might be appropriate, especially where this might make reference to the
objective standards by which conformity with Policy G9 and its detailed aspects might be more
clearly ascertained. It might also be more consistent with the general aims of the Policy to
amend the sub-heading to ‘Detailed Design Guidance and Local Amenity’.
RECOMMENDATIONS
q

GD/9/1

Insert the sub-heading ‘Detailed Design Guidance and Local Amenity’ before
paragraph 2.26.

q

GD/9/2

Modify paragraphs 2.26 and 2.27 to read:
2.26 The District Council will wish to control the effects of future development
(this may include changes of use, conversion and extension as well as new
buildings) which might harm living and working conditions within its own site
boundaries and also surrounding property. It is particularly concerned that
future living and working conditions are reasonably protected from such
demonstrably adverse effects such as loss of daylight and sunlight, reduction of
solar gain, invasion of privacy, overlooking, visual intrusion and overshadowing,
increased activity or noise and disturbance caused by the movement or parking
of vehicles.
2.27 The extent of such adverse effects of development may be judged by
reference to published and authoritative national standards and guidance. For
example, site layout optimisation with respect to sunlight, solar gain and daylight
has been the subject of study by the Building Research Establishment (March
1992). Other authoritative advice such as the calculation of road traffic noise and
the layout of residential roads and footpaths has been published by the formerly
separate Departments of Transport and the Environment (1988 and 1992). The
aspects of design which are critical to a proper assessment of impact are
specified in Policy G9 and are fully detailed in Appendix 1 of the Plan. In some
cases, the impact of development may be controlled within acceptable limits by
the use of planning conditions.

q

GD/9/3

Modify Policy G9 to read:
(1)
DETAILED PROPOSALS FOR DEVELOPMENT WILL BE REQUIRED
TO SAFEGUARD THE FUTURE AMENITY OF RESIDENTS AND OTHER
OCCUPANTS AND ALSO THOSE OF SURROUNDING LAND AND
BUILDINGS WITH PARTICULAR REFERENCE TO THE FOLLOWING
ASPECTS OF DESIGN:
(a)

DAYLIGHT AND SUNLIGHT;

(b)

POTENTIAL SOLAR GAIN;

(c)

PRIVACY AND OVERLOOKING;

(d)

VISUAL INTRUSION AND OVERSHADOWING;

(e)

TRAFFIC NOISE AND DISTURBANCE; AND
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(f)

PARKING AND MANOEUVRING OF VEHICLES.

(2)
CONFORMITY WITH THIS POLICY WILL BE ASSESSED BY
REFERENCE TO PUBLISHED NATIONAL DESIGN GUIDANCE AND
RESEARCH AND ALSO TO THE ADOPTED DETAILED CRITERIA SET OUT
IN APPENDIX 1 OF THE LOCAL PLAN.

G9A: ACCESS FOR PEOPLE WITH DISABILITIES

The Objections
0817/27
0872/16
0922/2

Croudace Ltd
Government Office for the South East
House Builders Federation

Summary of Objections
(a)

Policy is unnecessary and should be deleted, or amended to refer to Part M of the
Building Regulations which ‘requires’ developers to make appropriate provision for
people with disabilities.

Inspector's Reasoning and Conclusions
2.9A.1 Policy G9A (previously Policy T6) requires provision for the disabled within development
land that will be for a use subject to approval under Part M of the Building Regulations. That
much is made clear in the first paragraph of the Policy. To that extent the objection is met. The
other limb of the objection ie that the Policy is ‘unnecessary’ cannot be supported. The reason
is that the Building Regulations are essentially concerned with buildings. Planning control is
expressly concerned with both land and buildings. In other words, the nature of development
sites may have to be examined fairly carefully to see whether they are suitable for free access
and internal movement by the infirm and disabled. This degree of control may have to be
exercised at an early stage; for example, in considering planning applications made in outline.
Unlike building control, where the relevant details of layout and construction may be amended
to conform with regulations, the very shape, location and nature of a development site may
preclude its intended use, having regard to the needs of the disabled for reasonable mobility
within its boundaries.
RECOMMENDATION
q

GD/9/4

No modification.

G10 LANDSCAPING
The Objections
1073/4
1193/18

East of Amersham Hill Residents Association
Environment Agency
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1200/10
1293/11
1294/4

English Nature
Naphill & Walter’s Ash Residents Association
Environmental Records Office Bucks County Museum

Summary of Objections
(a)

Paragraphs 2.30, 2.35 and 2.36 should make reference to value of features such as
ponds, hedgerows, tress and woodlands in forming wildlife corridors, links or stepping
stones from one habitat to another.

(b)

Policy must be enforceable, particularly in respect of modifications to a site.

(c)

Screening criteria should be added to the Policy, especially with regard to car parking.

(d)

Make provision in policy to encourage the planting of native species appropriate to the
area and which are of local provenance.

Inspector’s Reasoning and Conclusions
2.10.1 The Environment Agency’s objection is more relevant to chapter 10 of the Local Plan
and is adequately covered in the proposed change to Policy L10 and its reasoned justification.
It would probably not be reasonable to insist on ‘locally appropriate species’ within new
development and its landscaping. The reason is that, to be useful, the policy would have to
nominate a long list of species that are ‘appropriate’ from this standpoint. In any event, the use
of certain exotic or non-native species enjoys an honourable tradition in British landscape
design. They may well be suitable, given careful choice of species and a hospitable microclimate, particularly in the case of innovative architectural forms or landscape enhancement
schemes. The objection which seeks to widen the scope of the Policy to include alterations of
existing developed sites has some force, especially in sensitive areas, and might be met by a
suitably amended formulation. The use of the phrase ‘new development’ is much too restrictive
and in any case has a specific legal meaning in the context of land use planning. Although it is
certainly the case that planting embellishes car parking areas, it would be out of place in a
Chapter 2 Policy to specify individual land uses or types of development.
RECOMMENDATIONS
q

GD/10/1

Modify Policy G10(1) by the inclusion of the following words:
(1)
DETAILED PROPOSALS FOR THE INITIAL OR SUBSEQUENT
DEVELOPMENT OF INDIVIDUAL SITES WILL BE REQUIRED TO:
[continue with existing criteria (i-iii) as (a-c)].

G11 TREES, HEDGEROWS AND WOODLANDS

The Objections
0595/11
0817/7
0831/2
1579/8

Berks, Bucks & Oxon Wildlife Trust (BBONT)
Croudace Limited
Miss M B Messenger
Oxford Land Limited
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PIC 2/8 Objections
0376/29
1579/18

Axa Equity and Law Life Assurance Society PLC
Oxford Land Limited

Summary of Objections
(a)

Strengthen policy, so that only locally native species are used in landscaping and
other schemes in the countryside, with a 50% requirement in urban areas.

(b)

Policy should be shortened to provide a clear and simple statement of protection.

(c)

Regard should be had to the health of hedgerows, as well as trees, when considering
applications to remove them.

(d)

Object to reference to ‘trees and hedgerows which are likely to become visually
significant when the site is developed’. If not considered visually significant or good
quality as existing, then there is no reason to retain them. Places unnecessary
constraint upon development.

(e)

Policy is duplication of existing controls and should be deleted (ie TPOs and
hedgerows identified as SINCs or BNS. No indication is given as to how policy can be
implemented.

Inspector’s Reasoning and Conclusions
2.11.1 The question of using only (or mainly) native or local species of trees in landscaping
and planting schemes in town and country has already been addressed. This is a matter for
the discretion of the LPA who will no doubt have careful regard to the content of Policy G10
(see above). The wording of Policy G11 does not seem excessively lengthy except to the
extent that the very general requirement for replacement planting in the case of permission to
fell protected trees might better be dealt with on a case by case basis. It is certainly logical to
recognise the situation where trees (or other landscape features) may emerge more fully into
the public visual domain following development. This point was recognised in DoE C36/78
(paragraph 40) where the making of tree preservation orders (TPOs) was noted as being of
acknowledged public benefit ‘present or future (for example, when proposed development has
taken place)’. The wording of the Policy, substantially as proposed in PIC 2/8, is accordingly
endorsed.
2.11.2 It is probably correct to avoid reference to the specific ‘health’ of hedgerows (as distinct
from the healthy state and stability of trees). This is because the protection of hedgerows is the
subject of fairly recent legislation (unlike trees) and the relevant criteria for such protection do
not include the matter of health. The retention of hedgerows implies continuing maintenance
costs on landowners and may often inhibit certain modern agricultural methods. However, their
retention is now seen as being justified for their historic and ecological interest as much as
amenity, rather as some buildings are protected for their special historic (as well as
architectural) interest. It is difficult to see how Policy G11 might properly include criteria for
sanctioning the outright removal of hedgerows. The thrust of the policy is directed mainly
towards future development activity, as distinct from continuing agricultural use or future estate
management. It is mainly intended to govern the normal development control activities and
functions of the LPA and, as such, cannot be held to be unduly negative in tone and character.
2.11.3 It is hard to see how the largely re-written supporting text or the Policy itself duplicates
other forms of planning control or indeed designated areas subject to TPO, SINC or BNS
controls. The Policy is district-wide and is mainly intended to apply to development (or
redevelopment) proposals and to proposed arboricultural activities, especially in conservation
areas. The Policy merely states the intention of making TPOs in certain cases and sets out
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certain criteria for exercising the relevant powers in this connection. These powers are of very
general application outside any specifically designated areas, the subject of Chapter 10 of the
Local Plan. The third paragraph of Policy G11 merely covers the fairly recent powers of the
LPA with regard to hedgerow preservation, referred to above; again a matter which applies to
areas of countryside quite outside those designated as SINCs or BNSs. The Policy will
routinely be implemented as and when relevant applications for planning permission or for
consent to carry out works on protected trees are received.
RECOMMENDATIONS
q

GD/11/1

Modify Policy G11 generally as proposed by PIC 2/8.

q

GD11/2

Delete the entire third paragraph: ‘WHERE TREES THE SUBJECT OF TPOs
ARE REMOVED….NORMALLY BE REQUIRED’.

q

GD11/3

Number the three retained paragraphs G11(1-3) and letter the paragraph (2)
criteria (a-b).

G12 WASTE MANAGEMENT

The Objections
0158/2
1584/39

High Wycombe and Marlow Green Party
The Marlow Group

Summary of Objections
(a)

References in paragraphs 2.41 and 2.42 require clarification; encouraging wheelie bin
storage will actively discourage composting.

(b)

Provision needs to be made for enforcement procedures and for the levying of fines.

(c)

House to house collection of all recyclable products required.

Inspector’s Reasoning and Conclusions
2.12.1 The objections to Policy G12 and its supporting text are essentially directed at the
Council’s waste collection practices. The Local Plan correctly addresses only those aspects of
waste management which relate to the development and use of land. It is clearly desirable that
new development should accommodate suitable facilities for holding waste products and refuse
prior to collection. Such facilities are plainly essential on both residential and non-residential
development and it is right that developers’ attention be drawn to this requirement. The Plan
goes as far as it reasonably can in the direction of encouraging composting and the recycling of
waste material. This is evidently consistent with the corporate policies of WDC and the
objectors may accordingly wish to direct their legitimate concerns to other agencies of the
authority.
RECOMMENDATION
q

GD/12/1

No modification.
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G13 POLLUTION AND NUISANCE

The Objections
0158/3
0339/3
0524/9
0608/8
0840/12
0922/11

High Wycombe and Marlow Green Party
Slough Estates PLC
Thames Valley Chamber
G W Deeley Limited
Marlow and District Chamber of Trade & Commerce
House Builders Federation

Summary of Objections
(a)

Sustainability appraisal of the policy receives ‘negative impact’ marks. This seems
very subjective as this could attract ‘cleaner’ industries. If reductions in pollution were
not achieved, other companies could also leave the area.

(b)

Policy is unreasonable and does not accurately reflect planning guidance; can be
translated as meaning the Council would withhold planning permission, when
statutory pollution control authorities have accepted there is no problem.

(c)

Include revised Environment Act 1995 requirements for Council to state the
reasonable decontamination measures required in advance of a grant of planning
permission.

(d)

Object to application of ‘precautionary principle’. It is for the Government to consider,
not the Council via its Land Use Plan.

Inspector’s Reasoning and Conclusions
2.13.1 The essence of the advice of PPG 23 (1994) is that ‘the planning and pollution control
systems are separate but complementary’ (paragraph 1.2). Some of the objections to Policy
G13 miss this essential point. The purpose of the Policy is not to add a separate or
supplementary level of control to that available to the Environment Agency. It is rather to avoid
the consequences of pollution, nuisance and disturbance that might arise from the side by side
location of potentially incompatible land uses. The exercise of pollution control is more
interventionist, over time, than planning control. It is able to intervene and regulate established
industrial processes, for example, especially where new technology allows for the abatement or
control of pollution. Such powers of intervention or enforcement are simply not available to
planning authorities unless demonstrable intensification or some other material change of land
use amounts to development in the statutory legal sense.
2.13.2 In other words, planning authorities’ control over pollution and consequential nuisance
and environmental degradation is mainly exercised at the point and time of authorising
development. They cannot necessarily intervene at a later stage and hence they need to take
a very careful and considered view of the longer-term effects of specific development upon the
surroundings of an application site. The LPA will naturally wish to heed the advice of statutory
pollution control authorities, as stated in Policy G13. Equally, they will quite properly (and
additionally) wish to take into account the wellbeing, anxieties and reasonable apprehension of
occupants of nearby land and buildings, as established by the Newport case cited by the LPA.
These matters are material planning considerations. They also include the likely concerns of
future occupants of residential development, if it is intended to be located near or alongside
potentially polluting land uses.
2.13.3 The role and objectives of the land use planning system in waste management is further
defined in the Introduction (paragraph 5 (c-e)) to the later PPG 10 (1999) as follows:
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(d) to encourage sensitive waste management practices in order to preserve or enhance
the overall quality of the environment and avoid risks to human health;
(e) to have regard to the need to protect areas of designated landscape and nature
conservation value from inappropriate development;
(f) to minimise adverse environmental impacts resulting from the handling, processing,
transport and disposal of waste;
[The objection which relates to the decontamination of development land is addressed in PIC
2/11 and will be considered later in this report under the heading of Policy G18].
2.13.4 The above extracts from PPG 10 are of considerable relevance also to the formulation,
adoption and implementation of Policy G12 (see above). The phrases which are in italics
(Inspector’s emphasis) fairly clearly indicate the locus of the LPA and of land use planning
generally to the related processes of waste management and pollution control, the subject of
Policies G12 and G13 of the Local Plan. The latest Planning Policy Guidance explicitly asks
LPAs to have regard to matters such as environmental quality, landscape and nature
conservation, transport planning and accessibility. These matters may well be outwith the
competence of the statutory pollution control authorities. They are beyond question matters
which the LPA will wish to address, where and when appropriate, in their determination of
individual planning applications.
2.13.5
The Green Party’s objection seems to relate more to the formulation of the
Policy Impact Matrix and its application to plan preparation. It also relates to the probable
effects of adopting the Policy upon the attraction and encouragement of new industry of a nonpolluting character. It is hard to understand how a generally protective and selective policy
such as G13 might have an allegedly deterrent effect. It is improbable that inward investment
or development decisions will be made on the basis of a study of the Policy Impact Matrix. The
only possible indirect effect of the adoption and operation of Policy G13 is likely to be benign.
Apart form its safeguarding of environmental amenity, the fact that certain locations will be
effectively denied to polluting industry will give non-polluting industry a comparative advantage
in locating within Wycombe District; presumably an outcome which these objectors would
welcome.
RECOMMENDATION
q

GD/13/1

No modification

G14 AIR QUALITY
The Objections
0158/4
0872/21

High Wycombe and Marlow Green Party
Government Office for the South East

Summary of Objections
(a)

Sustainability appraisal of the policy receives ‘negative impact’ marks. This seems
very subjective as this could attract ‘cleaner’ industries. If reductions in pollution were
not achieved, other companies could also leave the area.

(b)

The term ‘resisted’ is imprecise. Policy should set out the circumstances under which
planning permission would be granted.
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Inspector’s Reasoning and Conclusions
2.14.1 The objection of the Green Party is the same as that directed against Policy G13. For
similar reasons, it does not seem necessary to recommend any modification of Policy G14
since it is similarly intended to have a benign environmental effect and to inhibit activities
tending towards atmospheric pollution. PIC 2/9 is endorsed but it does not entirely meet the
relevant objection. The expression ‘significant deterioration’ is indeed imprecise and the Policy
might be made a little more explicit. The Policy might refer to the monitoring function of WDC
as the environmental health authority and the contents of the DETR advice contained in ‘Air
Quality and Land Use Planning’ (1997). Accordingly, additional reference might be made to
the relevance to development control of any air quality reviews and the subsequent designation
of Air Quality Management Areas (AQMS). There does not seem to be any particular point in
making more specific mention of vehicular air pollution since this is covered in the text. The
LPA request an updating of the position set out in paragraph 2.52 and this is endorsed as an
accurate updating of the relevant Air Quality Regulations.
RECOMMENDATIONS
q

GD/14/1

Insert ‘2000’ for ‘1997’ in paragraph 2.52 of the supporting text.

q

GD/14/2

Modify Policy G14 as proposed by PIC 2/9.

q

GD/14/3

Further modify Policy G14 to read as follows:
(1)
PROPOSED DEVELOPMENT WHICH, BY ITS NATURE, LOCATION,
EXTENT OR GENERATION OF ROAD VEHICLE TRAFFIC, WOULD BE
LIKELY TO CAUSE A MEASURABLE DETERIORATION IN LOCAL AIR
QUALITY, AS ESTABLISHED BY THE COUNCIL’S PERIODIC REVIEWS,
WILL NOT BE PERMITTED.
(2)
PLANNING PERMISSION WILL NOT BE GRANTED FOR ANY FORM
OF DEVELOPMENT THAT WOULD HAVE A SIMILARLY ADVERSE IMPACT
ON THE AMENITY OF NEARBY OR PREVIOUSLY AUTHORISED LAND
USES BY VIRTUE OF SMELL OR OTHER FORMS OF ATMOSPHERIC
POLLUTION.
(3)
IN AN AIR QUALITY MANAGEMENT AREA (AQMA) WHICH HAS
BEEN DESIGNATED AS A RESULT OF PERIODIC OR OTHER SURVEYS OF
ROAD TRAFFIC, INDUSTRIAL OR OTHER FORMS OF POLLUTION,
DEVELOPMENT WHICH WOULD BE LIKELY TO CAUSE AN INCREASE IN
SUCH POLLUTION WILL NOT BE PERMITTED.

G15 NOISE POLLUTION

The Objections
0158/5
0379/39
0408/17
0524/10
0608/9
0817/8

High Wycombe and Marlow Green Party
Sport England
Ercol Furniture Limited
Thames Valley Chamber
G W Deeley Limited
Croudace Limited
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PIC 2/10 Objections
0379/46

Sport England

Summary of Objections
(a)

Sustainability appraisal of the policy receives ‘negative impact’ marks. This seems
very subjective as this could attract ‘cleaner’ industries. If reductions in pollution were
not achieved, other companies could also leave the area.

(b)

Policy should include positively worded criteria for site selection without placing undue
restrictions on operational development (e.g. for sports that may generate noise).
Policy should include criteria for assessment of suitable sites for these sorts of
activity.

(c)

Object on grounds that even a relatively small adverse effect on amenity could be
contrary to policy. Amend wording to ‘significant’ or ‘unreasonable’.

(d)

Paragraph two of the policy is unreasonable and unworkable. It is not possible to
predict whether a particular area will become subject to unacceptable levels of noise
from some currently unknown source.

Inspector’s Reasoning and Conclusions
2.15.1 The objection by the Green Party has been dealt with earlier and no modification of
either the wording of Policy G15 or its supporting text would appear to answer it. Sport
England’s objections seek to have the Policy more positively worded so as to steer sporting
activities to appropriate locations. It is probably not right, within the General Development
Chapter of the Local Plan, to address the preferred location of specific land uses or outdoor
activities. Moreover, the subject is adequately covered by Policies RT4 and RT5 that govern
the establishment or extension of both indoor and outdoor activities. The objection that the
Policy is too exacting is met by PIC 2/10, which is therefore endorsed. The second paragraph
seems reasonable in the sense that it is a function of planning control to consider the possibility
or probability that certain land use or transport generated noise sources may increase in both
ambient levels or duration in future. The third paragraph indeed recognises such situations
and provides for the attenuation of external noise by way of planning condition.
2.15.2 The whole question of attenuating or mitigating the effects of external noise nuisance is
considered in Annex 1 to PPG24. Its classification of four noise exposure categories (NECs)
is based on overall noise levels, from whatever source. NEC-A and NEC-D classification of a
site implies, respectively, its general acceptability or probable unsuitability for residential
development. NEC-B and NEC-C classification suggest presumptions in favour or against
residential development, given that conditions may be imposed on planning permission or that
such conditions must be imposed in the event that alternative quieter sites are not available.
All that Policy G15 seeks to do is to apply this advice more explicitly to noise-sensitive
development (or redevelopment) within Wycombe District. Admittedly, PPG24 is largely silent
on the subject of significant changes in ambient noise levels over time. Equally, it does not
qualify its advice with reference exclusively to existing levels. The LPA appear merely to have
had commendably prudent regard to the sort of land use change or intensification referred to in
paragraph 10 of the PPG.
2.15.3 The question of sound insulation within buildings is largely but not entirely a matter for
the relevant Building Regulations. Standards of floor and party wall insulation are prescribed
by Regulation and it is not for the LPA to comment on their adequacy in the case of new
construction. However, in the case of building conversion, adaptation and change of use, it is
perfectly proper for the LPA to bear in mind the attainability of adequate sound insulation
before authorising development or making it subject to suitable conditions. Such conditions
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may well be based on the authority of the fourth paragraph of Policy G15. There may also be
development situations, especially where housing sites are classified as NEC-C, where the
nature of the housing design or layout may need very careful appraisal indeed to ensure
adequacy of internal (or immediately external) sound climates. Conditional permissions may
therefore be appropriate. A modification of the second paragraph of the Policy might well cover
such situations, these being not uncommon, given an increasing preference for brownfield
development.
RECOMMENDATIONS
q

GD/15/1

Modify Policy G15, generally as proposed by PIC 2/10.

q

GD/15/2

Modify the second and third paragraphs of Policy G15 to read:
(2)
PLANNING PERMISSION WILL NOT BE GIVEN FOR RESIDENTIAL
OR OTHER NOISE-SENSITIVE DEVELOPMENT ON SITES WHICH ARE [OR
ARE RELIABLY EXPECTED TO BECOME] SUBJECT TO UNACCEPTABLE
LEVELS OF NOISE OR VIBRATION UNLESS ITS DETAILED DESIGN AND
LAYOUT HAVE BEEN ARRANGED TO REDUCE THE FUTURE AMBIENT
NOISE LEVELS BOTH WITHIN AND ADJACENT TO BUILDINGS.
(3)
WHERE PLANNING PERMISSION IS GRANTED FOR SUCH
DEVELOPMENT IN THESE AREAS, CONDITIONS MAY BE ATTACHED TO
THE PERMISSIONS WITH THE OBJECT OF MITIGATING THE EFFECTS OF
EXTERNALLY-GENERATED NOISE AND VIBRATION FOR THE BENEFIT OF
FUTURE OCCUPANTS OR RESIDENTS, HAVING REGARD TO PRESENT
OR FUTURE LEVELS OF AMBIENT NOISE AS SHOWN BY SURVEY OR
CALCULATION.

G16 LIGHT POLLUTION
The objections
0379/44
0841/7
1584/41

Sport England
Mr Lance Adlam
The Marlow Group

Summary of Objections
(a)

Policy is poorly worded and overly restrictive; policy should recognise the important
and positive role that floodlighting plays in relation to sports pitches.

(b)

Wording in paragraph 2.58 should be changed from ‘effects of a lighting scheme’ to
‘the external effects of illumination’.

(c)

Care should be taken of the conflict between traffic lights, street lighting and
illuminated shop signs.

(d)

The nuisance value of artificial lighting does not constitute ‘pollution’.

Inspector’s Reasoning and Conclusions
2.16.1 To take the definition point first, a recent dictionary definition of ‘pollution’ is: ‘(to) make
(any feature of the environment) offensive or harmful to human, animal or plant life’. By this
Chapter 2 - General Development

page

37

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

definition, the undue or excessive illumination of the night sky can badly affect enjoyment of
people’s urban, suburban or rural surroundings. This aspect of urbanisation has been the
subject of much adverse comment by the Council for the Protection of Rural England and other
bodies, such as the British Astronomical Society, over recent years and it is certainly a proper
matter for planning control, to the extent that this is possible. The subject goes beyond
considerations of simple amenity; in the case of professional or amateur astronomy, it is of
growing and wider concern. This is because sites or locations for astronomical observations
are becoming increasingly difficult to find in or near large conurbations simply because of the
widespread incidence of light pollution.
2.16.2 The policy, as drafted, is slightly confusing in that policy aims and development control
criteria are not clearly distinguished. It is important to recognise that illumination, as such,
does not constitute development; it is the physical aspects of lighting schemes that fall within
planning control. Both the design and appearance of installations, together with their power
output, cut-off characteristics, operational efficiency and hours of use may all quite reasonably
(and often necessarily) be brought within the ambit of development control, as recognised by
the ILE guide cited in evidence. These are also the matters that rightly engage the general
public’s interest and proper concern. In locations such as conservation areas and AONBs etc
(ie generally the designations covered by chapters 10 and 11 of the Local Plan) especially
stringent control may be necessary. In such cases, the LPA may wish to stress that rather
more prescriptive control by condition may be needed. The degree of control will naturally be
related to the scale and precise location; any qualification by the use of the words
‘unacceptable’ or ‘unreasonable’ would be vague and unhelpful.
2.16.3 The Sport England objection helpfully draws attention to the technical advances which
have been made in illumination technology. No doubt the LPA are well aware of best practice
in this field. Where the objection slightly misses the point is in respect of what might be called
the ‘time and place’ aspects of outdoor sports facilities. It is well understood that artificial
illumination may commonly make expensive facilities more viable or increase their usefulness.
However, these economic and social aspects must be balanced against the interests of nonsporting outsiders. Quite often the interests of local residents are affected not only by the
intrusive lighting involved but indirectly by the extended hours of play and the noise and
disturbance which these generate. The Policy should accordingly cover the necessity of timelimiting hours of operation as well as performance limits and appearance of luminaires. The
words ‘external effects of illumination’ are too wide in the sense that it is ‘lighting schemes’’
which will normally be the proper subject of planning control or conditions.
2.16.4 It is perfectly true that certain aspects of illumination, such as street and security lighting
installations may well make a significant contribution to light pollution. However, these are for
the most part outside planning control. It is accordingly fruitless to address this aspect of the
overall problem. An exception is in advertisement control, the subject of Policy G24. It is
equally pointless to adopt a Local Plan Policy that is aimed at the avoidance of what objectors
call ‘lighting trespass’ in residential areas. Whilst certain anti-social and ostentatious lighting
may sometimes occur in such areas, it is not usually capable of being brought under planning
control. Moreover, the advice of PPG1 (paragraph 64) is that ‘the planning system does not
exist to protect the…interests of one person…against another’. Where light spillage may
legitimately be controlled on site boundaries is when development requires express consent.
Such consent may be suitably conditioned with respect to measurable levels and specific times
of illumination.
RECOMMENDATION
q

GD/16/1

Modify Policy G16 to read:
(1)
IN CONSIDERING ANY PROPOSALS WHICH INVOLVE THE
PERMANENT OR PROLONGED ILLUMINATION OF EXTERNAL OR OPEN
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SPACE, THE DISTRICT COUNCIL WILL SEEK TO ENSURE THAT ANY
SCHEME OF LIGHTING MINIMISES GLARE AND LIGHT SPILLAGE FROM
THE DEVELOPMENT SITE, HAVING REGARD TO THE NATURE AND
SENSITIVITY OF ADJACENT LAND USES AND THE CHARACTER OF THE
SURROUNDING AREA.
(2)
IN
DETERMINING
RELEVANT
PLANNING
APPLICATIONS,
CONSIDERATION WILL BE GIVEN TO THE EFFECT OF THE LIGHT
PRODUCED ON LOCAL RESIDENTS, HIGHWAY USERS AND THE
VISIBILITY OF THE NIGHT SKY.
CONDITIONS MAY BE IMPOSED,
ESPECIALLY WITHIN SENSITIVE AREAS, AS TO THE MAXIMUM VALUES
OF SURFACE ILLUMINATION, THE DESIGN AND HEIGHT OF LUMINAIRES
AND THEIR SUPPORTING STRUCTURES AND HOURS OF OPERATION.

G18 CONTAMINATED LAND

The Objections
0339/4
0408/18
0524/11
0572/14
0608/10
0840/14
1193/5

Slough Estates PLC
Ercol Furniture Limited
Thames Valley Chapter
Fairview New Homes PLC
G W Deeley Limited
Marlow and District Chamber of Trade and Commerce
Environment Agency

Summary of Objections
(a)

Policy is vague; ‘difficult’ and ‘sensitive’ require clarification.

(b)

Policy is drafted in excess of Government guidance requirements, PPG23; question
the need for a local plan policy when specific ground conditions are embraced in the
normal development control practice.

(c)

Any remediation measures can be implemented by means of a condition not a legal
agreement.

(d)

No reference has been made to the Environment Act 1995 or to necessary
consultation with the Environment Agency.

(e)

Policy does not refer directly to groundwater, despite identifying the need to afford
protection in proceeding paragraphs.

Inspector’s Reasoning and Conclusions
2.18.1 A number of the objections have been met by PIC 2/11 which proposes the insertion of
paragraph 2.63a and the detailed alteration of the wording of Policy G18. The effect of these
changes is to draw attention to the existence of contaminated land surveys and the respective
spheres of responsibility of LPA and the Environment Agency. The Policy, as proposed for
alteration, appears to be consistent with the advice of PPG23. That is to say, the LPA have the
duty to secure the best use of development land which is consistent with the avoidance of the
ill effects of past, present and potential future sources of land contamination. They are
empowered to impose conditions relating to remedial or preventive works before authorised
development areas are first used or occupied. These are complementary functions to the role
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of the Environment Agency, as explained in paragraphs 1.10-1.12 of PPG23. It may be that
the use of legal agreements or planning obligations may be preferred to the imposition of
conditional consents. A requirement for prospective developers to investigate methods of
preventing pollution seems perfectly reasonable and indeed in line with their related
responsibilities under Policy G2. The LPA request a factual update in paragraph 2.63a which
is accordingly recommended.
RECOMMENDATION
q

GD/18/1

Replace ‘is expected to come into force during the Plan period’ with ‘came into
effect in April 2000’ in paragraph 2.63a.

q

GD/18/2

Modify Policy G18 and its supporting text as proposed by PIC 2/11.

G19 WATER RESOURCES

The Objections
0158/6
0572/15
0817/10
0922/10

High Wycombe and Marlow Green Party
Fairview New Homes PLC
Croudace Limited
House Builders Federation

Summary of Objections
(a)

Water meters should be mentioned by name.

(b)

Proposed housing requirements for the District will exacerbate dangers of overabstraction of rivers and streams.

(c)

Due account should have been taken of the water supply during the debate which
culminated in the strategic housing requirement for the County; the Council should
demonstrate that all housing allocations in the plan are able to comply with the need
to prove adequate water resources. Policy should be deleted.

(d)

Policy is overly restrictive and should apply to new development, wherever practicable
and appropriate, having regard to all material considerations.

Inspector’s Reasoning and Conclusions
2.19.1 It is clear from the LPA’s response to the objections that all allocated housing sites in
the Local Plan have been the subject of consultation with the Environment Agency as to
adequacy of water supply without danger of undue river abstraction (or, presumably, difficulties
of local distribution). The Policy is accordingly mainly directed at ad hoc or windfall housing
provision. It is not entirely clear from the supporting text that this is the principal intention of the
Policy. It would be helpful to make this explicit, by an addition to paragraph 2.65, in the
interests of consistency of development control decisions if nothing else. There is no purpose
in specifying the installation or use of water meters since these are covered by other
legislation. Firstly, as the LPA point out, these are now being routinely fitted to all new
premises. Secondly, although they undoubtedly ‘reduce the demand for water’ (in the sense
intended by the second paragraph of Policy G19), their compulsory fitting cannot be made
retrospective using the powers available to the LPA.
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2.19.2 The application of the second part of Policy G19 to planning control is possibly of
somewhat limited application. It would appear to be a matter very largely for developers and
occupiers of buildings. However, the collection and re-use of waste and rainwater greatly
assists conservation and reduces the demand for treated mains supplies. It may be that some
house builders may in future also deem it a prudent domestic option in order to remain
commercially competitive. However, water recycling is a matter for Building Regulation; it is
difficult to see how a question of largely internal services provision could be regarded as an
important planning consideration. There may be cases where planning permission may be
withheld (or be issued subject to a Grampian condition) in instances where unallocated land is
to be developed which might result in excessive water abstraction or excessive surface water
drainage requirements. For that reason among others, both parts of Policy G19 should stand.
The outdated reference to RPG9 in paragraph 2.66 should be altered.
RECOMMENDATIONS
q

GD/19/1

Modify paragraph 2.65 by the addition of the following sentences:
‘The housing allocations made under Policy H2 have been the subject of
consultation and it may be assumed that the supply and local distribution of
water to them will not exacerbate the overall problem of abstraction.’

q

GD/19/2

Modify paragraph 2.66 to reflect the contents of RPG9: 2002.

G20 AND G21 DEVELOPMENT WITHIN THE FLOOD PLAIN

The Objections
0055/3
0817/11
0817/12
0922/9

Mr William John Pressney
Croudace Limited
Croudace Limited
House Builders Federation

Summary of Objections
(a)

Plan requires a statement or policy of flood plain management.

(b)

Policies need to acknowledge that the area of floodplain as identified on the Proposals
Map, may not be accurate until detailed survey work has been undertaken. In
addition, policies should recognise that there are a number of means by which
flooding and associated problems can be alleviated. Floodplain location may not
necessarily be a constraint on development.

(c)

Object to policies, unless Council can demonstrate that all housing allocations in the
plan are able to comply.

Inspector’s Reasoning and Conclusions
2.20.1 The LPA’s contention that floodplain management is a matter for the Environment
Agency is accepted. As far as the identification of the extent of floodplain on the Proposals
Map is concerned, an examination of the affected areas by site inspection tends to suggest that
the definition is conservative. The Environment Agency are conducting, no doubt as matter of
urgency in the light of recent (2000-2001) flooding in the Thames Valley, a survey of the 100year floodplain for the purposes of the control of development. The assertion of the LPA that
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the extent of such flooding is likely to exceed that shown on the Proposals Map seems
inherently plausible. In the light of recent history and experience in South-East England, it
would be entirely inappropriate to modify either Policies G20-G21 or their supporting text.
2.20.2 The Environment Agency have made no floodplain-related objections to housing
allocations in the Local Plan (but see also objections to the Wycombe Marsh development
(Policy H5A)). Taking Policies G20 and G21 together, it is apparent that locations within the
floodplain might well be severely constrained as far as development, especially housing
development, is concerned. The Policies are related in the sense of floodplain development
being both a potential cause of increased severity of flooding and the likely victim of the effects
of such flooding. As regards Wycombe District as a whole, the most threatened areas from
flooding (and hence subject to Policies G20-G21 notation) are alongside the River Thames.
This corridor is severely constrained by Green Belt and other restrictions and it is accordingly
probable that the Policies will mainly apply, in practice, to areas of established development.
2.20.3 Since the Local Plan was prepared and put on deposit, further policy guidance has
been published (PPG 25: July 2001). As the LPA claim, Policy G20 is more rigorous than the
draft version of the PPG. However, as Policies G20 and G21 appear broadly in accord with the
advice set out in paragraphs 51-56 of the PPG and are supported. Where the PPG introduces
a novel concept is in its advocacy of a sequential approach towards both housing allocation
and development control. Table 1 of the PPG sets out Flood Risk Zones 1-3(a-c) for the
purpose of defining appropriate planning responses for all forms of development. As far as can
be judged, Zone 3 (High Risk) equates to the Policy G20 Flood Plain defined on the Proposals
Map. Since this level of risk is set at 1% or greater, it is assumed that a 100-year return period
flood is appropriate. Since the LPA state that this is based on the 1947 flood plain by the
Environment Agency, this definition appears satisfactory, at least in the interim.
2.20.4 However, this does not address the problem of defining Zones 1-2, as advised by the
PPG at paragraph 71. In practice, this will mean the definition of Zone 2 as the remainder of
Wycombe District will be without annotation in Zone 3. In view of the timing of the definitive
PPG advice and the need to consult the Environment Agency, it is not now expedient to hold
up adoption of the Local Plan. The best course would seem to be to issue a map showing
Zone 2 and the subdivisions (a-c) of Zone 3 as Supplementary Planning Guidance (SPG), quite
obviously as a matter of some urgency. Since this SPG will be used for both development
control and future housing allocation purposes, it would be best to reword both Policies G20
and G21 and their supporting text at this stage. The reason is that the eventual SPG will gain
added force by being covered by adopted Local Plan Policies.
RECOMMENDATIONS
q

GD/20/1

Insert new paragraph 2.67a to read:
2.67a Following the issuing of national planning guidance (PPG 25:
Development and Flood Risk) in 2001, the area defined for the purposes of both
Policies G20 and G21 on the Proposals Map should be regarded as only
representing Zone 3 (High Risk (>1.0% annual risk of flooding)) as described in
Table 1 of PPG 25. In due course, Supplementary Planning Guidance (SPG)
will be issued in consultation with the Environment Agency. This will define both
Zones 1-2 and also subdivisions (a-c) within the area subject at present to
Policies G20 and G21. The relevant degree of restraint on development,
redevelopment and intensification of existing land uses and the suitability of any
remedial or preventative measures will be determined having regard to the
advice set out in PPG 25.

q

GD/20/2

Modify Policy G20(1) to read:
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(1)
AREAS AT MOST RISK FROM FLOODING ARE DEFINED ON THE
PROPOSALS MAP IN ACCORDANCE WITH THE ADVICE OF THE
ENVIRONMENT AGENCY AND OTHER RELEVANT BODIES. AREAS AT
BOTH GREATER OR LESSER RISK WILL BE DEFINED IN
SUPPLEMENTARY PLANNING GUIDANCE.
ALL DEVELOPMENT,
REDEVELOPMENT OR INTENSIFICATION OF EXISTING LAND USE
WITHIN THE PRESENT OR FUTURE DEFINITIONS OF FLOOD RISK MAY
BE REFUSED PERMISSION UNLESS THE PROPOSED DEVELOPMENT
CAN SHOW THAT IT WOULD NOT, OF ITSELF, OR IN CONJUNCTION WITH
OTHER KNOWN OR AUTHORISED DEVELOPMENT:
[insert criteria (i-v) as (a-e) in the deposited version]
q

GD/20/3

Modify Policy G21 to read:
POLICY G21
PLANNING PERMISSION WILL NOT BE GRANTED FOR DEVELOPMENT OR
REDEVELOPMENT THAT WOULD RESULT IN AN INCREASED FLOOD
RISK, DUE TO ADDITIONAL AND UNIMPEDED SURFACE WATER RUNOFF, DOWNSTREAM OF THE PROPOSED DEVELOPMENT, HAVING
REGARD TO THE VARIABLE DEFINITION OF RISK AREAS WHICH MAY BE
DEFINED FOR THE PURPOSES OF POLICY G20.

G21A AND G22 SURFACE AND GROUNDWATER PROTECTION [RELATED POLICIES]

The Objections
0595/14
0922/12
1193/6
1193/11

Berks, Bucks & Oxon Wildlife Trust
House Builders Federation
Environment Agency
Environment Agency

Summary of Objections
(a)

Paragraph 2.69 should make it clear that whilst the encapsulation of contaminated
material may be acceptable in certain circumstances, it is not appropriate in all cases.

(b)

Best Management Practices should be implemented as standard practice in any new
development.

(c)

Policy should refer to new road schemes as major contributors to surface water runoff.

(d)

Groundwater quality issues will be of particular concern on the sites; Wycombe
Marsh, Desborough Road, Queens Road (Shell Oil Terminal), Hughenden Avenue
and others.

Inspector’s Reasoning and Conclusions
2.22.1 The objection which relates to the disturbance of contaminated land and the reference
in paragraph 2.69 is met by the insertion of the words ‘in appropriate circumstances’ in PIC
2/12. This would seem adequately to reflect the reality of the situation and is endorsed. The
‘Best Management Practice Guide’ being prepared by the Environment Agency is referred to in
the supporting text and its guidance will no doubt be best explained to developers when they
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consult the Agency, as advised in paragraph 2.70. The Policies are directed towards the
physical protection of surface and groundwater during the initial stages of planning, approving
and implementing development proposals. They are not essentially concerned with continuing
management of surface water and any such obligation would seem to run counter to the advice
of paragraph B14 of DoE C1/97. For these reasons, specific reference to the Best
Management Practice Guide and to future maintenance requirements should be confined to the
supporting text.
2.22.2 No doubt it is perfectly correct to say that new road schemes contribute much to the
problem of impermeability and the shedding of rainwater. However, schemes that are brought
forward by the local highway authorities are generally sanctioned under powers other than the
Town and Country Planning Acts. It must be assumed that these authorities will have
increasing regard to necessary measures to restrict and to attenuate run-off in extreme
conditions. Road schemes that are integral (or ancillary) to development proposals will be the
subject of planning control. Policies G21A and G22 will naturally apply to road-building of this
sort, just as they would to any form of operational development. There would seem to be no
point in qualifying the legally-defined word ‘development’ in either Policy. The word ‘attenuate’
in Policy G22 is here used as a transitive verb and hence detailed changes in wording would
be grammatically necessary.
2.22.3 The HBF objection is understood but it is difficult to see how best practice in sustainable
urban drainage systems can be enjoined in a land use policy. As the LPA point out, these
systems are evolving and any requirements will usually derive from Environment Agency
development briefing and will not be a direct land use planning requirement, although future
conditions may be applied to permissions on the strength of the Agency’s specification of
measures. The Environment Agency helpfully identify possible problem development sites but
the LPA’s view is accepted: these are in the nature of comments rather than objections. In any
event, given the scope and currency of the Local Plan, it would appear unreasonable to identify
specific sites where specific contamination remedial measures may or may not be required on
the advice of the Agency.
RECOMMENDATIONS
q

GD/22/1

Modify paragraph 2.69 as proposed by PIC 2/12.

q

GD/22/2

Modify the last three lines of Policy G22(a) to read:
‘….MEASURES TO ATTENUATE THEM AND TO DISPOSE OF WATER IN
ACCORDANCE WITH BEST PRACTICE WILL BE REQUIRED.’

G23 RENEWABLE ENERGY

The Objections
0137/2
0158/7

The High Wycombe Society
High Wycombe and Marlow Green Party

Summary of Objections
(a)

Policy fails to mention Combined Heat and Power Technology (CHP) eg waste energy
from power stations’ cooling systems which should be considered when planning
business parks and industrial estates. Suggest ‘combined heat and power (CHP)
systems be inserted between ‘conservation’ and ‘and/or’ in the Policy statement.

Chapter 2 - General Development

page

44

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

Inspector’s Reasoning and Conclusions
2.23.1 Policy G23 addresses two matters of planning concern; both the conservation of energy
and its alternative generation. These may often be found in the same development proposal
eg in energy-efficient housing where solar panels or photo-voltaic collectors either provide
space or water heating or return electrical energy to the National Grid. Installation and use of
such equipment is clearly in line with emerging Government policy regarding the use of
renewable resources. Equally clearly, they are not matters that are the immediate subject of
planning control except to the very limited extent that the equipment itself may need express
consent and its potential may need safeguarding (see recommendations on Policy G9). Such
development itself would be subject to the environmental and amenity constraints of Policy
G23 (and indeed the advice of PPG22), in the same way as purely generation schemes eg
wind farms or Combined Heat and Power (CHP) installations.
2.23.2 It is difficult to see how the LPA could positively urge the adoption of CHP technology.
No doubt such schemes would be welcome and would be subject to the provisions of Policy
G23. CHP schemes are commonly found in very high-density urban housing development or
in association with large-scale electricity generating plant or are ancillary to centralised waste
disposal facilities. These may indeed loom larger in future development proposals but seem
unlikely short-term candidates for consideration in the largely rural and suburban environment
of Wycombe District. Where planning control can legitimately and critically intervene in the
field of energy conservation is in the siting, design, layout and (above all) orientation of new
buildings, most especially housing. It is noted that the LPA intend to publish a Guidance Note
on Sustainable Design. This is to be welcomed and, depending on future national and regional
Planning Guidance, might possibly figure in an altered Policy G23 at the stage of Local Plan
Review.
RECOMMENDATION
q

GD/23/1

No modification.

G24 ADVERTISEMENTS AND SIGNS

The Objections
1584/43

The Marlow Group

Summary of the Objections
(a)

The Policy is inadequately administered with resultant visual clutter. Existing powers
and pressures (sic) should be firmly exercised.

Inspector’s Reasoning and Conclusions
2.24.1 The objection is directed at the past performance of the LPA with regard to Outdoor
Advertisement Control (the subject of PPG19), with presumably particular reference to the
urban area of Marlow. Given that this area includes a very sizeable conservation area and
bearing in mind the advice of paragraphs 22-24 of the PPG, it may be that Policy G24 might
usefully be strengthened with respect to conservation areas and listed buildings. However, it is
fair to point out that the objection presumably relates to the perceived implementation of the
Chapter 2 - General Development
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policies contained in the adopted development plan. No specific cases or examples of alleged
failures or lapses of advertisement control are cited by the objectors. Site inspections in and
around the conservation area in question generally failed to detect any outstanding examples
of failure to impose the ‘more exacting standards’ referred to and implicitly enjoined by PPG19.
The proposed change (PIC2/17) merely relates to an error in the formulation of Policy G24.
RECOMMENDATIONS
q

GD/24/1

Modify Policy G24(1) in accordance with PIC2/17.

q

GD24/2

Further Modify the first paragraph of Policy G24 to read:
(1)
CONSENT WILL ONLY BE GIVEN FOR THE DISPLAY OF SIGNS OR
ADVERTISEMENTS WHICH RESPECT BOTH THE INTERESTS OF PUBLIC
SAFETY AND VISUAL AMENITY, AS ASSESSED IN THE CONTEXT OF THE
GENERAL CHARACTERISTICS OF THE LOCALITY AND ANY FEATURES OF
ARCHITECTURAL, HISTORIC, CULTURAL OR SPECIAL INTEREST WHICH
IT MAY CONTAIN.

G25 DESIGNING FOR SAFER COMMUNITIES

The Objections
0173/10

Mr W J Whitehead

Summary of Objections
(a)

Requirements of the Policy are inadequate. Add: ‘vehicular access should be limited
in view of the dangers from vehicles from pollution and injury’. New development
should be on a Radburn layout.

Inspector’s Reasoning and Conclusions
2.25.1 The objection appears slightly out of place in that the purpose of Policy G25 is
essentially to ensure that new development is designed with public safety and crime prevention
in mind. It is not directly concerned with the avoidance or reduction of personal injury
accidents caused by road vehicle traffic and its widespread lack of segregation from pedestrian
movement. Air pollution from road vehicles is the subject of Policy G14 and pedestrian safety
(to the extent that this is specifically addressed in the Local Plan) is the subject of Policies T1,
T5 and T7 (see under these later headings). Nevertheless, the objector advocates the future
adoption of ‘Radburn’ housing layouts generally in Wycombe District. Site inspections show
that there are only isolated local examples. This suggestion has distinct public safety
implications and needs to be dealt with under that heading.
2.25.2 Since the concept of a Radburn housing layout may now be unfamiliar to the general
public, a word of explanation is needed. The idea of largely segregating pedestrians and motor
cars first emerged in private housing development in Radburn, New Jersey (USA) in 1927. It
was based on the idea of linking back gardens and communal open space with a continuous
footpath system completely independent of the estate road layout. The idea was adapted and
fairly widely used in British public-sector housing immediately after the war. The British variant
was inverted in form, such that garage courts and car access were positioned behind dwellings
with continuous open space and pedestrian areas in front. It was increasingly abandoned after
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about 1965 as being very expensive to lay out, potentially conducive to street crime and highly
confusing for visitors and delivery personnel. Its use would generally not conform to Policy
G25 of the Local Plan.
2.25.3 The current widespread practice in Wycombe District, as elsewhere, is to arrange
housing road layouts on a hierarchical basis, so that fast motor traffic avoids going through
residential areas. Distributor and collector roads lead to isolated dead-end feeders, the ends of
which are commonly arranged as ‘shared surfaces’ where pedestrians have implicit priority.
The broad design approach to segregation is to ensure the easy permeability of residential
areas so that people on foot enjoy shorter and more direct footpath connections whilst vehicle
traffic is forced to make more circuitous journeys. This general concept derives from the 1963
Buchanan Report; current advice is contained in PPG13 (2001) and related publications such
as DoE Design Bulletin 32 (1977 and 1992) and subsequent companion guides. The effect is
to achieve some pedestrian segregation whilst avoiding the public safety hazards which were
earlier perceived as a disadvantage of Radburn layouts with their largely hidden footpath
networks.
RECOMMENDATION
q

GD/25/1

No modification.

G26 ART IN THE COMMUNITY
The Objections
1584/44

The Marlow Group

Summary of Objections
(a) The Policy shows little evidence of the District Council’s encouragement.
Inspector’s Reasoning and Conclusions
2.26.1 As in the case of the objectors’ misgivings regarding Policy G24, this objection seems
to be based on allegedly poor performance by WDC in the past. Not only is the evidence for
such a claim totally lacking in the representations made, the proper purpose of considering
objections to a development plan is to review the latter’s probable future effectiveness. There
is little doubt as to the justification for such a policy. As the DETR publication ‘By Design’
(2000) points out (p26): ‘Works of art and well-designed street furniture integrated into the
design of public spaces give identity and enhance the sense of place’. Such advice is visibly
reflected in recent pedestrianisation schemes in High Wycombe Town Centre. The burden of
the Policy is to enjoin similarly high standards in any private-sector development which is either
within or adjacent to the public realm and hence visible from it. It is notable that there are no
other objections to G26.
RECOMMENDATION
q

GD/26/1

No modification.

Chapter 2 - General Development

page

47

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

G27 TELECOMMUNICATIONS

The Objections
0134/1
0353/1
0403/2
1681/2

Vodaphone Limited
Mercury Personal Communications Limited
British Telecommunications PLC
Cllr Mrs P Priestley

Summary of Objections
(a)

Policy has limited regard to special needs and technical problems of
telecommunications development; requires amendment to comply with Government
guidance in PPG8.

(b)

Requirement to remove masts when no longer needed, duplicates the
Telecommunications Act and the General Development Order and should be deleted.

(c)

Reference to design and siting of sites is unnecessary. Operators are governed by
planning guidance, a Telecommunications Code and licence conditions; further
reference in the Local Plan is unnecessary.

(d)

Include a requirement for operators to present an overall scheme for the area,
preferably on a 5-year plan. This would present a better picture and avoid the current
piecemeal basis of dealing with applications [nb: representation 1681/2/G27 was
earlier regarded by the LPA as an expression of support but is here treated as an
objection].

Inspector’s Reasoning and Conclusions
2.27.1 The particular physical characteristics and topography of Wycombe District combine to
make the siting and design of telecommunications equipment somewhat difficult. Past
installations and their prominence suggest that the general advice of PPG8 (1992) and the DoE
Code of Best Practice (1996) need to be applied with special care. Much of the District is
covered by the AONB designation and it is also roughly trisected by the lines of the M40
motorway and the Chiltern Railway which may be assumed greatly to concentrate user
demand. These factors, together with the combination of hills and valleys, result in apparent
tension between environmental considerations on the one hand and commercial demands and
the limitations of available technology on the other. It is a reasonable assumption that most of
the more suitable sites for apparatus have been already employed. Together with the
continuing commercial demand for fuller network coverage, this may result in more contentious
planning applications.
2.27.2 It is not necessary or indeed wise to quote or paraphrase the advice of PPG8. It is
implicit in this published advice that LPAs will need to balance amenity considerations with
those of technical feasibility. This precise degree of balance does not need to be explicitly
stated in the Policy as the objectors would wish. Equally, the preferred siting criteria must
obviously have regard to what is physically possible in specific cases. Prefacing the criteria
with the word ‘preferably’ indicates that, as a general matter of policy, non-preferred locations
or siting may exceptionally have to be authorised. Nevertheless, the wide extent of the AONB
and other designations will mean in practice that such exceptions will be rare. The cost of
developing sites, as the LPA state, would not seem to be a material consideration and its
inclusion in the Policy is not supported by a reading of the PPG8 or C4/99 advice. Moreover,
the LPA argue that full prior consultation by the intending operators is not as universal as the
former might wish or national policy guidance might suggest.
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2.27.3 The first two paragraphs of the Policy (which might with advantage be combined) fairly
adequately set out the LPA’s location policy. The objection that planning applications are
commonly made piecemeal deserves particular attention. Paragraphs 21 and 28 of PPG8
indeed suggest that the onus is on operators adequately to inform the LPA of local network
coverage when making an application. It is also suggested in the PPG that LPAs might wish to
compile and maintain a register of all such applications, covering all operators (the LPA have
indeed provided evidence on the outstanding telecommunications permissions). It is now
technically feasible to construct detailed network coverage and quality of reception diagrams,
usually on a hectometre (100 m) OS grid. These may be employed in the case of appeals
against refusals of consent. There would seem to be every reason for their routine preparation
when planning applications are made, especially where designated areas or the feasibility of
site sharing are in contention. This might more appropriately be included in the supporting text
but also be reflected in the Policy. A specific 5-year review or programme might be unduly
restrictive.
2.27.4 The fourth and sixth paragraphs of the Policy seem to be respectively redundant and
unworkable and ought to be deleted. The balancing of certain location criteria against
operational efficiency is implicit in the PPG8 advice and need not be re-stated. The question of
the removal of redundant or unwanted equipment might be made a condition of planning
consent. However, that might in practice involve the routine granting of time-limited
permissions. An alternative course of making it a condition of consent to remove unused
equipment would fail the standard policy tests. That is to say, it would be imprecise and
effectively unenforceable. As the objector points out, removal of equipment is now covered by
the Code of Best Practice. The specific case of conditions imposed by the GPDO 1995 relates
to permitted (Class A(a) and (c)) development and not to development requiring express
authorisation under Policy G27. The problem of redundant equipment and its replacement
might more expediently be handled by planning obligation or legal agreement between
operators and LPA; it does not seem to call for specific policy backing in the Local Plan.
RECOMMENDATIONS
q

GD/27/1

Modify paragraph 2.86 to read:
‘The detailed siting of telecommunications equipment should satisfy the criteria
set out in Policy G27. The District Council will require evidence to demonstrate
that the sharing of sites or masts or alternative location on high buildings or
structures have been investigated. Developers will be expected to demonstrate
how each proposal relates to the operator’s own network coverage and any
available equipment. Such information on existing coverage and the authorised
locations of all installations will be recorded by the Council and be available for
public inspection. If it is not feasible to share an existing or authorised mast, site
or tall structure, tree screened locations may be the least objectionable. In all
cases, opportunities to use existing natural or artificial screening should be
taken and, if necessary, extended site areas and adequate landscaping and
planting provided.’

q

GD/27/2

Modify Policy G27 be modified to read:
(1)
TELECOMMUNICATIONS INSTALLATIONS SHOULD IN ALL CASES
BE DESIGNED AND SITED SO AS TO MINIMISE ANY ADVERSE IMPACT
UPON THEIR SURROUNDINGS. IN AREAS OR SITES WHICH HAVE BEEN
DESIGNATED FOR THEIR LANDSCAPE, HISTORIC OR NATURE
CONSERVATION IMPORTANCE, INCLUDING THE CHILTERNS AONB,
APPLICANTS WILL NEED TO DEMONSTRATE, WITH PARTICULAR
REFERENCE TO EXISTING SYSTEMS AND CURRENT NETWORK
COVERAGE AND PERFORMANCE, WHY A SITE OUTSIDE SUCH AREAS
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CANNOT BE USED.
IN ASSESSING SUCH PROPOSALS, SPECIAL
REGARD WILL BE GIVEN TO THE PROTECTION OF THE DESIGNATED
AREA’S SPECIAL CHARACTER.
(2)
ANY NEW OR ADDITIONAL TELECOMMUNICATIONS EQUIPMENT
WILL PREFERABLY BE SITED OR INSTALLED AS FOLLOWS:
(a)

WHERE THE AMENITIES OR ENJOYMENT OF ADJACENT
RESIDENTIAL PROPERTIES WOULD NOT BE ADVERSELY
AFFECTED; AND,

(b)

WHERE EXISTING SCREENING OR CONCEALMENT IS EITHER
AVAILABLE OR WOULD BE PROVIDED AS A RESULT OF
DEVELOPMENT; OR,

(c)

WHERE
EXISTING
TELECOMMUNICATIONS
SITES
INSTALLATIONS EXIST OR HAVE BEEN AUTHORISED; AND,

(d)

WHERE NEW MASTS ARE NEEDED, THEY SHOULD BE SITED
NEAR TO EXISTING TALL STRUCTURES OR BE SCREENED BY
WOODLAND.

OR

(3)
WHERE NEW FREE-STANDING OR ISOLATED MASTS OR TOWERS
ARE PROPOSED, APPLICANTS SHOULD DEMONSTRATE THAT THE
ALTERNATIVE OF SHARING EXISTING OR PREVIOUSLY AUTHORISED
SITES OR STRUCTURES HAVE BEEN ADEQUATELY EXPLORED AND
FOUND TO BE IMPRACTICABLE.

G28 GENERAL POLICY OMISSIONS

The Objections
0158/89
0367/2
0840/15
1193/12
1260/21

High Wycombe and Marlow Green Party
Highways Agency
Marlow and District Chamber of Trade & Commerce
Environment Agency
The Marlow Society

Summary of Objections
(a)

Lost opportunity to promote and encourage more sustainable forms of energy supply
ie solar panels and consequently a requirement for south facing roofs to maximise
solar gain.

(b)

Object to the omission of a policy listing the general conditions that must be met for all
development if it is to proceed.

(c)

A policy is required that states ‘traffic generated by the proposed development does
not compromise the safety and free flow of traffic or the safe use of the road by
others’.

(d)

There should be an additional policy statement that the needs of each community will
be addressed and resolved within the community.
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(e)

A policy that states that the LPA would not permit development which may have an
adverse impact on the quality of water supplies and resources, both surface and
groundwater. Also for the LPA to show support for improvements to water quality.

(f)

Object to the omission of Policies G10-G14 from the version of the Plan considered
by the June 1998 Planning Committee. Policy G11 could have been amended to
ensure that the alternative use of private garages does not prevent the parking of
cars. The sub-text of omitted Policy G13 ‘the use of an estate road as an alternative
will not normally be acceptable’ should be incorporated into the main text.

Inspector’s Reasoning and Conclusions
2.28.1 It is not the proper function of a development plan to urge specific, if worthy, aspects of
sustainability, such as the use of solar energy for space or water heating. Such measures are
generally welcome but are much more susceptible to considerations of domestic economy or
fiscal encouragement than planning control. The careful orientation of buildings for passive
solar energy gain is now recognised as good practice but it is doubtful whether detailed
development control policies could universally, properly or reliably ensure such layout or block
spacing characteristics. No doubt the LPA will give advice and encouragement to developers,
either informally or through the future publication of detailed design guidance. The policy
framework for the control of development involving energy conservation or alternative forms of
generation is contained in Policy G23 and there is every reason to suppose that the LPA will
apply this Policy flexibly and sympathetically in future.
2.28.2 It is not possible or appropriate to include a single overall Policy outlining all the many
limitations on or requirements for future development in Wycombe District. As the LPA point
out, that is the purpose of Chapter 2 of the Plan, which is necessarily broken down into
component policies, for ease of reference if nothing else. The suggested policy on traffic
generation and road safety is included in Chapter 7 and in particular Policy T1(4). The
question of making each ‘community’ self-sufficient and autonomous as regards needs and
provision sounds ominously like a means of diverting all new development away from
established areas out of deference to the views of their existing residents. This implicit
suggestion has already been dealt with under Policy G1 and was rejected as being essentially
contrary to the need to conserve land and to restrict rural and urban greenfield development. It
also begs the vexed question of how, objectively and unambiguously, to define such local
‘communities’.
2.28.3 The objection relating to surface and groundwater protection is met by the changes to
the supporting text and wording of Policy 21A as a result of PIC 2/13 which was earlier
endorsed. The suggestion that restrictions be placed on garage conversion is the proper
subject of Chapter 7 and Transport Policies generally. Such conversions are capable of future
control by means of conditions imposed on permissions for residential development. It is not
possible retrospectively to impose such restrictions. The alternative use and conversion of
garages is generally authorised by the provisions of the current GPDO. It is probably the
gradual imposition of controlled parking zones (CPZs) in established residential areas, the
continued growth of car ownership and the general reduction in overall parking provision (as
advised in PPG13) which will act as a severe disincentive to the future conversion and loss of
parking spaces within existing residential property. A specific Policy accordingly seems
unnecessary.
RECOMMENDATION
q

GD/28/1

No modification.
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CHAPTER 3 - HOUSING
PARAGRAPH 3.03 - POLICY FRAMEWORK

PIC 3/21 Objections
0376/80
379/72
0579/28
1071/18

Axa Equity and Law Life Assurance Society PLC
Sport England
Michael Lambert
Persimmon Homes (TV) Ltd

Summary of Objections
(a) Object to interpretation of PPG3. The use of ‘Plan, Monitor and Manage’ in the way stated,
creates substantial uncertainty for developers. It is necessary that the planning system
ensures new homes are provided in the right place, at the right time and in accordance with
the adopted Structure Plan.
(b) Object to definition of previously developed land; whilst sentiment of PPG3 is expressed in
proposed wording, the housing allocations which flow from it are inconsistent. Allocations
on school and other playing fields are directly contrary to PPG3.
(c) Proposed amendments to take account of PPG3, are not borne out in Plan i.e. using
brownfield before green field (e.g. Downley Middle/Turners Field site).
(d) No reference is made to the development of housing in good public transport corridors.
Inspector's Reasoning and conclusions
3.0.1

The objection to the interpretation of PPG3 is dealt with fully in my report on the housing
strategy under Policies H1 and H2. I consider that paragraph 3.03 of the Plan provides
a reasonable short summary of the broad thrust of the PPG, in a neutral way.

3.0.2

Previously developed land is not defined specifically in this section; objectors’ concerns
about the interpretation of PPG3 with regard to specific sites (such as Downey Middle
School) are dealt with separately below.

3.0.3

The Council’s revised strategy clearly took into account the accessibility of the proposed
sites by public transport (see for example PET committee reports CD/E/4,12).

RECOMMENDATIONS
q

H/0/1

No modification

CHAPTER OBJECTIVES

The Objections
0218/3
0571/4
0817/16

Airways Housing Society Ltd
Laing Homes Ltd
Croudace Ltd
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Summary of Objections
(a) The objectives do not refer clearly and explicitly to the provision of affordable housing or an
appropriate mix of tenures as a fundamental priority.
(b) Objectives are confused as preceding text (para 3.05) displays a misunderstanding of
Structure Plan policy. The Structure Plan does not adopt the same sequential approach.
The objectives should not be determined save in the context of a comprehensive
sustainability analysis as defined in the Structure Plan. Objectives are fundamentally
misconceived. Translation of strategic policies into the District context is not consistent, nor
does it optimise the achievement of sustainability aims.
(c) Objective (ii) does not explain why the aim of maximising housing provision should be
subjugated to respecting existing environmental protection policies. These should be
reassessed.
(d) Primary objective should be compliance with the Structure Plan requirements.
Inspector's Reasoning and conclusions
3.0.4

The Council has suggested a change (PIC 3/1) to include a reference to affordable
housing in 3.08 (iii). I agree that the amendment would provide a useful indication of the
Plan’s intention to meet a wide range of housing needs.

3.0.5

I deal with the wider issues of whether or not the Plan meets Structure Plan
requirements, and their relationship to more recent government guidance, in my
discussion of Policies H1 and H2 below. The objector’s comments (571/4) about the
differing emphasis between Structure Plan policy and government policy have to some
extent been overtaken by the publication of PPG3 in March 2000 and the Council’s
subsequent substantial revisions to key housing policies. Many of the Council’s
committee reports (CD/E/1-15) show that the current proposed allocations were
intended to meet sustainability policies of PPG3 with regard to the re-use of previously
developed land and the concentration of new housing at High Wycombe and Princes
Risborough. While the details of national and county policy may vary to some extent
(as acknowledged below) one of the key purposes of the Plan is to meet the strategic
requirement for new dwellings in the District. I consider that this important objective
could usefully be added to paragraph 3.08.

3.0.6

The expectation that Wycombe District would meet only some 60% of its locally
generated housing needs is a strong indication that the Structure Plan had taken into
account the particular environmental constraints in large parts of the District. While
some environmental policies subject to objections will be re-assessed as part of this
report, recommendations about the overall strategic balance between housing needs
and environmental protection are beyond my jurisdiction.

RECOMMENDATIONS
q

H/0/2

Modify paras 3.03 and 3.05 in accordance with PIC3/21

q

H/0/3

Amend para 3.08 to include a new objective:
(i)

Chapter 3 – Housing
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the requirements of the Buckinghamshire Structure Plan.
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POLICY H1: HOUSING DEVELOPMENT

The Objections
0137/8
0158/8
0174/6
0345/5
0376/1
0378/3
0378/11
0506/1
0522/1
0571/3
0579/2
0709/5
0808/5
0817/18
0829/5
0831/3
0837/6
0839/6
0840/24
0922/14
0960/1
1001/1
1141/1
1145/9
1166/4
1260/38
1337/7
1344/1
1414/15
1579/2
1688/2

The High Wycombe Society
High Wycombe and Marlow Green Party
R Vitty, B A Vitty
Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Axa Equity and Law Life Assurance Society PLC
George Wimpey PLC
George Wimpey PLC
Bassetsbury Area Protection Group
Redrow Homes (Southern) Ltd
Laing Homes Ltd
Michael Lambert
Bryant Homes Technical Services Ltd
Linden Homes South East Ltd
Croudace Ltd
Trevor Fazackerley
Miss M B Messenger
Hazlemere Parish Council
Grange Action Group
Marlow and District Chamber of Trade & Commerce
House Builders Federation
Mr & Mrs D Price
Neil Richardson
Beazer Strategic Land
C Livesey
Miss L Wootton
The Marlow Society
Gordon Hooper
Mrs D K Burton
Michael J Overall
Oxford Land Limited
Matthew Homes Ltd

PIC 3/2 Objections
0345/10
0376/30
0534/18
0571/28
0579/11
0817/41
0840/55
0922/24
1071/8
1141/39
1218/20
1595/11
2120/1

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Axa Equity and Law Life Assurance Society PLC
Thames Valley Chamber
Laing Homes Ltd
Michael Lambert
Croudace Ltd
Marlow and District Chamber of Trade & Commerce
House Builders Federation
Persimmon Homes (TV) Ltd
Beazer Strategic Land
R J Newell
Berkeley Homes (Chiltern) Ltd
William Vere (Properties) Ltd
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1579/19

Oxford Land Limited

PIC 3/22 Objections
0345/19
0376/81
0534/37
0571/38
0579/35
0817/47
1071/19
1141/55
1579/38

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Axa Equity and Law Life Assurance Society PLC
Thames Valley Chamber
Laing Homes Ltd
Michael Lambert
Croudace Ltd
Persimmon Homes (TV) Ltd
Beazer Strategic Land
Oxford Land Limited

Summary of Objections
(a) New dwelling figure is higher than necessary and ought to be reduced. No need for extra
housing, as population is reducing. Clarification of the District’s ability to accommodate
housing is required. The 60% figure of locally generated housing need is unjustified.
Disagree with basic assumptions. Single occupancy may not continue to increase and
could decrease. There is uncertainty concerning household projections.
(b) Policy does not take account of the reduced requirement under current Government
Guidance and the abandonment of predict and provide.
(c) It is unclear whether conversions and HMOs are counted in the windfall calculations.
Definitions relating to small windfall sites are unclear. Policy does not take into account
windfall development. Object in principle to any windfall allowance for sites over 0.4ha.
(d) Potential ramifications for the District in terms of town cramming are not considered;
increased strain on educational system. Plan does not contain any sensitivity analysis or
alternative policies for housing.
(e) Object to assessment of housing land supply; it will not enable sufficient development to
meet strategic housing requirements.
(f) There should be less dependence on windfalls/unidentified sites. Should plan for
expansion with accompanying employment and community requirements, which is better
than town cramming.
(g) Inadequate allowance for non-implementation of sites with planning permission and
allocations – a 10% allowance should be made for non-implementation. Plan should meet
the full Structure Plan allocation and make provision for a larger proportion of these
dwellings on allocated sites. No reasons are offered for the reduction in the amount of
housing on new strategic sites.
(h) Figures incorrect in Table 2 (misprint); should read 1930 dwellings, not 1903.
(i) Policy does not accord with Policy H1 of the Structure Plan, as it does not refer to
completed dwellings, only ‘’provision will be made for’’.
(j) Unclear where the figure of 220 dwellings from ‘Local Plan designations 1991-2011 is
derived from. All allocations should be identified in the Plan and outstanding permissions
above 0.4ha listed.
(k) Policy should set out the needs for each community. Particular problems of a lack of
affordable housing in Marlow.
In response to proposed Pre Inquiry Changes:
Chapter 3 – Housing
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(l) Object to assessment of supply as optimistic. Too great an emphasis on urban sites
(particularly Wycombe Marsh); constraints could affect deliverability. Propose a robust
approach to land supply, especially given that the Structure Plan requirement does not
meet all local demand.
(m) Disagree with change to land availability ‘base date’.
(n) Propose that a higher non-implementation allowance of 10% not 5% should be made.
(o) Object to too much reliance on windfall. No evidence to support level of windfall; possible
double counting. Greater reliance should be placed on positive allocations creating urban
extensions.
(p) Definition of windfall in PPG3 has changed and needs to be taken into account; requires
windfall allowance to exclude any element of greenfield land. Need to assess past trends to
ascertain proportion of windfalls on previously developed land. It is not considered
reasonable or realistic to anticipate any housing provision from windfall development on
sites in excess of a hectare, given the exhaustive search for allocations on previously
developed land which the Council has undertaken.
(q) Doubtful whether the new allocations introduced will come forward affecting ability to meet
requirements of H1.
(r) Policy should be based on needs or requirements of communities in terms of social and
economic, not on housing land availability.
(s) Question whether completion data is correct; does it exclude ‘carry over’ and is it ‘net’.
(t) Object to the no discount for non-implementation of identified sites.
(u) Suggest a review of non-housing allocations, especially land allocated for employment
purposes.
(v) There are minor errors in 1998-1999 housing land availability figures leading to discrepancy
in completions figures in Table 2.
(w) An urban capacity study as defined in PPG3 should be carried out.
(x) Suggest that Table 2 is misleading as it fails to illustrate that the full housing requirement is
not being met. Suggest a revised table resulting in a need for new allocations of 683.

Inspector's Reasoning and conclusions
General
3.1.1 The key issues concerning overall housing provision and land availability in the District
were discussed at the Housing Round Table Session (RTS) on 10 October 2000. The notes of
this meeting, agreed by all participants as accurate, are attached as Annex 3.1. I deal first with
the general issues of the adequacy of the Council’s proposed allocations.
3.1.2 Policy H1 provides an overview of the number of dwellings the Council seek to provide,
based on the requirements of the Structure Plan, which was approved in March 1996. To meet
government guidance in PPG3, the Plan must ensure that it conforms to the Structure Plan by
providing as a minimum 7,200 net additional dwellings, as set out in SP Policy H1. In setting
this figure, the County Council will have been aware of the potential effects on the density of
development within the urban areas (taking account of environmental constraints outside) and
the pressures on the educational system. The Plan, Monitor and Manage approach set out in
PPG3 does not revise this basic requirement, as paragraphs 2 and 28 state quite clearly. This
approach is re-iterated in the companion guide ‘Planning to Deliver’
3.1.3 Some objectors referred to possible changes to Structure Plan requirements that might
arise from a revision of regional planning guidance. However, RPG9, issued in March 2001
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several months after the round table discussion on housing figures, envisages a slight increase
in the average annual level of new dwellings to be provided in Buckinghamshire. At this stage
it is too early to reach firm conclusions about how this requirement will affect projected housing
provision in Wycombe District. As the County Council’s representative at the RTS pointed out,
the Structure Plan Review will have to reflect the new level of provision; in any event, it seems
unlikely to lead to the significant reduction in new housing sought by some amenity group
objections. It also helps to confirm the need to meet the current requirement in full.
Completions
3.1.4 There was no dispute at the RTS that the Council’s figure of 3048 completed dwellings
to 31 March 2000 was incorrect. I have no firm evidence from written representations that the
number has been under or overestimated. The updating of the base date for calculations and
the inclusion of more recent statistics for completions and permissions provides a more
accurate basis for decisions about housing need.
3.1.5 Similarly, the figures for outstanding planning permissions on the same date were also
agreed. Most parties accepted that there was little likelihood of these proposals failing to come
forward, at least to any significant degree. I consider therefore that it would be unrealistic to
allow for a non-implementation allowance.
Windfall
3.1.6 Based on past trends, continued upward pressure on house prices throughout the
District, and hence the value of residential land, can be expected. This may increase over the
plan period, if the local economy remains healthy and ‘natural’ demand for in migration cannot
be satisfied by existing strategic limits on new housing, bearing in mind the strong
environmental constraints around the main urban areas. These constraints have no doubt
contributed to the high proportion of new dwellings from windfall permissions within the urban
areas. I note that past trends do not reflect the increased density of development now sought
by PPG3. In particular, an increased supply from the type of schemes mentioned in ‘Tapping
the Potential’, such as subdivisions, previously developed land in other uses, flats over shops,
conversions of commercial buildings, can be expected with confidence. I recognise that the
amount of infilling in certain areas may be limited by the need to protect existing residential
environments.
However, the general housing policy context indicates that windfall
developments are likely to continue to materialise at similar rates to those in recent years, at
least for the plan period up to 2011. Although the Council’s forecasts rely quite heavily on
windfalls, I consider the detailed evidence of past rates justifies its predictions for the following
categories.
Small sites
3.1.7 The type of estate development in parts of the District may preclude significant extra
windfall in small schemes on small sites (up to 0.4 ha). Overall, however, I consider this is more
than likely to be counteracted by the increased density of developments, in accordance with
PPG3, on sites in other locations, such as town centres. The Council confirmed that despite
fluctuations, the average number of small site completions had been around 100 dwellings per
year. I concur with the Council and most objectors, who agreed that the annual level of
provision from this source was likely to remain unchanged.
Medium sites
3.1.8 In similar vein, it was argued at the RTS that the supply of medium-sized sites (0.4 to 1
ha) would also dry up, particularly with regard to employment land. However, I consider this to
be an unduly pessimistic view, particularly taking account of the reinforced emphasis on
recycling urban land. Other land uses may be rationalised and/or redeveloped. As for small
sites, past rates of development have fluctuated considerably, but as the HBF’s representative
accepted recent figures suggest that some 30 dwellings are likely to come forward from this
source each year. In my view using this figure would be a suitably realistic approach.
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Large sites
3.1.9 Several objectors argued that the potential supply of housing from large windfall sites
should be treated with much more caution, primarily because they should be identified as part
of the plan process itself. The Council had substantially modified the plan to include several
new urban sites that had become available since the deposit stage. They also suggested that
two other large sites at Cressex Island and RAF Daws Hill were likely to become available at
some time during the life of the plan. I consider the objectors’ arguments that these should be
identified on the plan if they are suitable, but that both are subject to great uncertainty, have
considerable force. I note that the Highways Agency maintain an objection to the wording of
the plan relating to Cressex Island, dealt with in section 7.22 below. Written representations
submitted after the RTS (but before 11 September 2001) concerning the MoD’s intentions for
the Daws Hill site show that some progress in the planning of substantial additional housing
development has been made. However, no firm decisions were made known before the close
of the inquiry. In these circumstances there is no firm evidence to show that large numbers of
unplanned dwellings will definitely come forward on this site. Nevertheless, paras 35-36 of
PPG3 refer to windfall sites of all sizes, but suggest that no allowance should be made for
greenfield windfalls. In the circumstances I consider the Council’s very conservative estimate
of just 100 dwellings on large sites should be retained.
Conversions
3.1.10 The figure for likely numbers of new dwellings from conversions was broadly agreed at
the RTS. Although there has been some variation in the housing gain from such schemes in
recent years, I see no good reason to differ from the Council’s approach of averaging past
performance. This should provide a robust basis for predicted growth from this source over the
next 10 years.
Flexibility
3.1.11 Most objectors considered the Council’s assumption about take-up rates of outstanding
planning permissions to be reasonable. Indeed there is already some evidence that housing is
likely to be built at greater density on some of these sites than the existing permissions allow,
following the guidance of paragraph 58 of PPG3. Although it would remain prudent to allow for
some reduction for failure to implement permissions, I consider the 10% allowance proposed by
objectors would be too great in the particular market circumstances of the Wycombe District.
3.1.12 The Council has also included an allowance of an extra 5% over the residual
requirement for new sites to meet the Structure Plan allocation. The estimated capacity of the
sites which could meet this shortfall takes into account the revised minimum density of 30
dwellings per ha set out in PPG3. I consider that as a matter of past experience a flexibility
allowance at the rate proposed would be prudent to cater for unforeseen events that might
affect the ability to deliver the expected housing numbers on new sites in full.
Conclusions
3.1.13 Taking account of all the above points, I set out my own version of Table 2 below:
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Housing Land Supply

Structure Plan allocation (1991-2011)

7,200

Completions (to 31/3/00)

3,048

Identified Sites (with planning permission)
Windfall:

627

Small sites

1,100

Medium

330

Large

100

Conversions

230

Sub total

5,435

Requirement on new sites (Policy H2)

1,765

Requirement (including 5% flexibility allowance)

1,853

3.1.14 I deal with the issue of how the outstanding requirement is to be met, taking account of
the significant changes to the Plan made in June 2000, in my discussion of Policy H2 below.
This section deals with the geographical distribution of new housing throughout the District.
The table shows a projected need for 1,853 dwellings on allocated sites up to 2011. I deal with
other objections as to how this can be met, taking into account all relevant site specific
objections, in my discussion of Policy H2.
Other matters
3.1.15 As explained at the RTS, figures for Houses in Multi-Occupation (HMOs) are not
included as part of the Structure Plan requirement. I acknowledge the Council’s comment that
this type of accommodation is important for certain groups, such as students, but there is no
firm evidence to suggest that a shortage of such housing is a significant problem in Wycombe
District. Given the relatively small number of further education establishments in the main
urban areas I see no need for any change to the plan to ensure better provision in this field.
3.1.16 The Council undertook some review of employment land with a view to identifying
further housing sites before publishing changes in June 2000. However, evidence given to
support objections to the employment strategy (at the RTS in January 2001) and other site
specific objections indicated that this review was by no means comprehensive. I deal with this
aspect in my report on individual sites and Chapter 4 below.
RECOMMENDATIONS
q

H/1/1

Modify paragraphs 3.09 to 3.13 of the Plan, including Table 2, to reflect my
comments in paragraphs 3.1.1-16 above.
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POLICY H2: HOUSING DEVELOPMENT – GENERAL

The Objections
0137/12
The High Wycombe Society
0408/2
Ercol Furniture Ltd
0571/5
Laing Homes Ltd
0599/1
F V Savage
0831/11
Miss M B Messenger
0840/28
Marlow and District Chamber of Trade & Commerce
0922/15
House Builders Federation
0937/4
Miss P M Kimber
0960/2
Mr & Mrs D Price
0974/5
Chiltern Society
1010/1
Brian Austin
1114/1
Mrs H Mumford
1141/2
Beazer Strategic Land
1200/3
English Nature
1201/9
Mr C G Hamilton, Clerk to Downley Parish Council
1294/13
Environmental Records Officer, Bucks County Museum
1298/1
John Nichols
1338/6
Pimms Action Group
1414/17
Michael J Overall
1475/4
Mr D V Baker
1780/6
Mr & Mrs A J Garner
1980/1
Mr K Clements
PIC 3/3 Objections
0345/2511
Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
0376/31
Axa Equity and Law Life Assurance Society PLC
0524/19
Thames Valley Chamber
0922/25
House Builders Federation
1141/40
Beazer Strategic Land
1218/19
R J Newell
1579/20
Oxford Land Limited
159512
Berkeley Homes (Chiltern) Ltd
PIC 3/4 Objections
0408/29
Ercol Furniture Ltd
0579/10
Michael Lambert
0808/11
Linden Homes South East Ltd
0817/39
Croudace Ltd
0922/26
House Builders Federation
PIC 3/23 Objections
03/245/20
Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
0376/82
Axa Equity and Law Life Assurance Society PLC
0379/75
Sport England
0524/35
Thames Valley Chamber
0571/40
Laing Homes Ltd
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0579/29
0817/48
0922/26
1071/15
1141/56

Michael Lambert
Croudace Ltd
House Builders Federation
Persimmon Homes (TV) Ltd
Beazer Strategic Land

Summary of Objections
(a) Object to the distribution of proposed allocations. Allocation at Princes Risborough is too
large and disproportionate to need. Propose further residential development at
Stokenchurch. Propose the need to identify land at Marlow for 200 affordable houses.
Policy fails to explain how the High Wycombe Urban Area allocations relate to and promote
an integrated transport strategy. Should strengthen the urban focus on High Wycombe in
accordance with the Structure Plan.
(b) Object to the Comparative Site Assessment and site selection criteria as they are largely
subjective. Object to: the failure to undertake stand alone assessments; inconsistent
application of criteria; undue weight to public opinion; inadequate weight to valuation and
cost/benefit analysis; robustness of landscape study; insufficient account of availability of
site in plan period; more analysis required of suitability of allocations for affordable housing.
(c) Allocations do not take into account additional traffic generation and congestion, particularly
combined sites.
(d) Local Plan should set a target for more sustainable use (eg housing) of significant areas of
land currently used for car parking and other transport purposes (e.g. filling stations).
(e) The Plan makes insufficient provision for housing. Allocations will need considerable
financial input to make them viable. Sites over 0.4ha with outstanding planning permissions
should be listed, and the windfall allowance deleted.
(f) Household formation points to a demand for more flats and small houses at high density,
suited to brownfield sites, removing the need for greenfield sites.
(g) Sites under Policy H2 are contrary to General Development policies (environmental impact;
views etc).
(h) Lack of consideration given to people of retirement age who wish to move to smaller
properties in the same community.
(i) Biological Assessment required of the allocated sites.
(j) Propose a ‘New Town’ which could reduce housing requirement on other areas.
(k) Number of dwellings on each site is questioned. Capacity guidelines should not be
prescriptive targets as site characteristics need to be taken into account. Wish to see
Development Briefs.
(l) Concern at loss of agricultural land.
In response to Proposed Pre Inquiry Change 3/3:
(m) Propose that Plan should make additional provision in order to provide greater certainty.
Reduction in strategic allocations is not accepted, particularly the lower allocation of 1400 in
the High Wycombe Urban Area.
(n) Object to a strategy which focuses on providing dwellings at High Wycombe, whilst ignoring
opportunities for sustainable development elsewhere in the District. A balanced strategy is
required and some provision should be included at Princes Risborough. Object to
concentration in High Wycombe due to traffic problems. Should be a greater share for
Marlow.
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(o) Question the inclusion of the ‘School Sites’ having regard to other policies in the Plan and
Government guidance. Proposed change also involves loss of employment land.
In response to Proposed Pre Inquiry Change 3/4:
(p) It should be made clear that the housing numbers are guideline figures only.
(q) Inclusion of green spaces and fields is contrary to the spirit of Government housing policy.
Council needs to provide a clear justification for the release of these sites.
(r) The character of the list has entirely changed, which raises questions about the status of
previous proposals.
(s) The sites allocated do not represent a suitable allowance for non-implementation. Object to
deliverability of allocations in general due to constraints such as contamination,
infrastructure and land ownership. Sites listed will not provide sufficient housing supply to
meet Structure Plan requirements.
In response to Proposed Pre Inquiry Change 3/23:
(t) Object to under provision of housing land as now proposed. Will fail to meet Structure Plan
requirements. Contrary to PPG3. The Plan from the outset should demonstrate how the
full requirement would be met. The addition of (B) to the Policy is an inadequate response
to the outcome of initial monitoring. Plan should allocate further sites.
(u) Object to the deletion of the reference ‘maximise the number of dwellings to be allocated
within High Wycombe’ in paragraph 3.15.
(v) Object to wording in paragraph 3.17 which implies that Policy H2 only allocates previously
development urban sites or green field sites, when in fact 18% of houses are to be
developed on urban green space.
(w) Downley Middle and Turners Field have been added to the Policy without any reference to
their status and low priority phasing. The Council should undertake a proper urban capacity
study; this should be done before the Plan is placed on deposit.
Inspector's Reasoning and conclusions
3.2.1 Many objectors expressed deep concerns over the Council’s acknowledged failure to
show that the Plan would meet the Structure Plan housing requirement in its entirety. The
Council’s interpretation of the ‘Plan, Monitor and Manage’ approach is that extra sites can be
included within the Plan at review stage, following a full urban capacity study. I appreciate the
difficulties concerning the lack of time for the Council to produce such a study after the deposit
version of the Plan was published. Some objectors argued that the Council should not have
allocated any ‘greenfield’ sites until a capacity study had been undertaken, following the
guidance in ‘Tapping the Potential’, which was published while the inquiry was in progress.
The Council replied forcefully that the disadvantages of delay would have been considerable.
In the circumstances the approach taken has enabled more urban sites to have been brought
forward at an earlier stage than if the Local Plan process had been suspended for a full urban
capacity study following government guidance.
3.2.2 A considerable amount of work had already been completed by the time the first round
of PICs was published in March 2000. I consider the Council’s strategy to make the best of a
reasonable amount of information available during the deposit and pre-inquiry stages to have
been reasonable. However, the thrust of paragraphs 2 and 28 of PPG3 is quite clear: that the
Plan should show how the full requirement of Structure Plan provision for Wycombe District is
to be met. The failure of the Plan to do this is a fundamental deficiency which needs to be put
right.
3.2.3 In allocating land much will depend on the efficiency of monitoring to ensure that
reserve green field sites are not released prematurely before developers of windfall and
allocated urban sites have been given the opportunity to provide new housing in the preferred
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locations. As I explain later, this approach should not preclude the allocation of new greenfield
sites to make up any shortfall in the overall housing numbers. I deal with objections to
individual sites under separate headings but my conclusions on the overall pattern of the
housing allocations, and the balancing of merits and disadvantages of competing sites, is set
out below.
Location of new housing
3.2.4 The Structure Plan requires that only about 60% of the District’s housing needs to be
met within its confines, primarily due to environmental constraints. This approach, and the
long-established planning constraint of the green belt boundary, has had a strong influence on
the ability of specific local communities such as Marlow to meet their own needs.
3.2.5 Policy H2 of the SP indicates that of the 2,400 dwellings expected to be built on new
strategic sites, some 1,500-1,700 (62%-70%) should be located within the High Wycombe
urban area. As the County Council accepted at the RTS, the Structure Plan’s original intention
that dwellings should be provided on strategic sites is not sacrosanct, if it can be shown that the
overall requirement can be met on other more sustainable sites elsewhere. As I conclude
above, taking into account expected provision from windfall etc, sites for 1853 dwellings need
to be allocated. To accord with the broad thrust of Structure Plan Policy H2, however, it seems
reasonable that at least 60% of these (about 1110) should be concentrated in the High
Wycombe area.
Comparative site assessment
General
3.2.6 I have considered the H2 table of allocated sites in the light of all the evidence about the
large number of suggested ‘omission’ sites that were considered throughout the inquiry,
together with objections and responses concerning the sites included in the Deposit and
‘Changed’ versions of the Plan. Detailed comments on all these sites are contained elsewhere
in this chapter. In general I support the way the Council has applied the sequential approach to
site selection required by PPG3. Although the Council did not undertake a full urban capacity
study of the type outlined in ‘Tapping the Potential’, which was published after the PICs, I
consider that they have made the best attempt possible to revise the Plan in accordance with
the broad thrust of PPG3, given the time available. The elaboration of government advice at
both the Minister’s speech to the HBF on 4 October 2000 and in a letter to North Herts DC in
July 2000 indicates that a long and costly delay to the Local Plan process would not be
appropriate.
3.2.7 The most important site in the plan is at Wycombe Marsh. In broad land use terms, it
meets a number of significant policy objectives for providing much needed retail, employment
and housing development on previously developed land in a sustainable location. The mixeduse allocation was subject to a number of objections concerning its sustainability, practicality,
viability, prospective timing and the environmental impact of associated measures. I deal with
these matters in full in section 3.5 of my report. In summary, I have concluded that this key site
would be capable of providing about 400 dwellings. My reservations concerned the likely
phasing of development, which I consider unlikely to take place until the middle of the second
half of the Plan period.
3.2.8 Turning to other sites within the High Wycombe urban area, I have considered
objections to the loss of playing fields and other open space on school sites, and the effect of
government policy on densities. However, in general the proposed school sites have moderate
to good accessibility as shown on the Council’s index (Appendix 9 of the Plan). Objections to
the loss of playing fields and open space have largely been addressed by the Council’s
strategy for additional pitch provision elsewhere and by the availability of other facilities near
the sites. I found no other critical physical constraints regarding access or ecology for example
to recommend against the allocations. These sites fall within the definition of previously
developed land in PPG3, with the exception of part of one site, which I found to perform well in
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comparison with other greenfield sites. I therefore endorse the Council’s proposals for
allocation as housing, to be brought forward in the early stages of the Plan period.
3.2.9 I share some of objectors’ misgivings about loss of employment sites, particularly those
on flat land in major route corridors. However, redevelopment of the Ercol site has been put in
train by the start of construction of new premises at Princes Risborough, and is a given input to
the Plan strategy. The Bucks Free Press site is not fully occupied and lies on the edge, rather
than at the heart of, an employment area and adjoins a recent housing development. On
balance I found it was not particularly well suited for employment redevelopment, and that a
new housing scheme at this sustainable location would be more appropriate.
3.2.10 However, High Wycombe is not an area with significant over-allocations of employment
land with little prospect of development, of the type referred to in paragraph 42 of PPG3.
Indeed, at the time of the Employment Round Table Session (RTS), it was argued that the town
was almost a ‘hotspot’, and had a shortage of opportunities for modern commercial
development. After pre-inquiry changes, the Plan now provides less employment land than the
deposit version. I have considered the merits for housing allocation of other employment sites
within High Wycombe and Princes Risborough in comparison with greenfield sites adjoining the
urban areas. For the reasons outlined in more detail in Chapter 4 of my report I consider that
there is a strong need to retain good sites for continued employment use. The potential sites
would not comply with the first criterion of paragraph 31 of PPG3, in that they would not remain
empty or under-used if higher value residential redevelopment were not an option. I have not
therefore recommended any as housing allocations.
High Wycombe – urban extensions
3.2.11 The sites within the urban area of High Wycombe would provide about 54% of the
residual dwelling requirement. To accord with Structure Plan guidance on the distribution of
housing throughout the District I have considered the potential of other undeveloped land,
including Abbey Barn North, to make up the shortfall. In following the sequential test of
paragraph 30 of PPG3, I have considered potential urban extensions. The green belt is a firm
constraint to much of the urban area, with boundaries in many places drawn tightly up to
existing development. However, previous plans have identified Areas of Special Restraint
(ASRs) between the green belt and developed area as locations for future growth. In these
circumstances I consider the provisions of paragraph 68 of PPG3 do not apply and that the
Council was right to discard all sites within the green belt. I have therefore compared the
merits of the ASRs, renamed Areas of Safeguarded Land (ASLs) in the Plan, for additional
housing as the next stage in the site identification process.
3.2.12 My own assessment has been carried out using as a basis the criteria of paragraph 31
of PPG3, taking into account all the detailed evidence presented by all parties about all of the
potential sites. Unlike some of the objectors, I have not prepared a detailed chart of the pros
and cons of all 6 sites under a number of headings, which can lead to some loss of fine
distinctions between sites and distortions of weighting of the factors involved. Instead I have
concentrated on key differences between sites under the main headings.
3.2.13 Turning first to physical and environmental constraints, two of the sites, at Grange Farm
(including Widmer Farm) and Lane End Road, lie within the AONB. I consider that housing
development on the scale put forward by the objectors would be defined as major development
to which the criteria of PPG7, as clarified by Ministerial statement dated 13 June 2000 apply. In
assessing such proposals, these stipulate that the following should be taken into account: the
need for the development in national terms; the cost and scope of developing elsewhere; the
detrimental effect on the landscape and possible moderating measures. As I discuss in my
detailed comments on these sites, I consider that there is an inconsistency between the
application of this policy and the implied acceptability of development on the ASLs in the long
term, where other land outside the AONB is available. I consider that the scale of housing
development encompassed by the allocation of either site for housing would have a severely
detrimental effect on the landscape of highest national importance. This would be a critical
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constraint to their allocation.
3.2.14 The Gomm Valley was considered for AONB status but rejected due to lack of visual
continuity with adjoining AONB to the east, from which it is separated by a ribbon of residential
development in Hammersley Lane. Nevertheless I consider it to be a very attractive, prominent
local landscape area of comparable value to many parts of the AONB itself. Even if
development were restricted to the bottom half of the valley, the harmful effect on this almost
unspoilt dry valley is a compelling reason against allocation. I consider the Council has
overstated the value of the landscape of Terriers Farm, which is moderately attractive, but not
of the same value as the adjoining AONB of Grange Farm. This site and the Abbey Barn North
and South sites (ABN and ABS) all have slightly different visual qualities but I would not wish to
draw a strong distinction between their overall values as components in the wider landscape of
High Wycombe.
3.2.15 All sites involve the loss of some best and most versatile agricultural land, although
allocation of ABS would involve the greatest loss of grade 2 land. With regard to ecology, the
Gomm Valley proposals would result in the loss of part of a proposed SINC, offset by a
management scheme that would improve the remaining area and an SSSI which is already
protected. Large scale development at Grange Farm would have some adverse effects on
wildlife in the western part of the area, but any features of interest at Terriers Farm would be
retained by proper planning. The same applies to ABS, but the considerable ecological value
of the calcareous grassland at ABN imposes a severe constraint on the extent of developable
area and is a major factor in my recommendation to delete the site from the Plan.
3.2.16 Despite its shortcomings for detailed appraisals of the overall accessibility of individual
sites, I consider the Council’s Public Transport Accessibility Map (Appendix 9 of the Plan)
provides a valuable means of gauging the relative merits of the competing sites. The Grange
Farm site, especially the Widmer Farm part, the land at Lane End Road, and ABS are all
located at the extremities of the urban area and score accordingly. Although ABN and the
Gomm Valley are closer to the main public transport corridor of London Road, the centre of the
proposed housing development is not within easy walking distance of bus stops and other
facilities. The accessibility appraisal by Axa in support of Gomm Valley allocation places a high
value on future improvements resulting from developer contributions, which may not be
assured in the long-term future. Terriers Farm is the only site to lie within Zone 3, as a result of
its proximity to a variety of frequent services along Amersham Road. Taking all aspects into
account, I consider this site would provide the best access to jobs, shops and services by
modes other than the car.
3.2.17 With regard to physical and social infrastructure, none of the sites suffer from particular
long-term constraints that would inhibit future development. In most cases they are large
enough to generate value from development sufficient to provide funding to meet any
deficiencies. In my view there is little to choose between the sites with regard to the issue of
community identity. As urban extensions, all sites would create the opportunity for new
residents to assimilate into existing social structures without great difficulty.
3.2.18 In summing up the evidence relating to all the High Wycombe area sites I consider that
Terriers Farm is the best ‘greenfield’ site that should be added to the list of allocations in High
Wycombe urban area. In comparison to ABN, it is more accessible by public transport (since
part falls within zone 3 of the Council’s index compared with zone 4 for ABN). It has less
ecological interest, is visually well related to the existing urban form, and is level enough to be
developed at a relatively high density. Adequate access can be achieved, and the site does
not suffer from any other constraints, such as the need to safeguard substantial areas for new
highways. The ABS site suffers from poor accessibility, a critical disadvantage, and significant
loss of good agricultural land. I consider the very attractive and prominent landscape of the
Gomm Valley to be an overriding argument against development in comparison with other
safeguarded land and the absence of further housing need. The two sites in the AONB cannot
be supported in preference to other available potential housing land.
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Rest of District Allocations
3.2.19 With Terriers Farm, the sites in the High Wycombe urban area would comprise about
75% of the total allocations. Bearing in mind the thrust of government policy in PPGs 3 and 13
about directing new housing to urban areas with a range of facilities and public transport, I
consider this balance acceptable. Of the remaining 25% in the rest of the District, the largest
site is Park Mill Farm, itself a relatively well performing site adjoining Princes Risborough where
residents without a car would have relatively good access to the town centre, employment
opportunities and the railway station. In this respect it performs better than competing sites at
Oak Tree Farm, to the north of Longwick Road and, particularly, land at the outlying village of
Longwick. As I discuss in section 3.2.5, the strengths and weaknesses of these sites with
regard to other criteria of paragraph 31 of PPG3, such as physical constraints of agricultural
land, landscape value, and community identity are quite finely balanced. There is an issue
concerning the adequacy of the road infrastructure to support more development than the 600
dwellings in the western sector of Princes Risborough. I consider the programming of
construction in what I recommend as the second of two housing phases starting in 2006 would
have considerable benefits. It would help to revitalise the retail element of the town centre and
retain commercial strength and foster new employment links with businesses moving to the
redeveloped Princes Estate. Continuation of development into the next Plan period would be
realistic and subject to proper monitoring would avoid over-provision of housing in the town and
district as a whole. I do not envisage the need to replace the existing sewage works or the
provision of a single main access as overriding constraints to the implementation of the
allocation.
3.2.20 In my assessment of sites outside the High Wycombe area, I have also taken into
account the Slate Meadow site. For the reasons explained in section 3.2.6, I consider the loss
of a small break between two housing neighbourhoods need not have an unduly adverse effect
on their community identity. Similarly, the potential loss of an individual parcel of Grade 2
agricultural land is not an overwhelming constraint. The site is located about 1km from the
shopping centre at Bourne End, the fourth largest settlement in the District. This has a
reasonable range of facilities, though nowhere nearly as comprehensive as those found in High
Wycombe and Princes Risborough. The site falls within zone 4 of the public transport
accessibility index, reflecting the relatively infrequent half-hourly bus service to High Wycombe
and Maidenhead. This factor weighs against the allocation of the site in place of Park Mill
Farm, but I consider the relatively highly performing site should be retained as an ASL for future
consideration.
3.2.21 There is little scope to provide more housing at Marlow due to the constraints of the
green belt, AONB and flood plain. The Portlands site comprises previously developed land in
the middle of the urban area and is rightly programmed for development in the early stage of
the Plan period. I found no strong objection to the re-instatement of the site at Great Marlow
School, which can accommodate 50 dwellings (see section 3.2.6 of my report)
3.2.22 I summarise my findings in the form of a new table below:
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Table H2 (i)
Site

Area (ha)

Capacity

HIGH WYCOMBE URBAN AREA
Bucks Free Press

1.8

80

Downley Middle School/Turner’s Field

2.5

50

Ercol

5.9

265

Garratts Way

3.0

100

Heights County First School, Downley

1.1

40

Terriers First School

1.6

60

Wycombe Marsh

19.9

400

Terriers Farm

23.1

400

Sub total

58.9

1395

Portlands

1.6

50

Great Marlow School

1.6

50

Park Mill Farm

26.2

350

Sub total

29.4

450

TOTAL

86.7

1845

REMAINDER OF DISTRICT

Capacity
3.2.23 I agree with the Council’s estimates of capacity for each of the sites, except for Ercol,
where a higher number of dwellings seems realistic, given its location near public transport and
the LPA decision to grant planning permission for 265 dwellings subject to completion of a
Section 106 planning obligation. I note that these give a broad indication of future numbers, but
should not be regarded as maxima. Development in accordance with the guidelines in PPG3
should help to ensure a greater number of smaller dwellings to meet new demands from small
households.
Phasing
3.2.24 I appreciate the Council’s difficulties concerning the detailed operation of phasing
proposals, which need to be framed with great care. I comment further on this in section 3.4.
Much will depend on the efficiency of monitoring to ensure that reserve green field sites are not
released prematurely before developers of windfall and allocated urban sites have been given
the opportunity to provide new housing in the preferred locations. However, I am satisfied that
the sites recommended for allocation, together with windfall allowances can be programmed to
ensure that adequate housing in urban locations according with the sequential test can be
achieved at the right time.
Other matters
3.2.25 I am satisfied that the allocations put forward have been assessed with regard to their
implications for traffic generation and congestion, based on the detailed testing undertaken by
the Council’s highway consultant (CD/M1ff). The detailed studies of individual sites show that
traffic can be accommodated on the network, subject to appropriate management measures
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specified in Appendix 2.
3.2.26 I have expressed some concerns about the general level of investigation into ecological
value of sites, which was not thoroughly tested at deposit stage by Gillespies’ landscape
assessments. However, I am confident that there would be no unduly adverse impacts on
wildlife interest on the identified sites, which involve a large percentage of previously developed
land. Similarly, the effect of any loss of any good quality agricultural land would have to be
assessed alongside other factors, such as landscape impact, the accessibility of sites etc.
3.2.27 It follows from my assessment of housing requirements set out above that I see no need
for a new town to meet the scale of development required by the Structure Plan. Such an
approach would not accord with the thrust of PPG3 to provide housing at sustainable locations
according to a sequential test giving preference to previously developed land and then urban
extensions if greenfield sites have to be used.
RECOMMENDATIONS
q

H/2/1

Modify Table (I) in Policy H2 and supporting text in accordance with Table H2 (i)
above
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ALLOCATED SITES – HIGH WYCOMBE AREA

POLICY H2ia: ABBEY BARN NORTH

The Objections & PIC 3/4 Objections
See Appendix 3A
Summary of Objections
(a) Development of site will lead to increased congestion, pollution, noise and greater incidence
of accidents, loss of amenity. Little scope to improve existing roads and junctions.
Development will generate access and egress problems. Development contrary to Policy
T1 ‘Accessible Development & Sustainability’. The relative proximity of the site to the town
centre is not conducive to convenient accessibility. Limited proposals for public transport,
cycles and pedestrians set out.
(b) Insufficient research to evaluate environmental capacity on the site. A biological
assessment of the site is required. Development in conflict with European Union Law on
conservation of natural habitats. Site is a Biological Notification site. Loss of flora and
fauna. Damage to setting of adjoining ancient woodland. Reduction in sites capacity as an
existing wildlife corridor. Existing meadow and grassland supports a high diversity of
plants. Habitats Directive requires appropriate management of valuable wildlife corridors.
Bat species protected under law. Site should be designated as a Local Landscape Area.
There is a need to take full account of Deangarden Wood SINC and Heritage Woodland.
Substantial part of site merits TPOs.
(c) Visually intrusive to adjacent Green Belt and Local Landscape Areas. Assessment appears
to undervalue the site in terms of visual quality. Any housing should only occupy the lowest
part of the site, well below the 85m contour. Size of allocation should be reduced to no
more than 100 dwellings. Reference to previous applications, which the Council has
refused permission for development. Reference to pending application for designation of
footpaths through and around edges of site.
(d) Development will add obstacles to the re-opening of the High Wycombe to Bourne End
railway line.
(e) Loss of valuable high grade agricultural land.
(f) Development will lead to erosion of buffer and urban sprawl between High Wycombe and
Flackwell Heath and Loudwater. Countryside should be protected. Site is the only
greenfield site left in High Wycombe.
(g) No certainty as to when the site can be brought forward for development.
(h) Excessive weight appears to have been given to the limited public objection to the scheme.
(i) There are opportunities to develop alternative sites such as Compair and Great Marlow
School, and sites previously used for employment purposes.
(j) Halving of capacity through proposed Pre Inquiry Change is not justified; contrary to
Government advice and policies of the Plan to increase densities. Site is capable of taking
more than 100 units, being close to main transport routes and town centre.
(k) Question viability/deliverability, having regard to proposed Pre Inquiry Changes to reduce
capacity on the site and delete Abbey Barn South as an allocation.
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Inspector's Reasoning and conclusions
General principles
3.2.1.1
The whole site comprises a natural bowl of about 11.5 ha on the north facing side
of the Wye valley, about 2 km south east of the town centre. However, the site suffers from a
number of constraints, examined below, which restrict the developable area to about 3.1ha (out
of 11 ha) on the Council’s estimate. Therefore, PIC 3/4 reduced the expected number of
dwellings on the site from 200 to a maximum of 100, located on the central lower slopes of the
bowl.
3.2.1.2
The Council supports the allocation of the site as an ‘urban extension’ in the
context of the sequential test set out in PPG3. New housing development would comply with
the requirement of Structure Plan Policy H2, since the site falls within the urban area of High
Wycombe. A substantial gap between the edge of new development and the village of
Flackwell Heath would remain, preventing the coalescence of settlements.
3.2.1.3
One of Verco’s main points concerns the release of this greenfield site before
undertaking a full urban capacity study of other better sites within the urban area. I deal with
this in my general discussion of Policy H2 and in my report on the specific Chapel Lane site
objection. In summary, I think the Council was reasonable to proceed with the Plan, as
amended in the light of the best information available at the time but without a full capacity
study, to prevent undue delay. While there are shortcomings with the site, I consider that there
are no valid objections that it would be better to replace it with a sequentially preferable site
within the main urban area.
Accessibility
3.2.1.4
The site is within 350m of a primary school at Abbey Barn Road and within 600m
of a local shop at Beech Road. Recreational facilities are further, and a more extensive parade
of shops at London Road is 1200m away. The site is well located for cycle access, being
adjacent to the main east-west route. The nearest bus stops to the site are about 350m away
from the centre of the site at Kingsmead Road and Abbey Barn Road. Although these are
within a reasonable walking distance, they provide access to a service that runs just once per
hour between High Wycombe town centre, Bourne End and Maidenhead. In this context the
site has a relatively poor accessibility level of 4 in the Council’s District-wide assessment.
3.2.1.5
However, it abuts the zone 3 area immediately to the north, reflecting the much
better services along London road, about 750m from the site centre. As the Council accepted,
re-routing some of these services along Kingsmead Road would have potentially serious
revenue implications for the operators. Given my findings about the Wycombe Marsh site (see
section 3.5 below) I consider it likely that further development nearby would consolidate the role
of public transport in the area towards the end of the Plan period. However, if the revenue from
re-routing the services would not cover the extra costs, which is more than a faint possibility,
the estimated cost of about £500,000 to provide support for extra services to and from the town
centre for 3 years is considerable.
Landscape Impact
3.2.1.6
The site is almost entirely undeveloped, apart from some stables and associated
outbuildings. However, it lies outside the AONB or Policy L2 Local Landscape Area (LLA)
designations which cover Deangarden Wood to the west and the steeply sloping land to the
south east of Abbey Barn Lane. Generally, the landform of the bowl and surrounding woodland
restrict views into the lower part of the site, especially in summer. A dense belt of copse along
the south-east bank protects views from Abbey Barn Lane and scrubland at the northern end of
the site screens the central area from Deangarden Rise. Views of the proposed developable
area from the higher land on the opposite side of the Wye valley are limited and screened by
vegetation, although it can be seen from parts of Micklefield between Cock Lane and Hatters
Lane. At present there is a footpath to the group of buildings in the middle of the site but no
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public right of way through the land.
3.2.1.7
Parts of the site, particularly the allotments, are neglected and others show urban
fringe characteristics such as paddocks enclosed by unsightly fencing. However, the generally
uncultivated nature of the land, the vegetation cover and the lack of buildings and hard surfaces
combine to create a strong rural character. The allocation would not contribute to any
immediate danger of coalescence between High Wycombe and Flackwell Heath, since the
intervening land is green belt. However, even though the backs of houses in Deangarden Rise
are clearly visible, most of the land lies outside the distinct edge of the urban area along the
valley floor to the north. This point is illustrated clearly by the 3 dimensional image attached to
the Council’s planning evidence. The dry-ski slope is an isolated feature at present (see RT4),
but the extension of urban form close to the bottom of the slope would create a much more
significant intrusion of development into the valley side as a whole. In addition, the provision of
an emergency access from Abbey Barn Lane would have an adverse impact on the
appearance of the prominent wooded bank along the eastern boundary of the site. In
summary, the allocation would have result in new housing extending beyond the existing urban
limits, with some adverse visual impact on the landscape in this area of High Wycombe.
Ecology
3.2.1.8
A substantial part of the site is a Biological Notification Site (BNS). The upper
slopes of the western half of the site are an important area of chalk grassland, an increasingly
rare habitat for a rich variety of species, despite some encroachment from scrub, as shown in
the Council’s detailed Botanical Survey (CD/I/27). Such areas are recognised as worthy of
protection through both County and UK Biodiversity Action Plans (BAPS). The Council has
recognised the ecological value of these areas by reducing the developable part of the site to
3.1 ha and the expected number of dwellings to 100. I note however that this area includes
part of the BNS and part of a field in Zone A of the Plan submitted by the Council’s ecology
witness outside the designated ‘optimum development area’.
3.2.1.9
This part of the site is also an important foraging area for badgers living in
Barrowcroft Wood, although no setts were found on site in February 2000 (CD/I/27). The
development itself would lead to the loss of the horse grazing in the middle of the site which
provides an even better foraging area for the badgers, thus severely disrupting their patterns of
movement and ‘lifestyle’. The calcareous grassland also shows evidence of supporting lizards,
another protected species.
3.2.1.10
The Council’s witness’ view that the BNS would lose its value as a wildlife
resource in 10-25 years through scrub and tree invasion and extension of horsiculture was not
disputed. I recognise the Council’s case that residential development of the site would enable a
management regime for the protection of the remaining BNS area to be instituted. However, as
BBOWT suggest, the site could be grazed as a nature reserve now, depending on the
availability of subsidy. It is not for me to comment on the likelihood of such subsidy, which may
be influenced by factors such as the extent of loss of the ecologically valuable area and the
potential level of threat of disturbance to the rest.
Highway issues
3.2.1.11
One of Axa’s objections to the allocation concerned the practicality of providing
suitable access to the land in conjunction with other necessary works to gain access to the
Wycombe Marsh and Abbey Barn South sites. As I accept in section 3.5, any development of
this site should be phased after construction starts on the previously developed land at
Wycombe Marsh. Access to latter could be to Abbey Barn Road from the existing works
access road alongside school. If so, the proposal to construct a T-junction to Kingsmead Road
(west) would be satisfactory.
3.2.1.12
However, in the longer term some improvements to the southern end of Abbey
Barn Lane would be necessary if the Abbey Barn South (ABS) site were to be developed. In
that event I consider that a roundabout with a 25m inscribed circle diameter and a low profile
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inner island would be adequate in this location, bearing in mind the surrounding road network
and the traffic levels it carries. A satisfactory configuration could be achieved to link into
Kingsmead Road (east) and Abbey Barn Lane by a slight widening of the carriageway within
highway land. The junction into the site could be positioned further east to allow for another
footway on the south side of Kingsmead Road. There would be no need for a pedestrian link
into Wycombe Marsh on the north quadrant of the roundabout, since the existing footpath from
Abbey Barn Road could be retained. Although full details had not been worked up, there
appears to be sufficient space to provide a continuation of the cycleway along Kingsmead Road
alongside the River Wye.
3.2.1.13
Although the roundabout would have a steep approach from Abbey Barn Lane,
this would be no different from the existing gradient to the current priority junction here. The
Highway Authority has agreed that the proposed gradient of 10% and the alignment of the
access to the site would be acceptable. While this is steeper than what is sought as best
practice for road design, I consider it would be acceptable, given the limitations of the site.
Similarly, a pedestrian route into the site at a gradient of 7% could be achieved to the west of
the main service road. However, the cutting and grading required to facilitate this both parts of
this infrastructure would also take up some of the developable area, reducing its housing
capacity.
3.2.1.14
The steep rise in the landform to the south has a very significant effect on the
alignment and land take of any possible improvement to Abbey Barn Lane. This has to be
safeguarded to ensure that safeguarded land outside the green belt at Abbey Barn South can
be developed at a future date beyond the life of the Plan. This factor further reduces the
developable area of Abbey Barn North, adding weight too the argument that the proposal to
develop the site would result in an inefficient use of greenfield land.
Other matters
3.2.1.15
In considering the other criteria for allocations set out in paragraph 31 of PPG3,
there is no evidence of any problems with regard to the capacity of social and physical
infrastructure to support the development. Bearing in mind the somewhat isolated position of
the site, new residents would not be integrated particularly easily with the existing community in
the Bassettsbury Lane/Kingsmead Road area, but they would no doubt give some support to
the shops in Abbey Barn Road. There are no issues regarding factors such as contamination
or flood risk. The allocation would result in the loss of a small area (about 1.2ha) of Grade 2
agricultural land from a very small holding, but this would be insignificant in the wider policy
context of protecting the best resource.
3.2.1.16
There was no evidence other than supposition to support Beazer Land’s
argument that the site would not be deliverable because the four separate owners involved
might reach agreement, or release required parcels at the appropriate time. Given sufficient
financial incentive, the development of the site independently of either Wycombe Marsh and/or
Abbey Barn South is not constrained by access considerations. However, it is entirely possible
that the owner(s) of land needed to safeguard an improvement to Abbey Barn Lane would not
wish to agree to detailed proposals until the future of Abbey Barn South was finalised. In any
event, deleting the allocation in this Plan period may enable the adoption of a more
comprehensive strategic approach for the two sites, as originally proposed in the deposit draft.
Conclusions
3.2.1.17
I have concluded that the site should not be allocated for residential
development during the life of this Plan for several key reasons:
q

The site is rather detached from the rest of the urban area, and has worse access to
public transport within walking distance than might be expected.

q

The highway constraints of safeguarding potential access for Abbey Barn South,
allowing vehicular and pedestrian site access at suitable gradients reduce the
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efficiency of the site with regard to land take per dwelling.
q

Critically, much of the site provides an extremely valuable resource for wildlife,
greatly restricting the developable area; high density development in close proximity
could put the BNS and adjoining areas at risk.

3.2.1.18
ln comparison with other sites, I have found that Terriers Farm performs better
with regard to accessibility, ecological impact, and efficient use of land than Abbey Barn North.
Although I have concerns about its future development, there are significant problems, worse in
some instances, with other safeguarded sites around High Wycombe. I do not therefore
consider that the site should be taken out of the equation for development during some future
plan period, as local residents’ groups suggested.
RECOMMENDATIONS
q

H/2/ia

Delete the allocation; notate whole site as safeguarded land and designate all
the site except the 3.1 ha net developable area shown on the Council’s
‘Illustrative Layout plan’ as Local Landscape Area

POLICY H2ib: ABBEY BARN SOUTH

The Objections
See Appendix 3B
PIC 3/4 Objections
0579/13
1579/21
1739/4
2063/10
2140/2

Michael Lambert
Oxford Land Limited
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd / Wycombe Option Ltd
Brian Gilbert

PIC 3/23 Objections
1579/39

Oxford Land Limited

Summary of Objections
(a) Development will increase traffic congestion, pollution (noise, light and air) and rat-running.
Surrounding road network already at capacity. Existing high accident rate in the area.
Development contrary to PPG13. Adverse impact on Handy Cross; until such time as the
results of a study to consider the proposed development of the site, together with Abbey
Barn North and Wycombe Marsh enables the traffic impact to be assessed it would be
premature to include the sites in the Plan.
(b) Development will set precedent for further development and lead to loss of countryside,
leading to contiguous development between Flackwell Heath and Daws Hill. Loss of a
buffer zone. Site should be added to the Green Belt to prevent further sprawl.
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(c) Development will lead to increased pressure on local schools. No specific proposals to
retain or achieve a sustainable quality of life for existing residents, particularly of Flackwell
Heath. Will lead to loss of existing community spirit.
(d) Development will lead to irreversible damage to local landscape and natural habitats; loss
of wildlife, ancient hedgerows. Adverse impact on adjoining AONB and Deangarden Wood
SINC. Adverse impact on skyline; the site is elevated and appears remote form the town.
Site should be designated as a Local Landscape Area. Landscape assessment of the site
(Value Class 2) is inconsistent will allocating development on the site. Loss of an Area of
Outstanding Natural Beauty. Destruction of an amenity area.
(e) Development will lead to the loss of best and most versatile agricultural land.
(f) Site is greenfield. There is a need to consider brownfield sites for development first. Plan
does not consider redevelopment of RAF Daws Hill, Safeway and Sainsbury sites, nor
Booker Hospital, Cressex, Sands, Loudwater and Marlow.
(g) Gomm Valley proposed as a more sustainable site, linked to a fully integrated public
transport system. Propose alternative new village to west of Wycombe Air Park.
(h) Development will lead to loss of green belt. Development in the green belt is unacceptable.
(i) Development will devalue local properties leading to claims for compensation. Will result in
an increase in unemployment and crime.
(j) Deliverability of the site is uncertain; site is dependent on redevelopment of Wycombe
Marsh.
(k) Widening of Daws Hill Lane unacceptable. Car access to Deangarden Rise should be
resisted.
(l) Propose relief road between Abbey Barn Lane and Junction 4 (M40). Proposed additional
direct link to Marlow bypass. Junction 3 (M40) should be upgraded to two way access.
(m) Development will lead to adverse impact on High Wycombe Town Centre, as returning
commuters will shop elsewhere.
(n) Site should be allocated for industrial premises and offices. Housing is not a good use of
the site. Land too close to motorway to provide decent housing (noise problems).
Insufficient new business / employment opportunities to cater for additional families.
Question why so much development in concentrated in East Wycombe.Adverse impact on
Wycombe Summit.
(o) Development will lead to an increased risk of flooding.
In response to proposed Pre Inquiry Changes:
(p) Object to deletion of site, as site adjoins residential development is capable of some limited
development (20-30 houses).
(q) Object to deletion, as site is an integral part of the Eastern Sector sites strategy and its
suitability for development has been consistently recognised. There is a shortfall in the
provision of employment and housing land in the District and site should be reinstated.
Development would be of a form advocated by PPG3 (a planned urban extension,
complementing existing and proposed leisure uses at Wycombe Summit).
(r) Object to deletion of site as three new greenfield sites have now been proposed under
Policy H2, and original greenfield allocations should remain instead.
Inspector's Reasoning and conclusions
The need for safeguarded land
3.2.1.15

Objectors to the deposit plan, including the Chepping Wycombe Parish Council,
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had argued that should the site remain undeveloped, in accordance with the PICs, not just
within the Plan period but in perpetuity, preferably as green belt. The concerns of many
objectors to the deposit Plan have been met by the Council’s PICs re-instating the site as
safeguarded land outside the green belt. However, my analysis of the potential housing supply
up to 2011 showed that there is a need within the plan period for more ‘greenfield’ land. To
accord with Structure Plan policy H2c, a significant element of new housing supply should be
located within the High Wycombe Area, which is strongly constrained by surrounding green belt
and AONB. The site is one of few possible urban extensions that are available to meet future
housing needs. Even though a future detailed urban capacity study may indicate no need for
further land releases of undeveloped land beyond 2011, I consider it would be most imprudent
to preclude development on ‘safeguarded land’ that does not fall within the AONB.
3.2.1.16
As the Council’s earlier decision to allocate the site for development indicates, I
consider Abbey Barn South to be a relatively high-performing site compared to some other
safeguarded sites. Its development would not lead to any material sense of coalescence
between the edge of High Wycombe and the main group of houses at Flackwell Heath, which
would be separated by a gap of at least 1200m and the M40 motorway. Comments about
pressure on local services such as schools are likely to apply in any locality where a substantial
new residential development is proposed. The same reasoning applies to the implications for
traffic generation. In this instance I have no reason to doubt the evidence of expert witnesses
that a satisfactory solution to the provision of a safe access, with appropriate pedestrian and
cycle facilities, could be found. Although some other factors, such as its landscape, agricultural
land quality and accessibility have weighed against the argument for development soon, they
are not so serious as to undermine the site’s potential at a later date.
Housing need
3.2.1.17
My conclusions on the overall level of housing provision in the District are set out
in detail in section 3.2 above. For the most part, I agree with the Council that housing
requirements to meet Structure Plan objectives can be met by previously developed sites and
through ‘windfall’. However, there is a shortfall of land within the urban area in sequentially
preferable locations to the areas of safeguarded land will have to be addressed by allocating
another ‘greenfield’ site(s) for the second phase of development. The objection site would
accord with the guidance in PPG3 as an urban extension, if developed, the next category of
sites to be assessed after those inside towns. Although Abbey Barn South was summarised as
a ‘high-performing’ area in the Council’s Comparative Site Assessment, I have concluded that
another site at Terriers Farm would be better placed to meet housing needs during the Plan
period, in terms of landscape impact and accessibility in particular. I deal with the competing
merits of the Gomm Valley site in section 3.2.5 and my general discussion of Policy H2.
Employment need
3.2.1.18
I have considered objections to the employment strategy of the plan, and the
failure to meet a qualitative need for a business park, in more detail in Section 4 of this report. I
note that Policy E1 of the Structure Plan allows for the provision of major new employment
areas in the High Wycombe area in order to secure necessary economic restructuring. This is
subject to the proviso that new land is in substitution for an equivalent area within the District
which is to be redeveloped for non-employment use. Paragraph 142 of the explanatory
memorandum states that replacement employment land may be needed to secure a more
diversified employment base. The Council accepted that the original allocation of part of the
site as a business park was in compliance with this policy, following a decline in the supply of
such land over the last decade. The parties agreed that employment land had reduced by
about 25% since 1991. In addition to losses of about 17 ha in the early 1990s, (Wycombe
Employment Study 1995) sites such as Ercol and Bucks Free Press would be lost to
employment in the near future.
3.2.1.19
During the inquiry RPG9 was published, setting out up to date government
planning policy for the south-east region. In general, the guidance is supportive of further
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economic development, even in the western corridor, although policies should be devised to
ensure a proper balance between jobs and housing.
3.2.1.20
The Structure Plan also seeks to achieve a balance between homes and jobs,
as set out in Policy BS2. The Council argued that in the early part of 2001 the economic signs
indicated that the District was becoming an employment ‘hot spot’, with an unemployment rate
of just 1.2%. The number of persons employed within the District rose steadily between 1991
and 1998, by about 20%. I note also that the size of the resident workforce is predicted to fall
in the period up to 2016, due to a projected ageing population. While these figures are subject
to variations due to the economic cycle, they do not indicate an overall shortage of land at
present.
3.2.1.21
However, these latest employment figures do not in themselves show that there
is no longer any need for a business park in the High Wycombe area. Much will depend on
commuting rates. The extent to which a new business park would reduce out-commuting to
specialist service jobs elsewhere, particularly central London, is unknown. There is a
considerable amount of new floorspace in the development pipeline, about 91,000 sq m of
Class B1 space in early 2000. Although office rents have risen, they remain rather lower than
at other locations in the Thames valley.
3.2.1.22
However, the objectors’ case is founded on assumptions that the patterns and
type of commercial development favoured in the past would continue without significant
change. The site is not especially prominent from a major motorway. Even though it is
relatively close to junction 4 of the M40, road access is via a congested junction and a speedrestricted residential road. At present the site has very poor accessibility by non-car modes to
most local facilities. As I discuss below, the objectors’ proposals for a bus service would
improve the position considerably, but would not fully overcome the peripheral location of the
site. Although it is just large enough to create its own separate image, the new development
would have no strong links to other employment areas and would be isolated from associated
services, other than Wycombe Summit Ski Centre.
3.2.1.23
In summary, I consider there is some justification for the Council’s change of
stance regarding the need for a business park, even though this has become apparent after the
policy decision was made. I have given considerable weight to the following factors:
•
•
•
•

the evidence of the strength of the local economy in early 2001;
the amount of Class B1 floorspace in the pipeline;
the potential of other objection sites for redevelopment with business use;
the strong emphasis on locating new employment development close to existing
transport nodes and routes in PPG13.

On this basis I consider that there is no overriding need for the allocation of a business park, at
what is admittedly the best ‘greenfield’ location, during the plan period.
Agricultural land
3.2.1.24
About 7.9ha of the agricultural land at the site is Grade 2, a further 1.4ha is
Grade 3a, and 2.1ha is Grade 3b. A further 6.9ha is non-agricultural. If the majority of the
landscaped ride at the southern end of the site were retained, the objectors’ proposals would
result in the loss of 17.9ha of ‘best and most versatile land’. However, the Council’s
consultants, CPM, concluded in their assessment that the land forms part of a holding that had
already been fragmented into 6 parcels, primarily by the M40. The allocation would not
therefore jeopardise any holding. Bearing in mind the recent Ministerial revision to PPG7
regarding the weight to be attached to agricultural considerations, I do not consider the
productive value of the land to be an overriding constraint.
Landscape Impact
3.2.1.25
The Council accept that development could take place at some date in the future
and raise no fundamental constraints in terms of landscape quality. The site is generally well
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screened to views from the north by Deangarden Wood, and from the south by the M40 cutting.
To some extent the visual quality of the site itself is compromised by surrounding features such
as the Wycombe Summit ski centre, the RAF base to the west, and a very prominent
telecommunications mast on the south-east boundary. Although some buildings would be on
or close to the skyline, the main visual impact would be limited to views from a relatively short
stretch of Abbey Barn Lane. The small dry valley at the northern edge of the site, leading into
the wood, could be retained in part as an open space, if appropriate.
3.2.1.26
The southern half of the site comprises a flat area of pasture parkland and
mature trees in the form of a woodland ride. Most of the trees are protected, principally a
double avenue of limes and associated spinneys along an east-west axis. These trees lie
outside the area of a registered garden are now separated from the western focal point of Daws
Hill House. The main ride could be excluded from the development area. I see no reason why
the objectors’ proposal for a new focus at the eastern end, near Abbey Barn Lane should have
a detrimental effect on the health of the trees, subject to normal design safeguards. I consider
that such a visual stop would have considerable potential to be an interesting feature that would
add to the landscape and create a special sense of place at this location.
3.2.1.27
To improve the accessibility of the site, a new busway has been suggested
which would also cross the tree avenue, but with minimal impact. A proposal for a new
footpath and cycleway to the town centre through Deangarden Wood would require lighting and
some earthworks associated with a zigzag alignment to overcome the steep gradient. Although
this would have some effect on the rural quality of the area, it would not impinge on the main
area of amenity woodland. I consider that potentially the most serious visual impact would
result from the widening and re-alignment of Abbey Barn Lane. Although no final detailed
scheme has been prepared, it is clear from a number of drawings produced at the inquiry
session concerning the Abbey Barn North site that a substantial amount of cutting would be
needed to improve the steep narrow section of road where it crosses the former railway line. A
significant part of the copse along the west bank of the lane would be lost, opening up the side
of the hill to views from the ski slope and beyond. I see this as a serious disadvantage of the
allocation.
Ecology
3.2.1.28
Much of that part of the site proposed for development is arable land. The
hedgerows between fields are broken and generally denuded of large trees; they do not provide
a species-rich habitat. A report from Bioscan (UK) submitted by the objectors’ planning witness
(App 8) indicated that the site has fairly low nature conservation value, a view shared by
English Nature. I see no reason to suppose that any features of interest in the parkland ride,
including the protected trees, could not be retained in any development. Suitable landscape
buffers would protect the ecology of Deangarden Wood.
Highway safety
3.2.1.29
A number of highway matters were resolved during the inquiry, particularly with
regard to measures that would be needed to implement the allocation without adverse effects
on the highway network generally. These included:
•
•
•
•
•

site access roads, incorporating a revision of the Wycombe Summit entrance
the improvement and possible re-grading of Abbey Barn Lane
a new junction at Kingsmead Road/Abbey Barn Road
works at the junction of Daws Hill Road and Marlow Hill
a new roundabout at the junction of Abbey Barn Lane and Heath End Road.

The Council’s transport model indicated that all junctions would be able to cope with predicted
traffic flows in 2011 if these highway infrastructure improvements were carried out. The overall
congestion index for the surrounding highway network (1.37) would be very marginally
improved compared with from its predicted level under the revised Local Plan scenario (1.38).
While I appreciate the concerns of objectors to the original allocation about general traffic
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congestion in High Wycombe, these cannot override the strategic need for new housing and
employment re-structuring set out in the Structure Plan.
3.2.1.30
The main area of dispute between the Council and Oxford Land on highway
matters concerned the acceptability of developing the site before Wycombe Marsh. The
Council argued that the junction of Abbey Barn Road and London Road would be unable to
cope with the combined traffic from the objection site and Abbey Barn North wishing to travel
east in peak hours. As a result queue lengths would be unacceptable and/or there would be
increased rat-running along roads such as Ford Street, Mead Way or Kingsmead Road. This
point is somewhat academic in that I have concluded that it is realistic and proper for Wycombe
Marsh proposals to go ahead in the second half of the Plan period, and to recommend
reserving the objection site and Abbey Barn North for possible allocation in a later plan. If this
does not materialise for any reason, some form of redevelopment of the combined Sewage
Works and Bunzl Paper Mills site incorporating new highways linked to London Road remains a
realistic prospect in the medium term. The Council’s point adds weight to the arguments for
allocating Wycombe Marsh for development as early as practically possible. However, I find it
hard to imagine that the potential highway problem identified would completely preclude
development of the objection sites if circumstances were to change, provided that traffic lights
at the junction were installed to allow easier egress for eastbound traffic from Abbey Barn
Road.
Accessibility
3.2.1.31
At present the site falls within zone 5 on the accessibility map appended to the
Plan, indicating one of the worst locations for access to local services. The nearest bus stop is
over 400m away, served by a bus that runs on college days only. There are no local facilities
nearby, apart from the bar/café at the Wycombe Summit Ski Centre, where the proposed
expansion to include a health and fitness centre seems uncertain. Other than St Augustine’s
Roman Catholic School, the nearest schools are Wycombe Marsh Infants, 1.6km away by road,
and Beechwood Juniors, about 2.6km by road. The Council argue that potential pupils would
be more likely to be placed at Beechwood, given current capacities, but these may change if
the site were to be developed towards the end of the Plan period. In any event, neither school
is particularly convenient.
3.2.1.32
As for other facilities, the nearest shop, which sells basic provisions, is located at
Kings Square, about 1.9km by road. A number of other social and commercial facilities are
found on or near London Road. Access by foot and cycle to the London road corridor would be
hampered by the gradient of Abbey Barn Lane, even after improvement.
3.2.1.33
As the Council accept, it would be possible to improve pedestrian and cycle links
from the site to Daws Hill Lane (through the RAF base) Abbey Barn Lane and to Heath End
Road. However, providing a better link to the town centre has many difficulties. I share the
Council’s reservations about the visual impact of a cycleway at Keep Hill, through Deangarden
Wood. The necessary earthworks, surfacing and lighting associated with a new route across a
steep gradient would have a significant detrimental effect on the landscape and ecology of the
adjoining area. The potential conflict between pedestrians and cyclists on such a steep,
winding route could add to the risk of injury when using the route. While the lack of a more
direct cycle route to the town centre would not prevent development in the future, it remains a
disadvantage in terms of accessibility in comparison to some other potential sites.
3.2.1.34
The objectors argued that allocation of the site for a business park and
residential development would generate sufficient revenue to secure a commitment to run an
improved bus service on a circular route to and from the town centre via Cressex Industrial
estate and Abbey Barn Lane. Although such a service running every 15 minutes in peak times
would be a considerable improvement (from zone 5 on the public transport accessibility index
to zone 3) the site would still not have a particularly good rating. Moreover, there is no
guarantee that the service would continue to operate after the initial 5-year subsidy period.
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3.2.1.35
In summary, residents and workers at the site would be reliant on the car or
subsidised bus service to have access to a wide range of commercial and social facilities.
Despite the potential advantages of a mixed-use development, which might include a local
shop, I agree with the Council that the site performs relatively poorly at present under this
heading.
Other matters
3.2.1.36
In section 3.2.3 of my report I consider objections to the allocation of Downley
Middle School/Turners Field, which meets the tests of PPG3 as primarily a previously
developed site within the urban area. The owners of the site are no longer seeking a hotel as
part of the mixed development proposed and the Council has met other objections to the
Deposit Draft Plan by deleting the allocation. An objection to the omission of a hotel on the site
of Abbey Barn Farm is dealt with in Chapter 12 Policy RT6(5). The southern parts of the site in
particular suffer from noise from the M40, although the proposed residential area would be a
sufficient distance to prevent any unacceptable disturbance to residents. The Council agreed
that the allocation could complement any re-development of the adjoining RAF Daws Hill Base.
No firm information about proposals for the base, currently used for the most part by the USAF,
was available at the close of the inquiry, shortly after the events of 11 September 2001.
Although such a redevelopment would not be prejudiced by the original allocation, the Council
may wish to consider how to achieve a better synergy between the two potential development
areas, particularly with regard to road access and public transport, if and when Daws Hill
comes forward.
Conclusions
3.2.1.37
Although I found that the Plan does not provide sufficient housing to meet
Structure Plan requirements in its changed form, I consider that the Abbey Barn South is not
the best location to meet this shortfall in comparison to another site, Terriers Farm. I recognise
that the site compares well with other safeguarded sites and remains suitable for development,
if needed, beyond the plan period. Environmental, ecological and agricultural constraints are
not fundamental, especially in comparison with other safeguarded land in the High Wycombe
Area. Disadvantages with regard to accessibility could be overcome to some extent by a new
bus service, and footpath and cycle links. Substantial new highway works would be needed to
provide adequate access for private vehicles, principally the improvement to Abbey Barn Lane.
Although this would have an adverse effect on the local landscape, it would also enable the
lane to be used as part of a circular bus route. Nevertheless, the relative inaccessibility of the
site remains a weakness that would not be fully overcome by new investment.
3.2.1.38
The objectors made a strong, but not conclusive, case in favour of a new
business park on the site. The Council had previously accepted that the District suffered from a
qualitative shortfall of premises for new technology industries, which could not be better met
anywhere else. Having considered all the evidence, including the discussion at the
Employment RTS, I have concluded that the qualitative shortfall of suitable land for business
development is not so serious as to justify the independent allocation of the site at this time.
Despite the potential benefit of some limited synergy between the uses and possible ‘clawback’
of out-commuters, I see no clear need for the release of a greenfield site remote from public
transport interchange for a particular employment use predominantly based on the car.
RECOMMENDATIONS
q

H/2/ib

Delete the allocation in accordance with part of PIC 3/4 and PIC M/1
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POLICY H2ic: ASHWELLS

The Objections
See Appendix 3C
PIC 3/4 Objections
0376/37
2140/4

Axa Equity and Law Life Assurance Society PLC
Brian Gilbert

Summary of Objections
(a) Development is not near public transport. Additional traffic would lead to increased
congestion and rat-running in the area. No sustainable transport options on offer. Poorly
accessible by foot or bicycle. Site is not well related to proposed Park & Ride facilities.
(b) Access to the site is unsatisfactory and would place additional pressure on Cock Lane.
(c) Development will place a strain on local amenities and generate the need for a new school.
Development will lead to ‘loss of community’.
(d) Development sets a precedent for future development of the whole of the Gomm Valley.
(e) Loss of agricultural land Grade 3(a).
(f) Loss of valuable countryside. Site is part of the Gomm Valley and is an SSSI. Area has
high landscape value and the site is visually prominent. Valley should remain undeveloped.
Site is adjacent to Green Belt and should be added to that. Development would lead to
pressure on wildlife and nature; loss of hedgerows and mature trees. Biological
assessment required.
(g) Gomm Valley is used for recreation and should be conserved for future generations.
Development would destroy a vital part of village heritage and a natural amenity for local
people.
(h) Tylers Green is identified as an area deficient in open space. Proposed development would
further erode open space available.
(i) Object to tenuous advantages defined in the Comparative Site Assessment. Does not give
an accurate of balanced picture. Disagree with the listings of development opportunities
and negotiable constraints.
(j) Very little employment opportunities proximate to the site.
(k) Development will lead to a weakening of the separate identity of existing community.
Potential coalescence with Micklefield of Tylers Green. Loss of important ‘lung’ between
the settlements.
(l) Quality of existing environment will be adversely affected by new development (safety,
noise, pollution, security issues etc.)
(m) Proposed buffer planing would serve to artificially serve to segregate the site from the
valley.
(n) Policy should refer to 1.5ha only, with a capacity for 30 dwellings.
(o) Site should not come forward in isolation from a more comprehensive development at
Gomm Valley.
(p) Council are influenced by financial gain in developing this site.
Chapter 3 – Housing

page

80

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report
In response to Proposed Pre Inquiry Change3/4 to delete the site allocation:
(q) Deletion should be embraced within the comprehensive land use proposal for the whole of
the Gomm Valley.
(r) Object to deletion as the reasoning behind the deletion was greater emphasis on brownfield
sites, but three new greenfield allocations have been proposed instead. Original greenfield
allocations should remain, but with fewer dwellings built.
Inspector's Reasoning and conclusions
3.2.1.39
The Council has met many of the objections to the allocation in the deposit Plan
by PIC 3/4, which deleted the site from the schedule of proposed housing land in the High
Wycombe area. This was justified by the revised calculations of housing supply and the
argument that enough housing to meet strategic requirements could be provided on other
‘brownfield’ sites that had become available since the Plan had been placed on deposit. For
the reasons set out in section 3.1 above, which also covers matters such as the need to meet
strategic requirements for the distribution of new housing within the District, I did not accept this
analysis in full.
3.2.1.40
I deal in detail with objections to the PICs and regarding the failure to allocate
the whole of the Gomm Valley, including Ashwells, as a mixed use site for housing,
employment, open space and a park and ride facility in section 3.3 below. As to the PIC
objections specific to the Ashwells site, I consider the appearance of the site, including its
relationship to the whole valley, to be a key factor. The site comprises 3 relatively flat fields
used as pasture and paddock almost at the head of the Gomm Valley, adjoining the southwestern edge of a quite low density residential estate and school which forms part of the older
village of Tylers Green/Penn. The site is generally well screened from longer views to the
south by a strong boundary hedgerow containing mature trees. Although some of the adjoining
dwellings, including the older houses in Sandpits Lane which back onto the east boundary are
visible, it retains a clear rural character. I consider that the land is an integral part of very
attractive landscape that separates Penn and Hazlemere from suburbs of Micklefield and the
mixed development in the London Road corridor to the south. In terms of landscape quality,
therefore, I consider that there are good reasons not to allocate the site for housing at the
present time.
3.2.1.41
Similarly, this parcel of the larger area of safeguarded land does not score well
with regard to ease of access to commercial, social and community facilities by modes other
than the private car. Major employment and retail opportunities in the London road corridor are
about 1.5km to the south. Local shops, public house and community facilities in Tylers Green
are about 0.5km from the northern boundary of the site as the crow flies, but about 1km by
public highway. Although prospective residents would have safe and easy access by foot to the
local school in Cock Lane, the site lies on the edge of the settlement, poorly located for many
facilities. Moreover, public transport availability is not good; the site lies on the boundary
between zones 4 and 5 of the Council’s Accessibility Map. The nearest bus service runs from
New Road/Church road on a circuitous route to Wycombe town centre via Hazlemere and
Amersham Road, at half hourly intervals during weekdays. Overall therefore, I consider that
the scale of the proposed allocation at this location would not provide all future residents with
easy access to public and commercial facilities.
3.2.1.42
Many residents expressed concerns about the effect of extra traffic from
occupants of the new houses on highway safety in Cock Lane. This retains the character of a
country lane, a substantial length of which between Ashwells and Lance Way is of restricted
width suitable for one vehicle only. There are some passing spaces but no footways in this
section. I consider that the additional vehicles likely to use this road would increase the risk of
collisions and would be a serious disadvantage of the allocation of the Ashwells on its own. I
note also that the highway authority objected to the two points of access proposed from
Wheelers Avenue and Ashwells.
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3.2.1.43
I deal with other objections to the PICs concerning general housing policy,
including Structure Plan requirements, in sections 3.1 and 3.2 above. I see no reason why an
acceptable density and design quality in accordance with PPG3 could not be achieved on this
level and reasonably enclosed site. Pollution from additional vehicles would occur at any new
housing site, which emphasises the need for new allocations to be planned at the most
sustainable location possible.
3.2.1.44
I have therefore concluded that the site si not appropriate for development
during the Plan period, because housing needs can be met better elsewhere. I do not
recommend, as some objectors suggest, that the site should be included within the green belt.
There exceptional circumstances have arisen since this issue was last considered at the
previous Local Plan inquiry in the mid 1990s, nor has there been any significant change in the
strategic planning context. Bearing in mind the shortage of land around High Wycombe that is
not constrained by green belt or designation as AONB, I consider that the site should be
retained as safeguarded land to meet future needs.
RECOMMENDATIONS
q

H/2/ic

Modify the plan in accordance with PICs 3/4 and M/1

POLICY H2id: COPPERFIELDS

The Objections
0026/1
0137/11
0394/1
0418/1
0446/1
0555/1
0571/10
0588/1
0598/1
0629/1
0630/1
0631/1
0633/1
0634/1
0636/1
0646/1
0732/1
0827/1
0867/5
0903/1
1022/1
1141/6
1200/35
1314/1
1320/4
1321/1
1464/1
1468/1

Wallace MacMillan
The High Wycombe Society
Mr Richard Mundy
Andrew J M Todd
David R Dakin
Mr Kenneth Peters
Laing Homes Ltd
Stephen J Morris
Mrs Maureen Hadlow
Mr Andrew Richards
M J Perrett
Ms Sylvia Evans
Mr Keith M Davidson
Mr S M & Mrs E M Wallington
Philip Barrington
Ms Annette E Todd
Colin R Platt
Colin Primett
West Wycombe Parish Council
Gerard Anthony Gallagher
Wendy Green
Beazer Strategic Land
English Nature
Alan Garwood
Banner Homes
Mrs H C Morris
Mr & Mrs K N Beale
Mr & Mrs H Page
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1472/1
1478/1
1481/1
1588/1
1591/1
1597/3
1736/1
1829/1
2066/1

Mr & Mrs Smieszek
W Salter
Bernard Creed
Maxine Nagel
Mark Hobson
The National Trust, Thames & Chiltern Region
A T Potrykus
Althea E Summers
Mr Michael R Swan

PIC 3/4 Objections
0867/9

West Wycombe Parish Council

Summary of Objections
(a) Inadequate existing single access to the site. Development will lead to an increased risk of
accidents. Visibility at access is poor, traffic on the A40 is dense, fast and often hazardous.
(b) Insufficient existing off street-parking. Road is currently insufficient to accommodate
additional two-way traffic. Pavements have become largely unavailable for pedestrian use.
Gardens in existing development are small and children need space to play away from
traffic and danger. 150% increase in traffic will exacerbate existing problems. Traffic
impact study should be undertaken during the evening or weekend to reassess situation.
Narrowness of road will make provision of a cycle lane difficult.
(c) Additional access to Chapel Lane would make the option more viable, provided restrictions
prevented rat-running. A smaller, more physically separate development from Copperfields
would be more appropriate.
(d) Selection of Copperfields through the Comparative Site Assessment is misleading
inaccurate. No community facility is adjacent to the site. Development will not enhance the
character and quality of existing residential environment; will not encourage other modes of
transport and it is unclear why a ‘south facing site’ minimises energy use.
(e) Design and density of the site should reflect that fact that is borders on West Wycombe
Park, a park of special historic interest. A detailed assessment of visual impact and long
term implications of proposal on the park is required.
(f) Not satisfied that site has been assembled, or is capable of full assembly within the Plan
period (involves 33 separate ownership’s).
(g) No reason for the site to be allocated for housing; residential development is permissible
under the Adopted Local Plan. Site should be regarded as windfall opportunity.
(h) Proposed development will obscure views and lead to a loss of privacy for existing
residents.
(i) Object to the loss of space for children to play.
(j) Deterioration of quality of life for existing residents.
(k) Upgrading of existing community facility will downgrade adjoining residential properties and
the West Wycombe Park . Site should be considered as an Area of Outstanding Natural
Beauty.
(l) Object to loss of urban wildlife, habitats, mature trees. Biological assessment is required.
(m) Propose that development should be car-free.
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(n) 50 dwellings on the site will be extremely difficult to achieve, particularly if the excessive
open space requirement is levied.
(o) In response to proposed Pre Inquiry Change, welcome the reduction to 30 dwellings,
however consider that the infrastructure still can not cope with the increase in traffic which
will be generated.
Inspector's Reasoning and conclusions
3.2.1.45
Most of the objections to the allocation of this land for housing have been
overtaken by the Council’s proposed Pre-inquiry Changes to delete the site from the Proposals
Map and consequent amendments to the text of the Plan. I note that outline planning
permission for residential development of a slightly smaller area than originally proposed was
granted in December 2000. In this context I consider the Council’s treatment of the site as an
outstanding commitment rather than a Plan proposal is appropriate, and consistent with the
approach to other sites.
3.2.1.46
Many of the detailed matters raised in the objections will be considered when the
reserved matters pursuant to the outline permission are assessed. With regard to the capacity
of the site, PPG3 supports construction of a site within the urban fabric of High Wycombe at as
high a density as possible. However, in order to avoid too great a number of dwellings being
served from a cul-de-sac, it would seem right to expect a maximum of about 30 dwellings,
taking account of the need to provide a second emergency access via West Wycombe road.
This appears to be acceptable to the highway authority and I conclude it would be a reasonable
assumption to carry forward into the commitments table for total housing numbers.
3.2.1.47
Concerning questions of deliverability, the reduction in site size has also
reduced the number of ownerships involved. Furthermore, a Section 106 agreement has been
signed and a prospective developer is actively pursuing a detailed scheme, through the
submission of a reserved matters application. I consider the issues of parking layout, drainage
and archaeology raised by the Wycombe Society, could be addressed in the usual way without
materially affecting the number of dwellings or development phasing.
RECOMMENDATIONS
q

H/2/id

Modify the Plan in accordance with PICs 3/23, A2/26 and M/5.

POLICY H2ie: ERCOL

The Objections
0526/16
0571/11
0700/1
0859/5
1141/7
1200/36
1725/6

Chepping Wycombe Parish Council
Laing Homes Ltd
John and Sheila Turner
F J Alexander
Beazer Strategic Land
English Nature
E R Foster

Summary of Objections
(a) Development will lead to increased traffic generation (additional noise and pollution) in an
already congested area. The combined developments of Abbey Barn North, Wycombe
Marsh and Ercol will lead to over-development. Development will have a detrimental affect
on residential amenity and quality of life.
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(b) Question the securing of a satisfactory access to the highway network.
pedestrians and cyclists are lacking.

Links for

(c) No certainty that development will be achieved within the Plan period. Availability of site
depends on Ercol’s ability to relocate. Benefits of the site for residential use could be
significantly offset if the factory is located to a less accessible area.
(d) Availability of site depends on decontamination.
(e) Immediate site environment is poor and shape of site is not conducive to a convenient
housing layout. Doubts whether 200 dwellings can be achieved, given local topography,
linear shape of site and noise constraints of the railway.
(f) Object to the loss of a viable factory and loss of employment land. Consideration should be
given to maintaining an element of employment to serve local housing area.
(g) Allocation should be reduced to 130 dwellings.
(h) Development will result in the loss of open space, wildlife and habitats.
assessment is required.

A biological

(i) Object to Council flats of more that one storey on the site.
(j) Row of conifers sited on the edge of existing footpath should be retained.

Inspector's Reasoning and conclusions
3.2.1.48
The Ercol site is another where many of the objections have been overtaken by
events, namely the Council’s decision to grant planning permission for 265 dwellings, subject to
the conclusion of a satisfactory Section 106 agreement. In general policy terms the allocation
for redevelopment accords with government policy in PPG3 which gives priority to the
identification of previously developed land for housing. It also complies with Policy H2 of the
Structure Plan, which seeks to concentrate new housing in Wycombe district in the High
Wycombe urban area. The site lies in a relatively central location in the town, in Accessibility
Zone 2, close to the major public transport corridor, thus meeting the broad thrust of PPG13
regarding sustainable development.
3.2.1.49
The allocation complies with the other selection criteria for housing
developments in paragraph 31 of PPG3. There are no known infrastructure constraints, new
residents would be able to support existing local services and any previous contamination
(thought to be limited to sawdust) is not likely to prove a serious constraint to redevelopment.
Replacement of the existing industrial use, which creates some air and noise pollution, with
new housing would improve the environment for neighbouring residents. The relocation of
Ercol to new premises under construction at the Princes Estate in Princes Risborough is well
under way, securing the future of the company within the District. Objections to the loss of
employment at this location, also overtaken by events, are dealt with briefly in section 4.4 of my
report. A number of factors, in particular the cramped layout, outdated buildings, poor access
and proximity to housing, have led me to conclude that the site is no longer suitable for
manufacturing use.
3.2.1.50
From the technical evidence on highway safety, and the committee report on the
latest planning application for housing, I note that the Highway Authority is satisfied that the 265
dwellings proposed would be acceptable, subject to the measures set out in the report. In
essence, a Traffic Impact Assessment (TIA) showed that residential redevelopment would
generate fewer traffic movements than re-use for industry and would allow some highway
improvements to be instigated. The revisions to Appendix 2 show that there will be no through
traffic at the site, with about 50 dwellings served from Hatters lane. As previously developed
land, with buildings at high density, there are few natural features on the site other than a row
of cypresses along the northern boundary.
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3.2.1.51
With regard to the objections to the proposed changes, the County Council
appears satisfied that no contribution towards further educational provision could be reasonably
required. Whatever the negotiated outcome with regard to affordable housing in the particular
circumstances of the Ercol relocation, I consider it appropriate for the development principles to
reflect Policy H11.
RECOMMENDATIONS
q

H/2/ie

Modify the Plan in accordance with PICA2/5 and A2/17

POLICY H2if: GARRATTS WAY

The Objections
0167/1
0379/23
1141/8
1200/37

Mr & Mrs P T Whittle
Sport England
Beazer Strategic Land
English Nature

Summary of Objections
(a) Object to the closure of the two schools; development will lead to a shortage of schooling
for the area. Stated benefits of the site could be offset by increase in traffic movements if
replacement school site is not so well related to current catchment of schools.
(b) Development will disrupt adjoining residential properties.
(c) Object on the grounds that public opposition to the proposal was not reported in the
Comparative Site Assessment.
(d) Development will lead to loss of open land with no guarantee of adequate replacement.
(e) Question the level of housing provision anticipated on the site.
(f) Object to the loss of playing fields. Contrary to Policy RT3 ‘Playing Pitch Provision’. In the
absence of an up to date assessment of playing pitch requirements in the District, it is not
possible to demonstrate that there is no longer a current demand for such facility.
(g) A biological assessment of the site is required.
Inspector's Reasoning and conclusions
3.2.1.52
The objection site lies within a suburban residential area of High Wycombe
about 3km north-west of the town centre. It comprises two schools (Bellfield First and Middle)
both of which have been closed and boarded up. These buildings and associated playgrounds,
car parking and playing fields occupy an elevated position overlooking the Wye valley, with
extensive views to the south.
3.2.1.53
The allocation of the site for housing accords with the broad thrust of
government policy in PPG3 to re-use urban land before seeking greenfield sites, and to
encourage development in sustainable locations. Housing development would comply with
Policy H2 of the Structure Plan, which seeks to focus development in the High Wycombe urban
area. In considering the extent of proposed development, the guidance in PPG17 that the loss
of playing fields should be resisted is also particularly relevant.
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3.2.1.54
In terms of the criteria for residential development identified in paragraph 31 of
PPG3, the site is located within an established housing area where new residents can
contribute towards community development, it is free of major service constraints and
satisfactory access can be provided. The site has good accessibility by public transport,
straddling Accessibility Zones 2 and 3, being located close to services with 5 buses per hour.
3.2.1.55
Development in accordance with the housing location would involve the loss of 2
small pitches used for school football separated by a significant change in level. Neither area
meets normal FA standards for pitch size and the Council advise that the engineering
difficulties involved in grading the land to create one full sized pitch could be insuperable. There
is certainly more than one significant break in the ground as the site falls away to the southeast, which would be very costly to deal with.
3.2.1.56
The Council has put forward proposals to replace the loss of playing fields at 4
school sites allocated for housing in the Plan. This package includes the provision of 2 extra
pitches at Redfords playing fields, together with improved changing facilities and car parking. I
note that the Wycombe Playing Pitch Study (CD/I/5) found that there was no overall shortage of
pitches in High Wycombe, other than a slight shortage of junior mini pitches. The Council’s
strategy should address this shortage, and provide for a wider range of better managed
facilities in appropriate locations that will meet the needs of potential users. This argument has
been accepted by Sport England, the body charged with advising on adequate provision. In
this context I consider that the replacement arrangements would outweigh any objection to the
loss of 2 small pitches at the objection site.
3.2.1.57
While residential redevelopment would result in the loss of some open space,
this land is not generally available for public use at present. The development principles
stipulate an area 0.6 ha to be provided as public open space, which will make a substantial
contribution to improving access to green spaces in an area of known deficiency at the 400 and
800 m thresholds. The lower part of the site has some landscape value, with views into and out
to the Wye valley, which should be incorporated into the overall housing design, including the
location of the replacement open space. I believe that following these principles will create the
correct balance between making the best use of urban land while protecting valuable green
spaces.
3.2.1.58
As to objectors’ concerns about the environmental quality of the site, I saw no
important natural features that would be likely to be lost if a well-designed residential
development took place. Two very attractive mature beech trees stand close to the northern
boundary and could be retained subject to suitable protective measures in accordance with
their TPO status. While the site may provide a wildlife resource at present, at the time of the
inquiry there was no evidence of any rare species present. I note that the County Council has
accepted that the BNS status of the site is now defunct. The dwelling gardens and proposed
open space could provide a more useful wildlife habitat than the former playing fields.
3.2.1.59
Neighbouring residents may suffer some short term nuisance while the new
housing development is under construction. However, the site is large enough for new
dwellings to be sited far enough from surrounding dwellings to avert significant permanent
problems of undue disturbance or overlooking .
3.2.1.60
The issue of school closures is a matter for the County Council as Local
Educational Authority. The Plan proposals reflect the current trend of reducing numbers of
primary school children and increasing need for secondary places. The schools on the site
have already been closed and I understand that the alternative provision at the new Disraeli
school would meet the needs of residents in the catchment area, with a projected surplus of
175 places by 2005. The new school is within a few hundred metres of the site and is on a bus
route. I consider that fears of extra traffic generation from a relatively small number of
additional houses in the context of the wider area are unfounded, as the Council’s traffic
assessment (CD/M/47) indicated.
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3.2.1.61
The dwelling capacity of the site is based on a likely density of about 40
dwellings per ha. Although this is somewhat higher than the prevailing density of housing in the
surrounding area (about 27 dw/ha), I do not consider the assumption unreasonable. The
density complies with the guidance in PPG3, paragraph 58 of which sets a range of 30-50
dwellings per ha, in order to make more efficient use of land. The average density on a net
developable area of about 2.9ha (including the open space required for the scheme) is about
34 dw/ha, not much greater than the minimum required.
3.2.1.62
This report is concerned with objections to the Plan which concern broad land
use planning principles. It is beyond my role to comment on other matters such as restrictive
covenants, property values. I see no reason to question that adequate foul and surface water
drainage cannot be provided satisfactorily in this urban location.
RECOMMENDATIONS
q

H/2/if

Modify the Plan in accordance with PICs 3/4, 3/23, A2/6, A2/18 and A2/27.

POLICY H2ig: PIMMS CLOSE

The Objections
See Appendix 3D
PIC 3/4 Objections
0376/38
0579/21
2140/3

Axa Equity and Law Life Assurance Society PLC
Michael Lambert
Brian Gilbert

Summary of Objections
(a) Proposed development represents a 66% increase in housing; this will lead to overdevelopment and destruction of environmental quality.
(b) Development will lead to increased traffic congestion and undue reliance on the private car.
Will lead to increased pollution and accidents.
(c) Access to the site is unsatisfactory. Cock Lane will require extensive improvement to the
detriment of its character.
(d) Site can not be easily serviced by public transport. Services are remote and irregular. No
sustainable transport options on offer.
(e) Existing schools have little or no spare capacity. Site is poorly related to local facilities.
(f) Object to loss of a greenfield site. Site should be retained as open countryside. Loss of
landscape and amenity value. Development will compromise wildlife corridor, flora and
fauna. Require biological assessment of site.
(g) Loss of important amenity which provides recreational opportunities and open space.
(h) Proposed development sets a precedent for future development of the Gomm Valley.
(i) Site should be added to the Green Belt to prevent further urban sprawl.
(j) Site is not suitable for affordable housing.
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(k) Development will lead to a loss of existing ‘community’.
(l) Development would involve the loss of best quality agricultural land.
(m) Site provides an important open aspect between the settlements of Penn/Tylers Green and
High Wycombe/Loudwater which should be retained.
(n) Disagree with the conclusions of the Comparative Site Assessment.
In response to Proposed Pre Inquiry Change to delete the site allocation:
(o) Object as the site is entirely suitable for residential development, and should form part of
the comprehensive land use proposals for the Gomm Valley as proposed by the objector.
(p) Site is capable of taking a reduced number of dwellings (20).
(q) Object, as the reasoning behind the deletion was greater emphasis on brownfield sites, but
three new greenfield allocations have now been proposed instead. Original greenfield sites
should be reinstated, but with fewer houses built.
Inspector's Reasoning and conclusions
3.2.1.63
Many of these objections have been addressed by the Council’s proposed PreInquiry Changes which deleted the site from the list of suggested locations for new housing.
For the reasons explained in more detail in the section of the report dealing with the whole of
the Gomm Valley and in the comparative assessment in section 3.2 above, I consider that in
the context of overall housing numbers none of the safeguarded land at Gomm Valley should
be allocated for development during this Plan period to 2011. Other previously developed sites
within the High Wycombe urban area are better placed to provide new dwellings in compliance
with government policy in PPG3 and the criteria of Structure Plan Policy H2 regarding the
location of development. I concluded that even though more housing land would be needed to
meet Structure Plan requirements, another site at Terriers Farm was the best option to bring
forward, rather than the greenfield sites originally proposed in the deposit version of the Plan.
In summary, the Pimms Close site forms part of a countryside area with high landscape value,
is not particularly well related to shops and public transport, and, in isolation, would give rise to
significant highway safety concerns about extra traffic in Cock Lane.
3.2.1.64
Other objections regarding the retention of the whole of the Gomm Valley as
Safeguarded Land are also considered in chapter 9 of my report. For the present I consider the
site should be retained as safeguarded land, subject to consideration for development at some
future date when the Plan is reviewed.
PIC objections
3.2.1.65
I deal with Axa’s objections regarding the proposal for mixed development over
the whole Gomm Valley later in this section of my report. With regard to the objection that the
site should be allocated for a reduced number of units, say 20, the same arguments apply as
for the deletion of the whole site, ie that other potential housing sites, including those identified
in the PICs, are preferable. A reduction in density on this site would create another conflict with
the advice in PPG3 to make the best use of housing land by developing at 30-50 dwellings per
ha.
3.2.1.66
I do not share the third objector’s view that the Council has been inconsistent by
allocating what are in effect ‘greenfield’ school sites in the PICs. As I explain in other parts of
this section in the report, the schools fall within the PPG3 definition of ‘previously developed
land’. I have also addressed the issue of loss of playing fields, which the Council have resolved
by a District-wide strategy of replacement in concentrations of facilities. As I explain in section
3.1, I have no authority to question Regional Planning Guidance on the overall housing
requirements for the District. The Plan also has to follow Structure Plan guidance with regard
to the broad distribution of housing throughout the District, directing most new growth to the
High Wycombe urban area in accordance with Policy H2. Again, as discussed in sections 3.1
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and 3.2, I consider has allocated broadly the right level of growth in the various major
settlements in the District, including Marlow and Princes Risborough, which must take a smaller
share to accord with Policies H2 and H3 of the Structure Plan.
RECOMMENDATIONS
H/2/f

Modify the Plan in accordance with PICs 3/4, A2/7,9/1, 9/12 and 10/6.

POLICY H2ih: WYCOMBE MARSH

The Objections
0006/3
0030/3
0055/2
0082/2
0125/1
0142/3
0168/6
0197/2
0323/5
0352/3
0355/2
0367/7
0376/4
0378/7
0506/5
0526/15
0571/13
0639/5
0859/7
0942/5
1009/6
1033/3
1065/3
1075/16
1141/10
1145/8
1155/1
1166/3
1167/6
1193/7
1200/39
1228/1
1264/7
1309/1
1311/4
1320/8
1560/1
1570/2
1679/3

William O Highley
Elizabeth Taylor
William John Pressney
Mrs D Atkinson
J E Brenchley
Mr & Mrs I Green
Ian Campbell
Mr & Mrs McGarel Groves
Arthur E Hawkswell
Colin Hingston
C S Clark
Highways Agency
Axa Equity and Law Life Assurance Society PLC
George Wimpey PLC
Bassetsbury Area Protection Group
Chepping Wycombe Parish Council
Laing Homes Ltd
Mr John Leslie Fabel
F J Alexander
Lisa Todd
Mr J E Pickering
Mr L Twigg
Dr and Mrs C D Nowers
Little Marlow Parish Council
Beazer Strategic Land
C Livesey
A P Sotte
Miss L Wootton
Miss N J Neath
Environment Agency
English Nature
Mrs S J Latimer
Stephen Robert Cooper
Helen Lytollis
David and Sally Smith
Banner Homes
W J T Norris
Mr J Woolgar & Mrs P Woolgar
Mr & Mrs Brant, Kingsmead Road Caring Residents
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1685/2
1715/1
1716/1
1720/5
1725/7
1770/3

Mr L V Strange
Mrs E Levings
Mr C M Baker (Chairman Wooburn Residents Association)
Mrs K L Sewell
E R Foster
Mrs Pamela Canty

PIC 3/4 Objections
See Appendix 3E
Summary of Objections
(a) Proposal will lead to over-development in the east of High Wycombe.
(b) Site has previously been used as an industrial site; no published data on possible levels of
toxicity, stability, water table level and contamination available. Site investigations need to
be undertaken to consider both soil and groundwater remediation measures
(c) Development will lead to increased congestion. Increase in noise and light pollution and
significant worsening of traffic conditions on the A40. Adjustments will be required to Abbey
Barn Lane. Unclear how widening will reduce congestion.
(d) Development will lead to adverse impact on the River Wye and loss of amenity for local
residents. Question how current water levels are to be maintained; current effluent
discharge constitutes 70% of the downstream flow. Unsustainable proposal.
(e) Development would lead to increased noise and air pollution leading to a deterioration in
the quality of life of existing residents in the area and loss of privacy.
(f) Propose that the Sewage Works site should be converted to a nature reserve. Existing
wildlife and birdlife on the site will be adversely affected by development. Loss of natural
habitats and adverse impact on ecology in conflict with European Union law. Requirement
to carry out a comprehensive survey of the site. Wildlife corridors should be managed.
True value of the site as a wildlife reserve has not been ascertained.
(g) Enlargement of sewage works at Little Marlow should only be contemplated if it is an
improvement on the existing facility; ie odour free, with compensation flows to maintain the
River Wye. No apparent justification for removal and relocation of existing facilities at
sewage works. Feasibility of relocation queried.
(h) Economic viability of the proposal yet to be demonstrated. Uncertain that site (in whole or
parts) will be available over Local Plan period. Major concerns over the deliverability of the
site related to the relocation of the water treatment works, the need for ecological mitigation
and associated capital and revenue costs.
(i) Development will have an adverse impact on adjoining Conservation Area.
(j) Adverse impact on Handy Cross; until such time as the results of a study to consider the
proposed development of the site, together with Abbey Barn North and Abbey Barn South,
enables the traffic impact to be assessed, it would be premature to include the sites in the
Plan.
(k) Propose deletion of site allocation and alternative site at Gomm Valley. Propose relocation
of Handy Cross (quarter of a mile south), and use of land between old and new motorway
for housing.
(l) Proposed density of development should be reduced.
(m) Site is not a true brownfield site as it is not derelict. Site effectively acts as a green space
separating High Wycombe and Wycombe Marsh giving a rural feel to the area. Labelling
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the site as greenfield is an over-simplification. Site cannot really count as brownfield if
development can only be justified by building a new Sewage Works on a greenfield site.
(n) Loss of allotments.
(o) Pressure on existing community facilities (schools) and recreation facilities.
(p) A higher proportion of 30% affordable housing would be more appropriate on the site.
(q) Question the need for the allocation, when the population is static.
(r) Unsightly garages along Abbey Barn Lane should be replaced.
(s) The Comparative Site Assessment considered this site and the Paper Mill site together.
They are very different sites and in different ownership and should be considered
separately.
In response to proposed Pre Inquiry Changes:
(t) Propose that the site’s capacity is reduced to 350 and the employment allocation increased
to 4 hectares.
(u) Object to the fact that the Council is now placing even greater reliance on the site coming
forward, when its availability and viability are uncertain.
(v) State that account must be taken of the Environment Agencies LEAP.
Inspector's Reasoning and conclusions
3.2.1.67
I deal with many of the objections to the allocation of the key site at Wycombe
Marsh Sewage Works and the adjoining former Bunzl Paper Mill site in my discussion of
objections to Policy H5A. This covers a number of issues such as:
♦

The capacity of the Eastern sector of High Wycombe to accommodate more
development, including the capacity of the highway network

♦

Remediation of contamination, and likely costs

♦

Nature conservation, including the effect on the river Wye

♦

Flooding

♦

Feasibility, viability and programming

♦

Planning policy and practical implications of expanding Little Marlow Sewage
Works

♦

Effects on the environment surrounding the site, including nearby housing areas

3.2.1.68
There is no need to repeat the arguments about those issues in this section of
the report. I concluded that there were no planning objections of sufficient strength to outweigh
the very significant benefits of redeveloping this strategic site with a mixture of uses, particularly
given its sustainable location. Any reduction in housing density on this site would create
another conflict with the advice in PPG3 to make the best use of housing land by developing at
30-50 dwellings per ha. My main reservations concerned the timing of the proposed residential
element of the allocation; I consider that the earliest contribution the site could make towards
meeting housing targets would be in the second half of the Plan period.
RECOMMENDATIONS
q

H/2/ih

Modify the Plan in accordance with PICs 3/6, A2/8, A11/2, 12/6 and M/11C
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ALLOCATED SITES – REST OF DISTRICT
POLICY H2iia: GREAT MARLOW SCHOOL

The Objections
0379/24
0571/14
0654/1
0709/6
0790/2
0840/25
0919/1
1141/14
1144/7
1200/40
1866/1

Sport England
Laing Homes Ltd
Marlow Bottom Residents Association
Bryant Homes Technical Services Ltd
J B Thomas
Marlow and District Chamber of Trade & Commerce
Mr Maxwell Cowlin
Beazer Strategic Land
Mr R and Mr A Mash
English Nature
M R Cary

PIC 3/4 Objections
0371/9
0579/22
0840/66
2140/5

Marlow Town Council
Michael Lambert
Marlow and District Chamber of Trade & Commerce
Brian Gilbert

Summary of Objections
(a) Object to the loss of playing pitches. Contrary to Policies RT1 and RT3.
development unless an exception to provide replacement pitches is met.

Oppose

(b) Release of the site is uncertain, as the allocation on playing fields comes with the ambit of
the Town & Country Planning (Playing Fields) (England) Direction 1998 requiring
consultation with the Secretary of State. The outcome of such an application is uncertain.
Allocation of site is also premature pending outcome of the Playing Pitch Study.
(c) Development will further compound the deficiency of open space in this area of Marlow. If
site is considered surplus, it should be developed as open space.
(d) Loss of Green Space.
(e) Whilst dual use of the school facilities could balance against loss of open space and Green
Space, there is no published information as to how this would be achieved or guaranteed.
(f) Development would lead to increased traffic congestion and parking problems.
(g) Schools in Marlow are expanding and more schools are needed.
developed.

Site should not be

(h) Biological assessment of the site is required.
In response to proposed Pre Inquiry Change to delete the allocation:
(i) Propose that the site should be reinstated. Site can accommodate 25 dwellings and should
be developed similar to sheltered units in the vicinity. Support development of a different
area of the site that has less environmental impact than that identified in the Deposit Local
Plan.
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(j) Object to the deletion of this green field site, as the reasoning behind the deletion was
greater emphasis on brownfield sites, however three new greenfield sites have been
allocated under H2. Site should be reinstated.
(k) Question why there is a deficiency of open space when there is a playing pitch adjacent to
the site.
Inspector's Reasoning and conclusions
3.2.2.1 This site has been deleted from the Plan by the Council’s proposed changes, meeting
the original objections, most of which have been conditionally withdrawn. I deal with the
essence of the argument that the site should be re-instated in place of the ‘new’ sites proposed
by the PICs in section 3.2.3 below. In summary, I have found no overriding objections to the
‘replacement’ sites. I accept the Council’s argument that the school sites can be considered as
previously developed land (as defined in PPG3) even though they contain significant areas of
open space, previously used as playing fields. This provision can be replaced elsewhere in
High Wycombe, thus meeting the requirement of PPG17 that a balance be struck between
providing much needed housing in appropriate locations and the need to protect open space
from development.
3.2.2.2 However, I consider that the Council has provided insufficient land to meet Structure
Plan housing requirements and some assessment of the objection site in relation to the criteria
set out in paragraph 31 of PPG3 is necessary. The Council has quite rightly given the new
housing elements of the Plan an urban focus, based on High Wycombe, in accordance with
Structure Plan Policy H2 and PPG3. The only housing site in Marlow included in the Plan as
proposed to be changed is the Portlands town centre site for 50 dwellings, which I recommend
should remain in the Plan (see M5). I consider further modest development at Marlow would
help to meet some local housing needs without compromising the strategy of the Structure
Plan, particularly on a site such as this, which is large enough to provide the welcome benefit of
some affordable housing.
3.2.2.3 The Council acknowledge that the site performed well in the initial comparative
assessment of potential housing land carried out before publication of the deposit draft. Safe
and convenient access can be obtained from Wycombe Road, which is used as a bus route
(CD/M/61). The site lies just over 1 km from Marlow town centre, with its range of facilities,
and, like most of the town, is within Accessibility Zone 4. The land is very gently sloping and
laid to cut grass, having no special amenity value. The broken hedgerow along the road
frontage contains no particular wildlife interest.
3.2.2.4 It appears that the main drawback of the site in the revised comparative assessment
undertaken by the Council concerns the value of the land as open space/playing fields. I note
that this objection site lies within an area of critical open space deficiency at the 800m threshold
(CD/I/8), and is proposed to be designated as Green Space (PICM/5). The land is maintained
as part of the main school playing field but as far as I am aware it is not available for use by the
general public at present. The context of the site’s location within a suburban housing area can
be seen clearly through the gaps in the boundary hedges, particularly along Wycombe Road.
While the openness of the site makes a positive contribution to the wider environment, the
physical features on the flat site are of no special significance. In the Council’s landscape
appraisal, it was described as ‘not intrinsically distinctive’. I consider that a well-designed
housing scheme, subject to the original development principles contained in Appendix 2, could
be integrated into the surroundings without any material detriment to the environment of the
area as a whole.
3.2.2.5 I attach some weight to the argument that the site should be developed to bring forward
planning advantages in the form of income to the school which could be used to provide better
facilities. This essentially commercial consideration could be applied to a number of other
sites. I have to determine the merits of the allocation taking into important planning factors
such as housing location policy, accessibility, environmental impact and open space needs.
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Nevertheless the allocation and subsequent development would enable strengthened sports
facility provision at the school, which would have enough retained land for adequate grass
pitches. I note that the report on playing pitch provision prepared by McAlpine Thorpe and
Warrior concluded that there was no deficiency in Marlow. Sport England do not object to the
loss of the land subject to the provision of a new all-weather pitch and a new Sports Hall, both
of which in their view should be made available for community use.
3.2.2.6 I acknowledge that the site can be differentiated from other school sites in High
Wycombe which have former school buildings present, whereas this land is entirely open.
However, my assessment of the merits of the deposited Plan proposal is that it falls clearly
within the urban fabric and that it complies with the definition of previously developed land in
PPG3. Although some open space would be lost a substantial area of playing field would be
retained by the school, maintaining a green lung in this part of Marlow, albeit one with no public
access. On balance I consider the retention of the allocation would make a significant
contribution towards making up the shortfall of housing across the District. The general
strategy to direct new housing to the High Wycombe urban area would not be compromised by
the level of development proposed. This would however be sufficient to provide the worthwhile
benefit of some affordable housing at a location with little scope for further substantial
residential development.
RECOMMENDATIONS
q

H/2/iia

Re-instate the allocation for 50 dwellings in accordance with the Deposit version
of the Plan

POLICY H2iib: PORTLANDS

The Objections
0709/7
0840/27
0847/2
1141/13
1200/41
1660/1
1917/1

Bryant Homes Technical Services Ltd
Marlow and District Chamber of Trade & Commerce
Waitrose Ltd
Beazer Strategic Land
English Nature
Paul Orchard
Mrs J G Orchard

Summary of Objections
(a) Question viability of the site. The site is unable to provide 50 dwellings; layout respecting
the conservation area would be difficult to achieve; residential development will generate
additional traffic; Waitrose are unlikely to release the site; access and heritage issues.
(b) The site should be redeveloped for retailing or leisure, as these are more appropriate uses
for a town centre location, particularly as it is the only site available and suitable for
comprehensive retail development and it complies with the sequential test.
(c) Propose transfer of the housing allocation to the Waitrose Site, subject to concern regarding
traffic, integration with existing shopping, servicing and proposals for the existing site.
(d) Propose that the H2 allocation can be partly realised on the Portlands site and partly on the
Riley Road site.
(e) Biological assessment of the site is required.
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Inspector's Reasoning and conclusions
3.2.2.7 From the size of the site and its configuration, I see no reason to question the proposal
for 50 dwellings on the site, which would be provided at a density in accordance with the advice
in PPG3. Similarly, the character and appearance of the Conservation Area could be
preserved or enhanced through high quality design that respects its surroundings. In this
respect the scheme could follow the lead of the pattern and style of development at the nearby
brewery site.
3.2.2.8 Objection (b) (c) and (d) are considered fully in Chapter 6 of the report, which
recommends against the use of the site for retail or leisure purposes. In these circumstances, I
consider it unlikely that Waitrose would prevent the opportunity for a housing scheme to
proceed in the hope of retail expansion at a date well into the future. The finer grain of the
surroundings of the Portlands site make it more suitable for housing than the Riley road site.
3.2.2.9 The proposal is for some housing on a previously developed site at a highly sustainable
town centre location, in full accord with policy in PPG3. As such the residents of the dwellings
would have good opportunities to travel by modes other than a private car.
3.2.2.10
There is no suggestion from English Nature that the site has any particular
nature conservation interest, nor has my site inspection revealed any likelihood of such interest.
RECOMMENDATIONS
q

H/2/iib

Modify the Plan in accordance with PICs 6/12 and 6/13.

POLICY H2iic: PARK MILL FARM / OAK TREE FARM, PRINCES RISBOROUGH

The Objections
See Appendix 3F
PIC 3/4 Objections
0571/27
0817/40
0927/3
0209/2
0345/12
0524/10
0579/23
0929/5
1071/9
1205/17
1218/18
1429/6

Laing Homes Ltd
Croudace Ltd
Mr and Mrs T Cotton
Mrs R M Turner
Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Thames Valley Chamber
Michael Lambert
Paul Turner
Persimmon Homes (TV) LTD
Princes Risborough Town Council
R J Newell
Christopher Dennis

Summary of Objections
(a) Proposal breaches existing town boundary of the railway line. New development will not be
fully integrated within the town, will destroy the rural character, quality of life and community
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spirit within the town, and will set precedent for future development between Monks
Risborough and Summerleys Road.
(b) Size of proposed development would strain existing facilities in the town. Inadequate scope
for further community facility provision. Size of development disproportionate to the other
housing allocations in the area, and is not representative of local needs. Propose a more
modest development in the town, based on affordable housing.
(c) Current road network and public transport infrastructure is insufficient to cope; will lead to
increased congestion and pollution. Development would be detrimental to Alscot
Conservation Area and to pedestrians and cyclists, and would breach existing footpaths.
(d) Insufficient employment opportunities in the town. Development will create a dormitory
settlement. New residents unlikely to use the town for shopping and would therefore not
stimulate local economy.
(e) Development of greenfield site, encouraging urban sprawl. Propose that the Princes Estate
would be a more suitable site for housing as it is brownfield.
(f) Loss of Grade 2 agricultural land.
(g) Development would have a detrimental impact on Chiltern’s Areas of Outstanding Natural
Beauty and nearby Green Belt. Development would destroy the amenity of the local
landscape and locally and nationally important views, particularly from Whiteleaf Cross.
(h) Loss of local wildlife habitats. Site encroaches on a Site of Importance for Nature
Conservation. Biological assessment of the site is required.
(i) Development would encroach on the village of Longwick, jeopardising its character.
(j) Proposed development conflicts with sustainable development objectives. It will increase
the need to travel to work, schools, shops etc. The development will have a detrimental
effect on air quality.
(k) Development will threaten the safety and security of the town.
(l) Infrastructure and facilities provision should be established before embarking on
development. Sewage treatment works is potentially contaminated land.
(m) Proposal under-utilises the capacity of the site.
In response to proposed Pre Inquiry Change:
(n) Additional housing should be provided in and adjoining High Wycombe Urban Area.
(o) The change will not permit Structure Plan housing targets to be met. A greater proportion
of new housing should be provided outside the High Wycombe area at Princes Risborough.
Oak Tree Farm is ideal location to provide housing land being unconstrained by
environmental policies and designations.
(p) Object to the site’s allocation in isolation. Given the site’s limited scale, it is unlikely to
provide an appropriate level of infrastructure / facilities. Realistic capacity of the site
exceeds 300 dwellings. Providing for additional capacity on the site would provide greater
flexibility in housing land supply.
(q) Site cannot achieve 2 points of access, as required. There are advantages in providing a
critical mass on Park Mill Farm/Oak Tree Farm. The site has good defensive boundaries
and would achieve 2 points of access.
(r) The allocation should be moved to Oak Tree Farm site, which is nearer to Tesco.
Development of this site complies with Structure Pan policies.
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Inspector's Reasoning and conclusions
Park Mill Farm
General housing policy
3.2.2.11
I have concluded in section 3.2 above that there is a shortfall of housing land
allocated in the Plan as proposed to be changed compared with Structure Plan requirements
for the period to 2011. It follows that I consider those objections to any development at Park
Mill Farm have the significant factor of housing need weighed against them. Many of those
objectors such as Risborough Area Residents Association (RARA) who have disputed the
scale and location of this allocation have accepted a need for some new housing at Princes
Risborough. Structure Plan Policy H2 directs strategic new housing development to the High
Wycombe urban area. However, the policy allows a substantial proportion of housing on new
sites to be located elsewhere in the District. Policy H3 sets out criteria for assessing other
locations for significant housing growth. These include the relationship to other land uses such
as employment and community facilities, the likely effects on travel patterns and environmental
constraints.
3.2.2.12
The site lies immediately west of the Princes Risborough to Aylesbury railway
line, which delineates the western boundary of the town. Parts of the site amounting to 4.74 ha
amounting to 18% of the total (the sewage treatment works and the poultry farm fronting
Longwick Road) can be classified as previously developed land. However, in essence the site
comprises an urban extension on greenfield land in the terms of PPG3. RARA argued that
such a site should not be allocated for development unless a full urban capacity study of the
town had been undertaken. However, as discussed at the Housing RTS and other inquiry
appearances, the Council had tried to meet the broad thrust of PPG3 without carrying out a full
capacity study of the whole District. I have accepted the Council’s argument that it would have
been inappropriate to further delay the production of the plan while such work was being
carried out; this stance has been given some support by GOSE in its letter to North Herts DC of
31 July 2000.
Employment/housing balance
3.2.2.13
I have also concluded in chapter 4 of my report that the current balance between
housing and employment is appropriate over the whole District. Relatively strong demand for
industrial and commercial premises at the time of the inquiry indicated that Wycombe is not an
area where substantial allocations of employment land have laid vacant with little prospect of
take-up for many years. In my view the Council’s decision to exclude most employment sites
from consideration for housing was therefore reasonable.
3.2.2.14
This applies equally to Princes Risborough as to High Wycombe. The balance
of land uses would be supported by the housing allocation of Park Mill Farm, which would
complement the redevelopment of the Princes Estate. While the relocation of Ercol from High
Wycombe is likely to result in some displacement of employment, rather than create new jobs,
other opportunities will be provided by new premises on the remainder of the site. Existing
employment sites near the station, at Longwick Road just north of the site and in the town
centre would remain in accordance with my recommendations on other objections concerning
their potential for housing elsewhere in this section of my report. Future residents of the site
would be well placed to take advantage of jobs at these locations, which are needed to retain a
balanced community in Princes Risborough. Overall therefore, I have found that the need to
avoid delay to the Plan outweighs the limited drawbacks of the allocation, as identified in the
discussion below.
3.2.2.15
The site lies outside the green belt and the AONB and any other landscape
designations. As intensively farmed arable land, it contains minimal ecological interest.
However, about 70% of the site is classified as best and most versatile agricultural land, of
which most is Grade 2 land. This important factor has to be weighed in balance against other
advantages of development, taking into account the revised guidance about agricultural land
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quality in paragraphs 2.17 and 2.18 of PPG7 dated 21 March 2001.
Accessibility
3.2.2.16
At its nearest point, the site is about 500m walking distance from the town
centre, with no part of the site further than 1200m. The provision of a suitable link across the
railway via a subway, as required by the Development Principles, would ensure an attractive
route for pedestrians and cyclists to the wide range of commercial and social facilities available
for a town of 8,200 people. It may be possible to provide another link further to the south,
subject to investigations into scheme design to protect privacy of nearby residents. Chiltern
railways provide a frequent service between London and Birmingham via the railway station,
which is about 800 m from the nearest point on the southern boundary of the site. Some
residents could be expected to walk or cycle to the station
3.2.2.17
At present the bus service within the town could not be adapted to pass through
the site. It runs at hourly intervals between 1000 and 1630 hours only, and the same vehicle
also serves Bledlow Ridge and Longwick Village. Although two services run along Longwick
Road, the interval between buses is almost 2 hours in one direction. In short the level of
current services is inadequate and significant improvements would be required in accordance
with the suggested development principles to cater for residents as the largest single housing
allocation in the Plan is developed. A route passing from the town centre through the site
through a new bus only link along Mill Road to the station is proposed. I agree that a service
operating at up to 4 times an hour in peak periods, co-ordinated with the main train times,
would be appropriate, bringing all parts of the site to within 400 m of a bus stop. This measure,
together with the proposed underpass, would improve the index of accessibility as shown on
Appendix 9 of the Plan from zones 4/5 to 3/4.
Town character
3.2.2.18
Princes Risborough contains a wide range of community facilities including
schools at all levels, health centre and doctor’s surgery, private hospital, sports hall, vet’s
dentists and a number of places of worship. Although not a major shopping focus, the town
centre contains 2 supermarkets, a number of smaller shops and hosts a weekly market. As the
third largest settlement in the District, it has a population of just over 8,000 people (1996). I
note that the town has seen very little new housing in recent years compared with the rest of
the District (88 dwellings 1995-2000 compared to 1762 District –wide). The allocation for 570
dwellings would therefore bring about the most significant change to the structure of the town
for many years. Nevertheless, Princes Risborough is no longer a medieval village and the
proposed allocation would not result in any greater proportional increase in population than
occurred on some occasions from estate development after 1945 (as shown in the CPRE
evidence).
3.2.2.19
There is some danger that the development of a substantial number of 570
dwellings on the other side of the railway line would be perceived as a somewhat remote
addition to the town. However, the infrequently used single track railway is not a major physical
barrier, and the development proposals include provision for a new subway to link the
development with the town centre, just 400m from the edge of the site. The distinct boundary
would help to give identity to the new housing, which is likely to be developed at a density
significantly higher than the existing suburban area of Manor Farm to the east of the railway.
The fabric of the enlarged town would not extend beyond the employment area at Longwick
Road, which also breaches the structural break of the railway line.
3.2.2.20
The appearance of the town when seen from the important viewpoints on the
Chiltern escarpment, particularly from Whiteleaf Hill, would undoubtedly change. I note the
panel who conducted an EiP for the previous Structure Plan in 1987 considered that the effect
of such a change would not have a critically adverse effect on the landscape. The housing
area would be framed to an extent by the sewage works and the industrial premises on
Longwick Road. A strong landscape framework within the new housing, together with
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substantially reinforced planting along the outer boundary, would help assimilate the buildings
into the wider pattern of development. This includes the redevelopment of the Princes Estate,
which will consolidate new building to the west of the railway line. Given the scale of
development compared to the existing wide spread of the urban area beneath the scarp, I
agree that a view of a somewhat larger built-up area would not have any real detrimental effect
on these views and the surrounding countryside as a whole. The site is over 1 km away from
Longwick, retaining a significant expanse of open countryside to avoid any sense of
coalescence.
3.2.2.21
Although most of the site is open countryside I concur with the Council that it
contains no special inherent landscape attraction itself, being flat featureless arable land.
Although the proposal would create a new edge to the settlement, I see no reason why this
could not be at least as attractive as the current railway embankment.
3.2.2.22
While the housing would undoubtedly generate more traffic in the town, the
relatively good accessibility of the site to the town centre, discussed below, would help to
reduce the impact of increased vehicles in the historic core. Road capacity in the centre is
physically limited in any event, and further management measures, including the proposed bus
service, may help to encourage travel by other modes.
3.2.2.23
In assessing this issue, I have taken into account the evidence from objectors
referring to the past comments of other Inspectors, which were made in circumstances different
from those pertaining now. I note in particular that the findings of the inspector into the
Wycombe Rural Areas Local Plan concerned just part of the site, the panel reporting on the
examination in public of the 1996 Structure Plan considered that an extension of the town to the
west would not have an unacceptable environmental impact.
Community integration
3.2.2.24
As already noted, the site lies within 500m of the town centre, and new residents
should obtain better access to all its facilities than many established inhabitants. There was
some confusion at the inquiry about the position of the Town Council regarding the use of part
of Wades Park for a new pedestrian and cycle link to the town centre. However, subsequent
correspondence dated 16 March 2001 indicated that there was no overriding objection in
principle to this aspect of the proposals, subject to consultation about detailed implementation.
The proposed bus service to the station and town centre (initially at 15 minute intervals) should
also help new residents to gain easy access to the town’s facilities.
3.2.2.25
I have noted the concerns of residents about the impact of new residents on the
capacity of services such as education, health, and other community services to meet
increased demand. However, I have no firm evidence from any providers of such services that
they anticipate problems if the housing goes ahead in the latter half of the Plan period. The
Development Principles for the allocation allow for potential contributions towards local school
provision and for sporting and community facilities for new residents. I note also that a
substantial proportion of residents support some development in Princes Risborough; 43% of
those surveyed by the RARA were in favour of up to 200 more dwellings. A survey in 1997 for
the Guinness Trust showed support for 120 affordable homes in the town.
Transportation matters
3.2.2.26
The revised development principles allow for a single access to the development
from a roundabout at Longwick Road, linking via a wide carriageway to an internal loop road
through the site. A second signalised emergency access would be created along Mill Lane to
Summers Lane. The latter would also be used by buses, cyclists and pedestrians. I deal with
objections to the adequacy of these arrangements in my discussion of Oak Tree Farm.
Objections by Persimmon.
3.2.2.27
Many residents questioned the ability of the road network in the town to
accommodate the predicted traffic from the allocation. A previous proposal published in the
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1993 draft of the Structure Plan to locate 1500 new houses in Princes Risborough would have
required a by-pass to the west of the town. However, shortly after, a traffic study into the
effects of new residential development off Longwick Road concluded that 600 dwellings could
be accommodated without exceeding available highway capacity. The County Council tested
and then accepted these findings.
3.2.2.28
A number of new factors have changed over the intervening period, but these
have not fundamentally affected the highway authority’s view about the previous analysis.
Although the construction of the Tesco store has clearly had a particular impact on traffic flows
and patterns, this was forecast with a good level of accuracy. Many residents have given
anecdotal evidence of congestion in the town, lack of space in car parks and delays on
approaches to the Tesco roundabout in particular. However, I have seen no technical evidence
to question the County Council’s more recent analyses of projected traffic impact. Indeed a
traffic count by one of the objectors indicates that the County Council’s Arcady analysis was
reasonably accurate. The Council’s highways witness presented evidence at the inquiry to
update Technical Note 38, using the same methodology. This indicated the effects of predicted
flows in the morning and evening peaks, taking into account proposed improvements through
widening at the Tesco roundabout on the north side (outside the former surgery) and the New
Road arm.
3.2.2.29
The results showed that the Horns Lane and Sportsman roundabouts would be
able to cope in their existing form with up to 600 new dwellings off Longwick Road at all times.
The extra vehicles generated by the new housing at would create more congestion at the
Tesco junction, with particular problems on the Longwick Road and New Road approaches.
Even with the suggested improvements, there would be a queue of up to 28 vehicles in the
morning peak on Longwick Road approach, but the New Road arm would remain below
capacity. If a further minor change in the layout of the junction to widen the carriageway
outside Tesco were made, as proposed by Bryants, the potential developers of Park Mill Farm,
the model shows that the highway network in the area could accommodate up to 600 more
dwellings. I consider these works are realistically achievable on land within the control of the
highway authority.
3.2.2.30
I note residents’ concerns about traffic conditions generally in the town, although
they appear no worse than most towns in south-east England, and better than very many. The
Council’s factual evidence about car park use at present showed that over half of users parked
for less than one hour and that over the day each space had been used just half the available
time. The traffic predictions took into account proposals for the redevelopment of the Princes
Estate, and the proposal for new traffic lights at the junction of the estate entrance on
Summerleys Lane. The very good pedestrian and cycle access to the town centre along a
short level route would help compliance with government policy to reduce travel by private car.
Although the allocation will undoubtedly make the town centre busier, I do not think that it would
lead to any unacceptable problems overall.
Site access
3.2.2.31
A number of objectors raised the issue of the safety of the proposed access
arrangements, with particular regard to the intention for a single estate entrance from Longwick
Road serving up to 600 dwellings. The transportation witness for Persimmon Homes, referred
to the advice in DB32 and the County Council’s standard that normally up to 300 dwellings is
the maximum that would be allowed off a single access. DB32 states that in such an event the
internal road layout should be a circuit, with the shortest possible connection to the point of
access on the main road. In this case the connecting road would be about 360m long. The
amended Development Principles would provide for a wide carriageway and a second
emergency route paved with grasscrete along the western edge of the entrance corridor. A
second access for buses and emergency vehicles only would be provided via Mill Lane, part of
which would be one way working with traffic signals.
3.2.2.32

The Council argued that these measures would be sufficient for the first
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proposed phase of development in the Plan, up to 300 dwellings. However, it was accepted
that for up to 600 dwellings, the second access via Mill Lane should be available for all traffic if
both of the routes to Longwick Road became blocked at the same time. The objectors
accepted that such an event along the route of the principal access, such as a major incident
involving a fuel lorry, would be an unlikely occurrence. However they argued that the
alternative access via Mill Lane would be unsatisfactory, because of the combination of its
narrow width and vehicle movements to and from existing residential property, which could not
be controlled by the traffic signals. I note that there would be a significant length of road subject
to single way working (over 100m). However, the number of residential properties which could
generate traffic likely to cause conflict with those entering or emerging from the site is very
small. Although pedestrians would have to share part of the carriageway where it is wide
enough for vehicles to pass, the occasions when this arrangement would operate, if at all, are
likely to be extremely rare. In those circumstances, all road users would likelihood of I consider
that on balance the proposals would not present unacceptable risks to highway safety.
3.2.2.33
I agree that a new subway linking to Church Lane across Wades Park would be
a welcome route that subject to a high quality design would encourage residents to travel to the
town centre on foot or cycle. Bryant Homes argued that the second railway crossing sought by
the Council would be impractical, due to the significant land take of a bridge and possible
problems of overlooking into residential property. The Council’s proposed changes have
introduced some flexibility into the development principles as far as this issue is concerned,
even though their transport witness retained a preference for 2 crossings. From my site
inspection of the levels to the south of Wades Park I can appreciate that a new bridge might
create some potential amenity difficulties. However, the Council’s suggested wording change
does not require a bridge, but would allow this desirable feature to be provided if a suitable
design to protect the privacy of adjoining residents could be achieved, which I believe is
certainly possible. This would ensure good links to the existing footpaths to Horsenden, Little
Horsenden and Summerleys and further improve access to the town centre in accordance with
established local, sub-regional and national policy.
Sewage Treatment Works
3.2.2.34
The present sewage treatment works is rather unsightly and is almost at
capacity. Thames Water advises that up to 200 more dwellings could be serviced by the works
in the short term. Any greater number would involve preferably an expansion of another works
at Haddenham, or a new package plant on site. I agree with the Council that retaining the
works would be likely to give rise to some nuisance for residents of the new housing through
unpleasant odours if it were retained. Therefore it would be desirable for the works to be
removed. I see no reason why the Haddenham expansion should not be achieved, since the
required land is within the water authority’s control and the economics of a substantial new
housing development would be sufficient to support the costs involved. Nevertheless, the
wording of the suggested change gives the developer scope to phase such works according to
a realistic programme.
Density
3.2.2.35
I note the concerns of many residents about the proposed density of
development, particularly in comparison with past patterns of housing estate construction in the
town. However, the Council’s proposed changes reflect accurately government policy in PPG3
that new housing should be built a minimum density of 30 dwellings per ha. The site does not
directly abut the Manor Farm estate and the clear boundary of the railway line would enable a
different style of housing to be created, linked to the town by a strong landscape framework,
especially along the new paths either side of the new subway. The Council did not dispute
Bryant’s point that the site may eventually be capable of accommodating up to 600 dwellings,
but for the reasons set out above, I consider that any additional homes should be provided in
the next plan period after 2011.
3.2.2.36

Persimmon Homes also questioned whether the site could accommodate the
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revised number of dwellings proposed. The guidance in PPG3 leaves some room for
interpretation but it was agreed that any structural landscaping on the edge of the new housing
should be excluded from the net density figure. Taking into account the potential proximity of
Wades Park, I see no need for the development to provide open space serving a wider area.
The sewage treatment works would ultimately be included in any development of the whole
site. In this instance I consider enough is known about the site and the likely particular
requirements to apply a net density figure to the expected developable area, rather than take a
more crude gross density figure as suggested by Persimmon. Even allowing for some small
scale commercial development and /or some live/work units (which would not be on the scale
of a District Centre) I consider the Council’s estimate of a net site area of about 19 ha at 30
dwellings/ha, the lowest end of the density scale required by PPG3, to be reasonable.
Phasing
3.2.2.37
The revised Plan proposals allow for 300 dwellings in the period from 2008 to
2011, with a further 270 dwellings committed beyond the Plan period. On the calculations
provided by the Council and Bryants, I consider that this density of development would accord
with the new direction of policy in PPG3 to make the best use of housing land by building at a
minimum density of 30 per ha. In this case I consider that Council’s assumptions about the net
developable area to be prudent, although there would be no objection to a greater level of
development at the end of the construction period should this prove practical without any
adverse environmental effects. These would include the effect of extra traffic on the local road
network, in particular the capacity of the Longwick Road roundabout at Tesco to cope with
more vehicles.
3.2.2.38
As I discuss in sections 3.2 and 3.4, I consider the phasing provisions of the
Plan introduce rather artificial distinctions which neither reflect those of the Structure Plan nor
result from national policy in PPG3. This merely gives the opportunity to set 3 phases of
development but is not prescriptive. The companion guide to PPG3 ‘Planning to Deliver’ states
that there are no hard and fast rules for the duration of phases in plans, but refers to the need
to dovetail with Structure Plans. I recommend just two 5-year implementation phases, to reflect
the Bucks Structure Plan provisions.
3.2.2.39
Even though Princes Risborough has seen little major development for more
than a decade, to promote the Park Mill Farm site in advance of other previously developed
land, most of which lies in High Wycombe, would breach the clear policy of PPG3 for a
sequential approach to be followed. I accept that the site performs well against a number of the
criteria in paragraph 31 of PPG3, with regard to access to jobs, public transport, provision of
community benefits etc. However, on balance I consider that any advantages of the Park Mill
Farm land are not so great as to outweigh the equal or greater benefits of other identified
‘brownfield’ sites in High Wycombe and to justify setting aside the presumption in paragraph 32
of PPG3. The need to secure more difficult schemes on previously developed land before
granting permissions on greenfield sites would indicate a start time in the second phase, after
2006.
3.2.2.40
In my reworking of the Council’s table in Policy H2, I have concluded that up to
350 dwellings will be required at Park Mill Farm to meet the predicted shortfall of new housing.
This takes into account the suggested deletion at Abbey Barn North and additions elsewhere in
the District, principally at High Wycombe. The same phasing considerations would apply to the
additional greenfield site at Terriers Farm as to Park Mill Farm. The scale of available sites on
previously developed land in the High Wycombe area, where new housing should be
concentrated, would preclude implementation before the second Plan phase. As indicated in
my discussion of Policy H4, I would expect both sites to run broadly together towards the end of
the plan period.
3.2.2.41
I consider that it would be inappropriate to allocate more housing land than the
Structure Plan requires. A substantial level of infrastructure will be needed to support the new
housing, which will almost certainly include the removal of the sewage treatment works and the
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provision of extra capacity at the Haddenham works. Therefore, it would seem logical to
undertake development continuously over a few years, to achieve an early return on significant
investment in infrastructure. However, these costs implications would be similar whatever the
start date for construction and need not entail building all 570 dwellings by 2011. On the
prospective developer’s (Bryants’) draft programme, completions are expected to occur at a
maximum rate of 150 per year. This would imply a construction programme at the end of this
Plan period and the beginning of the next. The Plan need not be more prescriptive than that;
the exact start date within the second phase of housing construction would depend on the
developer’s maximum building rate for each year up to 2011.
3.2.2.42
The identified site has logical boundaries along the railway lines to the southeast and west, industrial estate and Longwick Road to the north-east and the poultry farm and
a field boundary to the north-west. The Council has accepted that the poultry farm need not be
included in the site, since it is not required for the access road, nor would it be suitable for
housing. If it could be used for extra planting, the scheme would benefit. However, it would not
be sensible to reduce the size of the site as suggested by one objector to avert the need to
provide more housing than currently needed in the next Plan period. I note that the County
planning authority has not objected to the proposal to stage development in this way. I
consider the remaining commitment to just 170 or so dwellings would not be so significant in
the wider sub-regional context as to prejudice any future housing strategy. Indeed the phasing
of a comprehensive scheme over a number of years will enable a full range of benefits from the
development to be achieved. I note Bryants’ reference to the approach taken in another local
planning authority where some over-provision relative to County housing requirements was
allowed. The circumstances in that case may not have been comparable with those in
Wycombe District, where I believe the benefits of the allocation may still be realised in full if
implementation were to be delayed until Phase 2 of the Plan.
3.2.2.43
I see no reason why the allocation following these boundaries need set a
precedent for more development at a later stage. Although the Plan now excludes the site of
Oak Tree Farm, a position with which I agree for the reasons outlined below, any further
expansion onto this site would have to be considered on its own merits when the Structure Plan
and Local Plan are due for review.
Other matters
3.2.2.44
There is no indication from flood maps previously prepared by the Environment
Agency that the site is subject to flooding.
Oak Tree Farm
3.2.2.45
The Council acknowledged that the area of Oak Tree Farm was a relatively
highly performing site against the criteria of PPG3 and Structure Plan policies H2 and H3. I
note that there would be some advantages in undertaking a comprehensive development of
both sites. As I have already discussed, a better highway arrangement could be achieved, with
two main access roads connecting to Longwick Road. A larger site would give the opportunity
for a strong belt of woodland to be planted along the north-western edge of the site, creating a
clear boundary to the built environment of the town. It could also give scope for more
supporting commercial and social facilities within the scheme.
Accessibility
3.2.2.46
However, the centre of the site is some 150m further from the town centre than
the middle of Park Mill Farm, and the railway station is a similar distance further. In general
accessibility terms therefore Oak Tree Farm is less attractive for development. In any choice
between the two, Park Mill Farm is preferable, particularly because much more of the site is
within realistic walking distance of the town centre.
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Density
3.2.2.47
Both the Council and Persimmon agreed that the site had a potential capacity of
about 300 dwellings, although they arrived at this figure by different means. Given the strong
commitment to achieving higher residential densities in PPG3, I consider this estimate to be a
minimum figure. The Council’s appraisal subtracted about 7 ha of the total site area of 19.2 ha,
as a requirement for community woodland, as proposed in the deposit Plan, together with a
further 2 ha or so for boundary landscaping. I consider this to be realistic. Persimmon stated
that they did not expect more than 570 dwellings to be accommodated on the deposit plan site,
as originally intended. However, even in the unlikely event of the retention of the sewage
works, I consider this does not reflect the revised density requirements of PPG3. As I have
already said, I agree with the Council’s estimate that 570 dwellings could be provided on Park
Mill Farm alone.
3.2.2.48
On this basis, the total number of new dwellings on both sites would be
approaching 900. I therefore I accept the Council’s view that the retention of this part of the
original allocation would provide substantially more houses than are required during the Plan
period. This would also shift the balance in the distribution of housing throughout the District,
and if allocated in full would jeopardise the express intention of Structure Plan Policy H2 to
direct major growth to High Wycombe. The traffic generated by up to 900 more dwellings
would be well in excess of the road capacity in Princes Risborough identified by the County
Council and private developers. To provide for an allocation of this size, other improvements at
the Tesco and Horns Lane roundabouts would be needed. There appears to be considerable
doubt that such measures are achievable, as private landowners interests are affected.
Landscape impact
3.2.2.49
Development on Oak Tree Farm would extend further into the open countryside
than Park Mill Farm, with a less well-defined outer boundary. However, the general topography
and landscape value of the site are very similar to those of Park Mill farm and in my view would
not be a major constraint on development.
Other matters
3.2.2.50
Although the site adjoins a SINC Longwick Bog, there need be no adverse
effects on nature conservation interests provided the design of any development incorporated a
sufficient buffer zone
3.2.2.51
One of the original justifications for allocating the Oak Tree Farm site was
opportunity to provide a second access to Longwick Road for a combined development with
Park Mill Farm. For the reasons set out above, I accept that the proposed access
arrangements with a single main access for up to 600 dwellings would meet basic highway
safety requirements, subject to a number of other safeguards. Although the combined site
would enable a better highway layout to be achieved in this regard, I do not consider that to be
an overriding advantage that outweighs the strong housing policy reasons to restrict the
number of dwellings in this area of Princes Risborough to 600.
3.2.2.52
I see no overriding reason why the site would not be an appropriate location for
further expansion of Princes Risborough, if approved at strategic level. However, any such
proposal would have to be assessed in comparison with other possible urban extensions,
having regard to the factors such as green belt policy, landscape impact, transportation and
accessibility covered in this report.
Overall Conclusion
3.2.2.53
In conclusion, I consider that the Park Mill Farm allocation meets the tests of
paragraph 31 of PPG3 and Structure Plan Policy H3 as a location for significant housing
growth. The site is well related to the main sources of employment in Princes Risborough, in
particular the redevelopment of the Princes Estate, industrial concerns near the station and
service jobs in the town centre. The proximity of the site to these land uses, together with the
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flat terrain, will encourage travel on foot and cycle. The development principles sought by the
Council will provide for improved bus services… The allocation lies outside the Green Belt and
AONB or any other landscape constraint. The only environmental constraint of note is the
agricultural value of much of the land, which is Grade 2. Other sustainability considerations,
such as the ability to provide easy access to the town centre and station, suggest using land of
this quality. Finally, I consider the northern boundary of the site, along Longwick Road, provides
a firm edge to development at a sufficient distance from Alscott and Longwick as to prevent any
coalescence of settlements.
3.2.2.54
In this instance there is a proven need to go beyond previously developed land
within urban areas to meet housing requirements. I acknowledge that these other sites should
be given priority in the phasing of new housing development, but the benefits of a planned
expansion of Princes Risborough are sufficient to recommend a firm commitment to allowing
the development to start between 2006 and 2011. I have concluded that to allow up to 350
dwellings in this period would not compromise the Structure Plan strategy to direct most new
development to High Wycombe.
RECOMMENDATIONS
q

H/2/iic/1

Modify the Plan in accordance with PICs 3/4 and M/8 to delete the Oak Tree
Farm allocation

q

H/2/iic/2

Modify the Plan in accordance with PICs A2/10, A2/20, 3/36 and 3/37 but with
an amendment to specify only 350 dwellings to be constructed in the period
2006-2011, with the remaining dwellings to be completed beyond the Plan
period.
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REPLACEMENT ALLOCATIONS

POLICY H2ib : BUCKS FREE PRESS, GOMM ROAD
PIC 3/4 Objections
0376/32
0524/21
0526/34
0571/23
0709/10
1141/41
2120/4

Axa Equity & Law Life Assurance Society PLC
Thames Valley Chamber
Chepping Wycombe Parish Council
Laing Homes Ltd
Bryant Homes Technical Services Ltd
Beazer Strategic Land
William Vere (Properties) Ltd

Summary of Objections
(a) Object to loss of employment land. Site is in close proximity to other established
employment uses and with good access to the A40 and is an existing viable site in use.
(b) Capacity of the site is significantly lower than 80 dwellings.
(c) Object to loss of woodland, which merits TPO status.
(d) Development will lead to increased congestion on already overloaded network.
(e) Proposed development fails tests (3) and (5) of the criteria in paragraph 31 of PPG3.
(f) Doubts over viability of site for development; site is steeply sloping and adjacent to the
railway. Concerns over noise impact on a housing environment.
(g) Object on the ground that if the Council intended to re-allocate land previously allocated for
employment use for housing, then an assessment should be undertaken of all land
presently allocation for employment purposes, not simply as a response to objections
lodged at Deposit stage. A site at Chapel Lane should have been allocated for residential
use instead.
Inspector's Reasoning and conclusions
3.2.3.1 I deal with the objections to the loss of employment land in section 4.4 of my report. I
understand that Bucks Free Press occupy only part of the total floorspace on site and are
planning to relocate to offices in High Wycombe. Although I consider that roughly the current
balance between employment and housing land should be retained, I consider that in this
instance the site is by no means one of the most suitable for continued employment use. It lies
on the edge of a mixed commercial area, including significant retail elements. The current
buildings are out-dated and poorly suited to manufacturing use. The long, narrow, steeply
sloping site is not suitable for development with large buildings and associated parking and
service areas. General industrial or warehouse uses would be likely to be poor neighbours for
the residential development adjoining the site to the south and east.
Physical constraints
3.2.3.2 The 5th bullet point of paragraph 31 of PPG3 indicates that allocations for new housing
in development plans should take into account physical constraints such as flood risk, the level
of contamination etc. The sharp change in levels across the site from the railway down to the
southern boundary presents some problems for residential redevelopment, but these would be
more severe if the land were to be redeveloped with the larger scale buildings and parking
areas normally associated with employment use. I have no firm evidence that housing
redevelopment would not be viable. Indeed, the experience of a very similar size and shape of
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site adjoining to the south, recently developed with affordable housing, supports this view. I
have concluded therefore that there are no insuperable physical constraints to the amount of
development proposed and that there would be no conflict with paragraph 31 of PPG3.
3.2.3.3 The railway line would also present some design challenges. However, these are not
unusual in High Wycombe, and can be dealt with successfully, as the development on part of
the former G Plan premises illustrates. The most recent data supplied by the Council shows
that the site lies within Noise Exposure Category B as identified in PPG24. In such areas noise
should be taken into account and conditions imposed to ensure adequate protection against
noise (see G15). This technical analysis has not been tested by any alternative data from the
objectors and I find nothing questionable in the methodology employed. Well designed external
and internal house layouts, combined with suitable high quality double or triple glazing, can do
much to attenuate railway noise. I have no doubt that an interesting group of buildings could be
designed that would both act as a barrier to any noise and provide main living areas facing
south with views across the Wye valley.
Accessibility and traffic
3.2.3.4 The highways testing undertaken by the Council showed that a suitable access could be
provided from Gomm road with a separate emergency access. The traffic generated by
residential development, even above the minimum density of 30 dwellings per ha sought by
PPG3, would be unlikely to generate as much traffic as would redevelopment for B1 use. In
addition, the Development Principles require the developer to make a contribution towards
improvements at the London road/Gomm Road junction.
3.2.3.5 The site lies close to a number of bus routes along London Road, the main public
transport corridor with more than 15 buses per hour into the town centre. In short, it is in a
highly sustainable position.
General
3.2.3.6 The wooded embankment along the railway line has some visual and ecological value,
but from inspection I agree with the Council’s point that it does not contain specimen trees of
sufficiently high amenity value to warrant TPO status. However, given the steep gradient
involved it would not be physically possible to build on this part of the site, which would be
protected in its current form through the Development Principles in Appendix 2. Although this
would reduce the developable area of the site, I consider that the Council’s estimate of 80 new
dwellings to be reasonable, bearing in mind the highly accessible location of the site. This
represents a net density of about 57 dw/ha, in accordance with paragraph 58 of PPG3, which
does not specify an upper limit.
Chapel Lane
3.2.3.7 Verco, the owners of an industrial site at Chapel Lane, argued that the process adopted
by the Council in carrying out a review of housing allocations before publicising proposed
changes was flawed. I have some sympathy with this point with regard to the treatment of
employment sites, which were omitted from the trawl of potential housing sites at deposit plan
stage. The Council admitted that a full urban capacity study had not been undertaken, in order
not to cause a lengthy delay in the publication of revisions to the Plan. This stance was
understandable in the circumstances and I believe the Council tried to meet the broad thrust of
emerging policy in PPG3 without significantly jeopardising the whole programme for the
scrutiny and approval of the Plan.
3.2.3.8 I deal with the general position with regard to employment land in my discussion of
objections to Policies E2 and E4 in chapter 4 of my report below. I concluded that the Plan had
achieved roughly the right balance with regard to the retention of employment land. I noted the
increase in employment throughout the District in the 1990s, despite a fall in the amount of
employment land. Although I agreed with the Council’s view that the local economy would
continue to thrive without the designation of a ‘greenfield’ business park, I concluded that the
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other major employment areas should be retained. I consider that such areas should provide
future opportunities for redevelopment with premises to meet a variety of modern business
needs, not just new buildings falling within Class B1 of the Use Classes Order.
3.2.3.9 The Bucks Free Pres s site was the only employment site specifically included as a new
housing site in the PICs. Three others were considered at this stage but not specifically for
housing: Compair and De la Rue at High Wycombe; and Hypnos at Princes Risborough.
Objections concerning these sites are also reported in chapter 4. The Ercol site had already
been included in the Plan as a housing site, due to its location surrounded by housing and its
poor access, and now has planning permission.
3.2.3.10
Verco referred to paragraph 42 of PPG3 which indicates that local planning
authorities should review the need for employment allocations that cannot realistically be taken
up during the life of a plan. However, this situation does not apply in areas such as High
Wycombe, which the Council consider is an employment ‘hotspot’. I consider there is
considerable force in the Council’s argument that it has taken a consistent approach by
allocating for housing only those employment sites that would not undermine the integrity of the
whole employment area. I see this policy objective as a fundamental cause for concern with
regard to the Chapel Lane site.
3.2.3.11
The objectors claimed that the Chapel Lane site was underused land, since the
current occupiers were on short leases at low rents, which did not reflect long-term commercial
reality/stability of occupation. However, 80% of the premises on the site continue to be
occupied and there has been no attempt to market any part of the property. The Council
produced evidence to show that many of the current occupiers wish to remain at Chapel Lane.
The site provides employment to about 50 or so people, including part of the established
business of Kurt Mueller which has made some significant investments to improve its premises.
Although some of the land is used for open storage, this also fulfils a useful economic function.
The promotion of housing on the site would leave the Verco and Kurt Mueller buildings as a
much smaller employment area, somewhat isolated by surrounding residential property.
3.2.3.12
The other detailed evidence about demand for industrial and warehouse
property did not lead me to conclude that there was a significant oversupply of such stock. The
vacancy levels quoted by the objectors represented a relatively small proportion of the overall
supply of such premises. Evidence from those occupying the site and the local Chamber of
Commerce and Industry (CCI) indicates that there is a strong demand at appropriate rents for
secondary accommodation to serve a variety of local needs.
Employment suitability
3.2.3.13
Unlike the Bucks Free Press site, the land at Chapel Lane is generally flat, with
a regular shape. There are few dwellings in close proximity to the site, along part of the
southern boundary, together with a small terrace at the north-east corner. Any redevelopment
of the land would provide the chance to achieve a more neighbourly separation between the
uses with regard to noise.
3.2.3.14
The site lies adjoining the A4010, linking Aylesbury and West Wycombe with the
M40. There are a good bus links to the town centre, with up to 8 buses per hour passing within
400m of the site at peak times. While the site may not be in a prime office location, it is well
able to provide perfectly adequate accommodation for a variety of employment needs, including
local firms associated with the furniture industry.
Housing suitability
3.2.3.15
The Verco site has reasonable accessibility, with 8 buses per hour passing
within 400m of the site at peak times. These services, while not as good as those close to the
Bucks Free Press site, provide good public transport access to the town centre in particular. I
have no reason to suppose that traffic generation or highway safety issues would prevent
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redevelopment for housing, given existing access points and traffic levels to and from the
current commercial uses.
3.2.3.16
However, the site lies close to the premises of Verco, the trading arm of one of
the objectors. The company is a significant large manufacturing employer, and remains at
present an integral part of a substantial block of industrial and commercial development in the
western sector of High Wycombe. I note the company’s statement that it intends to consolidate
its operations at the site, which has capacity for expansion. However, the cohesion and
integrity of this significant employment area, and its potential to support a wide range and
number of jobs, would be undermined if a major section were redeveloped for residential use.
3.2.3.17
The residential environment next to the remaining factories would be far from
ideal. I note that the Verco factory is subject to a condition limiting hours of operation and that
the company would be prepared to carry out further noise reduction measures in association
with residential development of the site. This would have to be designed with a single aspect
block along the northern boundary to provide acoustic screening to the rest of the site.
However, the main factory of one of the occupiers of the site, Kurt Mueller, adjoins the northern
boundary. The company carries out manufacturing operations falling within Class B2 of the
Use Classes Order, on a 24 hours per day basis at the time of the inquiry. I note that the
activities generate noise at a level 22dB greater than the ambient noise level in the surrounding
area, considerably in excess of the level at which complaints might be expected. This
difference in noise level is still prevalent after the company took measures to attenuate
disturbance by investment in acoustic protection. I consider the proximity of such noise
generators so close to the site would be a very significant constraint on new housing
development. This background noise from the adjoining furniture factory is a direct result of the
manufacturing operations and cannot be controlled by planning powers.
Conclusions
3.2.3.18
Although Chapel Lane site is not particularly suitable to meet the need for Class
B1 business premises, it fulfils a valuable role in providing a range of sites for general industrial
and warehouse uses. Vacancy schedules submitted to the Emplyment RTS indicated that
there was some evidence of a shortage of premises for medium/large sized businesses. I
consider the Verco site better suited for continued employment use than the Bucks Free Press
site; it forms part of larger, flatter area with more cohesion as a significant provider of local jobs.
Any loss of part of this bigger site would begin to undermine the integrity of whole area,
increasing pressure on remaining businesses to redevelop for higher value residential use. In
the context of overall employment provision within the District, and the wider planning need to
maintain the correct balance between competing uses, I consider that the Verco site should be
confirmed as part of an employment allocation where Policy E4 applies.
RECOMMENDATIONS
q

H/2/ib

Modify the Plan in accordance with PIC 4/5.

POLICY H2id: DOWNLEY MIDDLE SCHOOL/TURNER’S FIELD

PIC 3/4 Objections
See Appendix 3G
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Summary of Objections
(a) Site capacity should be reduced. Site adjoins Conservation Area and a high density
scheme is considered inappropriate. Site too small to support 50 dwellings if development
is to accord with the Downley Village Design Statement.
(b) Site should be treated as a windfall opportunity.
(c) Object to loss of playing fields.
(d) Object to loss of green space. Site currently used for passive and active recreation.
(e) Object to reduction of housing proposed across the rest of High Wycombe, in favour of
cramming houses onto small sites. Donwley is already overdeveloped.
(f) Object to increased traffic, parking nuisance, noise and congestion.
(g) Site is not a redundant site and there is no guarantee that the County Council will close it
within the Plan period. Site should be retained to meet future educational needs.
(h) Location and accessibility of the site is poor; in particular walking and cycling to facilities is
difficult because of gradients. Site will generate considerable private car use. Turner’s
Road is a quiet cul-de-sac which will be affected by taking a road through the site.
(i) Council has not demonstrated the suitability of the site or its ability to deliver 50 dwellings.
(j) Alternative use of the Victorian School house should be considered.
(k) Existing trees, green spaces and established hedgerows should not be disturbed. Object to
the loss of historic footpaths.
(l) Object to the broader impact on village community; overload on facilities. Financial benefits
of development should be kept locally to mitigate for the effects of traffic/parking in the
village.
(m) Object to allocation without public local consent.
Inspector's Reasoning and conclusions
General principles
3.2.3.19
Many objectors argued that the site should not have been included in the Plan in
preference to other previously identified sites, which were better for housing on environmental
grounds. I deal with the suitability of these areas in my summary comparative assessment and
my detailed comments on objections to their removal from the deposit draft. Given my
comments about the projected shortfall of housing in relation to Structure Plan targets,
replacing some of the earlier sites would not necessarily avoid the need to retain the sites put
forward in the PICs.
3.2.3.20
I agree with objectors to the allocation of Abbey Barn North that the constraints
on the effective developable area of the site reduce its value for housing provision in
comparison with other sites. However, I consider that Abbey Barn South should be kept as an
ASL until the Plan is reviewed, primarily because of its relatively poor accessibility. Many of the
issues raised by objectors to the allocation of this site for housing also apply to the other school
sites put forward in the PICs, and there is necessarily some duplication in the reporting on
these matters.
3.2.3.21
The site is a former school with associated playground and playing field,
together with an adjoining area of open space to the east of a public footpath. The issue of
school closure is for the local education authority to determine, in accordance with its
restructuring programme, not the Local Plan process. The whole of the site lies close to the
edge of but within the urban area of High Wycombe, as defined on the Plan and the previous
Local Plan. It is surrounded by housing on all four sides. Although the Common and older
houses fronting it bring a rural feel to the area, Downley nevertheless is clearly part of the much
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larger urban area. And is in principle a suitable location for new housing. There can be no
doubt that Downey Middle School falls within the definition of previously developed land as set
out in PPG3. As such, it should be placed relatively highly in the order of sequential preference
redevelopment.
3.2.3.22

Open space issues

3.2.3.23
The allocation would involve the loss of the school playing field. I understand
that at the time of the inquiry the school playing field was used by a local team once a week, in
addition to its earlier use by the school. The ground would be replaced for school sports by
other pitches at West Wycombe School, which the County Council is considering making
available for dual use. In addition, the loss of pitches at 4 school sites has been accompanied
by a compensatory package of improvements at the former Redford playing fields, Totteridge.
These would comprise two more senior pitches, which can also be used for mini-soccer, and
improved changing facilities and parking.
3.2.3.24
I note that these facilities are a considerable distance from Downley; access by
public transport involves two bus rides via the town centre. However, the package proposal
meets many of the needs of potential users identified in the Wycombe Playing Pitch Study 1999
(CD/I/15), which identified an adequate supply of football pitches in the District. It should also
enable a more efficient maintenance regime than that for many pitches dispersed throughout
the town. The proposal has the support of Sport England, who have conditionally withdrawn
their original objection to developing the site. I consider the package approach also meets the
thrust of government policy as set out in the revision to PPG17, July 2002, in that the Plan
seeks to meet identified local needs arising from a full study
Turners Field
3.2.3.25
The Council argued that Turners Field was owned by the education authority
and was part of the school, having been purchased for educational purposes. However, the
objector gave evidence that it had never been used as such, even though it had been fenced
off. I understand that the land has been used as open space by local residents for many years,
who had obtained access through a gap in the fence (see also L3). From what I saw, this part
of the site has a different, more natural, appearance from the school playing field, despite the
maintenance regime of two grass cuts each summer. There are some views into the site from
the footpath and there are some attractive mature trees along some boundaries.
3.2.3.26
In my view therefore, Turners Field is best described as open space within the
urban area, to which the provisions of PPG17, revised in July 2002, apply. Paragraph 10
states that existing open spaces should not be built upon unless a study has been undertaken
to show that it is surplus to requirements. In this case the education authority have advised that
it is no longer needed by the school, which has closed. There is no public right of access to the
land, which is not within an area of open space deficiency as assessed by the Council’s open
space study in 1996 (CD/I/8). The development principles for the site allow for a new open area
of about 0.7ha as a focus for the new housing and surrounding area. While the area would be
smaller than the existing green spaces, this would create a positive benefit of formalising the
availability of public open space in Downley. The new space would not be in the format of a
traditional village green, but could provide a children's playground as indicated in the Downley
Village Statement. Looking at broader context of open space in the Downley area, the site lies
close to the extensive area of informal open space at Downley Common to the north. The size
of the natural common and its proximity to and easy accessibility by residents of Downley is a
critical factor. In these circumstances I consider that the retention of 0.7 ha of greenspace
within the proposed housing would be sufficient.
3.2.3.27
In accordance with the sequential test of PPG3, this part of the site should not
be considered for residential allocation until previously developed land has been taken up. I
have found that the Council has made such a reasonable attempt in the circumstances under
which it was prepared to carry out an interim study of urban capacity of sites in the High
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Wycombe area. Despite the identification of new sites, including the objection site, I found a
need to provide more housing land on 'greenfield' sites to meet Structure Plan requirements. I
consider Turners Field compares favourably with other potential sites as yet undeveloped for
the reasons below.
Acessibility and highway safety
3.2.3.28
The site is located within 400m of local shops and within 15 minutes of a journey
by car or bus to High Wycombe town centre. It falls between zones 3 and 4 on the Council's
Public Transport Accessibility map, being served by 3 routes operating along Commonside 7
days per week, including evenings. The bus stops on this route are within 200m walking
distance of the site.
3.2.3.29
Adequate vehicular access to the site can be obtained from School Close,
widened within highway land by 0.5m, with a second emergency access from Turners Field.
Although the sightlines at the junction with Plomer Green Lane are marginally below standard,
appropriate traffic management measures to reduce vehicle speeds would ensure that highway
safety would not be prejudiced.
3.2.3.30
As to an objector's concerns about traffic generation in the area, the modelling
undertaken by Halcro Fox (CD/M/52) showed that the surrounding highway network could cope
with the relatively small numbers of extra vehicle movements likely to be generated by the
allocation. In any event the numbers of vehicles would be similar to the previous use as a
school.
Density
3.2.3.31
The Downey Village Statement acknowledges the likely redevelopment of the
school site and suggests this should be in sympathy with adjacent properties, and include some
affordable housing. However, guidance in paragraph 58 of PPG3 is explicit that a reduction in
density below 30 per ha should occur in rare instances. In general Dowley appears to have
been developed at typical post war suburban density, somewhat lower than the PPG3
guideline, but not particularly dispersed. The site is surrounded by housing estates, which are
pleasant but not of such special character as to be within the designated conservation area. In
this case, the net developable area of the site, excluding 0.7ha of open space intended to serve
a wider area, is about 1.6ha. The proposed density thus equates to about 31 dwellings per ha,
at the bottom end of the range quoted in PPG3.
3.2.3.32
The scale of development envisaged for the site would have a negligible effect
on the overall housing numbers in Downley. I consider therefore that the allocation would not
lead to local services being stretched to an undue degree.
Other matters
3.2.3.33
The other criteria of paragraph 31 of PPG3 are met. There are no problems with
infrastructure and services. There is no reason why the new residents could not be integrated
with the existing community at Downley; in addition the existing Victorian school building could
be retained for community use, adding to the provision of facilities in the area and the
development of community activities.
3.2.3.34
Other than grass, most of the vegetation within the site lies along the
boundaries, where a number of mature trees could be retained within new housing. From the
objector’s evidence to the inquiry, it appears that the site is frequented by a number of birds,
bats and foxes on some occasions. Many of the fauna may presumably visit from the larger
habitat of Downley Common, a short distance to the north. However, some open space would
be retained in accordance with the development principles, which together with gardens would
provide a habitat for much of the flora and fauna found within the site.
RECOMMENDATIONS
q

H/2/id

Modify the Plan in accordance with PICs 3/4, A2/13, A2/23 and A2/28
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POLICY H2ig:HEIGHTS COUNTY FIRST SCHOOL, DOWNLEY

PIC 3/4 Objections
See Appendix 3H
Summary of Objections
(a) Object to cramming development onto small sites. Proposed dwelling numbers should be
reduced. Site too small to accommodate 40 dwellings, if development is to accord with the
Downley Village Design Statement.
(b) Object to loss of playing fields.
(c) Object to loss of green space and loss of open space.
(d) Object to loss of trees and hedgerows.
(e) Downley is already overdeveloped. Proposal will lead to increased traffic, parking,
nuisance and noise. Village atmosphere will be lost. Road traffic infrastructure has not
been sufficiently assessed.
(f) Site is not previously development and is still in use.
(g) Location and accessibility of the site is poor. Walking and cycling to facilities will be difficult
due to steep gradient.
(h) Site could be required for future education needs and should be retained.
(i) Council has not demonstrated suitability of the site or its ability to deliver 40 dwellings.
(j) Restricted access to the site. This will create an accident black-spot.
(k) Site occupies the brow of a hill; extant houses adjacent to the site are significantly lower
that the level of playing fields. This could lead to overlooking, loss of amenity etc.
(l) Unreasonable for Downley to bear the brunt of housing development in the area, when
other sites have had their allocations reduced or deleted.
(m) Object to the allocation without public local consent.
Inspector's Reasoning and conclusions
3.2.3.35
Many objectors argued that the site should not have been included in the Plan in
preference to other previously identified sites, which were better for housing on environmental
grounds. I deal with the suitability of these areas in my summary comparative assessment and
my detailed comments on objections to their removal from the deposit draft. Given my
comments about the projected shortfall of housing in relation to Structure Plan targets,
replacing some of the earlier sites would not necessarily avoid the need to retain the sites put
forward in the PICs.
3.2.3.36
The site is a former school with associated playground and playing field, located
within the urban area of High Wycombe, as defined on the Plan and the previous Local Plan. It
is surrounded by housing to the east, south and west, and adjoins an informal open space
containing the village pond to the north. I understand that the school has closed, having been
replaced by new buildings at Wycombe West Sc hool. The issue of school closure is for the
local education authority to determine, in accordance with its restructuring programme, not the
Local Plan process.
3.2.3.37

In principle the site is a suitable location for new housing, as it lies within the
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urban area of High Wycombe, where new housing development is directed by Policy H2 of the
Structure Plan. The whole curtilage of the school falls within the definition of previously
developed land as set out in PPG3, and residential allocation accords with the broad thrust of
government policy and Policy H7 of the Structure Plan to make the best use of urban land. The
Council’s detailed site assessments schedules (CD/I/18) show that there is no conflict with the
criteria of paragraph 31 of PPG3. The site is largely surrounded by housing, is free of major
constraints to development, would help contribute to community development through the
provision of open space and lies in a relatively accessible location with regard to public
transport and a local shopping centre. It therefore scores relatively well in any sequential test
for new housing development.
Open space issues
3.2.3.38
The Development Principles for the site set out in Appendix 2 specify a
comprehensive design solution linking a new toddlers’ play area to the green and pond
immediately north of the site. It is also proposed to delete the housing notation on part of this
area, which would be retained as open space in its entirety. This would go some way towards
meeting the needs of Downley residents for informal recreation. Bearing in mind the proximity
of the neighbourhood to the open countryside to the north west, I consider that this provision
would be adequate.
3.2.3.39
The allocation would involve the loss of the school playing field, although this
area was too small to accommodate a full-sized pitch for senior or junior football. The existing
school pitch would be replaced by others at West Wycombe School, which the County Council
is considering making available for dual use. In addition, the loss of pitches at 4 school sites
has been accompanied by a compensatory package of improvements at the former Redford
playing fields, Totteridge. These would comprise two more senior pitches, which can also be
used for mini-soccer, and improved changing facilities and parking. This proposal meets some
of the needs of potential users identified in the Wycombe Playing Pitch Study 1999 (CD/I/15),
which identified an adequate supply of pitches in the District. It should also enable a more
efficient maintenance regime than that for many pitches dispersed throughout the town. The
proposal has the support of Sport England, who have conditionally withdrawn their original
objection to developing the site. I consider the package approach also meets the thrust of
government policy as set out in the revision to PPG17, July 2002, in that the Plan seeks to
meet identified local needs arising from a full study.
3.2.3.40
The playing field has some role as a green lung within the built up area of
Downley, although there is no public right of access at present. The Council intends to place
TPOs on the trees around the western and southern boundaries of the site so that they could
be retained in any redevelopment. There is no evidence of the site holding significant
ecological value.
Density
3.2.3.41
The proposal for 40 dwellings on a site of 1.1ha (39 per ha) falls squarely within
the guideline density figures of 30 to 50 dwellings per ha set out in paragraph 58 of PPG3. This
form of development would be comparable with the density on the east side of Grays Lane, at
35 dwellings per ha. I note that the Downley Village Design Statement indicates that the style
and density of future development should be appropriate to its immediate context. In my view
40 extra dwellings in Downley would not have a material impact on the character of the
neighbourhood, which covers a substantial area. The open space element of the proposal is to
serve local needs, not the wider area, and should not therefore be deducted from the relevant
development area. While the required density may be rather greater than the surrounding
housing, I see no reason why a well designed scheme could not be achieved on this relatively
flat site. Detailed proposals should deal sensitively with the potential problem of overlooking
adjoining dwellings to the south and west from the higher ground of the site, but this should not
be a significant constraint.
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Highway safety and accessibility
3.2.3.42
The County Council as highway authority have agreed that the existing access
point would be suitable for a development of up to 40 dwellings, subject to some improvements
(CD/M/53). The strip of available land can accommodate a 4.8m wide carriageway plus 2m
footway and verge to meet normal requirements for this scale of development. I have no
technical evidence to suggest that the surrounding highway network could not cope with the
additional traffic likely to be generated by the new housing. The site lies within 100m of local
shops and the entrance is within 490m of a bus stop on Grays Lane which has a service of
more than 4 buses per hour to the town centre. Such a location would help to minimise car
travel and would provide reasonable access to a range of services for those without access to a
car.
Other matters
3.2.3.43
The other issues raised by the objectors, such as the mix of housing, provision
for community needs, pedestrian routes, prevention of crime, can be addressed by the
adherence to the development principles at detailed design stage.
RECOMMENDATIONS
H/2/ig15

Modify the Plan in accordance with PICs 3/4, A2/13, A2/23 and A2/28

POLICY H2ih:TERRIERS FIRST SCHOOL

PIC 3/4 Objections
0376/34
0379/68
0571/25
0579/19
0709/13
1141/44
1579/24
2113/1
2138/1

Axa Equity and Law Life Assurance Society PLC
Sport England
Laing Homes Ltd
Michael Lambert
Bryant Homes Technical Services Ltd
Beazer Strategic Land
Oxford Land Limited
Mr & Mrs A Mills
Mrs Susan Chilton

Summary of Objections
(a) Proposed site capacity too high. Council has not demonstrated the suitability or ability of
the site to accommodate 60 dwellings without overcrowding.
(b) Object to loss of playing fields.
(c) Object to loss of Green Space and open space.
(d) Object to loss of existing car park on the site and waste recycling facility. This area of land
should be excluded from any residential potential.
(e) Site should be treated as a windfall and not an allocation.
(f) Inclusion of flats in prominent corner building could help to maintain the housing numbers,
whilst protecting the existing green space.

Chapter 3 – Housing

page

116

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report
(g) Site fails location and accessibility test. Walking and cycling to facilities will be difficult due
to site being located in a hilly area. Development will lead to dependence on the private
car, increased congestion and is unsustainable.
(h) Site could be required for future educational needs and should be retained.
(i) Object to loss of views and privacy.
Inspector's Reasoning and conclusions
3.2.3.44
Many of the issues raised in considering objections to other school sites
included in the Plan as housing allocations at PIC stage apply to Terriers First School. The site
is a former school with associated playground and playing field, and includes a small public car
park with 24 spaces and a bottle bank. It is located within the urban area of High Wycombe, as
defined on the Plan and the previous Local Plan. The site lies to the south of Totteridge Lane
within a largely residential area, with housing adjoining to the south east, and south west. On
the other side of Totteridge Lane to the north is the Terriers Conservation Area and Kings
Wood, and Totteridge playing fields can be easily reached via a short footpath link from the
southern corner of the site. The school buildings have been demolished, following a review of
school needs in the whole of High Wycombe. The issue of school closure is for the local
education authority to determine, in accordance with its restructuring programme, not the Local
Plan process.
3.2.3.45
In principle the site is a suitable location for new housing, as it lies within the
urban area of High Wycombe, where new housing development is directed by Policy H2 of the
Structure Plan. The whole curtilage of the school falls within the definition of previously
developed land as set out in PPG3, and residential allocation accords with the broad thrust of
government policy and Policy H7 of the Structure Plan to make the best use of urban land. The
Council’s detailed site assessments schedules (CD/I/18) show that there is no conflict with the
criteria of paragraph 31 of PPG3. The site is clearly part of a larger housing area, is free of
major constraints to development, would help contribute to community development through
the provision of open space and lies in a relatively accessible location with regard to public
transport and a local shopping centre. It therefore scores relatively well in any sequential test
for new housing development.
Open space issues
3.2.3.46
The former school playing field has some role as a green lung within the built up
area of Totteridge, although there is no public right of access at present. The Development
Principles for the site set out in Appendix 2 specify a comprehensive design solution and the
provision of an informal open space of 0.36 ha, to include an equipped children’s play area.
The car park and waste recycling facility would be retained. The site is located close to
extensive areas of public open space in Kings Wood which links to the open countryside north
of Amersham Road. These links could be retained if Terriers Farm were developed as I
recommend, and residents of the site would have excellent access to a variety of open space
for informal recreation.
3.2.3.47
The allocation would involve the loss of the school playing field, although this
area is too small to accommodate a full-sized pitch for senior or junior football. The loss of
pitches at 4 school sites has been accompanied by a compensatory package of improvements
at the former Redford playing fields, Totteridge, not far from the site. These would comprise
two more senior pitches, which can also be used for mini-soccer, and improved changing
facilities and parking. This proposal meets some of the needs of potential users identified in
the Wycombe Playing Pitch Study 1999 (CD/I/15), which identified an adequate supply of
pitches in the District. It should also enable a more efficient maintenance regime than that for
many pitches dispersed throughout the town. The proposal has the support of Sport England,
who have conditionally withdrawn their original objection to developing the site. I consider the
package approach also meets the thrust of government policy as set out in the revision to
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PPG17, July 2002, in that the Plan seeks to meet identified local needs arising from a full study.
3.2.3.48
However, The Council intends to place TPOs on the trees around the western
and southern boundaries of the site so that they could be retained in any redevelopment.
There is no evidence of the site holding significant ecological value.
3.2.3.49

Density

3.2.3.50
The proposal for 60 dwellings on a site with a minimum net developable area of
1.35ha (excluding the car park and bottle bank and possibly an area for a community building)
would be at a density of 41 per ha. This falls squarely within the guideline density figures of 30
to 50 dwellings per ha set out in paragraph 58 of PPG3. Bearing in mind the relatively good
accessibility of the site (within Zone 3) and the nature of the development fronting Amersham
Road, I consider density at this level to be entirely appropriate. The open space element of the
proposal is to serve local needs, not the wider area, and should not therefore be deducted from
the relevant development area. A well-designed scheme could be achieved on this relatively
flat site which would fit in with the surrounding area. Detailed proposals should deal sensitively
with the potential problem of overlooking adjoining dwellings to the south and west from the
higher ground of the site, but this should not be a significant constraint.
Highway safety and accessibility
3.2.3.51
The County Council as highway authority has agreed that the site would require
a single main access from Totteridge Lane and a secondary route for emergency vehicles only
(CD/M/51). The extra traffic generated by the 60 dwellings would add to congestion at the
Amersham Road/Totteridge Lane junction, but these could be mitigated by improvements. I
have no reason to believe that the allocation would lead to unacceptable conditions elsewhere
on the surrounding highway network.
3.2.3.52
The site lies within 200m of local shops and is a short car or bus journey of less
than 15 minutes to the town centre. There are bus stops within 400m of the site with more than
6 buses per hour to the town centre, so it falls within Zone 3 of the Council’s accessibility index
in Appendix 9 of the Plan.
Other matters
3.2.3.53
The other issues raised by the objectors, such as the mix of housing, provision
for community needs, pedestrian routes, prevention of crime, can be addressed by the
adherence to the development principles at detailed design stage. I appreciate concerns that it
would be inconsistent to require contributions towards education provision on a site released by
the education authority as no longer required for that purpose. However the Development
Principles are not prescriptive about this issue.
Conclusion
3.2.3.54
Many objectors argued that the site should not have been included in the Plan in
preference to other previously identified sites, which were better for housing on environmental
grounds. I deal with the suitability of these areas in my summary comparative assessment and
my detailed comments on objections to their removal from the deposit draft. Given my
comments about the projected shortfall of housing in relation to Structure Plan targets,
replacing some of the earlier sites would not necessarily avoid the need to retain the sites put
forward in the PICs.
RECOMMENDATIONS
q

H/2/16

Modify the Plan in accordance with PICs3/4, A2/15, A2/25 and A2/30
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HOUSING DEVELOPMENT PROPOSALS – HIGH WYCOMBE AREA

TERRIERS FARM

The Objections
0522/2
1141/1
1207/10

Redrow Homes (Southern) Ltd
Beazer Strategic Land
Resident’s Action Group on Gomm Valley

Summary of Objections
(a) Object to the non-inclusion of Terriers Farm site for residential use (120-400 dwellings
proposed, with appropriate employment). Refer to the uncertainty in the timing of release
and availability of other housing allocations in the Plan. The Council has not given due
regard to meeting the development needs of the District in the most sustainable way. The
site has more advantages that other sites allocated under Policy H2. It appears that the site
has been rejected due to the level of public objection.
(b) Site is located on a well-used pubic transport route with easy access to the town centre and
other employment locations. There is the opportunity to provide major public transport
improvements including a dedicated bus route and park and ride. The site is not subject to
significant ecological, landscape, environmental or agricultural constraints and is well
located in relation to existing local facilities. Site can be contained and features protected.
Site is located on urban edge, surrounded by urban development on three sides. Site is
readily available.
Inspector's Reasoning and conclusions
Introduction
3.2.4.1 In my discussion of the general housing strategy of the Plan, following on from the RTS,
I identified a shortfall in the expected number of completions in the Plan period compared with
Structure Plan targets. In my assessment as to how this shortfall can be met, summarised in
section 3.2, I have given considerable weight to Structure Plan Policy H2, which directs major
new housing to the High Wycombe urban area. This section of the report analyses the
suitability of the Terriers Farm site for new housing development. I take into account the
proposal for a potential park and ride site, which is dealt with in detail in section 7.17 of the
report.
3.2.4.2 The site comprises about 23.1 ha of pasture located to the north of Amersham Road
about 2km north east of the town centre. The Redrow objection relates to about 4.9 ha in the
southern part of the site, whereas the other objections concern the whole site. All the land lies
within an area safeguarded from the green belt. The Council accepted that this designation
meant that the site was considered suitable for development at some future date, but argued
that in the context of its own assessment of need the Abbey Barn North site was sequentially
preferable. A very substantial number of objectors, represented by the Grange Action Group,
argued that the site should be designated as green belt, together with adjoining land within the
AONB at Grange Farm. I deal with these objections in Chapter 9, but have taken into account
the evidence put forward to support that case in my discussion of this objection seeking
housing allocation, particularly with regard to matters such as landscape quality, community
identity, accessibility and highway safety.
Landscape Impact
3.2.4.3 The site lies outside the AONB, from which it is separated by the strong physical
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boundary of Ladies Mile, a bridleway lined by mature hedgerow trees on both sides. The land
comprises a number of gently sloping fields, many of which are bounded by hedgerows, and
includes the group of buildings at Terriers Farm, although the objectors propose they should be
retained outside the residential allocation. The Countryside Commission’s character study ‘The
Chilterns Landscape’ indicates the site forms part of a sub-type of landscape designated as
‘Level Plateau’, itself falling within a larger division of dip slopes, often at the head of dry
valleys, as in this case. I consider the most accurate indication of the landscape type at
Terriers Farm is provided by the County Council’s Buckinghamshire landscape assessment,
which classifies it as ‘Incised Dip Slope’, characterised by small scale intimate farmed land,
with remnants of historic landscape patterns, narrow lanes and suburban development.
Although much of the site retains a rural character, its location at the edge of a substantial
urban area is obvious. This is particularly apparent in the southern part, which exhibits some
urban fringe characteristics such as pony paddocks and views of adjacent employment
development.
3.2.4.4 The Council’s landscape assessment, undertaken by Gillespies (CD/I/12) identified the
Terriers Farm site as having Class 1 value, sufficient to indicate that development should be
strongly resisted. This judgement was based on a comparison of form with the western half of
Grange Farm, which was considered a more intimate and attractive landscape than the more
open rolling arable fields to the north east. This view of the visual quality of the wider area is
clearly not shared by the Countryside Commission, which omitted the site from the AONB when
it was extended in 1990. While the general topography of the site is similar to the AONB land,
its overall visual quality is lower. The site is linked visually to the AONB by some gaps in the
hedges along Ladies Mile, but these are infrequent and the density of vegetation in the hedges
gives the site a sense of enclosure and separation from the countryside beyond.
3.2.4.5 The Council argued that the landscape value of the site was enhanced by its value as a
strategic gap between the separate communities of Hazlemere and High Wycombe. The site
also performed an important role in maintaining a green corridor from the Gomm valley, through
Kings Wood and the site out to the open countryside of Grange Farm and beyond. However, I
consider the link between the open spaces is less strong than the Council claims. Substantial
parts of the area shown as green space on the Council’s annotated aerial photo are ‘heavily
wooded and treed residential areas’ which nevertheless contain significant building cover. For
example, the width of the green gap at the northern end of Kings Wood is restricted by the new
housing development at the Axa site. Although this is at relatively low density, it nonetheless
intrudes significantly into the open space. Next to the site itself the substantial group of
buildings at Terriers also break into the green wedge, which is crossed by a busy main road,
where there is no sense of rural tranquillity. The site would continue to be separated from
Hazlemere by the sizeable recreation ground to the north east, and is likely to have its own
distinct physical identity compared with the low density suburbs to the south.
3.2.4.6 The objectors argued that the green space could be continued across the site to link
into the larger area of AONB at Grange Farm through careful design. I see no sound reason
why a substantial green wedge could not be retained through the middle of the site to achieve
this aim. If this were based on the established hedgerow that runs north-south through the
middle of the site, currently classified as a BNS, it could also act as an important wildlife
corridor. Visually this part of the site could be connected to the open space within the Terriers
Conservation Area, helping to retain its setting and allowing the countryside to reach into the
town.
3.2.4.7 In essence there must always be some element of subjectivity in any landscape quality
appraisal. I consider that the location of the site on the urban fringe and its physical
characteristics and use detract slightly from its value in the wider Chilterns landscape. On
balance I concur with the objectors that the landscape value of the site is less than the Council
claims.
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Ecology
3.2.4.8 As already noted the site contains one BNS where the main interest is the age of the
hedgerow resulting in a large number of species. Another BNS, the southern hedgerow along
Ladies’ Mile, adjoins the northern boundary of the site. Clearly the development principles
should emphasise the importance of retaining and protecting these features. However, that
should present no difficulty; the site is large enough for a sensitive design to allow adequate
buffer zones and for the north-south hedgerow to become the focus of a green lung in the heart
of the new housing. Although the main access road would have to breach the hedge, this could
be achieved at a point near the middle of the hedge where there is already a significant gap;
the remaining lengths could be left undisturbed
3.2.4.9 Local residents and the National Trust gave evidence that badgers live relatively close
to, but outside, the site. While parts of the site may be used for foraging, other areas are
available nearby on Grange Farm. The proposed green corridor through the site would enable
continued movement of wildlife to Kings Wood and beyond.
Accessibility
3.2.4.10
The Council accepted that the site had moderate accessibility overall, lying on
the border between zones 3 and 4 of the index shown in Appendix 9 of the Plan. Local shops
and a garage in Amersham Road lie within about 400 m of the site. The nearest primary school
is less than 600m away, although it is located on the other side of the main road. A total of 6
schools or other educational establishments, including Buckinghamshire Chilterns University
College, are within 1200m of the site. The local centre at Hazlemere, with a range of shops
and services, is about 1 km from the centre of the site, within easy reach by cycle. The Council
has plans to improve the cycle route from Kingshill Road to the town centre via green Road and
alongside Amersham Road.
3.2.4.11
Amersham Road is a main public transport corridor in High Wycombe, along
which 10 buses run each hour. Residents of the site without access to a car would be in a
relatively good position to reach the wide variety of shops, services and community facilities
available in the town centre, just a 2.5 km bus ride away. The bus services provide reasonably
good access to other important employment destinations such as Cressex Industrial Estate,
Amersham and Chesham. As I discuss in my own comparative site assessment, I have
concluded that the advantages of Terriers Farm on this count weigh heavily in its favour.
Transport issues
3.2.4.12
The Council’s initial concerns about the method of highway access to the site
were addressed by the objectors before the relevant inquiry appearance. I am satisfied that it
would be possible to provide a safe road entrance along Kingshill Road, together with a
secondary access for emergency vehicles only. The Council did not argue that any substantial
improvements to the road network in the vicinity of the site would be required to deal with extra
traffic from another 400 dwellings here. However, some contribution towards junction
improvements at Totteridge Lane/ Amersham Road/ Kingshill Road would be needed, together
with footways, pedestrian crossings and cycle routes. While I note the concerns of local
residents about traffic congestion in the Terriers locality at peak hours, which I experienced
myself, this problem is prevalent throughout the High Wycombe urban area on all approaches
to the town.
3.2.4.13
Depending on further studies, these problems may be addressed by traffic
management measures and, if needed, park and ride schemes. The objection site would
provide an alternative park and ride site to the proposal at Hazlemere, deleted from the Plan by
PIC 7/12 The Council has now put forward a criteria-based policy, which I recommend with
some modification for adoption in section 7.17 of this report. I note that the Hazlemere site
enjoys the operational advantages of an outer location that would help to minimise car travel
within the urban area and may allow bus routing other than along the congested Amersham
road corridor. That site lies within both the green belt, where a park and ride scheme may not
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be inappropriate subject to the criteria outlined in Annex E to PPG13 and Policy T17, but also
the AONB. The Terriers site would avoid development in the green belt and more significantly
the AONB, where the test of national need would apply to any proposal that would
compromises the natural beauty of the area. In the event of a decision to proceed with the park
and ride scheme, a detailed assessment of the merits of both sites would be necessary at a
later date. In the meantime, part of the Terriers site should be safeguarded for such a scheme
pending the outcome of both the general review of the need for park and ride and the merits of
individual sites.
Independent development of the Redrow Site
3.2.4.14
From my analysis of housing need I consider that the development of the whole
site can be justified in order to meet Structure Plan requirements throughout the Plan period. If
the southern part were developed alone, as safeguarded land the remainder would remain
suitable for development and adequate access provision would have to be safeguarded also. I
agree with both the Council and Beazer that the comprehensive planning and development of
the site with primarily residential development would secure the most efficient use of the land. I
deal with the suggested provision of a site for park and ride in section 7.17.
Other matters
3.2.4.15
The site is not particularly valuable as agricultural land. Only a small proportion
is classified as Grade 3A, comprising a narrow band through the middle of the site and the
eastern edge. The majority is Grade 3B, currently used as pasture, the loss of which would be
insignificant in the wider District-wide context and the change in emphasis on retention of good
quality land set out in the recent revisions to PPG7.
3.2.4.16
New buildings on the site could be designed and laid out to be sufficiently distant
from Terriers House to have no discernible effect on the listed building or its setting. The small
copse along the northern edge of the Conservation Area could be supplemented by further
planting within the site to preserve its separate identity and character.
3.2.4.17
I have noted the concerns of local residents and the Council that development of
Terriers Farm would result in the coalescence of Hazlemere and High Wycombe, with a
consequent adverse effect on the sense of community identity that residents currently enjoy.
However, while perceptions of community are important, on the ground the two parts of the
urban area are linked on the south side of Amersham Road for all but a narrow break at the
northern end of Totteridge Lane, within which sits the Beech Tree public house and its garden.
To the immediate east of the site the recreation ground would retain a green space between
the new neighbourhood and the older core of Hazlemere. In these circumstances I consider
the minor disadvantage of some loss of space between different parts of the built up area would
be outweighed by other benefits, including the proximity to a main public transport corridor. I
acknowledge that here is some strength of public opinion against the development of the site,
as there is with all other sites, but I have dealt with them all on their planning merits.
Conclusion
3.2.4.18
In conclusion, Terriers Farm is a high performing site where new housing
development would form a logical urban extension to High Wycombe. In comparison with other
sites it lies in a relatively good position for those residents without access to a car to be able to
reach a variety of facilities and services by other modes of transport. The site scores well with
regard to environmental impact, ecology and transportation. Taking into account the need to
safeguard a park and ride site, provide a green wedge and possibly a small local centre, the
site has a capacity of about 400 dwellings. In my own comparative assessment I considered
these advantages combine to make the site the most attractive of the opportunities to meet the
shortfall in housing identified in section 3.2.
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RECOMMENDATIONS
q

H/2/4/1 Modify the Plan by allocating the site for residential development with 400
dwellings in the period 2006-2011. Set out development principles in Appendix
2 of the plan that include provision for a green corridor through the middle of the
site and land safeguarded for a park and ride site, pending the outcome of the
relevant policy review.

AXA SUNLIFE, AMERSHAM ROAD, TERRIERS
The Objections
0017/2
0034/5
0036/5
0753/2
0829/14
1028/3
1130/4
1183/2
1250/2
1272/2
1274/2
1285/2
1287/2
1288/3
1289/2
1354/2
1357/2
1368/2
1369/2
1379/3
1381/2
1408/2
1415/6
1418/2
1491/2
1535/5
2056/2

Leigh & Lesley Edwards
Dr David J Brickwood
Mr RE Chilton & Mrs AS Chilton
Paul Wagstaff
Trevor Fazackerley
Mrs Eileen F Backhouse
Mrs H L Hide
B J Wood
Mr & Mrs G Gomm
E A Evans
Robert James Leftwich
A H McGovern
K A Mills
David & Philippa Marfleet
Norman Brown
A D Carpenter
Anthony Sagar
J Bartle
Mr & Mrs T Groom
Raymond Brooks
A R James & M Kelly
C Johns
Ron and Sue Long
Mrs G m Brailsford
Air Commodore & Mrs M I David
Susan Brown
Mrs J Brickwood

Summary of Objections
(a) Propose Axa Equity & Law site for housing, thereby reducing pressure on green field sites.
Site is within a residential area and should be allocated as a spacious residential area, for
which there is an urgent need. Housing would protect the environment, maintain the
character of the area and give security to surrounding residential properties. Residential
use of the site is a more suitable use than business use.
Inspector's Reasoning and conclusions
3.2.4.19
The site has planning permission for housing following an appeal decision and
construction was under way at the time of the inquiry. The broad thrust of these objections that
the site should be developed for housing has been met and no further comment is necessary.
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RECOMMENDATIONS
q

H/2/4/2

Modify the Plan in accordance with PIC 4/2

BOOKER COMMON ALLOTMENTS

The Objections
0508/16

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under Policy H2. Site is highly sustainable, being
either adjacent to existing built-up area or represents an infill plot in an otherwise built up
frontage. Site could be brought forward without the need for additional infrastructure.
Inspector's Reasoning and conclusions
3.2.4.20
The site consists of a roughly rectangular field, used as allotments, to the south
west of High Wycombe. The site is in the green belt and abuts the AONB, outside the
settlement boundary for High Wycombe.
3.2.4.21
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas.
3.2.4.22
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. Even though the site is located at the
edge of the urban area, it falls within PTAM Zone 4 (see Appendix 9 of the Plan) and cannot
demonstrate a sufficient degree of sustainability to support this argument. A key feature of the
green belt is its permanence; PPG2 states that its boundaries should not be changed unless
alterations to the Structure Plan have been approved or other exceptional circumstances exist.
In this case the site continues to meet the green belt functions of preventing the spread of the
west side of High Wycombe, preventing the merger of High Wycombe with Lane End,
protecting the countryside from encroachment and encouraging the development of urban land.
3.2.4.23
As regards the objector’s argument that the allotments comprise previously
developed land, PPG 3 is quite clear that this definition would not apply to allotment land and
similar urban spaces such as parks and recreation grounds. Similarly, given its low
accessibility rating, the site’s location at the edge of a settlement does not necessarily make it a
sustainable site. Allocating this site for housing would be in clear conflict with national and local
policies concerning the location of new housing and with established policies to protect the
green belt.
RECOMMENDATIONS
q

H/2/4/3

No modification
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GOMM VALLEY

The Objections
0376/5
0378/4

Axa Equity and Law Life Assurance Society PLC
George Wimpey PLC

Summary of Objections
(a) Propose the deletion of housing sites at Abbey Barn North, Abbey Barn South and
Wycombe Marsh, and the allocation of the Gomm Valley for 500 to 600 dwellings. Refer to
potential of existing rail corridor and ability to provide a fully integrated public transport
system, alongside other uses to be incorporated in the proposed development of Gomm
Valley. Note one objector refers to the site as Gomms Farm.

Inspector's Reasoning and conclusions
3.2.4.24
Axa put forward a comprehensive scheme for a mixed development on the
southern part of the Gomm Valley, excluding the Ashwells housing site shown on the Deposit
Plan, but including Pimms Close.
The suggested uses comprise: an extension to the
Peregrine Business Park; a mixed use area of live/work units; a local centre; about 400 new
dwellings; a park and ride facility with 400 parking spaces; a nature reserve; and a local park.
In this section of the report I deal with the housing aspects of the proposal but also the other
elements. The Wimpey objection was made in written form with reference to general principles
rather than detailed plans. This section of the report deals with both objections, albeit with
particular emphasis on the proposals put forward by Axa.
3.2.4.25
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. This assessment takes into account the sequential
approach to site selection as set out in PPG3 and Structure Plan policy to direct major new
housing to the High Wycombe Urban area. It also deals with a major allocation at Princes
Risborough and other smaller sites at Marlow.
3.2.4.26
The proposal for this urban extension on previously undeveloped land has been
considered alongside other sites, including other ASLs and land within the main urban areas of
the District. My findings below have informed this comparative site assessment. In summary, I
recommend the allocation of the sites proposed by the Council in the Plan as proposed to be
changed, excluding Abbey Barn North, and an additional housing allocation at Terriers Farm. I
concluded that the Gomm Valley site was not preferable to these other sites and should not be
allocated within the life of this Plan. I am confident that my recommended allocations will
provide sufficient dwellings to allow the Plan to meet the Structure Plan housing requirement
and that there is no strategic need to allocate any additional sites.
3.2.4.27
I conclude in Chapter 4 that on balance the Council’s employment strategy is
likely to provide for the continuing health of the local economy. While the justification for
removing/deleting a new greenfield business park was limited at the time, the robust nature of
the High Wycombe economy gives a strong indication that a new allocation would lead to some
overheating. In any event the proposal put forward in the objector’s masterplan is too small to
meet that need. Other sites nearer town centre may become available.
Transport
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3.2.4.28
Access to Axa’s development proposals would be from Cock Lane and Pimms
Grove, Gomm Road and Hammersley lane. The Council accepted that these arrangements
would provide for safe access to the site, albeit with some inherent delays if drivers were to use
Cock Lane and Hammersley Lane. New pedestrian and cycle routes would be provided within
the site and a new footway constructed under the Hammersley Lane bridge.
3.2.4.29
The proposals involve the use of a new traffic signal controlled section of one
way working in Hammersley Lane, similar to the current arrangements over the railway bridge
at the southern end of Cock Lane. The proposals also include new traffic signals at the junction
of Hammersley Lane and London Road, the provision of speed reduction measures and extra
passing bays in Cock Lane north of the railway bridge. The traffic models used by the
objectors and the Council also assume that other proposals for traffic signals at the junctions of
London Road with both Cock Lane and Gomm Road would be implemented.
3.2.4.30
The Council accepted that across the whole town congestion would be little
different as a result of the Gomm Valley proposals. However, at the inquiry there was some
discussion about the likely effects on traffic congestion along London Road. If Gomm Valley
were to replace the Wycombe Marsh site it was accepted that the volume of additional traffic
congestion would be minimal, although some opportunities for junction improvements using
land within Wycombe Marsh would be lost. However, I have recommended that the Wycombe
Marsh site should from a cornerstone of the Plan and provide a substantial number of new
homes as part of a mixed development in the last 5 years of the Plan period. In that event the
Gomm Valley site would generate additional traffic along the London Road corridor. The
Council’s witness had tested this scenario on the traffic model used to assess different plan
proposals, involving the sites allocated in the PICs and Gomm Valley. This test indicated an
increase in the congestion index for London Road from 1.65 to 1.72 once all sites were
developed, assuming a park and ride facility at Gomm Valley rather then Wooburn Moor. Such
a result is not surprising, given the amount of new development involved, the extra distance
travelled along London Road by users of the Park and Ride and the limited additional
infrastructure improvements attributable solely to the Gomm Valley scheme (traffic lights at the
Hammersley Lane junction).
3.2.4.31
The objectors argued that in any final analysis this small increase in projected
congestion levels should not preclude more housing in the London Road corridor. The overall
congestion level would still be rather lower than if no development (and accompanying traffic
management measures) were to occur at all. Given the congestion levels on all of the major
routes into High Wycombe during peak hours, additional development is not likely to create an
overall improvement in the transport system, wherever it is located. In this context I consider
the traffic congestion issue to be neutral with regard to the Gomm Valley proposals.
Sustainability
3.2.4.32
The development proposals are based on the centroid of the site being located
some 600m north of London Road. The site lies within Zone 4 of the Council’s Accessibility
map (Appendix 9 of the Plan). Looking at accessibility to local facilities, the nearest schools are
1100m (Marsh County First, to the south of London Road);1600m (Beechfield Middle); and 2km
(Hatters Lane Secondary). The nearest retail area of any significance is on London road to the
west of Micklefield Road, some 1200 m from the site. Given car ownership rates in Wycombe
District and the gradients from much of the new housing area to the valley floor, I agree with the
Council that a significant proportion of these trips will be by car. The proposed local centre
would help meet some needs, but would not be large enough to avert many combined trips to
other destinations in the town.
3.2.4.33
Looking at public transport, the centroid of the site is some 400m from a bus
stop in Orchard Road and 550m from a stop in Cock Lane. At the time of the inquiry 2 services
(Nos. 307 and 327) operated at a frequency of about 20 minutes to and from the town centre
using these stops. The 307 service (via Orchard Road) took a rather convoluted route via
Hatters Lane, with a journey time of about 25 minutes; the twice hourly service on the 327 took
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about 15 minutes each way. A third route, No. 301, passed along London Road between the
town centre and Flackwell Heath at roughly half hourly intervals, with extra school buses.
Bearing in mind the distances to these services, the gradients involved, their frequency and
journey times, I consider the site as a whole is not especially well served by buses at present.
3.2.4.34
The objectors indicated that they would be prepared to make significant
contributions to secure bus service improvements, in particular by subsidising diversions of
routes 301 and 327. These services were being reduced at the time of the inquiry and there
must be some doubt about their sustainability in the longer term. The benefit of the diversions
to Gomm Valley residents would to some extent be at the expense of residents living elsewhere
in the town, since their journeys to and from the town centre would take longer. Also, because
of timings, the services to the site would in practical effect be every half hour.
3.2.4.35
Nevertheless, the expected contribution to the development of bus services and
the Wycombe Transport Study would be beneficial. Whether this would be greater than the
potential improvements that are likely to occur if a competing site were developed is uncertain.
The proposed park and ride scheme would offer additional potential benefits of trip reduction
and improved accessibility of the site for some future residents. It should be noted that there is
scope to provide a similar scheme at Terriers Farm. As I discuss below, for policy and
operational reasons the Gomm Valley park and ride is by no means certain to occur in the
manner proposed by Axa. An intermediate facility may be provided, but adding another stop to
the service within Gomm Valley may conflict with other operational objectives. Overall
therefore, the package of measures proposed by the objectors would provide an improved level
of bus service, but I consider the objectors’ claim for ‘an extremely well served site’ to be a very
optimistic estimate of the long-term future position.
3.2.4.36
I note the objectors’ comparative accessibility study and the scoring
methodology involved. The weightings in any exercise such as this are critical; for example,
Gomm Valley is attributed a high score to the site with regard to potential for a station. Bearing
in mind the recent comments of Chiltern Railways about the extremely remote prospect of a
new halt so close to High Wycombe station, I consider this analysis to be overstated. Similarly,
the exercise gives an equal proportion of the score to potential improvements in public
transport services as to existing provision. As I indicate in my comparative assessment of
competing sites in section 3.2 of the report, I have strong reservations that this particular
method does not reflect properly the true relative accessibility of the sites.
3.2.4.37
In similar vein, the claimed reduction in the number of car based trips resulting
from mixed use development on the site is based in part on journey to work patterns taken from
3 nearby wards of High Wycombe. These have lower levels of income and car ownership than
other parts of the urban area. I have sympathy with the Council’s point that this may lead to a
higher estimate of trip reduction than might occur in reality.
Park and ride
3.2.4.38
The objectors also propose a 400 space park and ride scheme, to be located in
the south east corner of the site, with access from Hammersley Lane. I deal with the
transportation aspects of the Council’s policy for Park and Ride schemes in section 7.17 of the
report. In summary, I recommend broadly in favour of the Council’s PIC 7/12 to substitute the
Deposit Plan policy and 4 identified sites with a criteria-based Policy T17, subject to some
suggested amendments. The retention of the site as an ASL would allow such a proposal to
come forward if it were needed at a future date, were in conformity with T17 and also included
in the LTP.
3.2.4.39
The park and ride element would be located in a relatively inconspicuous part of
the site, although even on its own would detract from the landscape value of the whole valley,
particularly when viewed from Hammersley Lane and public footpaths in the southern part of
the site. This location, combined with other parts of the proposal such as high density housing
and the topography of this part of the site, would not allow for easy expansion of the facility if
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needed. From the objectors’ evidence of discussions with Arriva, it appears that the scheme
would be viable; anticipated usage of 800 cars per day charged at a rate significantly lower
than town centre car parks would generate enough income to cover expected running costs,
with a substantial margin for error.
3.2.4.40
However, the access to the facility from London Road would be somewhat
tortuous, under a single track bridge, which may discourage some drivers, even if traffic signals
were phased to encourage easy entry to the site. The lack of ‘presence on London Road and
delays to turn right (even on the objectors’ figures) are additional disadvantages. More
importantly, the location of the site closer to the town centre than junction 3 of the M40 is an
operational disadvantage of considerable weight, since the scope of the facility to reduce car
mileage would be much reduced. An intermediate facility may be a possibility, catering for
traffic from the new development and the roads feeding into London Road from the south,
including those from Flackwell Heath and Bourne End. At present there is no certainty that the
District and County Councils will decide to proceed with the provision of park and ride sites as
part of a revised transport strategy incorporated in a Local Transport Plan (LTP). Should they
do so, the site could still be considered in comparison with others in the eastern corridor
against the criteria of Policy T17.
Transportation conclusions
3.2.4.41
In summary, the objection site would have a broadly neutral effect on traffic
congestion, subject to contributions to help implement the Wycombe Transport Strategy and
other site specific measures. For those without a car, the site lies in a reasonable, but not
outstanding position with regard to access to local community and commercial facilities.
Implementation of the proposed park and ride scheme, and any possible associated benefits, is
at best doubtful, and certainly longer term.
Agricultural land
3.2.4.42
A relatively small part of the site in the middle of the valley floor is grade 2
agricultural land, and a significant area of the northern end is Grade 3A. The loss of this best
and most versatile land is a disadvantage, but not a critical one, taking account of the revised
guidance in PPG7about the need to weigh such losses against other factors.
Ecology
3.2.4.43
The site includes an SSSI extending to about 4.5ha on the eastern slopes of the
valley. This part of the site comprises former calcareous grassland, much of which has been
colonised by dense scrub, in some parts almost woodland. The southern margins include an
ancient hedgerow and woodland. Axa argued that much of the original ecological value of the
area had been lost through natural changes. However, they had an agreement with the Berks
Bucks Oxon Wildlife Trust (BBOWT) which would enhance its value by fencing off the area and
securing its proper management as a wildlife reserve. The Council raised concerns about the
proximity of a main spine road to the south west corner of the SSSI but this could easily be
addressed at the detailed stage, as a revised plan shows. I consider that subject to retention of
the important hedge (Hedge 1) running east west across the middle of the site, which already
has one break, would ensure that danger of colonisation from ruderal or windblown species
would be little different from now.
3.2.4.44
English Nature had objected to the proposals, apparently because of their
adverse effect on another area of local nature conservation interest immediately to the south of
the SSSI, which the Council indicated had been put forward as a SINC. The designation of
such areas is undertaken by a panel led by the County Council, and had not been finalised
during the inquiry. I deal with the objections to the application of Policy L9A to as yet
undesignated SINCs in section 10.9 of the report. The area comprises a mixture of calcareous
grassland and scrub on the steeply sloping east side of the valley, with a generally more open
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nature than the SSSI. The area is contiguous with the railway embankment but this link would
be severed by the main entrance road from Hammersley Lane, which turns north to link into the
main part of the site. The development proposals shown on the objectors’ masterplan would
result in the loss of about 1.1 ha out of the 2.5ha of the proposed SINC to mixed-use
development at its southern end.
3.2.4.45
The witnesses at the inquiry disputed the ecological value of the proposed SINC,
where the grassland is also under threat from scrub colonisation. I saw that this is particularly
the case in the northern half of the land, but the loss of the more open area would be a
significant disadvantage of the scheme. This loss would be offset by the addition of 0.9 ha
further up the slope and the prospect of better management of this area with regard to nature
conservation interests. The Council acknowledged that the proposed SINC would deteriorate
over the life of the Plan, but this may be averted if grants for sympathetic management were
taken up.
3.2.4.46
The site also contains a number of hedgerows, Little Gomm Wood and Pimms
Grove, all of which are known to be the site of a number of badger setts. In general these
areas would be undisturbed. While some of the foraging area would be lost, other ground
would be gained in the new park. The revision to the Masterplan might avert the needed to
move a sett in the middle of Hedge 1. Tunnels would be necessary to protect known runs, but I
believe that the scheme need not impinge on this protected species to an undue extent.
Another important hedgerow (Hedge 2,4,6) running north-south and linking across the middle of
site to the SSSI would be retained. The Council accepted that effects on other fauna, such as
birds and reptiles in the southern part of the proposed SINC, would not be so serious as to
prevent the type of development proposed. Gomm Wood could also be retained.
3.2.4.47
In summary, I find the issue of ecological impact finely balanced. I have borne in
mind the point that the Council accepts through the ASL allocation that development may take
place on the site at some time in the future in any event. I consider there would be no adverse
effect on the SSSI. The unfortunate loss of a significant area of the best calcareous grassland
would be offset to some extent by proper management of the proposed nature reserve and the
creation of the Gomm Valley Park, which would have nature conservation as well as leisure
benefits. Some of the concerns of English Nature, except the separation from the railway
embankment, which would not be critical, could be addressed. I have concluded therefore that
while the concerns about ecology may weigh against the site in comparison with others, they
would not fundamentally preclude the development of the area in broadly the manner proposed
by Axa in the long term.
Landscape
3.2.4.48
The site comprises a dry valley which drops from the Chilterns plateau at its
northern end quite steeply to the lower Wye valley floor to the south. The very attractive area
of predominantly rural character has distinctive rolling topography, with relatively steeply
sloping sides in the lower half. At present a significant part of the valley is farmed as arable
land, but the area also includes two woods, a number of hedges and an area of unfarmed
grassland and scrub on the eastern side, which includes the SSSI.
3.2.4.49
The Council’s landscape consultants classified the whole site as value class 1 in
their comparative site assessment exercise (CD/I/12). The objectors pointed to flaws in the
methodology of this assessment, particularly with the weighting given to the value of nationally
classified AONB landscapes. While I share their concerns with regard to the value of Grange
Farm in particular, I consider the combination of attributes found in the Gomm Valley create an
overall impression of very high landscape value, of comparable quality to much of the AONB
itself. It meets the Council’s criteria concerning distinctive visual quality, reasonable scale, well
defined boundaries for designation as a Local Landscape Area, which I discuss in Section 10.3.
The land also performs an important strategic role in separating the community of Tylers Green
from the main urban area of High Wycombe. However, given its notation as an ASL, and the
limited number of such sites to meet future needs in High Wycombe, I consider it would be
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unrealistic to confirm the LLA designation.
3.2.4.50
The site is separated from the nearest boundary of the AONB by a thin ribbon of
housing along Hammersley Lane, which was apparently an important factor in its exclusion
when it was considered for AONB status in 1990. Nevertheless, to my eye the housing at
Pimms Close and along Cock Lane forms a distinct edge to the east side of High Wycombe.
By contrast, the smaller residential area to the south of Robinson Road, closer to the main
valley bottom, appears as a separate self-contained block of development. Therefore the
Gomm Valley as a whole relates more strongly visually to the open countryside to the east than
the main urban area and is not seen as an isolated green wedge surrounded by suburbia.
3.2.4.51
The objectors argued that the complex topography of the ridges and valleys
around High Wycombe created a similarly complex pattern of views of the site from surrounding
areas. In general, hardly any of the valley can be seen from the AONB or green belt, while
visibility from the north is limited to the Ashwells area. However, many parts of the site are
prominent from Pimms Close, Hammersley Lane and Gomm Road. As the objectors’ analysis
and photographs showed, the whole of the large site is not visible from any location.
Nevertheless, the main elements of the valley can be viewed from a number of locations on the
other side of the Wye Valley as a vital component of the landscape structure of the town. The
two spurs below Pimms Grove and the SSSI are particularly prominent. The objectors’
proposals have deliberately kept these spurs free from development, much of which would be
located in the valley floor. However, the new housing area would extend up the valley side
towards Pimms Close in a location open to view from the south east. Even if well designed,
development would require some cut and fill operations and the new buildings would be hard to
screen, however extensive the landscaping. The incursion of development into the last
substantial green finger feeding down to the valley would be glimpsed from the M40, and from
a number of points on the side of the Wye valley directly opposite.
3.2.4.52
I note the Inspector’s comments in reporting on objections to the previous Local
Plan that suitable, sensibly designed development could be visually acceptable in this location.
Those words are not absolutely prescriptive and the ASL designation on the Plan in itself
implies that development may be acceptable at some future date. However, I consider that the
extent of new built form would have a very serious adverse impact on the landscape of the
valley, and would change the structure of the town for the worse. The employment and mixeduse elements of the scheme, and to a lesser extent, the park and ride facility, would detract
from the attractive rural character of the site, adding to the intrusion of new buildings in the
countryside. Much of the new housing would be more prominent, cutting across the rolling
grassland and arable fields, destroying its very attractive rural character. While a green link to
Kings Wood would be maintained, the essential character of the valley as a wide green finger
defining the eastern edge of the town would be lost.
3.2.4.53
I have taken account of the objectors’ point that the proposals concern only part
of the whole ASL, substantial parts of which would remain undisturbed, or would be improved.
However, my main concern is that the very high value of the whole dry tributary, a unique piece
of countryside extending to the heart of the main valley floor, would be lost. I have concluded
that this disadvantage detracts very substantially from the merits of the proposed allocations
compared with other potential development sites.
Other matters
3.2.4.54
While the objectors proposals would lead to some danger of coalescence
between High Wycombe and Tylers Green, the extent of development envisaged would not
unduly compromise their separate community identity unchanged. I have no firm evidence that
any archaeological remains would be adversely affected; if a survey were to indicate the
possibility of any artifacts, proper investigations could be secured before development.
Conclusion
3.2.4.55

The objectors’ proposals would help to overcome a substantial shortfall of
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housing in the second half of the Plan period. However, the employment development of some
9,000 sq m, even as an extension to the Peregrine Business park would be unlikely to generate
the critical momentum to provide the type of commercial resurgence envisaged in the Deposit
plan proposals. Similarly, the park and ride scheme suffers from operational disadvantages
which may preclude its implementation.
3.2.4.56
I have considered the need for the housing element of the proposals in
comparison with other available sites in the High Wycombe area. With regard to the factors
affecting this site, the site lies outside the green belt and has long been safeguarded for
development at some future date. I have found that the site would offer a reasonable, but not
outstanding, level of access to schools, shops and other community facilities. Allied to the
recommended site at Wycombe Marsh, it would add to congestion on London Road, although
in my view this would not be a critical constraint. There would inevitably be some adverse
effects on the ecology of the whole valley. However, the SSSI would be protected within a
nature reserve, which would include the other area of local ecological importance likely to be
designated as a SINC. Subject to these elements of the proposals being incorporated into the
development principles for the whole site, the wildlife interest of a managed nature reserve is
likely to improve. Critically, however, I consider that the scheme put forward by the objectors,
even though much development covers only the lower parts of the valley, would have a
severely detrimental effect on a local landscape of considerable beauty and value. In this
instance therefore I have identified sound reasons why Gomm Valley should not be allocated
for development proceed during the life of this Plan.
RECOMMENDATIONS
q

H/2/4/4

No modification

PIMMS GROVE

The Objections
0378/9

George Wimpey PLC

Summary of Objections
(a) Site at Pimms Grove, Cock Lane should be allocated as a Policy H2 Housing site. It is
physically well contained with a strong landscape framework. Site is level and could be
developed if necessary independently of the more substantial Gomms Farm proposal.
Inspector's Reasoning and conclusions
Introduction
3.2.4.57
The objection site comprises Pimms Grove, a small mature broadleaf woodland,
and some rough grassland, located at the south-west end of the Gomm Valley. The objectors
seek a housing allocation on some 3 ha out of the total site of just under 7 ha, to accommodate
about 100 dwellings. The proposal involves a new access to Cock Lane through the southern
part of Pimms Grove, the rest of which would be retained as woodland, and expanded at its
south eastern corner.
3.2.4.58
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
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set out in section 3.2 of the report above. This assessment takes into account the sequential
approach to site selection as set out in PPG3 and Structure Plan policy to direct major new
housing to the High Wycombe Urban area. The site falls within an area designated as an ASL
on the Plan, outside the green belt and AONB. The Council did not dispute that the ASL
designation meant that the site would be suitable for development at some stage; the issue was
whether it was needed during the life of the Plan.
3.2.4.59
The proposal for this urban extension on previously undeveloped land has been
assessed in comparison with other sites, including the larger Gomm Valley area. I concluded
that the allocation of the land proposed by Axa, which retained this site as open land, should
not take place in this Plan period, if not further into the future. My findings below have informed
my own comparative site assessment, where I concluded that the site should not be allocated
within the life of this Plan in place of other allocations proposed by the Council and an
additional housing allocation at Terriers Farm.
Transportation
3.2.4.60
At present the site falls within PTAM Zone 4. There is a circuitous hourly bus
service to the town centre from stops at Cock Lane. At the inquiry the objectors stated that
they would be prepared to improve accessibility by giving financial support for the reinstatement of the half-hourly service on route 327, which had recently been stopped.
However, they had not entered discussions with the operator and I find it hard to imagine that
100 extra dwellings would generate sufficient custom to tip the balance in favour of long term
viability for this service. Much more frequent and direct bus services are available from London
Road, but these stops are 600m from the centroid of the site. This is well beyond the normally
accepted walking distance of 400m, although the quality of service available would be an
incentive to walk further to a bus stop.
3.2.4.61
I agree with the Council’s witness that the site is not particularly well related to
community and commercial facilities. The nearest school is Marsh First, some 900m away
from the centroid of the site on the other side of London Road. Other schools, including the
nearest middle and secondary schools are further. The closest shops, including a post office,
are 800m away on London Road, towards the town centre. The gradient between the site
entrance on Cock Lane and London Road, 1 in 5 at its steepest, would be likely to discourage a
significant number of walking trips, including those to better bus services. Similarly, no
improvements to cycle routes are proposed, so that access to the east–west route along the
valley floor is over the narrow bridge in cock Lane down a steep gradient. On balance
therefore I agree with the Council that the site would provide at best moderate accessibility to
services for those without a car, and would lead to relatively high rates of car use by those with
the opportunity to travel by this mode.
3.2.4.62
The proposed allocation for 100 houses would be likely to generate about 65 to
70 extra vehicle trips in the peak hour. Although not a serious impact on the wider road
network, the extra traffic would have some marginal adverse effect on congestion London
Road. The Council expressed concern that the access arrangements would not provide for a
secondary means of access for emergency vehicles, as required to meet County Council
standards. This could be provided to Cock Lane, at a cost of losing more woodland. I note that
other highway authorities have a higher limit of dwellings up to which a single access, which in
this case would be a short stretch of road through a wood, is acceptable. Given the ecological
damage a second access would cause, I consider that a strong argument could be made for an
exception in this case, if that were the only objection to development.
Ecology
3.2.4.63
It was agreed that the grassland where the housing is proposed is recently
established on former arable land and has low ecological value. The access road would result
in the loss of part of Pimms Grove, which the objectors say is largely an area of semi-mature
ash planted or naturally generated in the latter half of the 20th century. However, about 0.1 ha
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of ancient woodland containing 2 or 3 mature hazel coppice stools would be lost. This area
does not contain any species not found elsewhere in the wood, nor would the viability of the
remaining area be threatened. The objectors’ proposals to move some of the vegetation and
create an additional piece of woodland to the south east would be of some marginal benefit but
several decades would pass before a similar woodland structure to that which would be lost
would evolve. The impact of the new access on this small area of wood would be a
disadvantage of allocating this area independently of the main Gomm valley ASL. However, I
accept the objectors’ point that this impact would be mitigated by translocation, new planting
and better management, so that in the wider picture it should not preclude development on its
own.
Landscape
3.2.4.64
The site comprises the western spur at the mouth of the Gomm Valley, with
extensive views outwards to the south and east. The grass field slopes steeply away from
Pimms Grove, which itself is a prominent feature in the landscape of this part of High
Wycombe. As well as from the other side of the Wye valley, the site is also clearly visible from
residential areas along the valley floor, for example from Kingsmead Road. The visual zone of
influence extends up to and beyond the M40, to the south- eastern edge of Flackwell Heath.
3.2.4.65
In summary, the site is an integral and most important part of the Gomm Valley,
which itself is a vital element of the landscape structure of the town and defines its eastern
edge. Although some development in High Wycombe is set on the ridgelines and upper slopes
of valleys, the Gomm valley is generally unspoilt, apart from the housing on the skyline in
Pimms Close, and a less visually intrusive ribbon of dwellings, mostly bungalows, along
Hammersley Lane. The sides of the valley remain intact and the only real incursion north of the
railway is the Peregrine Business Park, which lies in the valley floor at a much lower level than
most of the site. The Council has put forward a PIC to include the site within an area of local
landscape importance, which I address in section 10.2.3.1 of the report.
3.2.4.66
The incursion of the access road through the wood would have some minor, but
not critical, adverse visual impact. More seriously, I consider the housing development on the
field would compromise the setting of the town by closing the mouth of the valley in a very
prominent location. I accept that building on this site would not lead to problems of coalescence
between Tylers Green and High Wycombe. However, as I have already said in my report on
the Axa objections above, much of the structural value of the landscape derives from the
integrity of a complete green finger stretching almost to the floor of the Wye valley itself. The
scale of the proposed allocated ‘nail’ would be a significant encroachment into the whole, with a
disproportionate level of visual intrusion, because of the prominent sloping ground. Although
the proposed housing would be close to the existing urban area, it would break the pattern of
development here for the worse.
3.2.4.67
In my view the landscape value of the Gomm valley is almost directly
comparable with that of AONB. This factor contributed strongly to my own conclusion in
comparing potential ‘greenfield’ housing sites outside the green belt that it should be not be one
of the first ASLs to be developed. Even in circumstances where no further possibility of extra
capacity within urban area was apparent, I think that other less prominent parts of the valley
may be more suitable for development.
Other matters
3.2.4.68
The improved grassland is not an area of best and most valuable agricultural
land, which poses no effective constraint. The site would not integrate particularly well with
other housing to the west of Cock Lane, but residents would no doubt integrate into the wider
community of High Wycombe as time progressed. However the lack of constraint in these
respects does not overcome the strong planning reasons against allocation that I have already
identified.
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Conclusion
3.2.4.69
I have found that the site lies in at best a moderate position with regard to
accessibility to local schools, shops and other community and social facilities. The good public
transport links along the London Road corridor are not within such easy reach on foot as to
encourage significant numbers of trips other than by car. While the impact of development on
the ecology of the site would not be significant, I consider the proposed housing allocation
would have a severely adverse effect on a landscape of great local value, and the physical
structure of the town generally.
RECOMMENDATIONS
q

H/2/4/5

No modification

BOTTOM SW CORNER GOMM VALLEY

The Objections
1207/7

Residents’ Action Group on Gomm Valley

Summary of Objections
(a) 4 to 5 hectare site, completely enclosed on all sides by hedges, railway line and
employment area, should be allocated for housing. Development would only have a small
adverse affect on landscape value of valley as a whole. Site is within easy walking distance
of shops and public transport, can be satisfactorily accessed and is on MAFF agricultural
land classification ‘moderate – 3B’.
Inspector's Reasoning and conclusions
3.2.4.70
At the hearing dealing with this objection, the Action Group stated that it was not
proposing development on the land being put forward by Wimpey in place of the proposal for
housing on the Ashwells site as shown on the Deposit plan. The group sought the removal of
the whole of the Gomm Valley from the designation as ASL, an objection I deal with in section
9.1 of my report. In any event I have covered the merits of any such proposal in my analysis of
the Wimpey objections regarding the Pimms Grove site covering essentially the same area
(see above).
RECOMMENDATIONS
H/2/4/6

No modification

BUCKS FREE PRESS, GOMM ROAD

The Objections
0465/2

Bucks Free Press
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Summary of Objections
(a) Site is unsuitable for employment uses, being restricted in terms of its future layout due to
topographical considerations and proximity to residential areas. Site is poorly related to
transport network given the large number of commercial vehicles likely to visit the site. Site
is isolated and not well related to other employment areas. Predominant use of land in the
locality is no longer employment generating, given development of the land to the south by
Guinness Trust. Site should be relocated for housing.
Inspector's Reasoning and conclusions
3.2.4.71
This objection has not been withdrawn, although the Council has accepted that
the site should be allocated for residential development. I deal with other objections against the
housing allocation put forward in PIC3/4 in section 3.2.3 above, where I recommend in favour
of the Council. It follows there that I agree with the substance of this objection and recommend
modification of the plan accordingly.
RECOMMENDATIONS
H/2/4/7

Modify the Plan in accordance with PIC3/4

DOWNLEY FARM BARNS & FIELDS

The Objections
0508/3

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under Policy H2. Site is highly sustainable, being
either adjacent to existing built-up area or represents an infill plot in an otherwise built up
frontage. Site could be brought forward without the need for additional infrastructure.
Inspector's Reasoning and conclusions
3.2.4.72
The site consists of a large irregularly shaped parcel of land at the north western
edge of High Wycombe. The site is located in the green belt and the AONB and is outside any
recognised settlement boundary.
3.2.4.73
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas.
3.2.4.74
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have

Chapter 3 – Housing

page

135

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report
been approved or other exceptional circumstances exist. In this case the site continues to
meet the green belt functions of preventing the spread of High Wycombe into the countryside to
the north west of the town, whilst encouraging the development of urban land. Its development
would conflict with established policies to protect the green belt.
3.2.4.75
PPG7, and also Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is located on the Chiltern’s plateau, which is typified by a pattern of sporadic housing on
undulating small field separated by hedgerows and tracks. The site is in an exposed location
and the introduction of a dense development form would be overbearing when compared to the
more loose development pattern typical of this locality. Development of a site of this size
would therefore have a significantly detrimental effect on the rural character of the AONB.
3.2.4.76
The complex of buildings at Downey Farm, which has been converted to a
residential use, contains several listed buildings. The pattern of small fields that surrounds this
complex forms a highly attractive setting for these buildings, the effect of which is exacerbated
by the steep slope. The maintenance of this field pattern is of crucial importance in preserving
the setting of these listed buildings and also forms a highly significant part of the Downley
Conservation Area, which has a similarly open character.
The introduction of a even a low
density developed form to the site would destroy this field pattern, regardless of the standard of
design, and the open nature of this part of the conservation area would be compromised.
Allocating this site for housing would be in clear conflict with national and local policies
concerning the location of new housing, the protection of the green belt, the preservation of the
natural beauty of the AONB and the protection of the historic environment.
RECOMMENDATIONS
q

H/2/4/8

No modification

GRANGE FARM AND WIDMER END FARM, HAZLEMERE

The Objections
0486/4
1141/18
1320/1
0571/18

Frank Brunner
Beazer Strategic Land
Banner Homes
Laing Homes Ltd

Summary of Objections
(a) Site should be developed as it is preferable to other sites allocated under Policy H2. Site
has already been compromised and its development could reprieve other areas of genuine
value and beauty.
(b) Consideration should be given to the release of the site during the Plan period, due to the
constraints on other identified sites and concerns over their deliverability. Refer to
Gillespies Landscape Assessment of the site which identified potential for development at
Grange Farm, despite its AONB status.
(c) Seek the inclusion of 7.3ha of Widmer Farm as a housing allocation (150 dwellings). The
site is considered to be a more sustainable location than others designated. Although
within the Area of Outstanding Natural Beauty, housing would be less visible than at other
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sites and could be visually contained. The site would represent a logical extension of the
existing settlement and has other advantages.
Inspector's Reasoning and conclusions
3.2.4.77
Grange Farm is an extensive area of about 109 ha of undulating farmland
located on the northern edge of High Wycombe, to the south of Hazlemere and Widmer End.
The Banner Homes site is a small part of Grange Farm, in the south west corner adjacent to
Kingshill Road. Widmer Farm comprises about 8.4 ha of land in the north-east corner of the
larger site, adjoining the southern and western edges of Widmer End. The whole of Grange
Farm is allocated as safeguarded land outside the green belt, carrying forward the designation
of the previous Local Plan. In 1990, all the land up to the hedgerow along the southern
boundary with Terriers Farm was designated as AONB.
Landscape quality
3.2.4.78
Government policy for the AONB is set out in PPG7, as clarified by Ministerial
statement dated 13 June 2000. This re-iterated previous guidance that the landscape qualities
of AONB are equivalent to those of the National Parks, and carry the same protection.
Paragraph 4.5 of PPG7 sets out 3 criteria that should be taken into account when assessing
applications for major development in the AONB, namely:
3.2.4.79
The need for the development in terms of national considerations and the impact
of refusing it on the national economy
3.2.4.80
The cost and scope of developing elsewhere outside the area to meeting the
need in some other way
3.2.4.81
moderated.

The detrimental effect on the landscape and the extent to which it could be

3.2.4.82
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. This assessment takes into account the sequential
approach to site selection as set out in PPG3 and Structure Plan policy to direct major new
housing to the High Wycombe Urban area. It also deals with a major allocation at Princes
Risborough and other smaller sites at Marlow. In summary, I recommend the allocation of the
sites proposed by the Council in the Plan as proposed to be changed, excluding Abbey Barn
North, but including a new housing allocation at Terriers Farm, the site immediately adjoining
Grange Farm to the south. I consider that these allocations would provide sufficient dwellings
to allow the Plan to meet the Structure Plan housing requirement and that there is no strategic
need to allocate additional sites outside the settlement boundaries of the main urban areas.
3.2.4.83
The allocation for housing of Grange Farm, which is large enough to provide up
to 3000 dwellings at the minimum density recommended in PPG3, would certainly fall within the
definition of major development. I have found that the housing needs of the District can be met
without impinging on the AONB and I am unaware of any national considerations to justify
building at this location. The Council’s landscape assessment undertaken by Gillespies
(CD/I/12) categorised the western part of Grange Farm as having ‘a distinct and positive
character with a cohesive structure and many special features which are of great importance
and essential to conserve’. These include trees and hedgerows providing a high level of
enclosure and visual diversity, a BNS on the boundary, a county archaeological site and part of
a conservation area. However, as I discuss in more detail in section 9.1 of the report, the
assessment of the eastern part of Grange Farm as being less distinctive does not reflect the
designation of the land as AONB. This more open rolling arable farmland is attractive in a
slightly different, but no less significant way.
3.2.4.84

In any event, the construction of a substantial number of new homes would
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destroy the open rural character of the whole site, to its severe detriment. Many natural
features would be lost, the fundamental rural character and beauty of the land would be
destroyed forever and the mass of the development would also change the character of the
adjoining AONB to the north, whence the new dwellings would be clearly visible. Essential
infrastructure, including the new road described below would also have a severely detrimental
impact on the landscape. I consider it would be impossible to mitigate the effects of
development on this scale. I have concluded therefore that such an allocation would not
comply with the criteria of PPG7 for the protection of the AONB during the life of this Plan.
Community identity
3.2.4.85
Although the settlement at Widmer End merges with Hazlemere to the south
east, the open expanse of countryside at Grange Farm performs a pivotal role in separating this
distinct community from the larger area of High Wycombe to the south west. Clearly, the loss
of the gap between the two settlements would have some adverse impact and influence the
perception of Widmer End residents in particular as having been ‘swallowed up’ by their larger
neighbour of High Wycombe.
Agricultural Iand
3.2.4.86
About half the site is graded 3a agricultural land, which falls within the category
of best and most versatile land. PPG7 states that where development of agricultural land is
unavoidable, areas of poorer quality should be used unless sustainability considerations
indicate otherwise. While the quality of the land may not preclude its use for new housing, the
loss of such farmland is a disadvantage of any proposed housing allocation.
Ecology
3.2.4.87
I deal with the ecological value of Grange Farm in more detail in section 9.1 of
the report, where I discuss objections to the continued designation of the site as safeguarded
land. Much of the land is arable farmland with minimal wildlife interest. However, there are a
number of features in the western half of the site which warrant protection. This factor should
be taken into account in any comparative assessment of the merits of various sites for
development in the future, beyond the life of this Plan.
Transport
3.2.4.88
Development on the scale envisaged would result in very considerable extra
traffic in this sector of High Wycombe, which already suffers from severe congestion at peak
hours. The Council state that in these circumstances significant new infrastructure would be
required, including possibly the Hazlemere Diversion, a new road planned to run from the site
across Kingshill Road and through countryside designated as green belt and AONB to
Hughenden Road. I deal with objections to the safeguarded route, which was first mooted in
1969, in section 7.20 of the report. The analysis supporting the need for the route is contained
in research by Halcrow Fox in Technical Note 31, which showed a significant projected
increase in congestion index from 1.4 to 1.44, based on a development of 1100 houses plus
employment (CD/M/40). The County Council’s witness also put forward a view that the route
would be useful in helping tpo relieve genera traffic congestion along the Amersham Road
(A404) and Hughenden Road corridors, as a useful addition to highway network. Programmed
improvements to the A404 would not be sufficient to cope with the flows along the road,
particularly if Grange Farm were to be developed at current density requirements of 30
dwellings per ha.
3.2.4.89
As I state in section 7.20, the road would have very considerable environmental
impact. This adds significantly to the environmental cost of the potential allocation at Grange
Farm.
Banner Homes
3.2.4.90
The site put forward for housing by Banner Homes is a relatively small part of
the whole. At present it lies somewhat isolated from the main urban area of High Wycombe,
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which lies to the south of the gap created by the grounds of Buckinghamshire Chilterns
College. Even when Terriers Farm is developed, I believe the site would still be perceived as
an outlying block of housing beyond the firm boundary of the town along Ladies Mile. The farm
buildings of Terriers Farm and the adjoining house and nursery school would remain in place,
creating a low density edge to the town. I consider the allocation of this site in isolation would
be an extension of built form poorly related to the rest of the town. The accessibility index of
this site is poor compared with Terriers Farm. It lies more than 400m from Amersham Road
and bus services along Kingshill Road are relatively infrequent, with the first bus on weekday
mornings arriving at 0930 hours. As a result of this outlying location, new residents would suffer
from weak links with the existing communities at Widmer End or the main urban area at
Terriers.
3.2.4.91
The new housing would appear as an intrusion in countryside which has been
accorded the highest landscape value of AONB, with equivalent status to a National Park. To
my mind there is a considerable degree of inconsistency in the designation of the site as both
AONB and safeguarded land outside the green belt which may be suitable for the future
expansion of High Wycombe at some future date. However, I note the comments of the
Inspector reporting on the last Local Plan inquiry that this site would be one of last areas for
further development. I recommend retaining the land with the ‘safeguarded’ notation as part of
the wider area of Grange Farm, subject to a strategic policy review at a later date.
Widmer Farm
3.2.4.92
The objectors argued initially that the part of the site of Widmer Farm, extending
to an agreed figure of 8.4ha, could be expected to provide about 150 dwellings if it were
allocated for residential use. I note that land alongside the proposed access from North Road
would not be developed to preserve the setting of the farmhouse, a listed building. The
objectors propose that part of the site should be allocated for a playing field to serve an area
wider than the site. Nevertheless, at the minimum density of 30 dw/ha set out in PPG3 the
dwelling numbers appear to have been underestimated. In general housing policy terms, the
site could be classified as an urban extension which should be considered only after the
possibility to develop within the urban area, preferably on previously developed land, had been
exhausted. I have already indicated, I consider there is no need to provide additional greenfield
housing allocations on this scale in the High Wycombe area, other than the one at Terriers
Farm. I deal with the relative merits of all possible sites, including Widmer Farm as a subdivision of Grange Farm, in section 3.2 above. The paragraphs below provide some more
detailed reasoning that informed my comparative assessment.
Landscape quality
3.2.4.93
Clearly, the development of Widmer Farm would have a less significant impact
on the landscape than building on the whole of Grange Farm. The objectors argued that
allocation for housing should be considered entirely in a local, not national, context, referring to
paragraph 4.5 of PPG7. They argued that the allocation of the site would not therefore
constitute a major development in the context of the Ministerial statement of June 2000 to
which the test of national need would apply. However, PPG3 identifies a threshold of 150
houses for Ministerial call-in cases, ratified in the relevant Direction which came into force on
17 October 2000. The revision to PPG7 specifically widens the tests to be applied to include
‘major development, not just industrial or commercial development. I consider that by any
reasonable interpretation of the relative scale of planning proposals, the construction of about
200 dwellings would result in environmental changes of sufficient significance for the scheme to
be classified as a major development in the AONB under the terms of PPG7. In this context
there is clearly no national need for the allocation, since other land outside the green belt and
AONB is available to meet housing needs.
3.2.4.94
The examples of new housing in the AONB quoted by the objectors related to
very different circumstances to those pertaining in this case. Firstly, the site in West Berkshire
was withdrawn from the Local Plan after the Ministerial statement. The second case involved a
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town completely washed over by the AONB, where presumably there was no alternative
greenfield site outside the designation.
3.2.4.95
Most of the land in question comprises two relatively flat fields of rough
grassland. In landscape terms, they form part of a wider area of the Chilterns plateau,
characterised by medium to large fields, mainly arable, often with long views framed by
deciduous woodland. The eastern field is reasonably well screened from views from the south
by a strong deciduous hedgerow and a shallow ridge in the adjoining larger field, which the
objectors did not propose for housing allocation during this plan period. The western field is
more open to views through breaks in the hedgerow of ash trees along the southern boundary.
Despite its different use, I consider that the Widmer Farm site is an integral part of the arable
farmland covering more than half of the extensive area of Grange Farm. The Council’s
landscape assessment had concluded that this eastern part of the larger site could
accommodate some change. The objector’s landscape witness concurred with this view,
arguing that the degree of harm to the AONB would not be great at this location. Central to this
point was the loss of visual quality caused by the position of the site at the urban fringe,
adjoined on two sides by suburban housing.
3.2.4.96
However, while the two halves of Grange Farm have a different character, they
enjoy the same landscape status in national policy terms. The eastern section, including
Widmer Farm, is more typical of the open rolling plateau than some of the more intimate
landscape in the south western quadrant of the whole of the ASL land in particular. The value
of these two different landscape types is to an extent a subjective matter, but in national and
sub regional policy terms they should be treated the same. The urban edge is fairly well
defined by boundary hedges, which limit the sense of intrusion. It follows a logical boundary
which I believe would not be improved to any great advantage by a stronger line of planting
around the edge of the proposed allocation. I have no doubt that the development of Widmer
Farm would erode the rural beauty of the AONB, both through loss of the rural character of a
significant area in itself and by extending the town further into the countryside. This would
increase the separation of the area to the immediate south from the main expanse of the
Chiltern plateau to the north-west. The adverse change in the landscape would be open to
view from surrounding dwellings and users of the extensive footpath network within the site.
The harm to the landscape would be a severe constraint to development in any comparative
assessment.
Agricultural land
3.2.4.97
All of the site proposed for housing allocation is graded 3A in the MAFF land
classification dated 1999. While this need not be an overriding constraint to development in the
long term, particularly since the revision of advice in PPG7 about the value of such land in
comparison with other factors, it nevertheless weighs against the allocation of the site in any
comparative assessment of need in the short term.
Ecology
3.2.4.98
None of the site has any classification with regard to ecological interest.
Although a small section of hedgerow may be lost, the overall balance of wildlife habitat in the
much wider area would remain broadly unchanged. I see no fundamental constraint to
development on ecological grounds.
Accessibility
3.2.4.99
The site falls at the edge of Zone 4 on the Council’s Accessibility Map (Appendix
9 to the Plan). Two local schools are within easy walking distance (400 m). Within 470m are
bus stops providing 2 buses into the town centre during the morning peak hour. Other services
are available from the Hazlemere District centre, at Lodge Lane which is just under 1 km from
the centre of the site. This centre has a reasonable range of shops to meet local needs,
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although they are not within easy walking distance of the site for a return trip. The nearest
shopping facilities within a reasonable walking distance, at Georges Hill, are much more
limited. At present there are few employment opportunities near the site. There is a recreation
ground with tennis court immediately west of the site, but in general most other leisure facilities
are located in the town centre or further south. The local bus services during normal leisure
time (evenings and weekends) are reduced to one bus each hour. In conclusion, bearing in
mind the peripheral location of the site about 5km from the town centre, I do not think that this
site meets the stringent criterion of PPG13 that new housing development should be ‘highly
accessible’ to local services.
3.2.4.100
The objectors argued that the method of calculating the accessibility index of the
site did not accurately reflect its true position as an urban location with relatively good access
by foot and/or bus to a range of facilities. However, the Council’s methodology was based on a
generalised public transport journey time, which reflected travellers’ aversion to walking to or
waiting at a bus stop. Re-applying the same principles to suggested walk times, the Council
calculated that the site fell within Zone 4 of the Accessibility Map, a finding consistent with the
original analysis. I note that the Council’s analysis has been applied to all other potential
development areas, which would have to be re-assessed on the objector’s basis to achieve a
similar comparison. This point has not therefore altered my conclusion that the Widmer Farm
site lies in a relatively inaccessible location compared with other potential sites in the High
Wycombe urban area.
3.2.4.101
The objectors claimed that the development of 150 dwellings would have a
marginal impact on congestion in the north-west sector of High Wycombe, bearing in mind the
ease of access to local facilities in Hazlemere. From the Council’s congestion indices and my
own experience of travelling near the site during the long-running public inquiry, I treat this
evidence with caution. Development at the density recommended in PPG3 would lead to
higher traffic generation. Traffic delays on Kingshill Road and at the junction with Amersham
Road can be severe at peak morning rush hour, when there is effectively no spare capacity on
the main distributor roads into the town centre. The Council’s policy to discourage rat-running
through residential areas of High Wycombe will direct traffic from this proposed development
onto Kingshill Road and would lead to worse congestion at the junction with Amersham Road.
Community identity
3.2.4.102
New housing on the site would have the advantage of building on the existing
community at Widmer End. However the peripheral location of the land in relation to a variety
of shops, services and community facilities would not greatly sustain local services. While the
provision of more open space for the settlement would be welcome, this would be offset by the
loss of an area used for informal recreation.
Other matters
3.2.4.103
I note that the site has been the subject of an application for it to be classified as
a village green, which, if successful, may preclude further development. However, the outcome
of that application is uncertain and I have to deal with this objection on its planning merits. I
note that the area of Widmer End near the site lies within an area of open space deficiency at
the 800m threshold. However, a playing field and tennis court lie immediately west of the site
and the value of the existing footpaths for informal recreation would be seriously compromised
by a new housing scheme. While the open space proposed by the objectors would be of some
benefit, I consider therefore that it would not outweigh the other planning disadvantages of a
new housing allocation at this location.
Conclusion
3.2.4.104
I for the same reasons as I have already identified with regard to the whole area
of Grange Farm, I consider that the allocation of land within the AONB for housing allocation
even on the smaller scale of Widmer Farm would not meet the requirements of the tests in
PPG7 regarding national need. I consider that he difficulty of reconciling the status of the site
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as both AONB and yet also a suitable location to meet the long term housing (and other
development) needs of High Wycombe should be addressed at the next review of sub-regional
policy. I also consider the site scores poorly in terms of accessibility to social/commercial
facilities, which also adds to my conviction that it should not be allocated for housing in the life
of this Plan.
RECOMMENDATIONS
q

H/2 /4/9

No modification

GREEN FARM, HIGH WYCOMBE

The Objections
1578/4

M J Jeanes (Group) Ltd

Summary of Objections
(a) 50 acres of land at Green Farm, High Wycombe should be allocated for residential use
under Policy H2, with further land adjoining as public open space. Allocations have been
determined through an exercise which pre-dates the more recent and relevant government
guidance on sustainability. There is an over provision of new housing in Princes
Risborough. Provision should be increased in High Wycombe.
Inspector's Reasoning and conclusions
3.2.4.105
The site is an irregularly shaped parcel of land located to the north of High
Wycombe.
The site is in the green belt and the AONB, and is outside any recognised
settlement boundary.
3.2.4.106
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas.
3.2.4.107
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. The site is reasonably close to High
Wycombe Town Centre and is relatively accessible by non car based transport. However, I
consider that the identified housing sites perform better under sustainability criteria than this
site, and so its release on these grounds could not be justified. Furthermore the use of
safeguarded land rather than allowing the release of green belt land follows both national and
local planning guidance on the protection of the green belt. The alteration of green belt
boundaries should only take place following Structure Plan review or in exceptional
circumstances, which I do not exist in this case. A key feature of the green belt is its
permanence; PPG2 states that its boundaries should not be changed unless alterations to the
Structure Plan have been approved or other exceptional circumstances exist. In this case the
site continues to meet the green belt functions by preventing the spread of the north of High
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Wycombe and the merging of High Wycombe with Hughenden Valley, preventing
encroachment into the countryside and encouraging the development of urban land. Its
development would therefore conflict with established policies to protect the green belt.
3.2.4.108
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is located in an attractive valley that is visually linked to the rolling countryside to the north.
The presence of a belt of trees to the north of the site helps to increase the feeling that the site
is part of open countryside rather than providing any separation and the site helps to frame the
Parks and Historic Gardens of Historical Interest to the north west. Extending the dense urban
form of High Wycombe to the north would have a detrimental effect on the rural character of the
AONB by breaking the link with the wider countryside beyond. For the reasons I have
explained in section 7.20, I do not consider that the route of the proposed road link should be
safeguarded in this Plan. Nonetheless, the allocation of the site for housing would be in clear
conflict with national and local policies concerning the location of new housing, the protection of
the green belt and the preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/4/10

No modification

HATTERS LANE SECONDARY SCHOOL

The Objections
0818/5

Buckinghamshire County Council – Land & Property

Summary of Objections
(a) Object to Green Space designation on the frontage land to Hatters Lane Secondary School
and propose that site be allocated for residential development. The land along the frontage
does not form part of the useable playing fields and the adjacent land, and that opposite, is
established residential development.
Inspector's Reasoning and conclusions
3.2.4.109
The site comprises about 0.8 ha fronting Hatters Lane, but forms part of a larger
green space, including playing fields, that extends to the north and east of the school. I deal
with the value an objection to the green space designation in section 10.3, where I conclude
that the space provides a good setting for the school buildings. I agree with the Inspector who
considered a similar objection at he last Local Plan inquiry that the land performs a valuable
function, as both informal open land available to school users and in part as a formal games
court. It breaks up the suburban form of development along the street (see L3(3)) and its loss
would be likely to exacerbate shortages of open space at the 400m and 800m threshold in two
adjoining areas in a wider area.
RECOMMENDATIONS
q

H/2/4/11

No modification

HUNTS HILL & LE FLAIVE CENTRE, NAPHILL
Chapter 3 – Housing

page

143

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

The Objections
1695/4

Mr A Rush

Summary of Objections
(a) Site should be allocated for either residential or commercial development, as it is
sandwiched between existing housing development and an industrial estate.

Inspector's Reasoning and conclusions
3.2.4.110
The objection site comprises a small parcel of paddock immediately west of the
Le Flaive Business centre at Naphill, within the green belt and the AONB. The business centre
was created by converting some former agricultural buildings into what the objector describes,
with some justification, as a small industrial estate. The conversion scheme was allowed on
appeal, reflecting government policy in PPGs 2 and 7 for the re-use of structurally sound
buildings. This policy does not allow for the significant extension of existing buildings and
seeks to retain a rural appearance to the land in which they are set. While this rustic character
has been eroded by the conversion, there is no justification for removing the green belt
designation of the adjoining land. Further building would increase the suburban nature of this
part of the AONB, to its detriment, and would fail to preserve the natural beauty of the
countryside, in conflict with the guidance in PPG7.
3.2.4.111
The green belt boundary follows a clearly defined hedgerow along the rear
boundary of houses in Hunts Hill Lane, which, contrary to the objector’s assertion, remains a
defensible line on the ground. A change in the green belt boundary would allow more
development to encroach into the countryside, contrary to one of the main objectives of the
established policy. The conversion of the buildings since the last Local Plan inspector’s report
in no way changes the basic thrust of this policy.
3.2.4.112
Paragraph 68 of PPG3 advises that there may be occasion to review tightlydrawn green belt boundaries where to do so would be a more sustainable development option.
However, those circumstances do not apply in his case, because there are other parcels of
safeguarded land around the High Wycombe urban area which lie outside the green belt. In
any event this site lies within Accessibility Zone 5, some distance from a range of facilities, and
cannot be considered a particularly sustainable option.
RECOMMENDATIONS
q

H/2/4/12

No modification

LAND SOUTH OF HANDY CROSS JUNCTION
The Objections
1725/8

E R Foster

Summary of Objections
(a) Proposed that Handycross junction is moved a quarter of a mile south, and that the land
between the old and new line of the motorway is used to build affordable housing.
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Inspector's Reasoning and conclusions
3.2.4.113
The site consists of land to the south of High Wycombe between the current
location of the M40 and the River Thames. The site is located in the green belt and AONB and
is outside any recognised settlement boundary.
3.2.4.114
In my discussion of the general housing strategy of the Plan, I identified a
shortfall in the expected number of completions in the Plan period compared with Structure
Plan targets. My conclusions as to how this shortfall can be met, together with summaries of
my recommendations on major allocated and proposed sites, are set out in section 3.2 of the
report above. The comparative site assessment takes into account Structure Plan policy to
direct major new housing to the High Wycombe Urban area but also deals with a major
allocation at Princes Risborough and other smaller sites at Marlow. I consider that these
allocations provide sufficient housing to allow the Plan to meet its Structure Plan requirement
and that there is no strategic need to allocate additional sites outside the settlement boundaries
of the main urban areas.
3.2.4.115
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. A key feature of the green belt is its
permanence; PPG2 states that its boundaries should not be changed unless alterations to the
Structure Plan have been approved or other exceptional circumstances exist. In this case the
site continues to meet the green belt functions of preventing the spread of High Wycombe to
the south and the merging of Marlow and High Wycombe, preventing encroachment into the
countryside and encouraging the development of urban land. Its development would conflict
with established policies to protect the green belt.
3.2.4.116
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. At the
moment the M40 forms a defensible boundary between the south of High Wycombe and the
open countryside that forms the AONB to the south of the motorway. The realignment of the
motorway would take up a large area of this open countryside and have a devastating effect on
the rural character of the AONB. As I have not been made aware of any intention to move the
M40 in the course of current studies on improvements to Junction 4 (see T17(3)), and there is
no justification on housing grounds, for the reasons I have set out above, the loss of such a
large part of the AONB could not be justified. Allocating this site for housing would be in clear
conflict with national and local policies concerning the location of new housing, the protection of
the green belt and the preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/4/13

No modification

LAND AT LANE END ROAD, SANDS
The Objections
0010/4

Banner Homes

Summary of Objections
(a) Propose Lane End Road site for residential purposes, for low density housing which could
engender highway and environmental improvements. The site is of average to poor
agricultural grade and the Council has confirmed (in identifying the site as safeguarded
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land) that it may be required to meet longer term development needs and that it is capable
of development. Propose a residential capacity of 150 dwellings.
Inspector's Reasoning and conclusions
Introduction
3.2.4.117
The objection site comprises 9.7 ha of land at the western edge of High
Wycombe. It is divided into two roughly equally sized pasture fields separated by a low hedge,
with a group of farm buildings at the northern end. The land is crossed by an overhead power
line running south-east to north-west across the northern field.
3.2.4.118
This section of the report concerns the objection to the omission of the site as a
housing allocation under Policy H2 of the plan. I deal with other objections concerning the
suggested allocation of an employment area in section 4.2 and to the safeguarded land
designation by other objectors in section 9.1.
3.2.4.119
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. This assessment takes into account the sequential
approach to site selection as set out in PPG3 and Structure Plan policy to direct major new
housing to the High Wycombe Urban area. The site falls within an area designated as an ASL
on the Plan, outside the green belt. However, apart from a narrow strip at the northern end of
the site, classified as a LLA, most of the site lies within the Chilterns AONB.
3.2.4.120
The proposal for this urban extension on previously undeveloped land has been
assessed together with other sites, including other ASLs and land within the main urban areas
of the District. My findings below have informed my own comparative site assessment, where I
concluded that the site should not be allocated within the life of this Plan in place of other
allocations proposed by the Council and an additional housing allocation at Terriers Farm.
Landscape
3.2.4.121
Government policy for the AONB is set out in PPG7, as clarified by Ministerial
statement dated 13 June 2000. This re-iterated previous guidance that the landscape qualities
of AONB are equivalent to those of the National Parks, and carry the same protection.
Paragraph 4.5 of PPG7 sets out 3 criteria that should be taken into account when assessing
applications for major development in the AONB, namely:
•

The need for the development in terms of national considerations and the impact
of refusing it on the national economy

•

The cost and scope of developing elsewhere outside the area to meeting the
need in some other way

•

The detrimental effect on the landscape and the extent to which it could be
moderated.

3.2.4.122
The Lane End Road site is a site of nearly double the threshold size of 5 ha
which the Secretary of State has set for referral to him before new greenfield housing schemes
can be approved. The proposed allocation would provide about 300 dwellings at the minimum
density set out in paragraph 58 of PPG3, although the objectors have put forward an illustrative
plan which shows a layout for about 150 dwellings and an area of open space alongside the
adjoining woodland to the west. I consider therefore that there are strong grounds to argue that
development on this scale could be considered major in the context of the test of outlined in
PPG7 for development in the AONB.
3.2.4.123
Whether the need to meet Structure Plan housing requirements reflects a
national need in my view is very doubtful, since such need is at its highest sub-regional. The
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Council did not dispute that the ASL designation meant that the site would be suitable for
development at some stage; the issue was whether it was needed during the life of the Plan.
However, I consider the argument of other objectors that the safeguarded land designation is
inconsistent with government and strategic policy to protect the AONB has much force. This
dichotomy, which in essence concerns the relative weight to be attached to green belt and
AONB policies, is beyond the scope of resolution in my report on this Plan. I suggest the
proper forum to address the matter should be at the next Structure Plan review.
3.2.4.124
In any event, the construction of a substantial number of new homes, however
well designed, would destroy the open rural character of the whole site, to its severe detriment.
Although the character of the woodland of the adjoining AONB to the west would be
unchanged, the new dwellings would be clearly visible from Lane End Road and the elevated
housing area to the east, even in summer. The site is typical of other shallow dry valleys in the
Chilterns, and is particularly valuable as an attractive open setting for the western edge of High
Wycombe, which would be lost. I consider it would be impossible to mitigate the effects of
development on this scale. I have concluded therefore that such a residential allocation would
not comply with the criteria of PPG7 or Policy LS2 of the Structure Plan for the protection of the
AONB. I have accorded this critical constraint considerable weight in my comparative
assessment of sites, and their ranking of suitability to meet the projected shortfall of housing
during the life of this Plan.
Transportation
3.2.4.125
The site lies within Zone 5 on the Accessibility Map appended to the Plan.
Sands Industrial Estate, providing a range of employment opportunities, adjoins the site.
However, access for those without a car to schools, shops, and social, community and leisure
facilities is poor at present. The nearest bus services at the time of the inquiry were the 315
and 326, which stop about 1km away at the Hour Glass public house, well beyond normal
walking distance. These routes provided a service between Booker and Micklefield via the town
centre every 15 minutes during the day in the week and hourly between Lane End and Bourne
End in the evenings. The objectors argued that the development proposed would provide
funding for public transport improvements. However, the Council’s description of a ’deeply
unenthusiastic’ attitude of the local bus operator appears accurate. The letter from Arriva dated
8 August 2001 indicates the considerable level of annual subsidy needed to provide a 15
minute service to and from the site. In these circumstances the long term viability of an
adequate service must be questionable at best.
3.2.4.126
There is a single shop about 800m from the site on foot and a parade at
Mentmore Road over 1km on foot, uphill. The nearest school is about 1170m away by road.
Overall therefore I consider that the site has poor accessibility to most facilities, either on foot or
by public transport.
3.2.4.127
The objectors have suggested that access to the site should be from a new
roundabout on Lane End road, which would have the advantage of slowing down traffic as it
entered the urban area. Satisfactory arrangements for the nearby access to the industrial
estate could be accommodated in this proposed layout. The Council expressed concerns that
the sightlines required for the safe operation of this new entrance would entail considerable
loss of the hedgerow along the site frontage, to the detriment of the AONB. However, I note
that this would be lost if a longstanding proposal for a road improvement here were to be
implemented. The loss of vegetation would be unfortunate, but could be mitigated in time by
replanting on a regraded embankment.
Agricultural land
3.2.4.128
The site was assessed by MAFF as having a small percentage of Grade 4 land,
33% Grade 3b and 58% grade 3a. The objectors’ survey indicated that all the land bar a
similar small area of Grade 4 was Grade 3b. The main difference between these results
appeared to derive from an estimate of the proportion of large stones near the surface. Both
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surveys appeared to employ similar methods of sampling and the same number of trial
holes/pits. Without more detailed evidence, I have assumed that the position lies somewhere
between the two estimates, which would lead to a conclusion that the site contained a
substantial proportion, maybe about one third, of Grade 3a land. Bearing in mind the revised
advice of PPG7 about the need to consider agricultural land quality in the round with other site
selection factors, I consider the loss of some 3-4 ha of good quality agricultural land from a
small holding would not be a critical constraint in this instance.
Other matters
3.2.4.129
The Council did not raise any real concerns that development would have any
serious ecological consequences. There was some discussion at the inquiry about the costs
and procedures for re-aligning or removing the overhead power lines. Such works may prove
expensive, but would not make the housing scheme unviable. If necessary legal agreements
could not be obtained, I have no reason to question that the retention of the lines would be an
overriding constraint on development.
RECOMMENDATIONS
H/2/4/14

No modification

OAK FELL DOWNLEY

The Objections
0508/4

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The site is a single building plot and should be allocated for housing under Policy H2. Site
is highly sustainable, being either adjacent to existing built-up area or represents an infill
plot in an otherwise built up frontage. Site could be brought forward without the need for
additional infrastructure.

Inspector's Reasoning and conclusions
3.2.4.130
The site consists of a small square parcel of land on Downley Common to the
north of High Wycombe.
The site is within the green belt and AONB but outside any
recognised settlement boundary.
3.2.4.131
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recom mendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas.
3.2.4.132
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
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and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet the green belt functions of preventing the spread of High Wycombe, the merging of
Downley with Naphill, protecting the countryside to the north of High Wycombe from
encroachment and encouraging the development of urban land. Its development would conflict
with established policies to protect the green belt.
3.2.4.133
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is part of a garden between two fairly isolated houses at the end of an unmade track in an area
of open common land. Although construction of a new building on the site would be between
two existing properties, this would not be in keeping with the loose knit nature of Downey
Common, and this increase in density would have a detrimental effect on the rural character of
the AONB. The site therefore would not be appropriate for infill. Allocating this site for housing
would be in clear conflict with national and local policies concerning the location of new
housing, the protection of the green belt and the preservation of the natural beauty of the
AONB.
RECOMMENDATIONS
q

H/2/4/15

No Modification

SOUTH OF BOOKER AIRFIELD

The Objections
1935/8

Anthea Hardy

Summary of Objections
(a) Propose a new village on land south of Booker Airpark; and area which has no particular
landscape value, with a motorway running though it. The Council’s lease to the airport falls
in 2014, when that area might be included for more industry. Airport causes much
annoyance in the AONB.
Inspector's Reasoning and conclusions
3.2.4.134
The site comprises the Booker Airpark and an extensive area of countryside to
the north of the airpark and the M40, extending in total to about 185 ha. The objector proposes
new developent over much of this area, to incorporate: a new manufacturing estate on the
airpark with a business park to the north; a new major road linking Clay Lane with the Sands
industrial area via a new M40 interchange; and a new village with school and open space to the
north of the M40. The Air Park is allocated as a Major Developed Site in the green belt; the
rest of the site falls within the green belt and AONB. I deal with the broad thrust of the
proposals here, but summarise the employment aspects in section 4.2 of the report.
3.2.4.135
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
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together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas.
3.2.4.136
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. Clearly this is a bold proposal for what
would be a large satellite settlement separated from High Wycombe by a substantial area of
retained woodland. The site falls within Accessibility Zone 5 (see Appendix 9 of the Plan) but
would generate new requirements for public transport services that would significantly alter
existing patterns of provision. However, even in that context the site is not well located with
reference to existing routes and in my opinion is not likely to demonstrate a high level of
sustainability to support this argument.
3.2.4.137
Most importantly, a key feature of the green belt is its permanence. PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. Policy E3 of RPG9 confirms that
there is no case for reviewing green belt boundaries in the light of the regional strategy. A
comprehensive scheme such as this could well have ramifications for regional transport and
housing strategies. I consider that housing needs can be met from the existing urban area and
safeguarded or other land outside the green belt. The site continues to meet the green belt
functions of preventing the spread of the west side of High Wycombe, preventing the merger of
High Wycombe with Lane End, protecting the countryside from encroachment and encouraging
the development of urban land.
3.2.4.138
The new housing area falls entirely within an unspoilt area of rolling Chilterns
plateau to the west of Booker Common, Spring Coppice, High Barbers Wood and Sunter’s
Wood. The attractive part of the incised dip slope is typical of the countryside around High
Wycombe. Government policy for the AONB is set out in PPG7, as clarified by Ministerial
statement dated 13 June 2000. This re-iterated previous guidance that the landscape qualities
of AONB are equivalent to those of the National Parks, and carry the same protection.
Paragraph 4.5 of PPG7 sets out 3 criteria that should be taken into account when assessing
applications for major development in the AONB, namely:
•

The need for the development in terms of national considerations and the impact
of refusing it on the national economy

•

The cost and scope of developing elsewhere outside the area to meeting the
need in some other way

•

The detrimental effect on the landscape and the extent to which it could be
moderated.

3.2.4.139
By any measure this proposal would qualify as a major development in the
context of the test of outlined in PPG7 for development in the AONB. Whether the need to meet
Structure Plan housing requirements reflects a national need in my view is very doubtful, since
such need is at its highest sub-regional. The construction of a substantial number of new
homes, however well designed, would destroy the open rural character of the whole site, to its
severe detriment. The new dwellings would be visible over a wide area and would have a
major adverse effect on a substantial tract of AONB countryside. It would clearly be impossible
to mitigate the effects of development on this scale. I note the objector’s comment that the
area has less visual interest than the Gomm Valley area of safeguarded land. However, the
facts are that the site has been classified as being of national landscape significance, to which
very strong policies for its protection apply. I have concluded therefore that such a residential
allocation would not comply with the criteria of PPG7 or Policy LS2 of the Structure Plan. This
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factor and the need to retain permanent boundaries to the green belt are compelling reasons to
recommend against the objection.
3.2.4.140
I have dealt with the general planning principles raised by this objection, rather
than detailed matters. A comprehensive scheme of this nature would undoubtedly raise a
number of another issues, such as the technical feasibility of the new junction so very close to
J4 on the M40, which were not explored in any depth at the hearing.
RECOMMENDATIONS
q

H/2/4/15

No modification

TREMARTYN, TYLERS GREEN

The Objections
0708/1

Mr & Mrs C G Jamison, Mrs C Leslie & Others

Summary of Objections
(a) Site should be allocated for relatively low density housing. Site is already in residential use
and has further planning permission, it is within and well related to the existing pattern of
settlement, surrounded by housing and is well contained.
Inspector's Reasoning and conclusions
3.2.4.141
The main part of the site comprises a dwelling known as Tremartyn, set on the
west side of Hammersley Lane, and its garden, together with an area of paddock land and a
small wood. The site is within the green belt and abuts the AONB, which extends to the east
on the opposite side of the lane.
3.2.4.142
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas.
3.2.4.143
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. Even though the site is located at the
edge of the urban area of Hazlemere/Penn/Tylers green, it falls within Accessibility Zone 4 (see
Appendix 9 of the Plan) At the time of the hearing a bus service ran every half hour from a stop
within 400m of the site to and from High Wycombe town centre. There are schools within a
reasonable walking distance, although there was pressure for places, and Tylers Green has
some local shops, a public house nearby and community facilities. However, these are no
extensive nor so easily reachable on foot that the site can demonstrate a sufficient degree of
sustainability to support this argument.
3.2.4.144
A key feature of the green belt is its permanence; PPG2 states that its
boundaries should not be changed unless alterations to the Structure Plan have been approved
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or other exceptional circumstances exist. The land was included in the green belt in 1988,
albeit against the recommendation of the inspector at that time. I note that a subsequent
objection to the inclusion of the site in the green belt at the 1993 local plan inquiry was not
upheld.
3.2.4.145
The objector argued that the site did not fulfil a green belt function, being
divorced from the surrounding countryside to the east. However, I consider the site retains a
rural, rather than suburban character, partly because of the openness of the paddock land and
the vegetation, including protected trees. The site is reasonably contained, but the lack of
visual objection does not set aside the strong policy objective of keeping the green belt free
from further development. In this case the site continues to meet the green belt functions of
preventing the spread of Tylers Green, protecting the countryside from encroachment and
encouraging the development of urban land. Although the Local Plan inquiry is the appropriate
forum to discuss matters such as minor revision to green belt boundaries, to agree to changes
in the absence of very special circumstances would undermine the effectiveness of the policy in
the future.
3.2.4.146
The Council also raise an issue concerning the suitability of potential access to
the site. Certainly the access to Hammersley Lane has restricted visibility, due to the hedge
along the site frontage and other property boundaries, including the front wall of Sheppards
Cottage. However, the required sightline of 4.5 by 90 m may be achievable through use of third
party land; alternatively, access may be obtainable to the west via Wheelers Avenue. I
consider neither this potential difficulty, nor the addition of extra traffic onto the local network
generally, need be an insurmountable obstacle to development. However, in the current policy
context, the conflict with green belt policy is a fundamental reason not to allocate the site for
residential development.
RECOMMENDATIONS
H/2/4/16
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PROPOSED SITES: PRINCES RISBOROUGH

LAND OFF SUMMERLEYS ROAD, PRINCES RISBOROUGH

The Objections
1320/10

Banner Homes

Summary of Objections
(a) Land off Summerleys Road, is a better alternative which is available in the town, to
developing Park Mill Farm which is on high grade agricultural land. Planning benefit could
be gained from developing a cluster of small sites within the town. A site specific allocation
with potential for approximately 100 dwellings on land off Summerleys Road should be
made.
Inspector's Reasoning and conclusions
3.2.5.1
In my discussion of the general housing strategy of the Plan, following on from the
RTS, I identified a shortfall in the expected number of completions in the Plan period compared
with Structure Plan targets. My conclusions as to how this shortfall can be met, together with
summaries of my recommendations on major allocated and proposed sites, are set out in
section 3.2 of the report above. My findings on this site as set out below have informed my own
comparative assessment of competing sites. This takes into account Structure Plan policy to
direct major new housing to the High Wycombe Urban area but also deals with the proposal for
a major allocation at Park Mill Farm, which I recommend should go ahead. I consider that
these recommended allocations provide sufficient housing to allow the Plan to meet its
Structure Plan requirement and that there is no strategic need to allocate additional sites
outside the settlement boundaries of Princes Risborough.
3.2.5.2
The site comprises about 10 ha of land to the west of Princes Risborough between
the main railway line to Birmingham and Summerleys Road. I have dealt with objections
concerning the western half of the site as a business park in section 4.2 of my report below.
3.2.5.3
The site does not lie within the green belt or the AONB, but in my view building here
would not constitute a logical urban extension to the fabric of Princes Risborough. The
proposed housing would be located in an isolated position beyond the main urban area, which
is defined by the branch railway line to Aylesbury and the bridges in Summerleys Lane. The
development would appear as a poorly related satellite to the main body of the town, adding to
the haphazard sprawl of development along the lane. The proposal would not meet the
criterion of PPG3 concerning the development of community identity.
3.2.5.4
The centre of the site is about 1200m from the railway station, significantly further
than the centre of the Park Mill Farm site, parts of which would be within relatively easy walking
distance of the town centre. By contrast, the objection site is some distanc e from the facilities
and better public transport in the town; these can be reached at present by a public footpath
over a field, which has no lighting, or by road over a much longer route. The site is very poorly
served by buses. Any form of subsidy to improve services would be expensive, and unlikely to
be sustained in the long term.
3.2.5.5
The site has suffered from loss of rural character around the farm buildings as a
consequence of the plant hire business operating from this part of the site. Although the
Council’s landscape assessment contains limited ecological survey data, the site has
undoubted wildlife interest in the hedge along the road designated as a BNS, and in other
features such as the pond and stream running through the middle of the site.
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3.2.5.6
In summary, the poor location of the site in relation to the urban facilities and
existing development at Princes Risborough, together with some loss of ecological features
weigh against allocation. These disadvantages are in sufficient to give the site a higher ranking
in comparative assessments than Park Mill Farm, despite the loss of high quality agricultural
land at the latter.
RECOMMENDATION
q

H/2/5/1 No modification

HYPNOS SITE, STATION APPROACH

The Objections
0580/2

Hypnos Ltd

Summary of Objections
(a) The continued use of the site for employment purposes is considered to be inappropriate,
given the location of the site and state of the buildings. The site is more logically suited for
residential purposes given the surrounding land uses and proximity to the station. A more
dispersed pattern of housing development around Princes Risborough (as opposed to
concentrated at Park Mill) will have a lesser impact on the settlement. Site is brownfield,
and redevelopment would be wholly in accordance with Government guidance.
Inspector's Reasoning and conclusions
3.2.5.7
I deal more fully with the objectors’ proposal for redevelopment of their furniture
factory with housing in section 4.4 of my report. In summary I concluded that there remained a
strong need to retain the site for employment use. The site lies at the heart of one of the main
employment areas in Princes Risborough, near the railway station and bus services. I agree
with the Council that its redevelopment with housing would undermine the vitality of the area
and could lead to further losses which would unbalance the provision of housing and
employment in the town as a whole. The proximity of adjoining industrial premises, such as
Whiteleaf Furniture, an unrestricted Class B2 use, would present difficulties in achieving a
satisfactory residential environment if they were to continue with their current operations.
3.2.5.8
In the absence of employment need, the site would meet the tests of paragraph 31
of PPG3, in that it comprises previously developed land in an urban location with good access
to public transport and a variety of commercial and community facilities by modes of transport
other than the car. However, the loss of a number of jobs at this location is likely to lead to
increased out commuting, weakening this argument.
RECOMMENDATION
q

H02/5/2

No modification
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LAND OFF WILLIAMS WAY, LONGWICK

The Objections
0378/13

George Wimpey PLC

Summary of Objections
(a) Object to the omission of land at Longwick for residential development, and seek the
allocation of the site between the railway and the village for residential development. Site
has previously been assessed favourably by the Council. Request allocation of the site for
the development of up to 50 dwellings with open space and footpaths to link with existing
village hall and playing fields.
Inspector's Reasoning and conclusions
3.2.5.9
The site comprises an area of paddock land extending to about 3.4 ha, located
immediately north west of housing in Williams Way and barn road. To the south west it is
bounded by the London Oxford Birmingham railway. The site is shown without notation on the
Proposals Map, but adjoins the residential area of Longwick, a settlement beyond the green
belt and outside the AONB. The proposed allocation would be an expansion to the boundary of
a village located some 3 km away from the town centre of Princes Risborough, well outside the
urban area. I consider it could not therefore be classified as an urban extension in the context
of the sequential test of PPG3. Self evidently, the allocation would not represent a development
around a node in a good public transport corridor. I believe this lack of urban focus alone is a
strong reason not to allocate the site, in a context where other sequentially preferable sites are
available.
3.2.5.10 Paragraph 70 of PPG3 sets out the circumstances in which some additional housing
in rural areas may be acceptable. In this case the local school is at or near cpacityb and there
is no firm evidence that the limited retail and community services in the village are under threat.
An affordable housing scheme has been completed recently and can be expected to have met
the most urgent needs. There is no strong justification for further provision at a location with
poor public transport accessibility (see below).
3.2.5.11 I note that Longwick has a limited number of facilities including a primary school
(about 800m away by footpath) a post office (540m) and village hall (690m). These walking
and cycling distances could be reduced in good weather and daylight by taking a shortcut
through the adjoining recreation ground. There is a petrol filling station with shop at the
Sportsman roundabout some 650 m away.
3.2.5.12 However, for most needs, including employment, residents of the village without a
car would have to would have to travel to Princes Risborough by cycle or bus. This would be a
relatively short journey but at present there are 3 routes providing services to the town centre at
infrequent intervals. One operates 3 journeys in the middle of the day at 2 hourly intervals;
another makes one trip to and from the town and upper school on schooldays at 0826 returning
1547 hours. The third passes just over 500m from the site at 2 hourly intervals throughout the
working day with a single return journey in the late evening. Given the frequency and routes of
these services, I agree with the Council’s assessment that the site suffers from poor public
transport accessibility at present.
3.2.5.13 The objectors referred to potential contributions to support improved bus services.
However, route 79, which would provide the only realistic option for improvement, appears to
be very heavily subsidised at present. The extra dwellings at the site would add about 25% to
the total in the village. Even if the developer’s subsidy of a better service generated a
disproportionate increase in passengers, it would continue to need extra support after the initial
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5 year period which I appreciate would be difficult to justify.
3.2.5.14 Princes Risborough railway station would be served by bus only at two hourly
intervals during the working day. Although the route by cycle is flat, as I saw for myself, it
involves crossing the busy B4009 at a point where visibility is restricted by the railway bridge. I
consider that cyclists would not find the route particularly attractive. I note that no residents
cycled to work from Longwick at the time of the 1991 census. The residents of the proposed
allocation would certainly not have easy access to the much wider range of facilities found in an
urban area if they did not have access to a car.
3.2.5.15 The Council’s witness was also concerned that the existing highway layout to be
used to obtain access would not accommodate an emergency access. The provision of a
further 100 dwellings without this facility would conflict with the highway authority’s normal
standards. A second exit could possibly be provided through the recreation ground adjoining
the site to the north, but this could not be assured by the objectors. However, the highway
configuration would meet the arrangement suggested in DB32 for developments larger than the
130 dwellings involved here if the two ends of Barn Road and Williams way were joined. The
traffic generated by the housing would affect flows through the Sportsman roundabout, which is
predicted to be near capacity by the end of the Plan period. However, there is scope to make
any improvements necessary for the roundabout to cope with extra traffic. Therefore I consider
that neither of these issues would be of such concern as to prevent development if all other
aspects were satisfactory.
3.2.5.16 I acknowledge that the site is a flat field of little visual interest, well enclosed to
outside views by adjoining housing and hedges. As a proportion of the existing housing stock,
the addition of another 100 dwellings would be a very substantial, but not overwhelming,
expansion of Longwick. However, although the village is based on a linear form, other
development has taken place behind the High Street and I think that the proposed buildings
would have no real adverse effect on the physical fabric of the settlement. Although half of the
field is classified as grade 3A agricultural land, the loss of part of a small unit would not be a
critical constraint. No ecological features of significance would be lost if it were developed for
housing.
3.2.5.17 The objectors point to the benefit of obtaining the surety of providing affordable
housing on an allocated site compared to windfall schemes. However, I agree with the Council
that it would be inappropriate to meet any general need for such housing in a rural location,
where residents are more likely to be dependent on a car.
3.2.5.18 In summary, I consider the proposed allocation would conflict with national housing
and transportation policy in PPGs 3 and 13 which seek to direct new housing to sustainable
urban locations and to discourage travel by private car. It would also conflict with Policy H3 of
the Structure Plan, which seek a close relationship between jobs and housing in settlements
outside the main urban areas.
RECOMMENDATIONS
q

H/2/5/3

No modification

LONGWICK ROAD, PRINCES RISBOROUGH

The Objections
1141/16

Beazer Strategic Land
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Summary of Objections
(a) Propose provision of 12ha of housing development totalling approximately 300 dwellings.
Suggested advantages of the site are common with a number of other sites in the area.
Release of site with Park Mill Farm would provide comprehensive development opportunity
and would be preferable to the release of the Oak Tree Farm Site.
Inspector's Reasoning and conclusions
3.2.5.19 The site comprises about 15 ha of farmland to the north of Longwick Road and west
of the branch railway line from Princes Risborough to Aylesbury. The land lies outside the
green belt and the AONB. It effectively adjoins the settlement boundary for Princes
Risborough, which runs along the railway and Longwick Road, to the south of which are the
industrial estate and the northern end of the allocated Park Mill farm site. The proposal would
therefore be classified as an urban extension under the sequential test of PPG3.
3.2.5.20 The site lies about 1 km or so from the facilities in Princes Risborough town centre,
including the Tesco store which is just 500m from the site at its closest point. The nearest
school is a middle school about 500m away. Some employment opportunities are available on
the other side of Longwick Road. Monks Risborough station is about 500m from the site, but
much more frequent services with 3 trains per hour to and from London are available from the
main station some 2km away. A number of bus services pas s along Longwick Road The
proposal would provide the opportunity for a new urban bus route through the site and linking
the residential areas on the east side of the town with the south eastern end of the High Street
and the station. In summary, the site performs reasonably well in accessibility terms, falling
with Zone 4 on the Map in Appendix 9 of the Plan. However, it is further away from the town
centre, leisure centre and main employment areas of the town (setting aside Longwick Road)
than Park Mill Farm.
3.2.5.21 This point is relevant in considering highway capacity. The County Council’s most
up to date evidence to the inquiry at the sessions dealing with Park Mill Farm indicated that the
maximum number of new dwellings off Longwick Road that could be allowed before traffic at
the Tesco roundabout exceeded capacity would be 600. In that event the potential for another
600 dwellings at Park Mill Farm, many of which would be constructed beyond this Plan period,
would leave no spare capacity for traffic from this site. Although the objectors point to the
possibility of another access to Mill Lane, this would be less satisfactory for substantial traffic
flows. In any event, much traffic from the site would inevitably gravitate south to the Tesco and
the town centre via Longwick Road. In turn this would still overload the Tesco roundabout if
both sites were developed, unless further potentially substantial improvements involving third
party land were made.
3.2.5.22 The site is rather detached from the main fabric of Princes Risborough by the
railway line, which runs on an embankment at this point. However, it does not fall within the
national designation of AONB, nor has the land been classified as of local landscape interest
on the Plan. Although the combination of fields makes a pleasant rural scene, I consider that
quality of this parcel of countryside is not so great as to impose a critical constraint on
development. The site is not open to particularly long views and the very gently rolling
topography is unexceptional. I agree with the Council however that the flat, very open, arable
landscape of Park Mill Farm is inherently less interesting than this site
3.2.5.23 The site adjoins the northern boundary of Allscot Conservation Area, a compact
group of cottages and a Lodge. Particular care would be needed to protect the character of the
Conservation Area by providing a substantial break between new and existing buildings,
possibly with extensive planting. While the allocation would lead to some spread of the town
towards Longwick, enough of gap would remain to ensure that both communities retain their
separate identities. I think the Council’s concerns on this point are overstated; one is aware of
the urban influence of the industrial estate when approaching or leaving the town and the
housing proposed for this site would extend only marginally further to the west. In this respect
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the site performs in a very similar way to Park Mill Farm.
3.2.5.24 The southern part of the site consists of primarily Grade 2 and 3a agricultural land,
with the northern part classified in 1999 as Grade 3B. PPG7 advises that where possible,
poorer quality land should be released before best and most versatile land such as the
southern half of the site, unless sustainability considerations suggest otherwise. The loss of
such land is a disadvantage, but the site has generally a lower quality of land than the allocated
site at Park Mill Farm. Although this factor should be weighed in any balance of competing
sites, I do not consider it to be an overriding constraint in this instance.
3.2.5.25 I note that there are 2 BNSs adjoining the site, along the railway line and at
Kingsmead Meadow and Pond. Neither of these sites need be affected by an development
proposals. Within the site itself the hedges and pasture fields contain little ecological interest.
3.2.5.26 In conclusion, the site performs reasonable well against the tests of PPG3 as an
urban extension with moderate accessibility and no overriding physical constraints with regard
to the quality of the landscape, agricultural land value or ecology. However, in the context of
additional housing releases at Princes Risborough I believe the site does not perform as well as
Park Mill Farm. The concurrent development of these two major sites would provide the
possibility for some benefit through better public transport within the town. However, even with
a secondary access via Mill Lane, traffic from the site would still gravitate towards the Tesco
roundabout, which would be at capacity after development of Park Mill Farm alone. Crucially,
there would be no need for this scale of development during the life of this Plan, for the reasons
explained in section 3.2 above.
RECOMMENDATIONS
q

H/2/5/4

No modification

PRINCES ESTATE, PRINCES RISBOROUGH

The Objections
0037/3
0080/3
0129/5
0564/3
0647/3
0933/3
0968/3
1060/3
1091/3
1187/3
1808/3
1812/3
1922/3
2025/3

Mrs E Macfarlane
Bernard Andrew Hill
Mr & Mrs B R Simpkin
Edward W G France
Mrs Frances Dunn
Mr T B Skilbeck
Mrs S J Rogers
Hugh McGarel-Groves
Jane McGarel Groves
Francis Gomme
Risborough Area Residents Association
Peter H Thomson
Mr D G Marr
M P Oates

Summary of Objections
(a) Industrial estate is under-used and should be allocated for mixed use of 100-200 dwellings
and industrial units. Site has access from Summerleys Road and is close to railway station.
Existing schools can absorb additional children and sewage works are adequate. Site
enjoys all the characteristics of a brownfield site. Site is ideally suited form a sustainability
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view point and would strengthen the population o the west side of Princes Risborough, and
provide an opportunity to improve the bus network and link in with Sustrans. Housing
should be low cost housing.
Inspector's Reasoning and conclusions
3.2.5.27 Planning permission for the redevelopment of the site with industrial units, including
a new factory for Ercol, has been granted and construction is under way. These objections
have been overtaken by events. It would not be appropriate for the remainder of the site to be
developed for housing in close proximity to general industrial uses, which would be likely to
create unsatisfactory living conditions for residents of the proposed dwellings. In any event the
remaining area is very suitable for further modern business and industrial units, site for which in
locations close to good public transport links, such as this, are in short supply.
RECOMMENDATIONS
q

H/2/5/5

No modification

RECTORY FARM AND MONKS RISBOROUGH SCHOOL
The Objections
1541/3

P Tapping

Summary of Objections
(a) Propose revision to Green Belt boundary and allocation of the land adjoining the east site of
the Aylesbury Road between Monks Risborough School playing fields and Rectory Farm,
for housing, thereby completing the infill to the bounds of the last house heading north out
of the town.
Inspector's Reasoning and conclusions
3.2.5.28 The objection site comprises a grass field immediately to the east of Aylesbury Road
about 2.5km north of Princes Risborough town centre, between the school and Rectory Farm.
The whole of the site lies within the green belt and AONB. My earlier comments about the
need for more housing apply equally to this site. My conclusions as to how the required housing
can be met, together with summaries of my recommendations on major allocated and proposed
sites, are set out in section 3.2 of the report above. The comparative site assessment takes
into account Structure Plan policy to direct major new housing to the High Wycombe Urban
area but also deals with a major allocation at Princes Risborough and other smaller sites at
Marlow. I consider that these allocations provide sufficient housing to allow the Plan to meet its
Structure Plan requirement and that there is no strategic need to allocate additional sites
outside the settlement boundaries of the main urban areas.
3.2.5.29 In general terms housing development in the green belt conflicts with green belt policy
in PPG2 and the sequential test for new housing locations in PPG3. Green belt sites may only
be considered for housing as an exception, where they may prove more sustainable than other
options. The site is further from the town centre than the allocated site and this argument does
not apply. A key characteristic of the green belt is its permanence; PPG2 states that its
boundaries should not be changed unless alterations to the Structure Plan have been approved
or other exceptional circumstances exist. In this case the site continues to meet green belt
functions of preventing the spread of Princes Risborough , encroachment into the countryside
and encouraging the development of urban land. Its development would conflict with
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established policies to protect the green belt.
3.2.5.30 PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new development
that would harm the natural beauty of the AONB will not be permitted, unless there is a proven
national need that outweighs any adverse impact on the landscape. Construction of new
buildings on the site would harm its rural character by intruding into this part of the AONB,
which is an important component of the wider countryside stretching up to Whitleaf Hill beyond.
RECOMMENDATIONS
q

H/2/5/6

No modification

LAND AT SUMMERLEYS ROAD

The Objections
0955/2
1435/2

R G Avery
Mr J P Avery

Summary of Objections
(a) Propose residential development in the countryside at Summerleys Road, to become an
Established Residential Area, having the same right to back garden development as
everyone else. Site joins existing residential frontage on Summerleys Road, which forms
an identifiable ribbon of development extending from the built up area of Princes
Risborough. Site is well contained on three sides by existing built forms and further
enclosure could be achieved by appropriate planting without any harm to the character of
the area.
Inspector's Reasoning and conclusions
3.2.5.31 In my discussion of the general housing strategy of the Plan, following on from the
RTS, I identified a shortfall in the expected number of completions in the Plan period compared
with Structure Plan targets. My conclusions as to how this shortfall can be met, together with
summaries of my recommendations on major allocated and proposed sites, are set out in
section 3.2 of the report above. The comparative site assessment takes into account Structure
Plan policy to direct major new housing to the High Wycombe Urban area but also deals with
the proposal for a major allocation at Park Mill Farm, Princes Risborough, which I recommend
should go ahead. I consider that these allocations provide sufficient housing to allow the Plan
to meet its Structure Plan requirement and that there is no strategic need to allocate additional
sites outside the settlement boundaries of the main urban areas.
3.2.5.32 The objectors propose residential development on land adjoining 117 Summerleys
Road, which is shown on the Proposals Map as land outside the residential limits of Princes
Risborough, to which countryside Policy C11 applies (see section 8.11 of my report). The site
is too small for allocation as a housing site. The objectors propose that development should be
allowed by allocating the land as an established residential zone under Policy H14 (to be
replaced by existing residential area under PIC 3/32). I consider the proposal would result in an
unsightly extension to the existing ribbon of development along the road, which would detract
from the largely rural character of the area. The dwellings would in at least 1.5km from the
railway station and considerably further on foot from the facilities of the town centre. The
proposal would not therefore accord with government policy in PPGs 3 and 7 to direct new
housing to sustainable urban locations and to protect the countryside.
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RECOMMENDATION
q

H/2/5/7

No modification

WYCOMBE ROAD, PRINCES RISBOROUGH
The Objections
0808/4

Linden Homes South East Ltd

Summary of Objections
(a) The settlement boundary of Princes Risborough should be extended to include the land to
the south-west of Wycombe Road, to be allocated as a Policy H2 housing site. Allocation
would represent a logical rounding off to the southern edge of Princes Risborough, whilst
not having an adverse effect upon the character or amenity for the surrounding countryside.
Site integrates well into existing urban fabric without any major barriers to movement and
therefore the need for major engineering works, as on other allocated sites.
Inspector's Reasoning and conclusions
3.2.5.33 The site comprises about 3.6 ha of land, split into 3 parcels, adjoining the southern
boundary of the Princes Risborough urban area. About 1.1ha in the south east corner of the
site, comprising the dwellings at 106 and 108 Wycombe Road and their gardens, lies within the
AONB. The whole of the site falls within the green belt, which extends right up to the rear
boundaries of dwellings fronting Wycombe Road, Poppy Road and Almond Way.
3.2.5.34 Paragraph 2.7 of PPG2 states that green belt boundaries should not be changed
unless alterations to the Structure Plan have been approved, or other exceptional
circumstances exist. The objectors referred to paragraph 68 of PPG3, which re-iterates
government support for maintaining the green belt, but states that where they have been tightly
drawn, its boundaries may be reviewed where new development would be the most sustainable
of the available options. They argued that those circumstances were applicable here, because
the site was at least as well or better located in relation to local services than the Council’s
preferred allocated site at Park Mill Farm.
3.2.5.35 The Council argued that although the boundaries of the green belt were drawn tightly
on the east side of Princes Risborough, there was no such restriction on development to the
west. Hence the proposal to expand the town by developing Park Mill Farm met government
policy, while this allocation would not. The Structure Plan allows for a proportion of new
housing requirements to be provided outside of the High Wycombe urban area. I would not
necessarily expect therefore that any green belt site such as this should prove to be the most
sustainable option in the whole District. However it should also have been compared with other
sites elsewhere which might also be capable of meeting housing requirements outside the High
Wycombe area, for example the Slate Meadow ASL. Also, I attach considerable weight to the
clear indication in paragraph 68 of PPG3 that it is intended to apply in exceptional
circumstances. Whatever the reasons for drawing the boundary on its current alignment, the
availability of other sites outside the green belt seriously weakens the objectors’ case.
3.2.5.36 The site falls within Zone 4 of the Council’s Accessibility Map (Appendix 9 of the
Plan). While the site is closer as the crow flies to the station than the centroid of Park Mill
Farm, many future residents of the latter would have a shorter walk to most town centre
facilities. The objection site is nearer to Hypnos and other employment opportunities near the
station, but there is better access from Park Mill Farm to the new Ercol premises at Princes
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Estate. The physical constraints of the high quality AONB landscape and low lying marshy land
next to a water course would limit the scale of development to the vacant land, 1.8 ha. The
value of the likely number of dwellings here (probably at the lower end of the quoted range of
50-90, would be unlikely to support any significant improvements to local bus services to
improve accessibility, in contrast to the much larger Park Mill Farm site. In these
circumstances I consider the argument that the site is in a more sustainable location than
competing sites unproven.
3.2.5.37 In testing the site against other criteria of paragraph 31 of PPG3, I note from other
representations that the sewage works at Princes Risborough is virtually at capacity, which may
prove a constraint on development.
3.2.5.38 I note the objectors’ arguments that the site has no strong visual link with the adjoining
countryside, and fulfils no green belt function. However, the position now would appear no
different from that in 1990, when a previous Inspector confirmed the retention of the site within
the green belt. Although much of the site is overgrown, that condition and the extent of urban
influence are not a reason to remove green belt designation, as paragraph 1.7 of PPG2 states.
I consider the site continues to fulfil the green belt policy objective of preventing the outward
spread of Princes Risborough into the countryside. To release the land from the green belt
other than in the exceptional circumstances required by PPG2 and PPG3 would undermine the
effectiveness of the policy and lead to pressure for further encroachment into the countryside
that would be difficult to resist.
3.2.5.39 In conclusion, the site performs well other than against the green belt policy
restriction. However, in my view it would not be a more sustainable housing location than the
Park Mill Farm site, or possibly other sites elsewhere in the District. I consider that there are no
exceptional circumstances to warrant the release of this green belt site in advance of a
strategic policy review into the future extent of growth at Princes Risborough and the value of
the green belt on its eastern side in relation to other sustainability objectives.
RECOMMENDATIONS
q

H/2/5/8

No modification
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HOUSING DEVELOPMENT PROPOSALS - MARLOW AREA

BERWICK ROAD, MARLOW
The Objections
0840/38

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) Allotment site should be allocated for residential. This would be a ‘rounding off’ and due to
the rising land to the North West, can be developed without any detriment to the
surrounding countryside. Not all the allotments are used, and can be relocated on adjacent
land.
Inspector's Reasoning and conclusions
3.2.6.1 In my discussion of the general housing strategy of the Plan, following on from the
RTS, I identified a shortfall in the expected number of completions in the Plan period compared
with Structure Plan targets. However, taking into account the criteria set out in PPG3, and
Policies H2 and H3 of the Structure Plan, I consider that this could be met for the most part by
the allocation of a major site for 400 dwellings at Terriers Farm, High Wycombe. This site lies
in a relatively accessible position in relation to local shopping and bus services to the town
centre, and does not suffer from any significant physical or policy constraints.
3.2.6.2 The Structure Plan does not direct major housing development to Marlow, the
boundaries of which are tightly constrained in most instances by the green belt and AONB.
The Council originally identified two new housing sites at Portlands and Great Marlow School,
subsequently deleting the school site at PIC stage. As I discuss in section 3.2.2 above, I
considered in the context of an overall shortfall of housing in the District, a limited number of
new dwellings at Marlow would be beneficial. I recommend the re-instatement of this
allocation; although ‘green’ land, the site lies within the built up area of the town in a relatively
accessible position with regard to local services. I have assessed other proposed housing sites
in Marlow against this background.
3.2.6.3 The objection site comprises an area of allotments extending up the hillside adjoining
the northern edge of Marlow, at the rear of houses fronting Berwick Road. It lies adjoining but
outside the green belt and the AONB. As such a housing development on the site would be an
urban extension, in the policy terms of PPG3 sequentially less preferable to sites within the built
up area. Nevertheless, the Council acknowledge that it was a relatively highly performing site
in its initial comparative site assessments with regard to factors such as accessibility by public
transport (Zone 4) landscape impact and physical constraints.
3.2.6.4 The Plan allocates the land as green space to which Policy L3 applies. Although
some of the allotments are vacant, the site continues to fulfil a useful role for informal recreation
and the production of food. A substantial replacement area of allotment land would be required
if it were allocated for development. Although there are trees along the east and west
boundaries, these could be retained in any detailed housing layout, and the allotments have no
strong landscape value. The site does have some ecological value as a foraging area and
stepping stone for wildlife. On balance I consider the role of the land as alIotments justifies the
green space allocation in the absence of any strong need to allocate more land in Marlow for
housing.
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RECOMMENDATIONS
H/2/6/1 No modification

KINGSLEY DRIVE, MARLOW BOTTOM
The Objections
0557/2

Mr J Perkins

Summary of Objections
(a) Amend Green Belt boundary to allow the site to be developed for community/residential
purposes, in order to meet the need of local organisations for new and permanent formal
community facilities. Residential use represents enabling aspect of proposal.
Inspector's Reasoning and conclusions
3.2.6.5 The objection site adjoins the western boundary of Marlow Bottom as shown on the
Plan, within the green belt and AONB. In general terms the use of housing in the green belt as
enabling development for community facilities conflicts with green belt policy in PPG2 and the
broad thrust of housing policy in PPG3. This sets out a sequential test for new housing
locations as follows: the re-use of previously developed land and buildings: urban extensions;
and finally development around nodes in good public transport corridors. My earlier comments
about the need for more housing apply equally to this site. While I identified a shortfall of
allocated land to meet Structure Plan requirements to 2011, I consider that this could be met for
the most part by the allocation of a major site for 400 dwellings at Terriers Farm, High
Wycombe. Therefore I find no need to identify any additional land outside the main urban
areas. Even if there were, the Plan safeguards other areas excluded from the green belt for
possible development in the longer term. Building on this site would conflict with Policy H5 of
the Structure Plan, which requires housing allocations in rural settlements to be small scale,
located within settlements and consistent with other policies, such as those to protect the green
belt.
3.2.6.6 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. A key feature of the green belt is its permanence;
PPG2 states that its boundaries should not be changed unless alterations to the Structure Plan
have been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the spread of Marlow Bottom, encroachment into the
countryside and encouraging the development of urban land. Its development would conflict
with established policies to protect the green belt.
3.2.6.7 PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new development
that would harm the natural beauty of the AONB will not be permitted, unless there is a proven
national need that outweighs any adverse impact on the landscape. Construction of new
buildings on the site would harm its rural character by intruding into the AONB, which is an
integral part of the wider countryside beyond. Information submitted by the Guinness Trust in
support of the objection indicates that about 20 affordable homes are envisaged. The
proposed allocation for residential and community buildings on such a scale would lead to a
sizeable new development easily visible from the urban area and footpaths to the west.
3.2.6.8 I note the objector’s argument that there is a strong local need for more community
facilities in Marlow Bottom, including a new church. However, I understand from the Council
that there is a social club and village hall, together with the Pegasus public house, which also
helps to meet the social needs of the village. I have no information about other alternative
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possibilities that may be available within the built-up area. I therefore conclude that the
community need for the facilities proposed is of insufficient weight to set aside the clear conflict
with national and local policies concerning the location of new housing, the protection of the
green belt and the preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/6/2

No modification

LAND NORTH EAST OF MARLOW AND WEST OF BYPASS

The Objections
0840/47

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) Propose area of land between housing (in North-East Marlow) and the by-pass for
development. Whilst this area is designated as Area of Outstanding Natural Beauty and
Green Belt, the reality is that it contributes little to these areas, being squeezed between
housing and a motorway. Area should be allocated for residential or an hotel.
Inspector's Reasoning and conclusions
3.2.6.9 The site is a triangular shaped area of about 6 ha located to the north east of the
A404/A4155 interchange. My earlier comments in paragraphs 3.2.6.5-7 above apply to this
site. In general terms new housing in the green belt conflicts with government policy in PPG2
and the broad thrust of housing policy in PPG3, which sets out a sequential test for new
housing locations, giving priority to the re-use of previously developed land and buildings.
Although I identified a shortfall of allocated land to meet Structure Plan requirements to 2011, I
consider that this could be met for the most part by the allocation of a major site for 400
dwellings at Terriers Farm, High Wycombe. Therefore I find no need to identify any additional
land outside the main urban areas. A new housing allocation on this site would conflict with
Policy H5 of the Structure Plan, which requires such proposals in rural settlements to be small
scale, located within settlements and consistent with other policies, such as those to protect the
green belt.
3.2.6.10 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. This site lies within Accessibility Zone 5 and that
argument does not apply. A key feature of the green belt is its permanence; PPG2 states that
its boundaries should not be changed unless alterations to the Structure Plan have been
approved or other exceptional circumstances exist. In this case the site continues to meet
green belt functions of preventing the spread of Marlow, encroachment into the countryside and
encouraging the development of urban land. I see no reason to take a different view about the
future of the site than the Inspectors who considered similar objections at the two previous
Local Plan inquiries, recommending that the site remain in the green belt. Its development
would lead to a loss of openness of the green belt in conflict with established policies for its
protection the green belt.
3.2.6.11 PPG7, reflected in Policy LS2 of the Structure Plan, indicates that new development
that would harm the natural beauty of the AONB will not be permitted, unless there is a proven
national need that outweighs any adverse impact on the landscape. The site is an attractive
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open grass field sloping down from the north towards the A4155 and is highly visible from a
number of local viewpoints, including Winter Hill on the other side of the River Thames. The
northern part of the site in particular is an integral part of the open fields and woodlands on the
plateau of the Chilterns beyond. Construction of new housing at the density required by PPG3
would create a major intrusion of built form into the AONB and would harm its rural character
and appearance. The new development would be easily visible from many viewpoints,
including the urban area and the main road to the east.
3.2.6.12 Similar arguments apply to the alternative suggestion of a hotel. There is no proven
national need for another hotel at this location, especially since a new hotel is to be constructed
nearby at the former Marlow Sewage Works site. This proposal, together with the hotel
planned for the Wycombe Marsh site, are expected to meet District needs in the Plan period.
RECOMMENDATIONS
q

H/2/6/3

No modification

EAST OF WILTSHIRE ROAD, MARLOW BOTTOM

The Objections
1144/8

Mr R and Mr A Mash

Summary of Objections
(a) Propose land to the east of Wiltshire Road/Stapleton Close for housing. Site will require
little highway improvements and provide environmental benefit to residents through soil
bund and noise shadow reductions from the A404. Site would provide much needed
housing in Marlow, will little effect on existing neighbours.
Inspector's Reasoning and conclusions
3.2.6.13 From the representations the objection site lies to the east of Wiltshire Road and
Stapleton Close, between the settlement boundary and the A404. It appears to cover part of
the same area as the site put forward by the Marlow Chamber of Commerce. The land falls
within the green belt and AONB and my earlier comments in this section above apply. In
general terms new housing in the green belt conflicts with government policy in PPG2 and the
broad thrust of housing policy in PPG3, which sets out a sequential test for new housing
locations, giving priority to the re-use of previously developed land and buildings. Building on
this site would conflict with Policy H5 of the Structure Plan, which requires housing allocations
in rural settlements to be small scale, located within settlements and consistent with other
policies, such as those to protect the green belt.
3.2.6.14 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. A key feature of the green belt is its permanence;
PPG2 states that its boundaries should not be changed unless alterations to the Structure Plan
have been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the spread of Marlow, encroachment into the
countryside and encouraging the development of urban land. Its development would conflict
with established policies to protect the green belt.
3.2.6.15 PPG7, reflected in Policy LS2 of the Structure Plan, indicates that new development
that would harm the natural beauty of the AONB will not be permitted, unless there is a proven
national need that outweighs any adverse impact on the landscape. Construction of new
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buildings on the site would harm its rural character by intruding into the AONB. The proposed
allocation for residential buildings would lead to a noticeable new development easily visible
from the urban area and the main road to the east.
3.2.6.16 I have taken into account the objector’s comments that the proposal would allow
benefits to be provided in the form of measures to reduce noise from the A404. On the limited
evidence before me of the likely effectiveness of such a proposal I consider that such
improvements would not be sufficient to outweigh the harmful effects on housing and green belt
policy and the landscape of the AONB.
RECOMMENDATIONS
q

H/2/6/4

No modification

LAND ADJACENT TO SEYMOUR COURT ROAD, MARLOW
The Objections
0840/42

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) All or part of an area of land alongside Seymour Court Road could be designated for
residential development without great detriment. Site is currently not well used.
Inspector's Reasoning and conclusions
3.2.6.17 The site comprises about 2.2 ha of public open space on the east side of Seymour
Court Road, within the urban area of Marlow. It is laid out as a playing field, with some play
equipment. My earlier comments in this sub-section of the report in paragraphs 3.2.5.1-2 about
the need for more housing in Marlow apply equally to this site. Policy H2 of the Structure Plan
does not direct major housing development to Marlow, the boundaries of which are tightly
constrained in most instances by the green belt and AONB. I consider that in the context of an
overall shortfall of housing in the District, some growth at Marlow would be beneficial. I have
recommended the re-instatement of the allocation at Great Marlow School; although ‘green’
land, this part of the school grounds site lies within the built up area of the town in a relatively
accessible position with regard to local services. I have assessed other proposed housing sites
in Marlow against this background.
3.2.6.18 In this case I agree with the Council hat the site fulfils a useful green space function
for formal games and informal recreation, which should be retained. It is of meaningful size,
and accessible for public use. The land also performs some function as a green lung within the
urban area, and contains some attractive trees along the northern boundary with Pinecroft.
The loss of valuable open space in the absence of a local study showing it was no longer
needed, or proposals for alternative provision, would conflict with recently revised government
policy in PPG17.
RECOMMENDATIONS
q

H/2/6/5

No modification
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REAR OF BT EXCHANGE, MARLOW

The Objections
0840/44

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) Propose land to the rear of the BT exchange in Dean Street, Marlow for development. This
area has planning consent for 22 sheltered flats and should be shown as designated for
residential.
Inspector's Reasoning and conclusions
3.2.6.19 The site has been developed with the housing scheme mentioned by the objector and
is now occupied. The principle of residential use is firmly established and allocation would be
unnecessary.
RECOMMENDATIONS
q

H/2/6/6

No modification

LAND SOUTH OF SEYMOUR PLAIN, MARLOW
The Objections
0840/46

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) Three sites should be allocated for residential development, either together or separately.
(b) The sites are part of the built up areas of Marlow and Seymour Plain. Closing the gap
between these two parts of the settlement would have no detrimental impact on the
surrounding countryside if existing tree belts were retained.
Inspector's Reasoning and conclusions
3.2.6.20 PPG7, reflected in Policy LS2 of the Structure Plan, indicates that new development
that would harm the natural beauty of the AONB will not be permitted. In this case the sites
would be capable of accommodating about 400 dwellings at the density recommended by
PPG3. A major new development such as this could be allowed only if there were a proven
national need that of such importance as to outweigh any adverse impact on the landscape.
The sites are in a very prominent location near the top of the hillside overlooking Marlow and
form an important part of the Chilterns plateau. Travelling up Oak Tree Road, the attractive
fields provide a distinct edge to the town, which is quite distinct from the outlying group of
houses a short distance to the north. New housing development would create a major intrusion
of built form into the AONB and would harm its rural character and appearance. It would be
highly visible from a number of local viewpoints, including Winter Hill on the other side of the
River Thames valley to the south.
RECOMMENDATIONS
q

H/2/6/7

No modification
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LAND BETWEEN CHALKPIT LANE, SPINFIELD LANE, MARLOW

The Objections
0840/32

Marlow and District Chamber of Trade and Commerce

Summary of Objections
(a) Propose large area of land between Chalkpit Lane and Spinfield Lane for residential
development. Although designated as Attractive Landscape, the site is not particularly
attractive and adds little to the countryside. Development would provide a large area of
badly needed development with minimal impact on the environment and amenity.
Inspector's Reasoning and conclusions
3.2.6.21 The site comprises about 13 ha of land located outside the western edge of Marlow
within the green belt. In general terms new housing in the green belt conflicts with government
policy in PPG2 and in PPG3, which sets out a sequential test for new housing locations, giving
priority to the re-use of previously developed land and buildings. The shortfall of allocated land
to meet Structure Plan requirements to 2011 could be met for the most part by the allocation of
a major site for 400 dwellings at Terriers Farm, High Wycombe. Therefore I find no need to
identify any additional land outside the main urban areas of the District. A new housing
allocation on this site would conflict with Policy H5 of the Structure Plan, which requires such
proposals in rural settlements to be small scale, located within settlements and consistent with
other policies, such as those to protect the green belt.
3.2.6.22 Green belt sites may only be considered for housing in exceptional circumstances, for
example where they may prove more sustainable than other options. This site lies within
Accessibility Zone 5 and that argument does not apply. A key feature of the green belt is its
permanence; PPG2 states that its boundaries should not be changed unless alterations to the
Structure Plan have been approved or other exceptional circumstances exist. In this case the
site continues to meet green belt functions of checking the western spread of Marlow,
preventing encroachment into the countryside, maintaining an effective separation between
Bovingdon Green and Forty Green, and encouraging the development of urban land. I see no
reason to take a different view about the future of the site than the Inspectors who considered
similar objections at the Local Plan inquiry in 1989, recommending that the site remain in the
green belt. Its development would lead to a loss of openness of the green belt in conflict with
established policies for its protection.
3.2.6.23 I deal fully with the objection to the designation of the site as an area of attractive
landscape in Chapter 10.2 of my report. The area is one of four parts of the Thames Valley
AAL as described by the County Council. The area retains a rural character and provides an
important link between the two parts of the AONB lying to the north of Chalkpit Lane and south
of Springfield Lane. Much of the very gently sloping land is open to view from roads and
surrounding houses, except from the north. Development with housing would destroy the
pleasant rural character of the area and its attractive open landscape quality.
RECOMMENDATIONS
q

H/2/6/8

No modification
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LAND AT SPINFIELD LANE AND ADJACENT TO BOVINGDON GREEN

The Objections
0731/2
1255/2
0840/34

Mr R Rockell
Mr P J Allen
Marlow and District Chamber of Trade & Commerce.

Summary of Objections
(a) Site should be designated for residential use and the settlement boundary changed
accordingly to create a more logical and defensible settlement boundary. The site is
nominally an Area of Attractive Landscape, but is not particularly attractive.
(b) Development of this area would be a rounding off and infilling of the built up area, without
detriment to the landscape and would provide a useful addition to the developed areas.
Inspector's Reasoning and conclusions
3.2.6.24 The site put forward by the Chamber of Trade and Commerce (CTC) is located to the
north of Spinfield Lane and lies adjacent to Bovingdon Green. It includes in the southern half
‘Acres View’, a bungalow set in a large open garden, and a strip of grassland, which are the
subject of the objections by Messrs Rockell and Allen. Both parcels of the site adjoin the site of
the previous objection by Marlow CTC, and the whole area lies within the green belt and an
Area of Attractive Landscape (AAL). Once again, my earlier comments in paragraphs 3.2.5.2123 above, the conflict of residential allocation with policies to protect the green belt, for the
location of new housing and the conservation of the landscape apply equally to this site. In
summary, there is no need for greenfield housing development at Marlow, particularly at a site
such as this with poor public transport links to the rest of the town. Housing allocation would
undermine the policy to retain the openness of a permanent green belt and would harm the
appearance of an area of attractive landscape.
3.2.6.25 This site was part of a larger area put forward for housing and rejected when the
previous Marlow Area Local Plan was scrutinised n
i 1989. Rather than rounding off the
settlement boundary of Bovingdon Green, any new development would encroach onto the open
countryside that separates the hamlet from Forty Green, potentially eroding its rural character.
I note the Council’s intentions to restrict infilling within the village, to help retain its open rural
character. In my view development of this open site outside the clear edge of the village could
not be considered infilling, which PPG7 defines as filling a small gap in a small group of
houses. By contrast, it would erode the gap between two settlements, threatening their
individual identity and undermining green belt policy.
RECOMMENDATIONS
q

H/2/6/9

No modification

LAND AT HILL FARM, OFF NEW ROAD, MARLOW BOTTOM

The Objections
0840/52
0937/4

Marlow and District Chamber of Trade and Commerce
Miss P M Kimber

Chapter 3 – Housing

page

170

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report
Summary of Objections
(a) Propose land to the north of main part of Marlow Bottom, which is completely enclosed by
existing residential development, for residential purposes. This area of land contributes
nothing to the countryside or open nature of the environment due to it being enclosed and it
could be developed with no detriment to the environment or amenity.
(b) Policy H2 should be more flexible, allowing the allocation of other housing sites such as
land at Hill Farm to satisfy market demand.
Inspector's Reasoning and conclusions
3.2.6.26 The objection site comprises an overgrown grass field of about 1.4ha adjoining the
northern boundary of Marlow Bottom as shown on the Plan, within the green belt and AONB.
In general terms new housing in the green belt conflicts with government policy in PPG2 and in
PPG3. This sets out a sequential test for new housing locations as follows: the re-use of
previously developed land and buildings: urban extensions; and finally development around
nodes in good public transport corridors. My earlier comments about the need for more
housing on ‘greenfield’ land outside Marlow equally to this site. While I identified a shortfall of
allocated land to meet Structure Plan requirements to 2011, I consider that this could be met for
the most part by the allocation of a major site for 400 dwellings at Terriers Farm, High
Wycombe. Therefore I find no need to identify any additional land outside the main urban
areas. Even if there were, the Plan safeguards other areas excluded from the green belt for
possible development in the longer term. Building on this site would conflict with Policy H5 of
the Structure Plan, which requires housing allocations in rural settlements to be small scale,
located within settlements and consistent with other policies, such as those to protect the green
belt.
3.2.6.27 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. This site lies within Accessibility Zone 5 and that
argument does not apply. A key feature of the green belt is its permanence; PPG2 states that
its boundaries should not be changed unless alterations to the Structure Plan have been
approved or other exceptional circumstances exist. The argument that development would be
a sensible ‘rounding off’ has not been successful in earlier appeal decisions, which have
stressed the importance of retaining a permanent green belt where policy is applied
consistently. In this case the site continues to meet green belt functions of preventing the
spread of Marlow Bottom, encroachment into the countryside and encouraging the
development of urban land. Its development would conflict with established policies to protect
the green belt.
3.2.6.28 PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new development
that would harm the natural beauty of the AONB will not be permitted, unless there is a proven
national need that outweighs any adverse impact on the landscape. Construction of new
buildings on the site would harm its rural character by intruding into the AONB. Although the
housing adjoining the site on two sides and the steeply sloping landform creates some sense of
enclosure, the field links visually to and is an integral part of open countryside to the north
beyond. Residential development would consolidate the appearance of the cluster of buildings
at Hill Farm, which also lie within the green belt and AONB. The outward sprawl of
development on this prominent site would be clearly visible from a number of viewpoints,
including the footpath running along the southern boundary.
3.2.6.29 I note the objector’s argument that there is a strong local need for more affordable
housing in Marlow. However, the Council has other policies which seek to achieve such
development, but the need is not so great as to outweigh established policies for the protection
of he green belt and the AONB.
RECOMMENDATIONS
q

H/2/6/10

No modification
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LAND OFF QUOITINGS DRIVE, MARLOW

The Objections
0704/2
0840/36

Berkeley Homes (Chiltern) Ltd
Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) The development of part of Quoitings would assist the Council in meeting its strategic
housing land supply targets. There is doubt that other sites in Marlow will come forward.
The site is available now.
(b) The site is an unused area of land off the end of one of the existing residential roads and
should be designated for housing.
Inspector's Reasoning and conclusions
3.2.6.30 The objection site comprises part of the grounds of ‘Quoitings’, a recently demolished
detached house, within the urban area of Marlow about 400m north west of the town centre,
within the Conservation Area. The site of the house and eastern half of the garden is being
redeveloped in the form of 9 two-bedroom apartments, a refurbished coach house and an
extended summer house. The objectors propose an area of about 0.9ha for housing. This is
divided into 2 parts, shown on Drawing CgMs01, Appendix 1 to the objector’s representation
No. CG/2485/P0001: an overgrown area in the western part of the site, notated scrub, which
slopes quite steeply from the northern boundary to the south; and a relatively flat area of grass,
notated paddock.
3.2.6.31 With regard to housing need, I identified a shortfall of allocated land to meet Structure
Plan requirements to 2011. I consider that this could be met for the most part by the allocation
of a major site for 400 dwellings at Terriers Farm, High Wycombe. Policy H2 of the Structure
Plan does not direct major housing development to Marlow, the boundaries of which are tightly
constrained in most instances by the green belt and AONB. However, I consider that in the
context of an overall shortfall of housing in the District, some incremental/organic growth at
Marlow within the settlement boundary would be beneficial.
3.2.6.32 I have recommended the re-instatement of the allocation at Great Marlow School;
although ‘green’ land, this part of the school grounds site lies within the built up area of the
town in a relatively accessible position with regard to local services. The Council argue that the
Quoitings site should not be classified as previously developed land, because it but has always
been separated from the garden of the house. However, it the objectors say the site falls within
the curtilage of the former house and the two parcels proposed for development can be
reached directly from the former croquet lawn. In general housing policy terms, I see little
difference between this site and the school playing field. Both are ‘green’ sites within the urban
area in more accessible locations than any possible urban extensions to Marlow, other than
land that lies within the green belt and floodplain.
3.2.6.33 As Annex C to PPG3 says, the classification of a site as ‘previously developed land’
does not mean that all the available area should be developed. In this case some assessment
of he value of the site as open space is necessary. The size of the site is meets the minimum
for identified green spaces, although a substantial ‘green’ area would remain around the
residential development now under construction. At present the land is privately owned and
fulfils no public recreational role. The Council argue that it is visually accessible, but public
views are limited to a view of the tree belt along the western boundary from the end of
Quoitings Drive and a footpath that runs past the western edge of the school playing fields.
From this aspect the site performs poorly as green space.
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3.2.6.34 The Council argue that the allocated green space fulfils an important landscape
function by linking with the school playing fields to the south to form an open buffer between the
older part of the town and the suburban housing to the north. I acknowledge that the land to
the south of the new buildings replacing Quoitings is particularly valuable in providing an open
setting for buildings fronting Oxford Road, and for views from West Street. However, that
separation would still be provided by the school field even if the site were developed, albeit in
reduced scale. Similarly, the trees around the western and northern boundaries of the site
could be retained and would continue to provide a backdrop to views from the town centre.
The ‘paddock’ area of the site provides an important link in the chain of green spaces in this
part of the Conservation Area, particularly with regard to the unbroken green area between
west street and the new flats at Quoitings. However, I consider the western part of the site,
notated ‘scrub’ on the objector’s plan CgMs01, has far less significance in the overall open
space network. Development on this area would come no nearer to the historic town centre
than the dwellings along Quoitings Drive. I see no reason why the character and appearance
of the Conservation Area should not be preserved by a sensitive development here, subject to
high design standards and the retention of all protected and other mature trees.
3.2.6.35 I note that the kitchen garden area is not proposed for development, which is in any
event precluded by a Section 106 obligation. Whether or not the school has a long term
requirement for more playing fields, I have no firm evidence from the County Council of budget
for such acquisition. I note that the ‘scrub’ land has no particular ecological interest, nor have
any other planning objections to development been brought to my attention. In summary, I
have concluded that the western part of the site has limited value as private open space. What
role it has as a setting for the town centre is outweighed by the benefit of providing more
housing in a relatively accessible location within the urban area of Marlow, for which there is a
proven need to meet an overall shortfall within the District. However, the remaining
developable area extends to about 0.72 ha, below the threshold the Council has identified for
allocated sites under Policy H2. The area could be treated as an infill site once the boundary of
the L3 designation has been modified.
RECOMMENDATIONS
q

H/2/6/11

Modify the Proposals Map to exclude the area notated ‘scrub’ on Drawing
CgMs01, Appendix 1 to the objector’s representation No. CG/2485/P0001 from
the designation as open space to which Policy L3 applies.

UNITED REFORM CHURCH

The Objections
0840/40

Marlow and District Chamber of Trade and Commerce

Summary of Objections
(a) The United Reformed Church and poorly used surrounding area is known to be available,
subject to certain work to the Church. Propose that part of Policy M6 designation, the area
between the Church, the road and Platts car park, should be shown as allocated for
residential.
Inspector's Reasoning and conclusions
3.2.6.36 As I say in paragraph 6.18.2, the site is too small to justify a separate housing
allocation, but some new dwellings could be provided as part of a mixed-use scheme at this
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sustainable town centre location, as Policy M6 states.
RECOMMENDATIONS
q

H/2/6/12

No modification

WESTHORPE CARAVAN PARK, MARLOW

The Objections
1144/4

Mr R and Mr A Mash

Summary of Objections
(a) An alternative to low cost housing in Marlow (15-20 static dwellings) could be provided at
Westhorpe Caravan Park.
Inspector's Reasoning and conclusions
3.2.6.37 The site lies to the east of Marlow by-pass, within the green belt, where there is a
presumption against new residential development, including additional permanent caravans.
My earlier comments in this section about the policies to protect the green belt and the location
of new housing apply to this site. In summary, there is no need for to use green belt land to
provide more housing, including affordable housing, outside Marlow. The caravans would
reduce the openness of the green belt, in conflict with one of its main purposes of preventing
encroachment into the countryside. The permanence of the green belt is of the utmost
importance and to change its boundaries here or to allow an extension to the park ij the
absence of any exceptional circumstances would undermine the future effectiveness of the
policy.
3.2.6.38 The need for affordable housing in Marlow can be met in part by a proportion of such
dwellings on the two allocated sites, as required by Policy H11. The need is insufficient
justification for allowing more development in the green belt.
RECOMMENDATIONS
q

H/2/6/13

No modification

LAND ADJACENT GLORY MILL COTTAGE, WOOBURN

The Objections
0348/3

Dawn Holdings SA

Summary of Objections
(a) Site is not suitable for agricultural use and an alternative use should be determined. Site
should be excluded from the Green Belt or allocated as a housing site within the Green
Belt.
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Inspector's Reasoning and conclusions
3.2.6.39 The site is comprises a small triangle of land extending to 0.2ha located at the end of
a lane between the garden of a Glory Mill Cottage and the M40 motorway. The site lies within
the green belt.
3.2.6.40 My earlier comments in this section about housing need apply equally to this site. In
general terms new housing in the green belt conflicts with government policy in PPG2 and the
broad thrust of housing policy in PPG3, which sets out a sequential test for new housing
locations, giving priority to the re-use of previously developed land and buildings. The allocated
sites recommended in section 3.2 would meet District-wide needs and no additional land
outside the main urban areas is required. A new housing allocation on this site would conflict
with Policy H5 of the Structure Plan, which requires such proposals in rural settlements to be
small scale, located within settlements and consistent with other policies, such as those to
protect the green belt.
3.2.6.41 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. This site lies within Accessibility Zone 5 and that
argument does not apply. A key feature of the green belt is its permanence; PPG2 states that
its boundaries should not be changed unless alterations to the Structure Plan have been
approved or other exceptional circumstances exist. In this case the site continues to meet
green belt functions of checking the growth of Wooburn on its north side, preventing the merger
of Wooburn and Beaconsfield, safeguarding the countryside from encroachment and
encouraging the development of urban land. The site could be used for some countryside
purpose other than agriculture; its lack of use is insufficient justification for removal from the
green belt. Its development would lead to a loss of openness of the green belt in conflict with
established policies for its protection.
3.2.6.42 I note also that the site has disadvantages as a location for a single dwelling, as the
most recent appeal decision indicates. An additional dwelling would compromise highway
safety and its residents would suffer an unacceptable level of noise from the adjoining
motorway.
RECOMMENDATIONS
q

H/2/6/14

JACKSON’S FIELD, PRINCES ROAD

The Objections
1020/3

Reit Asset Management

Summary of Objections
(a) Site should be removed from the Green Belt and designated as a strategic housing site with
a guideline capacity of 90 dwellings.
Inspector's Reasoning and conclusions
3.2.6.43 The site comprises a field of about 3ha located to the south east of Princes Road,
within the green belt at Bourne End. In general terms new housing in the green belt conflicts
with government policy in PPG2 and in PPG3. This sets out a sequential test for new housing
locations as follows: the re-use of previously developed land and buildings: urban extensions;
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and finally development around nodes in good public transport corridors. The suitability of this
proposal for an urban extension has been compared with other sites, including ASLs such as
Slate Meadow and land within the main urban areas of the District. My findings below have
informed my own comparative site assessment. While I identified a shortfall of allocated land to
meet Structure Plan requirements to 2011, I consider that this could be met for the most part by
the allocation of a major site for 400 dwellings at Terriers Farm, High Wycombe. Therefore I
find no need to identify any additional land outside the main urban areas.
3.2.6.44 The objectors' main argument that the site was a more sustainable option than other
ASLs and Slate Meadow in particular. They stressed the importance of PPG3, issued in June
2000, which heralded a fundamental change in housing policy, creating exceptional
circumstances under which green belt policy should be reviewed. Paragraph 68 of PPG3
indicates that where green belt boundaries are tightly drawn there may be a case for reviewing
them, and planning for development where this would be the most sustainable of options.
3.2.6.45 However, the guidance goes on to say that this should be regarded as an exceptional
policy. In this case the Council has identified a number of other reserve sites between the
green belt and the urban edge (ASLs) to meet future housing needs. The nearest of these is
the Slate Meadow site, just 100m or so from the northern boundary of Jackson’s Field. The
Council’s argument that the provisions of this paragraph do not apply in this case has
considerable force.
3.2.6.46 In this case the site falls within Zone 4 of the Accessibility Index shown on Appendix 9
of the Plan. Although it is slightly closer to the centre of Bourne End, there is no material
difference in ease of access to services and community facilities for those without access to a
car are minimal. Compared to other sites, the level of bus service at two per hour, and the 10
minute journey time to the railway station are do not indicate better accessibility, as the test of
paragraph 68 of PPG3 requires.
3.2.6.47 The current boundary follows a clear line on the ground around the ploughed field,
which has an entirely different land use from the surrounding residential areas. The field is part
of an attractive setting for suburban development in Bourne End, and to my eye it has higher
landscape value than the rather unkempt appearance of Slate Meadow. Although less open to
view than Slate Meadow, new development on the site would nevertheless be conspicuous
from a number of points, including Princes Road and the surrounding housing.
3.2.6.48 The site fulfils the important green belt objectives of preventing the outward spread of
the settlement, separating the more densely developed parts of Bourne End from the more
open area of Hawk Hill and encouraging urban regeneration.. A key feature of green belts is
their permanence. The loss of this parcel would lead to pressure for other releases and would
undermine the key aspect of the policy. Even though the woodland along much of the southern
boundary provides a firm physical boundary, this would not overcome the policy objection. In
these circumstances I see no reason to take a different view from previous inspectors who
recommended that the site should remain in the green belt.
3.2.6.49 In other aspects the site does not perform better than Slate Meadow. It is Grade 2
agricultural land, itself a constraint of significance. It is not for me to comment on the legal
submissions concerning the applicability of Articles 1 and 8 of the Human Rights Act to the
process for hearing Local Plan objections and the fairness of the inquiry.
RECOMMENDATIONS
q

H/2/6/15

No modification
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SLATE MEADOW

The Objections
0709/4
0817/19

Bryant Homes Technical Services Ltd
Croudace Ltd

Summary of Objections
(a) Site should be allocated for housing (150 dwellings). The site represents the most
sustainable and deliverable option for residential development in this part of the District.
The site exhibits a number of advantages when considered against the Great Marlow
School allocation and more appropriately embraces the Plan’s sustainable development
and other objectives.
Inspector's Reasoning and conclusions
3.2.6.50 The site comprises about 10.2 ha of land on the east side of Cores End Road, just
over 1 km from the shopping centre at Bourne End. The whole site is shown on the Plan as an
ASL reserved for future development needs, lying outside the green belt and AONB. It is
surrounded by housing areas on three sides, including land on the opposite side of Cores End
Road, with a former railway line separating the land from green belt countryside designated as
an LLA to the north. Part of the land lies within the River Wye floodplain; the objectors put
forward a revised capacity figure of about 250 dwellings based on the minimum density put
forward in PPG3.
3.2.6.51 The suitability of this proposal for an urban extension has been compared with other
sites, including ASLs and land within the main urban areas of the District. My findings below
have informed my own comparative site assessment of their suitability for inclusion as housing
allocations within the life of this Plan. While I identified a shortfall of allocated land to meet
Structure Plan requirements to 2011, I consider that this could be met for the most part by the
allocation of a major site for 400 dwellings at Terriers Farm, High Wycombe.
3.2.6.52 The land is almost completely flat and is currently used primarily for horse grazing.
The Council's Landscape Assessment (CD/I/12) gave the site a value class of 3, reflecting its
rather unkempt appearance and indicating the potential to accommodate change. Although it
retains some rural character, the surrounding development, dull topography and lack of
vegetation contribute to its appearance as probably the least scenic of all the ASLs.
3.2.6.53 Bourne End is the fourth largest settlement in the District, with a reasonable range of
facilities, though nowhere nearly as comprehensive as those found in High Wycombe and
Princes Risborough. The site has a public transport accessibility index of 4, (Appendix 9 of the
Plan). Although the nearest bus stop is only 50m away, this rating reflects the relatively
infrequent half hourly bus service to High Wycombe and Maidenhead. Residents of the site
would have good access to schools; the entrance to St Paul's Primary School is right opposite
and Wye Valley secondary school is about 500m away. However, there are no other facilities
within easy walking distance (400m). A number of employment opportunities are within cycling
distance along a flat route along the former railway, which could be improved by developer
contributions. Bourne End and Wooburn Green shopping areas are at least 1km away, well
beyond easy reach on foot. Overall therefore, the site does not fare particularly well in
accessibility terms, primarily because it is some distance from the much wide range of facilities
found in the larger towns than Bourne End.
3.2.6.54 The Council argued that the site scored poorly in terms of the community identity
criterion of paragraph 31 of PPG3, because its development would lead to the coalescence of
Bourne End /Cores End and Wooburn Green. Bryants argued that this potential problem could
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be overcome by providing a green space along the western side of the site, alongside the river.
In my view this relatively narrow strip would not provide a sufficient break to prevent an
impression of continuous built form between Bourne End and Wooburn Green. However, while
I appreciate residents' concern about protecting neighbourhood identity, in physical terms on
the ground much of the sense of distinct individual settlements has already been lost. I
consider the site does not provide such an important break between these two areas that its
loss would be n overriding constraint to development.
3.2.6.55 Virtually the entire site is Grade 2 agricultural land, which government policy in PPG7
states should be retained in preference to poorer quality land unless sustainability
considerations suggest otherwise. In this case the site area of this independent parcel of land,
unrelated to any other farm unit, is not highly significant in terms of the likely production that
would be lost. At present there is no productive use and it seems unlikely that it would be
commercially viable to farm the land in the short to medium term.
3.2.6.56 The adverse public opinion of those living nearby against development of the site is
understandable but not limited to this particular potential opportunity. However, my role is to
assess the planning merits of the evidence supplied in favour or against the proposed
allocation. In similar vein, all the greenfield sites would lead to increased pollution in some
form, although air pollution from vehicle emissions would vary according to the likelihood of
encouraging travel by modes other than the car.
3.2.6.57 That part of the site within the River Wye floodplain would have to be kept free from
development, reducing the available site area. However, an attractive public open space could
be created along the river bank, providing a useful wildlife corridor.
3.2.6.58 In summary, the advantages of the site for development in the life of this Plan do not
outweigh those of competing sites in more sustainable urban locations with a wider range of
facilities. Despite that loss of good quality agricultural land and some possible diminution of
community identity, I consider the site has considerable potential for development in the longterm and should be retained as an ASL during this Plan.
RECOMMENDATIONS
q

H/2/6/16

BRANTRIDE, NEW ROAD, BOURNE END

The Objections
0733/2

Mr Arthur Wood

Summary of Objections
(a) Site should be withdrawn from Green Belt and designated for housing. Site falls at edge of
settlement, has good access, is surrounded by housing and not visible from surrounding
countryside. Site would ensure sufficient land is identified for housing, reduce reliance on
windfall and provide housing in the Bourne End area.

Inspector's Reasoning and conclusions
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3.2.6.59 The site comprises a paddock of about 2.7 ha, located adjoining the north-east edge
of Bourne End, within the green belt and a Local Landscape Area (LLA). My earlier comments
in this section about the conflict of residential allocation with policies to protect the green belt,
the location of new housing and the conservation of the landscape apply equally to this site. In
summary, there is no need for greenfield housing development at Bourne End, particularly at a
site such as this with relatively poor public transport links to the range of facilities found in
larger urban areas. Housing allocation would undermine the policy to retain the openness of a
permanent green belt and the gap between Bourne End from Flackwell Heath. The proposals
would conflict with green belt policy objectives to prevent encroachment into the countryside,
retain gaps between settlements and encourage urban regeneration. The permanence of the
green belt is of the utmost importance and to change its boundaries here in the absence of
housing need or any exceptional circumstances would undermine the future effectiveness of
the policy.
3.2.6.60 Although the site is reasonably well contained visually, in my view development on
this open area beyond the clear edge of the settlement would be seen from surrounding
property and Northern Heights as an intrusion into the open countryside. I consider that new
housing would spoil the area of attractive landscape in conflict with policies to protect the
appearance of the LLA.
RECOMMENDATIONS
H/2/6/17

No modification
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HOUSING SITES – RURAL AREAS

POLICY H2: CHORLEY ROAD ALLOTMENTS

The Objections
0508/5

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under Policy H2. Site is highly sustainable, being
either adjacent to existing built-up area or represents an infill plot in an otherwise built up
frontage. Site could be brought forward without the need for additional infrastructure.
Inspector's Reasoning and conclusions
3.2.7.1 The site comprises an area of allotments on Chorley Road about half a Kilometre to the
north west of West Wycombe. The site is located in the Green Belt and AONB and is outside
any recognised settlement boundary. In my discussion of the general housing strategy of the
Plan, following on from the RTS, I identified a shortfall in the expected number of completions
in the Plan period compared with Structure Plan targets. My conclusions as to how this
shortfall can be met, together with summaries of my recommendations on major allocated and
proposed sites, are set out in section 3.2 of the report above. The comparative site
assessment takes into account Structure Plan policy to direct major new housing to the High
Wycombe Urban area but also deals with a major allocation at Princes Risborough and other
smaller sites at Marlow. I consider that these allocations provide sufficient housing to allow the
Plan to meet its Structure Plan requirement and that there is no strategic need to allocate
additional sites outside the settlement boundaries of the main urban areas. Development of this
site would be contrary to Policy H5 of the Structure Plan, which requires housing allocations in
rural settlements to be located within recognised settlement boundaries.
3.2.7.2 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. I have seen no further information to support the
objector’s argument that the site is suitable for development because of its sustainability. The
site is an open greenfield land located within Accessibility Zone 5 away from significant public
transport corridors. A key feature of the green belt is its permanence; PPG2 states that its
boundaries should not be changed unless alterations to the Structure Plan have been approved
or other exceptional circumstances exist. In this case the site continues to meet green belt
functions of preventing the spread of High Wycombe, encroachment into the countryside and
encouraging the development of urban land. The site’s development would conflict with
established policies to protect the green belt.
3.2.7.3 PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new development
that would harm the natural beauty of the AONB will not be permitted, unless there is a proven
national need that outweighs any adverse impact on the landscape. Construction of new
buildings on the site would extend an existing ribbon of development, and this extension would
harm the areas rural character of the AONB by reducing the open gap between this ribbon of
housing and West Wycombe, which is visually linked to the wider countryside beyond.
RECOMMENDATIONS
q

H/2/7/1

No modification
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POLICY H2: FIELD AT TOP OF OLD DASHWOOD HILL
The Objections
0508/7

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under Policy H2. Site is highly sustainable, being
either adjacent to existing built-up area or represents an infill plot in an otherwise built up
frontage. Site could be brought forward without the need for additional infrastructure.
Inspector's Reasoning and conclusions
3.2.7.4 The site comprises a flat rectangular close to a short ribbon of housing on Old
Dashwood Hill approximately 500 metres from Beacons Bottom. The site is in the Green Belt
and AONB, and is outside of the settlement boundary of Beacons Bottom.
3.2.7.5 In my discussion of the general housing strategy of the Plan, following on from the RTS,
I identified a shortfall in the expected number of completions in the Plan period compared with
Structure Plan targets. My conclusions as to how this shortfall can be met, together with
summaries of my recommendations on major allocated and proposed sites, are set out in
section 3.2 of the report above. The comparative site assessment takes into account Structure
Plan policy to direct major new housing to the High Wycombe Urban area but also deals with a
major allocation at Princes Risborough and other smaller sites at Marlow. I consider that these
allocations provide sufficient housing to allow the Plan to meet its Structure Plan requirement
and that there is no strategic need to allocate additional sites outside the settlement boundaries
of the main urban areas. Development of this site would be contrary to Policy H5 of the
Structure Plan, which requires housing allocations in rural settlements to be located within
recognised settlement boundaries.
3.2.7.6 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. This site lies within Accessibility Zone 5 and that
argument does not apply. A key feature of the green belt is its permanence; PPG2 states that
its boundaries should not be changed unless alterations to the Structure Plan have been
approved or other exceptional circumstances exist. In this case the site continues to meet
green belt functions of preventing the spread of High Wycombe and the coalescence of Sudley
Green and housing to the top of Old Dashwood Hill, encroachment into the countryside and
encouraging the development of urban land. Its development would conflict with established
policies to protect the green belt.
3.2.7.7 PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new development
that would harm the natural beauty of the AONB will not be permitted, unless there is a proven
national need that outweighs any adverse impact on the landscape. Construction of new
buildings on the site would be in a visually prominent location someway from a significant
settlement and would extend development along the road frontage and would close a
significant gap between development at Studley Green and Old Dashwood Hill. This would
significantly harm the rural character of the AONB by reducing the open appearance of this
area of countryside. Allocating this site for housing would be in clear conflict with national and
local policies concerning the location of new housing, the protection of the green belt and the
preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/2

No modification
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POLICY H2: FININGS FARM, LANE END

The Objections
1036/3

I & M Mebbourne

Summary of Objections
(a) Site should be designated for housing.

Inspector's Reasoning and conclusions
3.2.7.8 The site comprises a rectangular grass field between two relatively isolated detached
houses to the north of Lane End, outside the settlement boundary. The site is located in the
Green Belt and the AONB and is immediately adjacent to the village’s Conservation Area.
3.2.7.9 In my discussion of the general housing strategy of the Plan, following on from the RTS,
I identified a shortfall in the expected number of completions in the Plan period compared with
Structure Plan targets. My conclusions as to how this shortfall can be met, together with
summaries of my recommendations on major allocated and proposed sites, are set out in
section 3.2 of the report above. The comparative site assessment takes into account Structure
Plan policy to direct major new housing to the High Wycombe Urban area but also deals with a
major allocation at Princes Risborough and other smaller sites at Marlow. I consider that these
allocations provide sufficient housing to allow the Plan to meet its Structure Plan requirement
and that there is no strategic need to allocate additional sites outside the settlement boundaries
of the main urban areas. Development of this site would be contrary to Policy H5 of the
Structure Plan, which requires housing allocations in rural settlements to be located within
recognised settlement boundaries.
3.2.7.10
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the spread of the western part of Lane End,
encroachment into the countryside and encouraging the development of urban land. Its
development would conflict with established policies to protect the green belt.
3.2.7.11
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. Although
the site is found between two detached dwellings and close views into the site are well
screened along its eastern boundary, the site forms part of a broad sweep of open countryside
extending to the west of the village. This is particularly apparent when viewed from the nearby
motorway. Development of the site would cause an unacceptable visual intrusion into the open
countryside that would harm the rural character of the AONB. Whilst the objector has
suggested that the settlement boundary should be moved to include the site, I do not consider
that would be appropriate. The boundary has been drawn to include the more dense central
part of the village, which in turn protects the open nature of the surrounding countryside. To
move the boundary to include the site would involve the inclusion of a significant area of largely
open land within the settlement boundary the development of which would have a detrimental
on the surrounding open countryside and the setting of the village.
3.2.7.12
Whilst the objector has suggested that the development of the site would
enhance the Conservation Area, the development of the site would increase the density of the
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open land to the West of Lane End, that forms the setting of the Conservation Area. Regardless
of landscaping or similar mitigation, this incongruously dense parcel of development would
have a detrimental on the setting of the Conservation Area. Similarly the objector has
suggested that development of the site might allow improvements to parking and other facilities
at the nearby playing fields. I recognise that there might be some community benefit by the
improvement of these facilities. However in Local Plan policy terms there is no justification to
set aside the national and local policies concerning the location of new housing, the protection
of the green belt, the effect on the Conservation Area and the preservation of the natural
beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/3

No modification

FLACKWELL HEATH LIBRARY SITE

The Objections
0818/2

Buckinghamshire County Council – Land & Property

Summary of Objections
(a) Flackwell Heath Library site should be de-designated as a library and the reserved site
allocated as residential. Provision has now been made for a new library at Carrington
Middle School and there is no need for the library designation to remain in Flackwell Heath.
Inspector's Reasoning and conclusions
3.2.7.13
The site comprises a roughly triangular site in the built up part of Flackwell
Heath. The site was reserved for use as library in the Deposit Local Plan, but the County
Council, the authority responsible for the provision of libraries objected as this designation was
not longer appropriate and suggested that the site be redesigned for residential use. The site is
a currently fulfils a number of valuable functions as public accessible open space that provides
a focus for the heart of the village and greatly contributes to the village’s character. Proposed
Change PMAP/11 changes the designation of the site to Green Space, which reflects the site’s
current, use and I consider that given the valuable functions of the site, this change should be
made. I note that the County Council has conditionally withdrawn their objection.
RECOMMENDATIONS
q

H/2/7/4

No modification

POLICY H2: GRACE COTTAGE, CHURCH LANE

The Objections
0970/2

Sarah Morgan

Summary of Objections
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(a) Site represents a gap in the pattern of dwellings and is suitable for infill. Boundary of built
up area within the Green Belt in Lacey Green Appears to follow an arbitrary line, excluding
a number of existing properties, some of which are historic and would have been included
in part of the original settlement area of the village. Suggest that boundary be extended to
include the site, which could then contribute to the District’ housing figures.

Inspector's Reasoning and conclusions
3.2.7.14
The site comprises a triangular small field to west of Lacey Green adjacent to
both the village’s settlement boundary and Conservation Area. The site is located with the
Green Belt and AONB.
3.2.7.15
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.16
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions by maintaining the open character of the green belt in this location,
preventing encroachment into the countryside and encouraging the development of urban land.
Its development would conflict with established policies to protect the green belt. Although the
site is located in a gap between two properties, the gap between these properties contributes to
the open nature of land at the village edge and I do not consider that the infilling of gap would
accord with Policies GB2 and GB4. As I explain in chapter 9.4 of the report, I consider that the
Policy Boundary Line for GB4 within which infilling will be allowed has been correctly drawn.
3.2.7.17
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. Lacey
Green is in a prominent position on the Chiltern’s Plateau. The site is located between two
properties and is to a certain extent set back from Church Lane, but forms part of a system of
open fields to the west of Lacey Green and any new building on the site would caus e a
significant visual intrusion into this open countryside. Whilst it is difficult to speculate about the
impact of development on longer range views of the site, particularly from the A4010, I consider
the impact on short and medium range views would still harm the areas rural character of the
AONB.
3.2.7.18
The site should not be included within the village development boundary, which
is logically drawn in that it includes only the central dense core of the village whilst excluding
isolated peripheral development. To extend this boundary would have an unacceptable effect
on both the AONB and the Green Belt, as it would allow additional development that would
detrimentally effect the open nature countryside that immediately surrounds the village. The
site is adjacent to Lacey Green Conservation Area that mainly comprises the sporadic buildings
that surround the Church to the south-east and exhibits a distinct rural character.
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Development of the site would effect the setting of this Conservation Area by reducing the
openness of the surrounding land and effecting views into the Conservation Area from the
footpath that crosses the field. Allocating this site for housing would be in clear conflict with
national and local policies concerning the location of new housing, the protection of the green
belt and the preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/5

No modification

POLICY H2 : LAND ADJACENT TO WESTS YARD, SAUNDERTON

The Objections
0508/18

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Propose land adjacent to Slough Lane industrial site for housing. Site is highly sustainable,
being either adjacent to existing built-up areas or representing an infill plot in otherwise
built-up frontage. The site can be brought forward without the need for additional
infrastructure. The site is also suitable for Park and Rail facilities.
Inspector's Reasoning and conclusions
3.2.7.19
The site comprises a large sloping open field (4.6 hectares) on a valley slope
immediately to the south of the village of Saunderton. The site is located in both the Green Belt
and the ANOB, and is outside any recognised settlement boundary.
3.2.7.20
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.21
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing encroachment into the countryside in the main transport
corridor between Princes Risborough and High Wycombe and encouraging the development of
urban land. Its development would conflict with established policies to protect the green belt.
3.2.7.22
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape.
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Construction of new buildings on the site would extend the edge of development of the village
into open countryside to the south and west of Saunderton. Given the sites location on a north
east facing slope, the proposed allocation for housing on such a scale would lead to a sizeable
new development easily visible from the A4010 on the valley floor and from nearby local roads,
although the embankment of the railway line does provide some shielding. This extension to
the village would cause considerable harm to the rural character of the AONB by significantly
intruding into the wider countryside beyond the built up edge of the village. The development of
the site could be used to provide park and rail facilities, but any such proposal would have to be
considered on its merits in the relevant policy context applicable at the time. At present there is
no justification to change policies concerning the location of new housing, the protection of the
green belt, and the preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/6

No modification

LAND ADJACENT CULVERTON MANOR & FARM

The Objections
0841/3

Lance Adlam

Summary of Objections
(a) Propose designating the paddocks fronting the Wycombe Road (A4010) for residential
development together with improved access arrangements, thus relieving traffic pressures
on the narrow Poppy Road.
Inspector's Reasoning and conclusions
3.2.7.23
The site comprises two large detached houses in extensive grounds with mature
tress and a farmhouse and its associated barns, yards and outbuildings. The site is adjacent
to the southern built up edge of Princes Risborough on the A4010. The site is in both the
Green Belt and AONB.
3.2.7.24
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.25
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. A key feature of the green belt is its
permanence; PPG2 states that its boundaries should not be changed unless alterations to the
Structure Plan have been approved or other exceptional circumstances exist. Although the site
contains some building, the site remains sufficiently open to continue to meet green belt
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functions of preventing the spread of the southern part of Princes Risborough, preventing
encroachment of this built up area into the countryside, preserving the historic character of
Princes Risborough and encouraging the development of urban land. Its development would
conflict with established policies to protect the green belt.
3.2.7.26
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. Although
adjoining the urban form of Princes Risborough the site has a largely rural appearance.
Development of the site would harm the rural character of this area which is quite distinct from
the more dense urban form within the settlement boundary. To allow the extension of the built
up area of Princes Risborough would have a detrimental impact on the surrounding open
countryside and harm the rural character of the AONB.
3.2.7.27
Whilst development of the site may lead have beneficial effects on highway
safety by reducing the effect of congestion on the narrow Poppy Road, I have seen no
evidence of how this would be achieved. On balance given the clear conflict with national and
local policies concerning the location of new housing, the protection of the green belt, and the
preservation of the natural beauty of the AONB, I do not consider that the possible reduction of
congestion would provide sufficient justification to allow the allocation of the site for housing.
RECOMMENDATIONS
q

H/2/7/7

No modification

POLICY H2: LAND AT BEACON’S BOTTOM

The Objections
0508/9

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The field to the north of the school at Beacon’s Bottom should be allocated for housing
under Policy H2. Site is highly sustainable, being either adjacent to existing built-up area or
represents an infill plot in an otherwise built up frontage. Site could be brought forward
without the need for additional infrastructure.

Inspector's Reasoning and conclusions
3.2.7.28
The site comprises a rectangular steeply sloping grassed field immediately
adjacent to the eastern edge of the village of Beacons Bottom outside the settlement boundary.
The site is the Green Belt and the AONB.
3.2.7.29
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
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Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.30
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options, although adjacent to the village the site
lies within Accessibility Zone 5 and this argument does carries little force. A key feature of the
green belt is its permanence; PPG2 states that its boundaries should not be changed unless
alterations to the Structure Plan have been approved or other exceptional circumstances exist.
In this case the site continues to meet green belt functions of preventing the spread of High
Wycombe, the encroachment of built development into the countryside and encouraging the
development of urban land. Its development would conflict with established policies to protect
the green belt.
3.2.7.31
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. Although
development of the site would be adjacent to an existing built up area it would extend into the
open countryside. Whilst I understand that this site is relatively small and enclosed to a certain
degree, given the tightly undulating form of the valley head its development would represent an
intrusion into the wider countryside and would harm the rural character of the AONB. Allocating
this site for housing would be in clear conflict with national and local policies concerning the
location of new housing, the protection of the green belt and the preservation of the natural
beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/8

No modification

POLICY H2: LAND AT ENTRANCE STUDLEY GREEN FARM
The Objections
0508/8

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The field at the entrance to Studley Green Farm should be allocated for housing under
Policy H2. Site is highly sustainable, being either adjacent to existing built-up area or
represents an infill plot in an otherwise built up frontage. Site could be brought forward
without the need for additional infrastructure
Inspector's Reasoning and conclusions
3.2.7.32
The site comprises a small relatively flat rectangular field located at the top of a
valley, between Studley Green and Beacons Bottom on the A40. The site is in both the Green
Belt and AONB and is outside Beacon’s Bottom settlement boundary.
3.2.7.33
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
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Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.34
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the spread of High Wycombe, the encroachment of built
development into the countryside and encouraging the development of urban land. Its
development would conflict with established policies to protect the green belt.
3.2.7.35
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is screened from close views by the presence of a mature hedge and is located close to some
existing development, but is visible from distances away to the north as it at the top of a valley
slope, particularly from the A40. Given the sites prominent position in an open area of
countryside, extending built development would have a detrimental effect on the appearance of
open countryside and would harm the rural character of the AONB. Furthermore development
of the site would close a gap between the small group of buildings that forms Studely Green
and the settlement boundary of Beacon’s Bottom. Allocating this site for housing would be in
clear conflict with national and local policies concerning the location of new housing, the
protection of the green belt and the preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/9

No modification

POLICY H2: LAND AT MARTINS FIELD, LANE END

The Objections
0605/1

Mr M Dickens

Summary of Objections
(a) Land at Martins Field, Lane End should be allocated for residential purposes. The site is
bounded by residential development on three sides and development will neither form a
precedent nor an extension of the settlement of Lane End. Development will assist in
meeting the needs of Bledlow.
Inspector's Reasoning and conclusions
3.2.7.36
The site comprises a roughly square paddock located to the south of the village.
To site is outside Lane End’s Settlement Boundary and lies with the AONB, but outside the
Green Belt.
3.2.7.37

In my discussion of the general housing strategy of the Plan, following on from
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the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.38
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. Although
the site is adjacent to housing on three sides, the site forms an attractive gap between the more
dense village form to the north and the dispersed form that crates a transition between the
village and open countryside. Development of the site would therefore harm the rural character
of the AONB. Allocating this site for housing would be in clear conflict with national and local
policies concerning the location of new housing, the protection of the green belt and the
preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/10

No modification

POLICY H2: LAND AT SAUNDERTON RAILWAY STATION

The Objections
0508/17

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The site, adjacent to the new residential development of Deanfield Close, Saunderton
should be allocated for housing under Policy H2. Site is highly sustainable, being either
adjacent to existing built-up area or represents an infill plot in an otherwise built up frontage.
Site could be brought forward without the need for additional infrastructure.
Inspector's Reasoning and conclusions
3.2.7.39
The site consists of an irregular shaped parcel of land to the west of Saunderton
close to the Railway Station and railway line. The site lies within both the Green Belt and
AONB but outside any recognised settlement boundary.
3.2.7.40
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
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consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.41
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. Although close to Saunderton Railway,
the site lies within Accessibility Zone 5 and that argument does not apply. A key feature of the
green belt is its permanence; PPG2 states that its boundaries should not be changed unless
alterations to the Structure Plan have been approved or other exceptional circumstances exist.
In this case the site continues to meet green belt functions of preventing encroachment into the
countryside along a main transport corridor and encouraging the development of urban land.
Its development would conflict with established policies to protect the green belt.
3.2.7.42
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is located on a valley slope, in open rolling land that is clearly visible from the other side of the
valley. The location of such a potentially large development in such an exposed position would
significantly intrude into the surrounding countryside and harm the rural character of the AONB.
Whilst development of the site for a Park and Ride Scheme may have beneficial effects on
increasing public transport use and reducing congestion, I have seen no evidence of how this
would be achieved. On balance given the clear conflict with national and local policies
concerning the location of new housing, the protection of the green belt, and the preservation of
the natural beauty of the AONB, I do not consider that the possible benefits of increased public
transport use and reduced congestion would provide sufficient justification to allow the
allocation of the site for housing.
RECOMMENDATIONS
q

H/2/7/11

No modification

POLICY H2: LAND AT SMOKEY ROW, GREAT KIMBLE

The Objections
1688/1

Matthew Homes Ltd

Summary of Objections
(a) Object to the non-allocation of land at Smokey Row, Great Kimble, for residential.
Inspector's Reasoning and conclusions
3.2.7.43
The site is located immediately to the north of Smokey Row, Great Kimble to the
west of the main railway line. The site is adjacent to, but not in, the Green Belt and AONB and
is outside any recognised settlement boundary.
3.2.7.44
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
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Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.45
PPG7, reflected as Policy OC1 of the Structure Plan, indicates that new
development in Open Countryside would not be permitted outside existing or planned
settlements. I accept that the existing mature hedgerow around the site would provide some
screening but given the potentially extensive nature of the development, I consider that this
would significantly intrude into the open countryside, particularly given the rising nature of land
to the south and east of the site. Furthermore, although outside the Green Belt, development
of the site would have a detrimental effect on the Green Belts setting by effecting the openness
of the countryside surrounding the Green Belt, contrary to Paragraph 3.15 of PPG3. As
regards the objector’s comments regarding homeworking, I recognise that this may have
sustainability benefits in particular circumstances but have seen no precise details about how
this scheme would be implemented in this instance. Furthermore given my earlier views
regarding total housing numbers, I consider that no overriding need has been shown to there is
a pressing need for accommodation for homeworkers. On balance given the clear conflict with
national and local policies concerning the location of new housing, and the protection of the
green belt, I do not consider that the possible sustainability benefits of allowing housing for
homeworking would provide sufficient justification to allow the allocation of the site for housing.
RECOMMENDATIONS
q

H/2/7/12

POLICY H2: LAND AT WEST LANE, BLEDLOW
The Objections
0606/1

Mr R White

Summary of Objections
(a) Propose development on West Lane for residential purposes. Site is bounded by
residential development on three sides and will neither form a precedent nor an extension
to the settlement of Bledlow. Sites currently identified in Policy H2 will not assist in meeting
the needs of Bledlow.
Inspector's Reasoning and conclusions
3.2.7.46
The site is located on the western edge of the village of Bledlow and consists of
a roughly rectangular flat field. The site is not in the AONB or Green Belt and lies outside any
recognised settlement boundary and the village conservation area boundary.
3.2.7.47
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
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consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Furthermore development of this site would be
contrary to Policy H5 of the Structure Plan, which requires housing allocations in rural
settlements to be located within recognised settlement boundaries.
3.2.7.48
I have not seen any evidence of a need for additional housing Bledlow. Whilst I
recognise that the site is close to development and its development would not be visually
intrusive, Allocating this site for housing would be in clear conflict with national and local
policies concerning the o
l cation of new housing, the protection of the green belt and the
preservation of the natural beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/13

No modification

POLICY H2: LAND BETWEEN 94 AND 116 CHORLEY ROAD

The Objections
0508/6

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The land between 94 and 116 Chorley Road should be allocated for housing under Policy
H2. Site is highly sustainable, being either adjacent to existing built-up area or represents
an infill plot in an otherwise built up frontage. Site could be brought forward without the
need for additional infrastructure.

Inspector's Reasoning and conclusions
3.2.7.49
The site consists of a small rectangular plot of land in a gap at the northern end
of a ribbon of houses about half a Kilometre to the north west of West Wycombe. The site is
located in the Green Belt and AONB and is outside any recognised settlement boundary.
3.2.7.50
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.51
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
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been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the spread of High Wycombe and encouraging the
development of urban land. The site’s development would conflict with established policies to
protect the green belt.
3.2.7.52
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is located between two isolated ribbons of dwellings in the open countryside and development
of the site would remove a significant gap. This closure would harm the areas rural character
of the AONB by reducing views to the wider countryside beyond.
3.2.7.53
As regards the objector’s argument that the site is suitable for development
because of its sustainability, I have seen no further information to support this claim. The site
is an open greenfield land located away from significant public transport corridors. Allocating
this site for housing would be in clear conflict with national and local policies concerning the
location of new housing, the protection of the green belt and the preservation of the natural
beauty of the AONB.
RECOMMENDATIONS
q

H/2/7/14

No modification

POLICY H2: LAND EAST OF PIDDINGTON VILLAGE

The Objections
0508/11

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The land east of Piddington, to the west of Lower Farm Cottage, should be allocated for
housing under Policy H2. Site is highly sustainable, being either adjacent to existing builtup area or represents an infill plot in an otherwise built up frontage. Site could be brought
forward without the need for additional infrastructure.

Inspector's Reasoning and conclusions
3.2.7.54
The site consists of a roughly triangular field to the east of the village of
Piddington. The site is located in both the Green Belt and the AONB and is immediately
adjacent to, but outside, the settlement boundary of the village.
3.2.7.55
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
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Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.56
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the spread of Piddington and the encroachment of the
village into the countryside, and encouraging the development of urban land. Its development
would conflict with established policies to protect the green belt.
3.2.7.57
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is located to west of Piddington Lane, which forms a strong natural boundary to the expansion
of the village. Development of the site for housing would intrude into predominately open
rolling countryside and detract from the rural character of the AONB. Allocating this site for
housing would be in clear conflict with national and local policies concerning the location of new
housing, the protection of the green belt and the preservation of the natural beauty of the
AONB.

RECOMMENDATIONS
q

H/2/7/15

No modification

POLICY H2: LAND EAST SIDNEY HOUSE, DENHAM ROAD
The Objections
0508/15

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The site to the south of the M40 at Lane End should be allocated for housing under Policy
H2. Site is highly sustainable, being either adjacent to existing built-up area or represents
an infill plot in an otherwise built up frontage. Site could be brought forward without the
need for additional infrastructure.

Inspector's Reasoning and conclusions
3.2.7.58
The site is located to the north of Lane End between the Lane End’s settlement
boundary and the embankment of the M40. The site is in both the Green Belt and the AONB.
In my discussion of the general housing strategy of the Plan I identified a shortfall in the
expected number of completions in the Plan period compared with Structure Plan targets. My
conclusions as to how this shortfall can be met, together with summaries of my
recommendations on major allocated and proposed sites, are set out in section 3.2 of the report
above. The comparative site assessment takes into account Structure Plan policy to direct
major new housing to the High Wycombe Urban area but also deals with a major allocation at
Princes Risborough and other smaller sites at Marlow. I consider that these allocations provide
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sufficient housing to allow the Plan to meet its Structure Plan requirement and that there is no
strategic need to allocate additional sites outside the settlement boundaries of the main urban
areas. Development of this site would be contrary to Policy H5 of the Structure Plan, which
requires housing allocations in rural settlements to be located within recognised settlement
boundaries.
3.2.7.59
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the growth of the northern part of Lane End and
encouraging the development of urban land. Its development would conflict with established
policies to protect the green belt.
3.2.7.60
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is effectively bounded by build development and the motorway, and is in an enclosed secluded
location, although it is from Lane End, and the M40. Construction of new buildings on the site
would fill in an open space but this is not visually connected to the surrounding open
countryside. Although the impact to the AONB may be small, allocating the site would be in the
clear conflict with national and local policies concerning the location of new housing and the
protection of the green belt.
RECOMMENDATIONS
q

H/2/7/16

No modification

POLICY H2: LAND OFF PARK LANE, LANE END

The Objections
0508/14

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The triangular field to the rear of 1-8 Pusey Way, Park Lane, Lane End, should be allocated
for housing under Policy H2. Site is highly sustainable, being either adjacent to existing
built-up area or represents an infill plot in an otherwise built up frontage. Site could be
brought forward without the need for additional infrastructure.

Inspector's Reasoning and conclusions
3.2.7.61
The site is located to the north east of Lane End between the Lane End’s
settlement boundary and the embankment of the M40. The site is in both the Green Belt and
the AONB. In my discussion of the general housing strategy of the Plan, following on from the
RTS, I identified a shortfall in the expected number of completions in the Plan period compared
with Structure Plan targets. My conclusions as to how this shortfall can be met, together with
summaries of my recommendations on major allocated and proposed sites, are set out in
section 3.2 of the report above. The comparative site assessment takes into account Structure
Chapter 3 – Housing

page

196

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report
Plan policy to direct major new housing to the High Wycombe Urban area but also deals with a
major allocation at Princes Risborough and other smaller sites at Marlow. I consider that these
allocations provide sufficient housing to allow the Plan to meet its Structure Plan requirement
and that there is no strategic need to allocate additional sites outside the settlement boundaries
of the main urban areas. Development of this site would be contrary to Policy H5 of the
Structure Plan, which requires housing allocations in rural settlements to be located within
recognised settlement boundaries.
3.2.7.62
Green Belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the growth of the northern part of Lane End, the
merging of Lane End and High Wycombe and preventing the encroachment into the
countryside and encouraging the development of urban land. Its development would conflict
with established policies to protect the green belt.
3.2.7.63
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. Whilst the
site is effectively bounded by the motorway embankment to the north, the minor road to the
south of the site does not form as significant a boundary as the motorway and allows the site
has some connection with the surrounding open countryside to the south. Construction of new
buildings on the site would cause a loss of an open space which would have a detrimental
effect on the rural character of the AONB. Allocating this site for housing would be in clear
conflict with national and local policies concerning the location of new housing, the protection of
the green belt and the preservation of the natural beauty of the AONB
RECOMMENDATIONS
q

H/2/7/17

No modification

POLICY H2: LAND OFF SIMMONS WAY, LANE END
The Objections
0508/13

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The site to the west of Widdenton Park Wood should be allocated for housing under Policy
H2. Site is highly sustainable, being either adjacent to existing built-up area or represents
an infill plot in an otherwise built up frontage. Site could be brought forward without the
need for additional infrastructure.
Inspector's Reasoning and conclusions
3.2.7.64
The site consists of a collection of mainly open sloping fields to the east of Lane
End. The site is in both the Green Belt and AONB, and outside Lane Ends Settlement
Boundary.
3.2.7.65
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
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compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.66
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the spread of the eastern side of Lane End and the
merging of High Wycombe, stopping encroachment into the countryside to the east of Lane
End and encouraging the development of urban land. Its development would conflict with
established policies to protect the green belt.
3.2.7.67
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
abuts the strong development boundary that forms the eastern side of Lane End, and marks a
sharp transition from a dense urban form to that of open countryside and woodland. Although
the site is largely surrounded by woodland to the south and east, due to its hillside and hilltop
location the site is very visible from a variety of vantage points to the north and east.
Development of the scale suggested would represent an intrusion of the dense urban form of
Lane End into the wider countryside and would significantly harm the rural character of the
AONB. The objector has suggested that the site would be particularly appropriate for low cost
housing with associated public open space, although they do not specify they type of low cost
housing that would be provided. The Council has other policies which seek to achieve
affordable housing, with associated public open space, and I have seen no evidence of a
specific overriding need for this locality. On balance the benefits of this provision are not
sufficient to outweigh the clear conflict with national and local policies concerning the location of
new housing and the protection of he green belt and the AONB.
RECOMMENDATIONS
q

H/2/7/18

No modification

POLICY H2: WEST OF PIDDINGTON VILLAGE

The Objections
0508/10

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The field to the west of Piddington, behind the Dashwood Arms pub, should be allocated for
housing under Policy H2. Site is highly sustainable, being either adjacent to existing built-
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up area or represents an infill plot in an otherwise built up frontage. Site could be brought
forward without the need for additional infrastructure
Inspector's Reasoning and conclusions
3.2.7.68
The site consists of large reticular open field immediately to the west of
Piddington. The site is in the Green Belt and AONB, and is outside of Piddingtons settlement
boundary.
3.2.7.69
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.70
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the spread of Piddington to the west, safeguarding
countryside to the west of Piddington from encroachment and encouraging the development of
urban land. Its development would conflict with established policies to protect the green belt.
3.2.7.71
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is located immediately to the west of Piddingtons settlement boundary and because of its
steeply sloping nature is highly visible from a number of locations. Although bordered to the
west by a small road, the site is visually linked to the attractive rolling countryside to the west of
the village. Development of such a large site would cause a major intrusion into the wider
countryside that would harm the rural character of the AONB. Allocating this site for housing
would be in clear conflict with national and local policies concerning the location of new
housing, the protection of the green belt and the preservation of the natural beauty of the
AONB.
RECOMMENDATIONS
q

H/2/7/19

No modification

POLICY H2: WEST’S YARD, SLOUGH LANE, SAUNDERTON

The Objections
0905/2

Kenneth Barnes
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Summary of Objections
(a) Wests Yard would be better used for additional housing.

Inspector's Reasoning and conclusions
3.2.7.72
The site consists of a small industrial estate immediately to the south west of
Saunderton. The site is located in the Green Belt and AONB, and is not within any recognised
settlement boundary. I deal with an objection requesting the site to be allocated as a Major
Developed Site in the green belt in section 9.8 of my report.
3.2.7.73
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Structure
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.74
Green Belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. Despite its proximity to Saunderton
Railway Station, this site lies within Accessibility Zone 5 and that argument does not apply. A
key feature of the green belt is its permanence; PPG2 states that its boundaries should not be
changed unless alterations to the Structure Plan have been approved or other exceptional
circumstances exist. In this case although the site is already developed I have seen no
evidence of any exceptional circumstances that would justify allocating housing in this location.
Therefore its development would conflict with established policies to protect the Green Belt.
3.2.7.75
Whilst it is clear that the development of the site would have to comply with
policies to protect the AONB, as the site is currently developed, it is possible that development
could occur that would be acceptable under Policy LS2 of the Structure Plan, which reflects
PPG7. The site is also protected under Policy E5 which protects existing employment uses
and the use of the site for housing would clearly be contrary to this Policy. Allocating this site
for housing would be in clear conflict with national and local policies concerning the location of
new housing, the protection of the green belt and the protection of employment land.
RECOMMENDATIONS
q

H/2/7/20

No modification

POLICY H2: LAND AT STOKENCHURCH

The Objections
0831/11

Miss M B Messenger

Summary of Objections
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(a) The site should be allocated for housing; it would provide better choice of provision.

Inspector's Reasoning and conclusions
3.2.7.76
The site comprises about 80 ha of farmland to the south-west of the M40 at
Stokenchurch. It lies within the AONB, outside the settlement boundary. The objector seeks to
provide a new by-pass to the village, financed by substantial new housing on the part of he site.
I deal with this road proposal in section 7.23 of my report.
3.2.7.77
Government policy for the AONB is set out in PPG7, as clarified by Ministerial
statement dated 13 June 2000. This re-iterated previous guidance that the landscape qualities
of AONB are equivalent to those of the National Parks, and carry the same protection.
Paragraph 4.5 of PPG7 sets out 3 criteria that should be taken into account when assessing
applications for major development in the AONB, namely:
•

The need for the development in terms of national considerations and the impact
of refusing it on the national economy

•

The cost and scope of developing elsewhere outside the area to meeting the
need in some other way

•

The detrimental effect on the landscape and the extent to which it could be
moderated.

3.2.7.78
Clearly a proposal for several hundred dwellings in the AONB, as envisage here,
would fall within the definition of ‘major’ development and these tests would apply. In my
discussion of the general housing strategy of the Plan I identified a shortfall in the expected
number of completions in the Plan period compared with Structure Plan targets. My
conclusions as to how this shortfall can be met, together with summaries of my
recommendations on major allocated and proposed sites, are set out in section 3.2 of the report
above. This assessment takes into account the sequential approach to site selection as set out
in PPG3 and Structure Plan policy to direct major new housing to the High Wycombe Urban
area. I consider that the recommended allocations in or adjoining urban areas will meet the
District’s housing needs for the life of the Plan. Other urban extensions are available to meet
future needs beyond 2011. There is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas.
3.2.7.79
I believe a housing allocation of the proposed size would have a severely
harmful effect on the open rolling Chilterns landscape. Although there is a dip in the middle of
the site, much of the new building would be open to view, intruding as a discordant urban
element in the countryside. It is hard to imagine that any measures could effectively moderate
such harm. The allocation would not comply with the test of PPG7, it would conflict with Policy
H3 of the Structure Plan for the protection of the AONB.
3.2.7.80
There has been no feasibility study of the proposed road, for which O can see
little need, bearing in mind that the M40 by passes Stokenchurch. The motorway may well
create a poor residential environment through noise, especially as it passes much of the site at
an elevated position. I consider the potential traffic benefits of the road, which itself would
further harm the appearance of the AONB, would be insufficient to outweigh the adverse impact
on a landscape of national importance.
RECOMMENDATIONS
q

H/2/7/21

No modification
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POLICY H2: WHEELER END ALLOTMENTS

The Objections
0508/12

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) The old allotments at Wheeler End should be allocated for housing under Policy H2. Site is
highly sustainable, being either adjacent to existing built-up area or represents an infill plot
in an otherwise built up frontage. Site could be brought forward without the need for
additional infrastructure.

Inspector's Reasoning and conclusions
3.2.7.81
The site consists of two roughly square parcels of land adjacent to one another
on Wheeler End common, approximately half a kilometre to the north of Lane End. The site
lies in the Green Belt and AONB, and is outside Lane End’s settlement boundary and Wheeler
End Common Conservation Area.
3.2.7.82
In my discussion of the general housing strategy of the Plan, following on from
the RTS, I identified a shortfall in the expected number of completions in the Plan period
compared with Structure Plan targets. My conclusions as to how this shortfall can be met,
together with summaries of my recommendations on major allocated and proposed sites, are
set out in section 3.2 of the report above. The comparative site assessment takes into account
Structure Plan policy to direct major new housing to the High Wycombe Urban area but also
deals with a major allocation at Princes Risborough and other smaller sites at Marlow. I
consider that these allocations provide sufficient housing to allow the Plan to meet its Struc ture
Plan requirement and that there is no strategic need to allocate additional sites outside the
settlement boundaries of the main urban areas. Development of this site would be contrary to
Policy H5 of the Structure Plan, which requires housing allocations in rural settlements to be
located within recognised settlement boundaries.
3.2.7.83
Green belt sites may only be considered for housing as an exception, where
they may prove more sustainable than other options. This site lies within Accessibility Zone 5
and that argument does not apply. A key feature of the green belt is its permanence; PPG2
states that its boundaries should not be changed unless alterations to the Structure Plan have
been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of preventing the urbanisation of land to the west of High Wycombe
and encouraging the development of urban land. Its development would conflict with
established policies to protect the green belt.
3.2.7.84
PPG7, reflected as Policy LS2 of the Structure Plan, indicates that new
development that would harm the natural beauty of the AONB will not be permitted, unless
there is a proven national need that outweighs any adverse impact on the landscape. The site
is located in a prominent sloping location in largely open countryside and the development of
the such a large site in such a remote setting would be intrude into the wider countryside
beyond, harming rural character of the AONB. Furthermore the site is located adjacent to the
Wheeler End Conservation Area, which is typified by a small number of isolated groups of
houses spread out over the open common land. Development of such a large site on the edge
of the Conservation Area would be at odds with the Conservation Areas loose knit feel and
would significantly harm its setting. Allocating this site for housing would be in clear conflict with
national and local policies concerning the location of new housing, the protection of the green
belt, the preservation of the natural beauty of the AONB and the preservation and
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enhancement of conservation areas.
RECOMMENDATIONS
q

H/2/7/21

No modification
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POLICY H3: NEW HOUSING DEVELOPMENT

The Objections
See Appendix 3I
PIC 3/24 Objections
0376/83
0379/76
0571/39

Axa Equity and Law Life Assurance Society PLC
Sport England
Laing Homes Ltd

Summary of Objections
(a) The requirement to maintain a five year land supply should be deleted as it encourages
greenfield development, undervalues importance of recycling brownfield sites and a falling
population means less housing will be required. Local infrastructure can not support more
population.
(b) Development in the town centre, particularly sheltered accommodation, should be
encouraged for an increasing elderly population, giving easy access to amenities.
(c) A greater housing quota should be allocated to brownfield sites.
(d) There is a need to recognise that allocating land for housing is more than a numerical
exercise. Achievement of affordable housing targets should be regularly monitored to
ensure an appropriate mix of housing.
(e) Policy should be amended to include an appropriate clause ensuring adequate protection is
given to playing fields.
(f) Policy does not allow for the creation of small residential developments in the Green Belt or
AONB to meet specific local needs.
(g) Propose amending wording of policy to provide flexibility allowing housing development on
sites where it is appropriate in order to provide choice and location.
In response to proposed Pre Inquiry Change 3/24:
(h) Object to the deletion of paragraph 3.18 and the failure of the Council to introduce new text
that explains the need for strategic greenfield land release.
(i) Object to paragraph 3.20 and 3.21. The development of urban green space to the extent
proposed in the Plan will not create sustainable patterns of development. Object to sites
allocated for housing in the Plan which are playing fields.
(j) Object to paragraph 3.19. The Plan fails to demonstrate a capability to meet the Structure
Plan requirement. Changes to Policy H3 shift the balance too far in the direction of
maximising housing within urban areas at the expense of their character and amenities.
Inspector's Reasoning and conclusions
3.3.1 Many of these objections deal with matters which have already been referred to in
discussion of objections to Policies H1 and H2. Policy H3 is permissive of development within
identified residential areas and encourages development of previously developed land in urban
areas. The supporting text emphasises the importance of monitoring under the government’s
new ‘plan, monitor and manage’ approach to the provision of housing. As such it accords fully
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with the advice in PPG3. The PICs also changed references to the residential character zones,
which have been deleted following PIC 3/32, which I support, for the reasons set out in section
3.14 of my report.
3.3.2 The objections to the requirement for a five year supply of housing land have been met
by the deletion of this clause by the PICs. By its own admission, the Council has not sought to
provide a ‘reserve’ list of greenfield sites that may be brought forward within the 1st phase of the
Plan if windfall completions are lower than predicted. It justifies this stance by expressing great
confidence in the windfall predictions and by giving ‘great weight’ to the lack of objection from
GOSE. I note that the failure of GOSE to object to the PICs does not appear to be fully
consistent with its advice to Horsham District Council in December 2000. It seems to me that
the allocation of ‘back-up’ sites may discourage the development of difficult urban sites, such
as those in a multiplicity of ownerships or suffering from contamination. However, the advice in
PPG3 is clear that a primary consideration is the need to meet established housing
requirements throughout the plan period, including the early years. To this end paragraph 34
states that ‘sites’ for the first 5 years’ supply should be identified in case windfalls do not come
forward at the expected rate.
3.3.3 From Table 2 (as suggested to be revised) 4152 dwellings remain to be built in the 11
years from 1/4/00. From this, the 627 dwellings with planning permissions (which are not
therefore subject to any real uncertainty) should be deducted. Five years’ supply of the
residual total equates to 1602 dwellings, a figure below my calculation of the total requirement
for allocated sites. As I explain in section 3.5 below, that the highly complex nature of the
Wycombe Marsh redevelopment is likely to preclude the availability of the housing element
before 2006 at the earliest. Therefore sites are available for 1445 dwellings, just below the five
years supply total. I do not consider this to be a critical shortfall, because I share the Council’s
confidence that on past trends there is very little likelihood of windfall failing to materialise.
3.3.4 A further complication arises from the allocation of Park Mill Farm, since development of
the site in full would provide more dwellings than the 350 required to meet housing needs up to
2011. The suggested phasing therefore is after 2006, allowing the remaining development of
250 dwellings to continue beyond the plan period. However, this could be brought forward if
absolutely necessary. The proposed phasing of sites is dealt with in section 3.4, where the
broad thrust of the Council’s policy changes to allow review of phasing proposals in the light of
detailed monitoring of housing provision is supported. The Plan and supplementary guidance
should try to provide a clear explanation of how this difficult process will be carried out.
3.3.5 As the Council point out, new housing competes with a number of other uses in town
centre locations. Nevertheless a number of schemes are being promoted or have been
permitted in High Wycombe, including sites identified in the Plan. Policy H10 facilitates
sheltered housing provision for the elderly, for whom town centre locations may be highly
suitable, subject to compatibility with adjoining uses. Similarly, objections concerning the
provision of affordable housing in rural locations are addressed by Policy H12 and additional
detail in this policy is unnecessary.
3.3.6 I have dealt elsewhere with objections to the loss of green spaces within urban
boundaries; the available sites have to be considered in comparison with others within the
urban area and with greenfield urban extensions. The policy refers to the need to comply with
other parts of the Plan; Policy RT3 deals with the protection of playing fields.
3.3.7 The suggestion in favour of a general caveat would undermine the urban focus of the
Plan and could lead to unacceptable pressure for development in unsustainable locations, in
conflict with established national and strategic policy.
RECOMMENDATIONS
q

H/3/1

Modify the Plan in accordance with PICs 3/24 and 3/38
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POLICY H4: PHASING OF NEW HOUSING DEVELOPMENT

The Objections
0033/4
0109/4
0149/4
0218/5
0345/8
0358/4
0361/2
0376/10
0408/3
0507/4
0522/3
0560/4
0572/2
0652/4
0808/7
0817/20
0840/29
0922/17
0937/5
1038/1
1218/10
1414/8
1579/7
1584/69
1595/4

Mrs S Seymour
Mrs L Burch
Mrs A Jackson
Airways Housing Society Ltd
Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Mrs Pamela Cockton
A Blunt
Axa Equity and Law Life Assurance Society PLC
Ercol Furniture Ltd
P W Eldridge Esq
Redrow Homes (Southern) Ltd
Mr D H Hughes
Fairview New Homes PLC
Clive Seymour
Linden Homes South East Ltd
Croudace Ltd
Marlow and District Chamber of Trade & Commerce
House Builders Federation
Miss P M Kimber
Mrs Amy Goodchild
R J Newell
Michael J Overall
Oxford Land Limited
The Marlow Group
Berkeley Homes (Chiltern) Ltd

PIC 3/5 Objections
0376/44
0408/30
0524/23
0817/38
0922/27
1071/16
1141/21
1218/21

Axa Equity and Law Life Assurance Society PLC
Ercol Furniture Ltd
Thames Valley Chamber
Croudace Ltd
House Builders Federation
Persimmon Homes (TV) Ltd
Beazer Strategic Land
R J Newell

PIC 3/25 Objections
0345/22
0376/84
0379/77
0524/36
0571/41
0579/30
0817/49

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Axa Equity and Law Life Assurance Society PLC
Sport England
Thames Valley Chamber
Laing Homes Ltd
Michael Lambert
Croudace Ltd
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1071/16
1141/57
1579/40

Persimmon Homes (TV) Ltd
Beazer Strategic Land
Oxford Land Limited

Summary of Objections
(a) Land should be released at once, rather than in stages and released at the earliest
opportunity and there is a serious shortage of housing. Park Mill / Oak Tree Farm site
should not be phased.
(b) Policy is unnecessary, given the paucity of allocated sites and greater reliance on windfall.
Timing of release should be subject to market forces.
(c) Policy is too inflexible and should refer to ‘broadly phrase development’. Policy should not
be too rigid as it may prevent schemes coming forward.
(d) There is a lack of guidance to developers and service providers on any intended restrictions
on the release of individual housing allocations. There should be a more precise phasing
programme.
(e) An exception dealing with the issue of windfall should be written into the policy, otherwise
recycling previously development land to meet housing needs will be prejudiced.
(f) More sites and a greater choice of sites will need to be brought forward due to inadequate
provision.
(g) Policy should define over-provision.
(h) Sites should not be developed, until protective measures (e.g. traffic restraint) have been
implemented.
(i) Phasing ignores the locational aspects of future need and provision.
(j) Supporting text should make clear that mixed use sites will not be held back by prescriptive
application of policy.
(k) Phasing is meaningless in the context of Marlow, it must be compatible with the changing
pattern of employment needs in Marlow.
(l) Policy should be amended to make it clear that the provision of affordable housing will
normally be exempt form phasing.
In response to proposed Pre Inquiry Change 3/5:
(m) Propose that the new text should explain that the housing building rate between 1999 and
1999 in the District has been 5% below the Structure Plan requirement.
(n) Propose that policy should state that regard will be paid to advice in PPG3 when
consideration is given to approval of housing sites. Urban brownfield sites should be
afforded priority.
(o) Object on the grounds that the policy provides inappropriate restrictions with an arbitrary set
of figures.
(p) Text should explain how monitoring of take-up and housing supply generally will be
undertaken and in what circumstances the Plan will be reviewed and rolled forward.
In response to proposed Pre Inquiry Change 3/25:
(q) Proposed phasing bands are unduly restrictive. Bands of less than 5 years should not be
introduced. Conflicts with PPG12. Plan should proceed on the basis of the phasing bands
set out in the Structure Plan.
(r) Object to phasing of development in Princes Risborough outside of first band.
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(s) Unnecessary for decisions to be deferred on selecting sites for allocation to meet the
strategic housing requirement for the reason that an Urban Capacity Study needs to be
undertaken. The Council has already carried out such a study. The revised requirement of
a Structure Plan Review will be relevant for the period beyond 2011.
(t) The Council has interpreted PPG3 in a way which avoids proper planning and which seeks
to under-provide housing locally below the strategic requirement. There is a need to
allocate further sites for implementation before 2006.
(u) Urban green spaces are not included within the PPG3 definition of previously developed
land and the Plan should make it clear at what point in the phasing sequence urban green
spaces will come forward. Phasing of green space / greenfield in the early period is
contrary to PPG3.
(v) Insufficient justification set out in respect of the three phasing periods and the number of
dwellings within each. In the absence of some surety that sites will come forward in
accordance with relevant policies, the necessary advanced works and funding to achieve
the release of sites will not occur and will lead to unacceptable delays.
(w) Phasing does not take account of the need for physical and social infrastructure to be
improved and where the greatest need exists and can be met in the District.
(x) Restrictions can not be sustained given the RPG for the South East and its likely outcome.
Inspector's Reasoning and conclusions
3.4.1 The Council made substantial revisions to the phasing proposals after the deposit Plan
had been published, in response to the revision of PPG3. Many of the objections relate to the
superseded policy, but the number of phases remains at issue. The Council justify 3 relatively
short phases by reference to paragraph 33 of PPG3, which states that one possible approach
is to divide the Plan into 3 phases. However, I consider this guidance is far from prescriptive.
‘Planning to Deliver’ the good practice guide presaged in the same paragraph, states that there
is no hard and fast rule for the duration of phases. The guide also requires the full life of the
Plan to be covered, and advises authorities to ensure that the approach dovetails satisfactorily
with the Structure Plan. Policy H6 of the Structure Plan makes no reference to different
phasing periods, while paragraph 114 merely states that Local Plans will provide a more
detailed interpretation of the 5 year phasing bands in the Structure Plan. The regional
guidance in RPG9 provides for a continuation of existing Structure Plan housing requirements
and gives no indication of any likely special phasing requirements in Buckinghamshire.
3.4.2 I consider the circumstances in Wycombe District indicate no real need to divert from
that approach. Although a high proportion of housing is expected from windfall, I share the
Council’s confidence in its projections. By the time the Plan is adopted, a first phase
concentrating on development of the ‘brownfield’ sites up to 2006 would be logical and realistic.
Assuming that monitoring shows windfall sites coming forward at expected rates, greenfield
sites could be held back until the second phase, which would coincide with the end of the
Structure Plan period. By then planning permission for Wycombe Marsh should have been
granted and the initial stages of preparing the site for development through the relocation of the
sewage works should be well under way.
3.4.3 On this basis, the first phase should provide the following dwellings: 627 from already
identified sites; 960 from windfall sites and conversions (taking an average annual rate of 160
from my revision of Table 2); and 695 on ‘brownfield’ sites, giving a total of 2017. A total of
1950 dwellings would be built in phase 2, comprising the remaining windfall, Wycombe Marsh
and the two greenfield sites. This approach should lead to a fairly constant rate of development
throughout the Plan period. The allocation of the revised list of sites to match these phases
and the clause providing for delayed permission of the greenfield sites should be modified in
accordance with these comments. The policy would ensure that previously developed land,
including windfall sites, would be developed first, in accordance with PPG3 policy.
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RECOMMENDATIONS
q

H/4/1

Modify Policy H4 to read as follows:
‘THE DISTRICT COUNCIL WILL BROADLY PHASE NEW HOUSING
DEVELOPMENT ALLOCATED UNDER POLICY H2 DURING THE PLAN
PERIOD 2000-2011 AS FOLLOWS
2000-2006

2017 DWELLINGS

2006-2011

1950 DWELLINGS

IN ORDER TO GIVE PRIORITY TO THE DEVELOPMENT OF PREVIOUSLY
DEVELOPED LAND AND BUILDINGS, PLANNING PERMISSION WILL NOT
BE GRANTED FOR DEVELOPMENT ON THE TERRIERS FARM AND PARK
MILL FARM SITES MORE THAN 6 MONTHS BEFORE THE END OF THE
FIRST PHASING PERIOD.
SUBJECT TO OTHER RELEVANT POLICIES OF THE PLAN, PLANNING
PERMISSION WILL BE GRANTED FOR ALL OTHER SITES IDENTIFIED
UNDER POLICY H2 AT THE EARLIEST OPPORTUNITY.
THE DISTRICT COUNCIL WILL REVIEW THE ALLOCATIONS IN POLICY H2
AND THE REQUIREMENTS OF THIS POLICY IN THE LIGHT OF REGULAR
MONITORING OF THE HOUSING SUPPLY, THE RESULTS OF AN URBAN
CAPACITY STUDY AND ANY REVISED REQUIREMENTS RESULTING FROM
A STRUCTURE PLAN REVIEW. WHERE AS A RESULT OF ANY OF THESE
FACTORS, A REVIEW OF THE HOUSING ALLOCATIONS UNDER POLICY
H2 IS APPROPRIATE, SUCH A REVIEW WILL BE UNDERTAKEN IN
ACCORDANCE WITH THE FOLLOWING SEARCH SEQUENCE:
a) PREVIOUSLY DEVELOPED LAND AND BUILDINGS IN URBAN AREAS,
THEN IF NECESASARY
b) URBAN EXTENSIONS, THEN IF NECESSARY
c) DEVELOPMENT AROUND NODES IN GOOD PUBLIC TRANSPORT
CORRIDORS.’

POLICY H5: PHASING OF NEW HOUSING DEVELOPMENT

The Objections
0408/5
0522/4
0547/4
0572/3
0808/8
0817/21
0922/20
1141/22
1595/5

Ercol Furniture Ltd
Redrow Homes (Southern) Ltd
Mr & Mrs Beckford
Fairview New Homes PLC
Linden Homes South East Ltd
Croudace Ltd
House Builders Federation
Beazer Strategic Land
Berkeley Homes (Chiltern) Ltd

Summary of Objections
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(a) Policy should be deleted; it is unreasonably restrictive and unnecessary. Initial allocation
of sites should have regard to such matters. Development Briefs should deal with matters
of undue pressure.
(b) Policy should indicate that obligations should be related to the development (as per Circular
1/97). Policy is too prescriptive, restrictive and inflexible.
(c) There is too much discretion, which could delay implementation of sites, raising questions
about meeting Structure Plan requirements.
(d) Information about phasing should be in the Plan and not in a non-statutory brief.
(e) Development should be market led without the need for development briefs.
(f) Phasing ignores locational aspects of future need and provision.
(g) A programme of infrastructure provision should be in place to ensure that the strategic
requirement can be met.
(h) The Abbey Barn North and Wycombe Marsh sites should be phased so that they are not
developed at the same time due to traffic generation problems.
Inspector's Reasoning and conclusions
3.5.1 I consider the policy is soundly based, in that it reflects government policy to ensure that
major new development is co-ordinated with the provision of infrastructure. I consider it
appropriate to achieve this at development briefing stage, as the policy seeks, rather than at
the level of the Local Plan, which should not be concerned with matters of such detail. The
broad thrust of the policy to improve the quality of development accords with the guidance in
paragraphs 54-56 of PPG3 and is not overly prescriptive in my view.
3.5.2 In normal circumstances development briefs would deal with the issue of phasing,
taking into account the provisions of Circular 1/95. Implementation of schemes in this way
would not conflict with the policy, nor invalidate its purpose. I note that Appendix 3 of the Plan
requires briefs to be prepared for H2 allocated sites; in the normal course of events their
preparation taking into account Policy H5 should cause no additional delay. This approach is
supported by government policy.
3.5.3 Where future housing should be provided is addressed by other policies in the Plan. As
the Council point out, the principle that developers should provide the infrastructure necessary
to support a particular scheme is well established, and supported in Circular 1/95. This can be
achieved through suitable planning conditions attached to permissions or through Planning
Obligations. In normal circumstances the Council may have a co-ordinating role, but not a
funding one.
3.5.4 I have recommended against the housing allocation at Abbey Barn North. If this
safeguarded land is brought forward for development in the future, Wycombe Marsh should
have been redeveloped and infrastructure requirements would be assessed according to
conditions prevailing at that time.
RECOMMENDATIONS
q

H/5/1

No modification

POLICY 5A: WYCOMBE M ARSH

PIC 3/6 Objections
0376/45
0483/26

Axa Equity and Law life Assurance Society PLC
Wooburn Parish Council
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0524/24
0526/38
0817/37
0839/22
0974/7
1071/11
1075/24
1141/47
1739/2
2063/8
2117/1
2119/1
2136/2
2409/2

Thames Valley Chamber
Chepping Wycombe Parish Council
Croudace Ltd
Grange Action Group
Chiltern Society
Persimmon Homes (TV) Ltd
Little Marlow Parish Council
Beazer Strategic Land
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd/Wycombe Option Ltd
G L Spurrell
Wycombe Marsh Royal British Legion
Thames Water (Property Division)
N A Smith

PIC 3/26 Objections
0137/24

The High Wycombe Society

Summary of Objections
(a) Propose amendment to include 4ha of employment and 350 dwellings. Site affords better
opportunity for employment use due to polluted nature.
(b) Development of the site will have to take into account the Secretary of State’s code of
practise on Conservation, access and recreation and LEAP’s and the River Wye Study.
(c) Object to loss of allotments.
(d) Need to protect River Wye environment and ecology. Compensation flows may prove
costly and the project may be jeopardised as a result. More details required. Concern over
possible foundation damage to all those buildings adjacent to the Wye.
(e) There should not be a minimum 10m strip along the River Wye.
(f) Concern over the cumulative impact of traffic from this site, with others proposed or
safeguarded on the highway network.
(g) Concern over deliverability of the site within the Plan period given contamination, land
ownership, legal agreements, mixed nature of site etc. Plans reliance on this site is
unrealistic. Doubt whether the site can be brought forward with the Plan period, given the
level of remediation required.
(h) Residential potential of the site has been underestimated.
(i) Delete reference to hotel. Wycombe Marsh is not the most appropriate location.
(j) The Local Plan should not be prescriptive about the highways requirements of the scheme;
these should be identified at the planning application stage.
(k) Insufficient provision is made for the retail element.
(l) Wycombe Marsh is still working efficiently, so it is not yet a brownfield site.
(m) Concern over implications for Little Marlow and the Green Belt, if sewage works are
relocated. This may increase nuisance. An Environmental Impact Assessment is required.
(n) Propose that the ‘community facilities’ include the allocation for a site for the Wycombe
Marsh Royal British Legion.
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Inspector's Reasoning and conclusions
3.5.5 A large number of objections were lodged concerning the Plan proposals for this key
site. A summary of all the objections made to Policies H2ih, H5A, Appendix 2, E7 and S2 is
contained in Appendix H5B. I have dealt with all these points in this section (other than the
issue of retail policy) under a number of key headings:
•

General land use principles

•

Practicality/Deliverability

•

Ecology

•

Flood safety

•

Effects of expanding Little Marlow SW (GB policy, floodplain)

•

Transportation, including highway capacity/safety

•

Costs/Viability

•

Programming

•

Other matters

General land use principles
3.5.6 The objection site comprises some 20.2 ha of land in total, located within the largest
settlement in the District, about 2.5km from the town centre. Much of the site is previously
developed land, including all of the former Paper Mill site, the City Grove site and large areas of
the sewage works itself. Its redevelopment with a range of uses is preferable in sequential
terms to the creation of one or more schemes on a greenfield site or sites. The whole area lies
along the southern side of, or close to London Road, the main public transport corridor in
Wycombe. The site is within easy walking distance of an infant and a junior school, a parade of
local shops, and within less than 1 km of a secondary school, a local provisions shop, large
areas of open space, public houses and places of worship. By any measure it is a sustainable
site in principle.
3.5.7 The site should present no particular construction difficulties. Although much is madeup ground, it is level and suitable access can be obtained. Subject to good design, surrounding
uses do not create undue constraints on the form of development. It is suitable for a range of
uses, including industrial, commercial and office buildings. A sizeable element of bulky goods
retailing would act as enabling development by helping to offset the costs of relocating the
sewage treatment plant. The provision of 400 new dwellings is a key element of the Plan’s
housing strategy. The characteristics and location of the site make it suitable for a relatively
high density residential scheme that could incorporate a significant number of much needed
affordable homes. If it were to go ahead, the development of the site could confer very
substantial economic benefits and successfully underpin the strategic renewal of the London
Road corridor.
Practicality
3.5.8 In order to implement the proposed allocations for the Wycombe Marsh site, the existing
sewage treatment works would have to be closed down, and all operations transferred to
Thames Water’s (TW) works at Little Marlow. In summary, this involves
•

constructing a new trunk sewer between Wycombe Marsh and Little Marlow,
comprising a 3 km tunnel and 2 pipelines over 1.8 km, linked to the tunnel by inverted
syphon

•

Substantial replacement of most existing plant at Little Marlow to cater for increased
flows
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•

Constructing a new pumping station and a new main through the tunnel to return a
proportion of treated effluent back to the river Wye

•

Demolition of all structures at Wycombe Marsh and remediation of all contaminated
ground

Thames Water estimate the total cost of the project to be £45m; objectors say that the most
appropriate estimate would be £53.3m, which is within the 90% confidence level.
Tunnel
3.5.9 Dealing first with tunnelling issues, the proposed allocation is dependent upon the
successful implementation of a major civil engineering project, which by its nature would be
subject to some uncertainty with regard to cost and timing. However, it is clear from the
evidence of the Council’s engineering witness that considerable preparatory work, to the tune
of £1m, has already been undertaken. As a result, the designs of both the tunnel and the main
pipelines have been changed. I have no reason to seriously doubt that forced flow ventilation
through the tunnel, as proposed, would not work properly, thus obviating the need for
ventilation shafts. The tunnel would be maintained by 10 yearly inspections from a viewing
platform within the structure. Although this change would reduce the flow capacity to 1.6 cu m
per second (cu m/s), this is well above the critical figure of 1.3 cu m/s. The tunnel would be
excavated from the Wycombe Marsh end, which would provide the capacity for storage of
materials (overnight and at weekends during full 24 hour working) and treatment of water from
the workings. The level of waste over a 12-month construction period would be equivalent to 6
lorry loads each day, which in my view would not create a disposal problem. Given the size of
the site and the distance from the nearest residential property, I consider that any noise, dust or
water pollution could be kept within acceptable limits.
3.5.10 The objectors were concerned that problems may arise from solution features (voids) in
the chalk through which the tunnel would be routed. They were fearful that such features may
well be exacerbated by tunnelling, with potential detriment to housing near Wycombe Marsh,
for example in Bassetsbury Lane and Deangarden Rise. However, starting the tunnel 12m
below the site in middle chalk, as proposed, would minimise this risk, which would be very
localised. TW advise that potential variations in rock hardness could be dealt with by the
proposed tunnelling machine and have been allowed for in their costings. I consider that the
nature of the rock would not present undue tunnelling difficulties to a company with
considerable experience of similar operations over a wide area in the Thames valley.
Aquifer pollution
3.5.11 The objectors argued that the chalk aquifer, the source for a number of boreholes,
including a TW abstraction plant at Bourne End pumping station, could become polluted. At the
Wycombe Marsh end the tunnel would pass through a class of soils with little ability to deal with
pollution. Any leakage from the tunnel could pass directly through the aquifer into wells that
form the drinking supply. However, up to half of the tunnel would be below the water table,
where hydraulic pressure would prevent leakage of sewage. Two known private abstraction
plants are not used for drinking water. TW’s own assessment shows that the risk of bacterial
contamination at Bourne End is not significant, due to the distance from the tunnel, which would
be lined to minimise leakage. I cannot imagine that concerns about potential impact during
construction of the tunnel on commercial production of lettuces at Little Marlow would be
anything other than extremely limited, as the Council’s witness suggested.
Odour problems
3.5.12 With regard to concerns about potential increased odour from additional use of the Little
Marlow works, I note that existing problems arising from the composting building have already
been addressed by TW. The redevelopment would involve converting the facility to a biological
nutrient removal (BNR) process, using the best available technology. Although the volume of
sewage through the works would increase, the new plant would minimise odour problems.
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Bearing in mind the distance of the nearest dwellings and the prevailing wind, I consider it likely
that living conditions of nearby residents would be unaffected.
Legal Issues
3.5.13 I see no reason to question the Council’s opinion that TW would be entirely within its
powers to carry out all necessary works to relocate treatment from Wycombe Marsh to Little
Marlow. The Director General of Sewerage Services has already approved the scheme in
principle. The minimal additional cost to water ratepayers of £13 pa, which would have to be
agreed with OFWAT, would be offset by the benefits of operating a single plant with regard to
factors that are hard to measure financially, such as odour, traffic generation etc. From the
Council’s legal submissions at the inquiry, I consider the possibility that the scheme would be
delayed by a consumer’s challenge to be very remote.
Ecology/Environment
River Wye
3.5.14 One of the main concerns of a number of objectors was that the ecology of the River
Wye below Wycombe Marsh would be seriously threatened by the removal of a substantial part
of the normal flow. The Wye is a chalk stream which is designated as a biodiversity habitat,
where a number of species such as bullheads and ranunculus should be protected. The
redevelopment of Wycombe Marsh is dependent on a satisfactory method of returning treated
effluent back to the Wye from Little Marlow. The detailed costings provided by TW show a
worst case estimate for return flow pumping of about £150,000 per annum. In practice, the cost
may be less, if for example compensation return is not needed during some of the wetter winter
months.
3.5.15 As to concerns about the possible temporary failure of the treatment works at Little
Marlow, the EA is presumably satisfied that there is sufficient capacity for temporary storage at
the works. The tertiary treatment required to make the water suitable for return to the Wye in
accordance with up to date water quality standards has been allowed for in the costs for
upgrading the Little Marlow works. The cost of a back-up pump for the treated effluent would
not be a significant element of these overall costs.
Wildlife on site
3.5.16 The allocation for mixed use development has not been the subject of objection from
English Nature or BBOWT, which suggests that the flora and fauna on the site are of no special
interest. No part of the site has been designated as a SINC, neither has there been a statutory
designation as an Site of Special Scientific Interest (SSSI) or a Local Nature Reserve (LNR).
From my site inspection, I find the lack of international or even county recognition unsurprising.
The objection that the site is protected by European legislation is therefore misplaced.
3.5.17 Local residents and Bassetsbury Area Protection Group in particular, were concerned
that the site, could be a haven for rare species such as great crested newts. The Council
responded by commissioning a survey, which indicated the presence of smooth, but not great
crested newts. The present environment is far from ideal for amphibians, and smooth newts
and frogs were present in small numbers only. The creation of new water features within the
proposed development could improve the potential to support a number of species, compared
to the cut grass which covers most of the undeveloped parts of the site. I consider the issue of
appropriate mechanisms to ensure adequate width for the river corridors in my discussion of
objections to Appendix 2. For safety reasons, the survey excluded the disused lagoon towards
the eastern end of the works, although it is not likely to be of much value to amphibians. Any
fauna present could be relocated to a new habitat created by changes to the Back Stream.
3.5.18 With regard to bats, although a survey in July 2000 showed considerable activity in the
vicinity of the finishing tanks of the works, there is no evidence of any roosts actually on the
site. There are other potential feeding grounds elsewhere near the site and the improvement of
the river environs would be able to replace such valuable foraging grounds. The position in
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considering a local plan allocation is fundamentally different from that when a planning
application is determined. If, contrary to the latest surveys, any bats were subsequently found
to be roosting on site, appropriate measures would a have to be taken at that time to safeguard
the mammals.
3.5.19 Similarly, any kingfishers on the site could be protected during the breeding season.
Indeed, more planting would be an important benefit for wildlife generally once development
was complete. The site is large enough to accommodate a significant area of open space
without compromising the suggested level of development, particularly bearing in mind the
housing density required by PPG3. I appreciate local residents’ concerns that the allocation
proposals would result in the loss of large open areas of cut grass in the middle of the site,
although much of this space was previously developed with tanks and other structures. Most of
the ground is made up, with some contamination, and appears to support a limited range of
flora and fauna, certainly compared to genuine greenfield sites.
Flood safety
Wycombe Marsh
3.5.20 As the name of the site implies, it lies at the bottom of the Wye valley, bounded on one
side by the main channel of the river and on the other by Back Stream. Both these water
courses have been significantly modified and the site does not have the usual characteristics of
a natural water course and floodplain system. Surveys show that most of the ground is made
up of fill to an average depth of about 1 to 1.5m (Dale proof, Plan 56161/4.3) and there are no
records of flooding. The objectors’ photographic evidence showed that the river was close to
the top of its banks in February 2001, during one of the wettest winters on record, but did not
exceed them. On this evidence alone it would appear that redevelopment of the site at present
ground levels would not expose the occupants of any buildings to undue risk of inundation nor
cause significant knock-on effects elsewhere up or down stream. In any event the Council
argued that, if necessary, flood compensation storage could be provided at the Rye, on land
within the Council’s ownership already partly used for this purpose. From my site inspection I
consider that any necessary bunding could be designed to be acceptable in visual terms at this
location.
3.5.21 Since the relevant inquiry session the Environment Agency (EA) has prepared a draft
map under Section 105 of the Water Resources Act 1991 of areas likely to flood. This shows
that all but a small part of the site (a pond in the north west corner) lies outside the predicted
100 year flood event. I understand that any review of the draft maps by the EA is procedural
only; indeed the Agency has withdrawn its objection to this part of the Plan (see G21A and
G22). In these circumstances I have concluded that there is no justifiable objection to the
allocation on flooding grounds.
Little Marlow
3.5.22 The Little Marlow works lies within the functional floodplain of the River Thames. The
parties agreed that from the known risk of flooding to 500mm once in 56 years, the 1 in 100
year event is likely to be about 150 mm more. Paragraph 30 and Table 1 of PPG25 indicate
that in sparsely developed areas such as Little Marlow new building in floodplains should be
restricted to schemes such as essential transport and utilities infrastructure, in cases where an
alternative low risk location is not available. Where development is permitted, it should be
provided with the appropriate minimum standard of flood defence and should not impede flood
flows or result in a net loss of floodplain storage. In this instance there would be no
enlargement of the site of an existing facility. A revised plan of the proposed works (Doc G
Unsworth App 4) shows that the total footprint of the structures would reduce. Although some
of the tanks for a new BNR process would be higher than the old filter beds they would replace;
the volume of obstructions in the floodplain would be reduced. The redevelopment of the works
would also create opportunities to improve the flow of floodwater across the site, by moving
tanks from the SW to the NE corner for example. The composting building would not need to
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be enlarged, as it operates at considerably less than capacity at present.
3.5.23 Not all of the water from treated effluent would be returned to the River Wye, which may
present difficulties in times of floods. However, these could be overcome by storing water in
the tunnel if necessary; TW’s witness confirmed in chief that this had adequate capacity.
Alternatively, the scheme could be amended at a capital cost of £350,000 to provide extra
capacity to pump back to the Wye.
Green belt policy
3.5.24 The objectors argued that the proposal to increase the capacity of the sewage works at
Little Marlow would conflict with the aims of policy to protect the green belt, wherein it lies. The
site has been identified as a Major Developed Site (MDS) in the green belt, to which Policy
GB8 of the Plan would apply. Although there has been an objection to the wording of the policy
(dealt with in section 9.8 of my report), the broad thrust of its provisions apply. This reflects
government policy set out in PPG2, in particular Annex C.
3.5.25 Although detailed designs of the new works were not provided to the inquiry, the plans
and evidence about likely heights of new structures indicate to me that the new works may well
conform to the policy with regard to volume, nature and height of built form. The building
footprint would be reduced and the height of new tanks would be less than the tallest structure
on site at present, the composting building. All works would be contained within the existing
site, which would have scope for additional landscaping. When viewed from Winter Hill, near
Cookham, the current site appears as a developed area in the flat open fields along the valley
floor. Its redevelopment would not make any appreciable difference to the appearance of the
green belt or the character of the AONB to the south of the river. There would be no material
increase in traffic to and from the site. In summary, I see no fundamental reason why the
redevelopment of Little Marlow works would not meet the important tests of green belt policy
with regard to maintaining openness.
3.5.26 If the detailed scheme did not comply with the letter of Policy GB8, the advantages of
the proposals in enabling a larger scheme at Wycombe Marsh that did meet a wide range of
planning policies would have to be taken into account. It could be argued that some additional
development has been displaced to the green belt, through foregoing the opportunity to reduce
the Little Marlow plant significantly. However, the impact on the green belt compared with the
existing position would be minimal. I believe the wider planning and economic benefits of
allowing a mixed-use scheme at Wycombe Marsh would be sufficiently important to outweigh
any harm to green belt policy objectives. These include the physical improvement of the site
and the provision of a substantial number of new homes and job opportunities in a sustainable
location. The advantages of the allocation would create the very special circumstances needed
to justify setting aside the presumption against inappropriate development in the green belt.
Transport
3.5.27 Local residents expressed strong misgivings that the local road network, and London
Road in particular; would not be able to cope with additional traffic generated by the mixed
development proposed for the site. The Council relied on revised traffic modelling, taking into
account the changes to the package of highway improvements following the deletion of
allocations at Abbey Barn South and the reduction of housing numbers at Abbey Barn North.
On redevelopment, the Wycombe Marsh site would be expected to provide:
q

New access junctions at London Road/Hatters Lane, London Road/Micklefield
Road/Cock Lane and Abbey Barn Lane/Kingsmead Road or Abbey Barn Road

q

A distributor road linking the above roads

q

High quality routes for public transport to serve key areas of the site and connect
with other routes

These requirements have been incorporated in revised development principles at Appendix 2 of
the Plan. It is intended that the new roads through the site would be designed to reduce
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through traffic. A level of development equivalent to the revised proposals for the site has been
tested using the Council’s network modelling (CD/M/64). This showed similar impacts on the
highway network as the previous scheme. By 2011, congestion is predicted to get worse than
it is now, but the plan proposals, including highway improvements, will not exacerbate this
effect. Updated traffic figures produced by the Council in writing show that flows along London
Road have varied little in the decade 1990-2000. Indeed the peak hour figures for 1992, the
base date for much modelling, and 2000 are strikingly similar. These data corroborate the
generally accepted point that the road has been near or at capacity for many years.
3.5.28 Any new development in High Wycombe is likely to create additional transport
pressures; however, I concur with the Council’s main point that these can be better dealt with at
Wycombe Marsh, where public transport accessibility is high, than elsewhere in the urban area
(see also T11-12). In this context I note that the Highways Agency has withdrawn its objections
to the Plan regarding congestion arising from development at Handy Cross, Inevitably, the new
development and associated highway measures are likely to change drivers’ behaviour
patterns and may lead to some extra traffic on minor roads nearby. I agree with the Council
that additional measures to those already in place in Kingsmead Road should be considered at
detailed design stage to address any such problems.
3.5.29 Other objectors argued that development at Wycombe Marsh would not safeguard a
suitable access for Abbey Barn South. The allocation for a mixed use scheme at Abbey Barn
South was excluded from the Plan at Pre-Inquiry stage, but the site remains designated as
safeguarded land between the urban edge and the green belt where development may be
required at a later date. Although I have not supported the objections to these changes (see
section 3.2.1) clearly the planning of proposals for the sewage works site should allow for
necessary improvements to Abbey Barn Lane, and the junction with Kingsmead Road in
particular. The Council admitted that an early scheme for a flyover into the site may not be
pursued, and produced an alternative proposal for a roundabout at the junction.
3.5.30 It would be possible to achieve access to the Wycombe Marsh site at its present
position, off Abbey Barn Road, which would not affect any part of the site. With regard to
objectors’ concerns about the proposals for a small roundabout at the junction of Abbey Barn
Road with Kingsmead Road, the allocation and development principles currently proposed
would not prejudice a realignment of Abbey Barn Lane. I deal with the implications of the
topography for the gradient and alignment of the road, and its consequent effect on the scope
for development at Abbey Barn North, in section 3.2.1. I see no overriding reason why it would
not be possible at detailed design stage to achieve a road configuration that ensures safe
passage for pedestrians and cyclists without the need for third party land. Even if this cannot
be achieved, the position would be no worse that it is at present.
Viability
3.5.31 A fundamental argument of the objectors was that the proposed allocation would not be
delivered within the plan period because it was not viable. The breadth of disagreement on this
issue was very substantial. The Council/TW suggested that the full transfer option for the
sewage works would generate a profit of at least £10m; whereas the objectors predicted a
deficit of between £12m to over £41m. They argued that in that event, TW would pull out of the
scheme, leaving a major shortfall in the Plan's housing strategy.
3.5.32 The estimated costs included in the appraisal of the sewage works transfer - the Review
of Engineering dated February 2001 by Symonds Group Ltd had been reduced by £4m or so
due to changes in the tunnel design, in particular the deletion of ventilation shafts. Calculations
about the costs of remediation and allowances for ground conditions had been carried out in
different ways, but were not far apart in total. Although the objectors' estimate for
decontamination was £375,000 per ha more than TW’s, this included allowances for hotspots
and 'abnormal' foundations. These figures excluded an allowance for archaeological
investigations, agreed by both sides as likely to amount to £150,000, reflecting the disturbed
nature of the ground on site.
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3.5.33 The main differences between the parties concerned sums for contingencies, based on
the initial risk assessments. The objectors had argued that an uplift of 25% should be applied
to the costs identified in the Symonds Report. This would be in addition to a 10% contingency
sum already included in the costs estimates. The objectors’ witness admitted that the 25%
figure was somewhat arbitrary, based on the scale and complexity of the project. From the
evidence, I consider the Council's more detailed and up to date evidence, taking into account
further investigations since the publication of the Symonds report, is likely to prove a more
reliable indication of engineering costs. For example, since the relevant inquiry sessions the
Environment Agency had withdrawn its objection to the proposal and the S. 105 flood risk maps
had excluded the site from the Wye floodplain. Nevertheless, the transfer option would be a
very major engineering project subject to some areas of uncertainty, such as ground conditions,
groundwater level changes etc. TW admitted that some other costs elements, such as the
extent of measures to deal with contamination, could easily rise and I consider it would be
prudent to add a sum equivalent to roughly 5% of the engineering costs (£2m) back into the
equation.
3.5.34 There was disagreement about an allowance for ‘betterment’ at the Little Marlow
sewage works, ie the costs of improving standards of treatment which would not be incurred by
TW until a later date if Wycombe Marsh operations were not transferred. There are many
uncertainties in predicting these estimated amounts for expenditure many years ahead,
discounted to the projected occupation date of the Wycombe Marsh scheme. The objectors
thought that the Little Marlow works would be in reasonable working order after committed
expenditure up to 2005 had been incurred. They therefore estimated that improvements
undertaken as part of the transfer option would provide benefits that would not otherwise have
been expected for many years. There was no unequivocal evidence about this matter. It would
be incorrect to deduct the £17.5 m that is due to be spent at both works in the period to 2005.
From the Symonds report, about £10m would have been earmarked up to 2005 to bring
Wycombe Marsh up to current water regulations standards. I consider it reasonable to deduct
from the scheme costs the £7m or so that would have to be spent at the Little Marlow works in
any event. Although this is not the full difference between the estimated expenditure with and
without the transfer scheme, it seems to give some indication of the amount of extra investment
proposed for the Little Marlow works to bring them up to the best current standards rather
sooner than if the transfer did not take place. This betterment factor has a very significant
effect on the potential viability of the scheme.
3.5.35 The parties had also taken a fundamentally different view about cash flow and interest.
The objectors argued that the scheme would take until after the plan period to come on stream,
without any income to offset development costs, and interest on borrowings. The Council
made no allowance for this, arguing that TW already held the land, including the Bunzl Paper
Mill site. However, this was purchased for £5.6m at the end of 1999 and has been subject to
holding costs since then. While I do not believe the whole scheme would take until beyond the
Plan period to be fully implemented, I think that the Council has been unduly optimistic about
the timing of the proposed transfer and a start on site, as I discuss below. If the site were to be
re-developed as a single entity, there is no sound basis to assume that the paper Mill area
would be developed first in isolation, to generate some cash flow. The objectors’ estimate
seems rather inflated, but some deduction for interest on the net cost of transferring the works
and the cost of holding the Paper Mill site would be reasonable. From the evidence about the
projected construction period and interest rates, which have fallen since the inquiry, I have
made a rough estimate of £4m at present value. Allowing say £1m for financing the Paper Mill
site this roughly splits the difference between the two sides.
3.5.36 Other agreed costs covering matters such as transportation costs, contributions for
education, open space, community facilities etc also must be taken into account. I have
considered the effect of affordable housing requirements on the value of the site. In summary, I
estimate the total costs of the works to provide the development site would be about £51m, as
itemised below:
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Item
Relocation of STW (net)
Revenue loss, demolition, remediation, archaeology (est)
Total - less £7m betterment

£
43,500,000
4,500,000
41,000,000

Interest (over 3 years @ 5%, plus £1m Bunzl PM costs)

5,000,000

Transportation, recreation, community payments

5,065,000

Total costs

51,065,000

3.5.37 The net value of the potential development site was also the subject of dispute, with
estimates differing by £11m. The parties agreed the residential land would be worth about
£3.1m per ha; the opportunity costs of implementing affordable housing provisions also were
given similar values. The site is suitable for high density residential development at the upper
end of the range quoted in para 58 of PPG3. Some land would be lost to a major distributor
road through the site and an open space corridor along the two watercourses. However, given
the proximity of large areas of open space at The Rye, no land would be lost to other open
space, and buffer strips would be minimal. My only concern with the Council’s estimated
values, is the relatively small proportion of land for affordable housing land (about 20%)
compared to the 30% ratio of bedspaces required by Policy H12.
3.5.38 I favour the Council’s more bullish view of commercial values than the objectors’,
primarily because I consider the assumptions of rather higher density of development are
realistic in the context of revised government policy, as the permission on the City Grove site
illustrates.
In addition, High Wycombe remains a very buoyant economy, with an
acknowledged shortage of retail warehousing and good-quality modern business premises.
Whether the retail warehousing land would achieve in full the very high values attributed by the
Council is open to debate. However, I consider the allocation would create a gross
development value of at least £55m.
3.5.39 Ransom money is unlikely to materially affect outcome of the viability assessment. The
Council has allowed for access at the City Grove site in granting planning permission and as
the objectors' valuer agreed, it would be unreasonable of Council to request a excessive
amount for any land in its ownership. Other factors, such as the long-term value to TW of
consolidating operations on single site, are hard to quantify.
3.5.40 In conclusion, it seems to me that there is some question about the viability of the
proposed full transfer option, which is at the margins of profitability. On a purely commercial
basis, a developer without any operational interest in relocating the sewage works would
compare the likely profit from developing the Paper Mill site alone with that from redevelopment
of the whole site. Bearing in mind the potential value of the existing planning permission at the
Paper Mill, I consider the issue would be finely balanced. However, there is a clear intention on
the part of TW to proceed with the transfer scheme, and considerable amount of expenditure
has already been incurred.
3.5.41 I am also concerned that the consolidation option was less fully examined than the
transfer option. TW will be obliged to spend a considerable sum (about £17 m) in the
immediate future in any event to ensure that both works meet current regulations in the period
up to transfer. It seems clear from the Montgomery Watson reports that it would be possible to
redeveIop the Wycombe Marsh site to build a new works incorporating more efficient processes
without the major costs of constructing the pipeline. Pursuing this option would still create a
large development site of about 7ha, plus the Bunzl Paper Mill site and the City Grove site.
This would certainly be suitable for more employment development, as suggested by AXA, in
addition to the retail warehousing proposed; alternatively a mixed use scheme including some
high density housing would also be possible.
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3.5.42 However, I appreciate that the consolidation of the sewage works, even a new one
operating to current best standards with regard to smells, would not be an ideal neighbour for
substantial high density housing or retail development. Any new plant would have to be subject
to stringent odour and noise controls to enable redevelopment value to be released. Splitting
the site would create additional difficulties with regard to achieving a cohesive design,
satisfactory treatment of the whole length of both riversides and the penetration of public
transport into the new development. In addition, TW clearly have decided that the operational
advantages of combining the works, are a significant benefit to weigh in the balance against
higher capital costs.
Programme
3.5.43 The objectors argued that the Council’s suggested programme, envisaging the start of
residential development in 2005, was totally unrealistic. They foresaw first occupation on site in
October 2013, after a much longer lead time at the planning stage.
3.5.44 A key consideration in programming is the attitude of the landowner of nearly all the
site, TW. The evidence to the inquiry substantiated a clear commitment to progress the
scheme as quickly as possible. Preparation of an Environmental Statement for the detailed
proposals and master planning for the site were already in hand. Since then, further publicity
has indicated that a planning application for the pipeline was due to have been submitted
shortly before the close of the inquiry. I would not expect much other work to have taken
place, before the publication of my report, which will be critical to the prospects for the principle
of development. However, given my overall findings about the principle of the allocation, and
the general acceptability of transferring the sewage works to Little Marlow, works could proceed
rapidly thereafter.
3.5.45 One of the main differences between the parties related to the length of the planning
process. The Council accepted that the question of whether minerals planning permission for
excavation would be required is for Bucks CC to decide, depending on the end use of the
chalk. Given the general support from BCC for the Plan, it seems unlikely that permission
would be withheld unreasonably, or made subject to very onerous conditions. Changes to
conditions attached to the planning permission for the composting building at Little Marlow
would also be necessary, to allow for the level of throughput and the type of process. The
concept of the proposals was tested thoroughly at 4 days of Local Plan inquiry, and it would be
surprising if any further public inquiry were to be considered necessary.
3.5.46 Even so, I consider the Council’s suggested programme to be unduly optimistic, even
though the assumptions about the timing of my report have proved to be well founded. In my
experience the anticipation of a gap of just 5 months or so between receipt of the Local Plan
report and granting of planning permission for the schemes, including all Section 106
agreements, is unlikely to be accurate. The Council’s supplementary written evidence includes
a programme from TW which shows work starting at Little Marlow in mid 2002, well before
planning permission could reasonably be expected.
3.5.47 The projected timescale for the engineering works themselves was generally agreed
between the parties, apart from the anticipated time for archaeological excavations. From
written representations submitted before the close of the inquiry it seems unlikely from Bucks
CC evidence that the site contains any major unknown sites such as mills. Even if there were,
from details of recent fieldwork at Bowden Mill on the City Grove site the programme would not
be significantly delayed by if any remains were found. This is unlikely, given the very disturbed
state off the ground. Some excavations could be undertaken before the planning application is
determined, but I think the most likely scenario is that they would be carried out concurrently
with de-contamination. I consider it would be prudent to allow about one year for cleaning up
the site and archaeological digs. For cost reasons it would seem likely that the removal of the
disused sludge lagoon would be undertaken in parallel with these other works.
3.5.48 In summary, I would expect the earliest the transfer of the works to start would be in
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2003, if all went well. Given a 3-year construction period after remediation, new buildings
would not be ready for occupation until 2007 at least, with most residential development coming
forward in the middle of the second phase (2006-11).
Other matters
Allotments
3.5.49 14 allotments to the north of Back Stream would be affected by the proposed allocation.
A new road connection to Abbey Barn Lane would displace about 4 plotholders, who would be
able to relocate to those south of the stream. Alternatively, subject to statutory provisions, it
may be advantageous to relocate all the plotholders to the underused allotments at
Bassetsbury Lane, with the costs of upgrading these particular plots borne by the Wycombe
Marsh developer.
Community uses
3.5.50 There is plenty of scope for the site to cater for the provision of new community
facilities, subject to a detailed survey of local needs. These may include new premises for the
British Legion, or other organisations, but it would not be appropriate to specify particular uses
at the Local Plan stage.
Conservation Area
3.5.51 Although a small length of the site boundary almost abuts the conservation area to the
west, the railway embankment provides a strong visual barrier between the two areas. I
therefore consider the allocation would have no effect on the character and appearance of the
conservation area.
Mix of uses
3.5.52 I see no need to increase the employment allocation on the site, as requested by Axa.
Although some industrial and commercial uses have been displaced from the London Road
corridor, such as Ercol and (soon) Bucks Free Press, many remain. There are two employment
zones close to the site; a small area of mainly industrial uses on the north bank of the River
Wye, and a larger mixed commercial and industrial area with frontage to London Road to the
east. I deal with the general issue of employment allocations in Chapter 4 of my report, where I
suggest that existing employment land should be protected and in some instances improved to
meet modern needs. However, the addition of another 2 ha at this site would not provide the
opportunity to create a ‘business park’ of the scale and nature proposed by other objectors
(including Oxford Land). I see no reason why a hotel and restaurant located close to the main
public transport corridor in High Wycombe, would not complement the range of uses proposed.
As discussed in Chapter 5 the retail element of the allocation would provide important value to
support the transfer of the sewage works to take place and would help to enable environmental
improvements and community facilities. The need for the latter could be assessed when
detailed proposals are drawn up, to take into account a wide range of local aspirations for the
site.
Overall conclusions
3.5.53 In broad land use terms, the Wycombe Marsh site meets a number of significant policy
objectives for providing much needed retail, employment and housing development on
previously developed land in a sustainable location. Many of the objectors’ concerns about the
practicality of the proposal to relocate the sewage treatment works have been met. Tunnel
maintenance can be achieved without the need for ventilation shafts, removing any potential
impact on the AONB landscape. The tunnel would have capacity to store 14 hours? of flow if
Little Marlow broke down. The risk of aquifer pollution appears to be minimal, given the
proportion of tunnel below the water table, and construction and monitoring safeguards. There
is no evidence of flooding at the made-up ground levels currently pertaining at the Wycombe
Marsh site, which does not lie within the draft 1 in 100 year flood risk map prepared by the EA.
The proposals to redevelop the Little Marlow works would not add to the volume of buildings,
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tanks and other structures within the Thames floodplain; the footprint would be reduced.
Sufficient treated effluent could be pumped back into the River Wye so ensure that the general
ecology of the riverside environs would be protected.
3.5.54 With regard to costs and the overall viability of the scheme, I have some misgivings that
the partial redevelopment option has not been fully explored. Taking into account the existing
planning permission for the Paper Mill part of the site, Thames Water may have been
unrealistic in their predictions of the value attributable to a combined site. From the
engineering and valuation evidence, which showed very wide variations, I concluded that the
revised Plan proposals are on the margin of viability. Nevertheless, it seems clear that the TW
have given every indication that they intend to proceed with the scheme. There may be
operational benefits with regard to running costs, safety, water quality, nuisance to nearby
residents which are hard to quantify accurately in conventional viability analysis. Even if the
transfer option proved to be unviable after further detailed analysis, there is sufficient scope to
release a substantial area of the site after consolidation of the existing works. Together with
the Paper Mill site, this would provide for a substantial amount of residential and commercial
development such that the employment and housing strategies of the Plan would not be
fundamentally undermined.
3.5.55 I consider it reasonable to annotate the Little Marlow works as a major developed site,
where redevelopment would not conflict with green belt policy subject to limitations on the
footprint and volume of new structures. In any event, the benefits of the total package of
measures needed to release a suitable ‘brownfield’ site for development would outweigh any
policy objections to the consolidation of operational works in the green belt. None of the other
more limited objections raised, concerning matters such as highway planning and the very
limited loss of ecological features at Wycombe Marsh, are of sufficient emphasis to counter the
strong arguments in favour of the allocation.
3.5.56 My main reservations about the Plan proposals are concerning the implementation
programme, particularly with respect to the housing element. I agree with the Council that a
call-in inquiry for the proposals for Little Marlow works is unlikely in the context of my report
findings, depending on time of adoption of plan with respect to any planning application for
redevelopment of the site. However, a number of uncertainties remain; this is unsurprising
given the scale of the project. Therefore I consider the Council’s estimates to be somewhat
optimistic. Housing completions are therefore more likely to come on stream towards the
middle of the second half of the Plan period, which I have recommended as housing
development phase 2.

RECOMMENDATIONS
q

H/5A/1

Modify the Plan in accordance with PICs 3/6, A2/8, A11/2, 12/6 and M/11

q

H/5A/2

Modify the suggested phasing of housing proposals in accordance with my
comments above and in accordance with recommendation H/4/1 above

POLICY H6: DESIGN OF NEW RESIDENTIAL DEVELOPMENT

The Objections
0158/10
0379/25

High Wycombe and Marlow Green Party
Sport England
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0817/22
0872/22
0922/19
1019/2

Croudace Ltd
Government Office for the South East
House Builders Federation
David Rhodes

PIC 3/27 Objections
0571/42
0579/31
1935/12

Laing Homes Ltd
Michael Lambert
Anthea Hardy

Summary of Objections
(a) Object as the Policy fails to mention the topic of energy efficiency.
(b) Policy should take into account the inadequacy of existing sport and recreation provision in
different parts of the District based on a thorough assessment of local need.
(c) Object to cross-referencing in the policy to other sections in the Plan. Where relevant,
matters should be referred to in the supporting text. Policy duplicates matters covered in
other policies. Parts (i), (ii), (iii), (iv) and (vii) are superfluous and should be deleted.
(Croudace & HBF)
(d) The Plan should set out, either here or elsewhere in the Plan, more detailed advice on
increasing density of new housing development. (GOSE)
In response to proposed Pre Inquiry Change 3/27:
(e) Object, as changes take the approach advocated in PPG3 to unacceptable extreme. Policy
is confusing in terms of its relationship to Appendix 1; it implies that only selective
compliance with criteria in the Appendix is required. No corresponding changes are
proposed to the allocated sites for housing. It is assumed that they are capable of
satisfactorily accommodating radically higher densities.
(f) Quality design on previously developed land is a goal of PPG3. The Council should be
clear on good design on the greenfield and green space sites it is proposing.
(g) Children’s access to open-air play should be spelt out more clearly. Very high densities
with more spacious layouts may be achieved.
Large sites should have mixed
developments.
Inspector's Reasoning and conclusions
3.6.1 I consider that the energy efficiency of new buildings is usually a matter that is most
appropriately addressed by reference to Part L of the Building Regulations. However housing
layout has a significant effect on energy efficiency and is a matter that can be addressed
through the planning system. This approach is supported by paragraph 56 of PPG 3. To
mention this explicitly as part of a Policy would involve the UDP in an unnecessary amount of
detail, but I consider it would be helpful to refer to the joint DETR/BRE Document Planning for
Passive Solar Design in Appendix 1 (see also G23 and G28).
3.6.2 Proposed changes to both this Policy and Policy H21 go some way to addressing Sport
England’s concerns about the circumstances where it would be appropriate for new
development to contribute to open space provision. The approach set out by PC 3/16 to Policy
H21 allows for a contribution from reasonably small developments in areas of deficiency of
open space. For the reasons I have set out in my consideration of Policy H21, I find that would
be overly restrictive to expect contributions from smaller developments. I consider the
approach set out in both these Policies following proposed changes strikes a reasonable
degree of balance between meeting need an identified need whilst not unduly restricting
development.
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3.6.3 Objectors are concerned that specific cross references to other policies in the Plan are
superfluous and unnecessary. The Council consider Policy H6 to be a “key” Policy, and it is
therefore important that reference is made to other relevant plan policies. I regard the Policy as
having a central role in the implementation of government policy promoting good design. In my
view these cross references are not superfluous, as they all relate to topics that are considered
to be essential components of good design in PPG3 and its associated companion guides. This
provides sufficient justification for the use of relevant cross-references to other related policies
(see G3).
3.6.4 I consider that since the introduction of Policy H6A the plan adequately addresses
GOSE’s concerns over the importance of density in the design of new housing and therefore
adequately reflects PPG3. I note the objector’s concerns over the effect of the policy on the
level of employment land. In chapter 4 of my report I found that the Plan policies provide
adequate protection for employment land and allocate sufficient new employment land to meet
the needs of the District. Whilst government policy encourages the re-use of previously
developed land, I consider that both this Policy and the Plan as a whole do not place an undue
emphasis on the conversion of business or employment land to residential use.
3.6.5 With regard to concerns about housing density following PIC3/27, I consider that the
approach taken in Policies H6 and H6a reflects the emphasis found in PPG3 on the importance
of making the best use of land and to take opportunities for increasing housing density
wherever this is appropriate. This is further reflected by changes that have been made to
Appendix 1. In section 3.2 of my report I considered the likely contribution of all sites towards
meeting Structure Plan requirements in the light of the minimum density range put forward in
paragraph 58 of PPG3. I found the revised plan proposals accorded with this policy, taking into
account the relevant definitions in Annex C. There is nothing in PPG3 to suggest that the
density requirements should only apply to development on brownfield land and the Plan
policies follow this line accurately.
3.6.6 Whilst the layout of development and the nature of the mix of uses on large
developments are broadly addressed by Appendix 1 and certain site specific policies, the
detailed consideration of these matters is inappropriate for inclusion in the Plan. I consider that
these matters would be most properly addressed when an application is made, although the
use of SPG may also be beneficial. Therefore I consider that it would involve the Plan in
unnecessary detail to make specific reference to these matters in this policy.
3.6.7 The provision of children’s play space is suitably addressed by revised Policy H21;
there is no need to make an additional reference to children’s playspace in this Policy, which
would involve the Plan in unnecessary repetition.
RECOMMENDATION
q

H/6/1

No modification

POLICY H6A: APPROPRIATE DEVELOPMENT DENSITIES
PIC 3/28 Objections
0571/43
0579/32
1071/17

Laing Homes Ltd
Michael Lambert
Persimmon Homes (TV) LT

Summary of Objections
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(a) Reference to density criteria in Policy is incompatible with Appendix 1, which, inter-alia,
appropriately identifies the particular character of Wycombe.
(b) No consideration is given to lower densities where there is poor public transport. In such
locations, densities should follow that prevailing in the vicinity/adjoining sites.
(c) Policy is too prescriptive and for identified sites, net residential areas should be included
within Development Briefs.
Inspector's Reasoning and conclusions
3.6.8 I note the objector’s concern about how the imposition of density standards may affect
the character of the District. As I have already said, the Policy correctly reflects government
guidance regarding density as set out in PPG3, both in terms of the minimum acceptable
density and by seeking higher densities in appropriate locations. The Council point out that the
policy allows for densities to be lower than 30 dwellings per hectare, if there are specific
circumstances that justify this. I support their argument that location of new development
adjacent to existing development of a lower density may not be sufficient justification for this
exception, particularly as PPG3 makes it clear that densities that have been achieved in the
past are not acceptable now. I recognise the particular constraints that typify the district but in
my view there is no good reason why development in the District should not generally comply
with government guidance set out in PPG 3. I recognise the contribution that can be made by
SPG to balancing the conflict between increasing densities and maintaining character, but I
consider that it would not be appropriate to address density solely by this means. PPG3 sets a
national standard that is reflected properly in the Plan. Policy H6a is sufficiently flexible to allow
for exceptional circumstances where the protection of residential character would be
significantly compromised by a higher density development.
3.6.9 Mr Lambert is concerned that the Policy should allow lower densities in areas not
accessible to public transport. Whilst PPG 3 states density should be highest near public
transport, it is clear from both PPG3 and PPG13 that housing development should be directed
to sites that are well served by public transport.
Furthermore, aside from transport
considerations, there are other significant benefits that increased density provides, such as
reducing the loss of greenfield land. If for exceptional reasons development was allowed on a
site that was not particularly well served by public transport, it would not follow that this would
justify a reduction in minimum density to below 30 dwellings per hectare.
RECOMMENDATIONS
q

H/6/2

Modify the Plan in accordance with PIC 3/28

POLICY H7: CREATING BALANCED COMMUNITIES
The Objections
0101/1
0137/7
0218/6
0376/11
0408/4
0560/17
0571/17
0572/4
0817/23

Mrs C Rolph
The High Wycombe Society
Airways Housing Society
Axa Equity and Law Life Assurance Society PLC
Ercol Furniture Ltd
Mr D H Hughes
Laing Homes ltd
Fairview New Homes PLC
Croudace Ltd
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0872/23
0922/18
1073/9
1201/10
1201/8
1414/6
1584/70
1738/4

Government Office for the South East
House Builders Federation
East of Amersham, Hill Residents Association
Mr C G Hamilton, Clerk to Downley Parish Council
Mr C G Hamilton, Clerk to Downley Parish Council
Michael J Overall
The Marlow Group
Christopher Brookes Oliver

PIC 3/8 Objections
0840/56
0872/35

Marlow and District Chamber of Trade & Commerce
Government Office for the South East

PIC 3/29 Objections
0376/85

Axa Equity and Law Life Assurance Society PLC

Summary of Objections
(a) Question whether a lowering of the quality or size in housing stock is the way which
Wycombe should be going.
(b) Lack of consideration given to persons of retirement age who may wish to move to a
smaller property. Paragraph 3.38 means that new housing will not be within or close to the
majority of a persons local community.
(c) There should be a moratorium on dwellings with 5 bedrooms or more. Without controls
developers will follow market demand, failing to meet local need. Policy does not enable the
Council to exercise sufficient control over the sizes of dwellings. The Council needs to have
powers to reject development proposals that do not meet the needs of the population.
(d) A high standard of architectural design is required, even for small units.
(e) Policy is too restrictive. Text should be amended to take account of market considerations
in line with PPG3.
(f) A mix of accommodation on site may not always be appropriate if justified.
(g) Policy lacks criteria against which a prospective developer can evaluate its significance in
relation to a particular site.
(h) There is incongruity between the aspirations of this policy and reliance elsewhere in the
plan on unidentified sites. Impact of policy may fall disproportionately on allocated sites.
(i) There is no indication that suitability to provide a range of accommodation has been a factor
influencing the selection of the housing allocations in Policy H2.
(j) The term ‘resisted’ is imprecise. The circumstances under which planning permission
would or would not be granted, should be set out. (GOSE)
(k) Policy wording is in conflict with paragraph 3.30.
In response to proposed Pre Inquiry Changes:
(l) Object to the over-prescriptive approach to housing mix that is implied by the Policy, which
could preclude the proper operation of the housing market.
(m) A definition is required of what is ‘appropriate’ to create diversity of local communities.
(n) Policy does not allow for any degree of flexibility in the implementation of the policy, to take
into account the merits of individual cases. Propose deletion of last line of policy, or,
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alternatively, state more positively, that proposals which provide a range of accommodation
would be favourably considered.
Inspector's Reasoning and conclusions
3.7.1 Paragraphs 9-11 in PPG3, RPG 9 and the Structure Plan recognise that in many
instances there can be a significant difference between the variety of housing that is being
provided by the market and the type of housing that is required to meet local housing needs.
PPG 3 states that local authorities should take these local needs into account when planning
for new housing. The Council state that there is a demand in the district for smaller households
which is recognised by the ONS Household Projections for Buckinghamshire. The importance
of these issues is further reflected in PIC 3/29.
3.7.2 I consider that this Policy to secure a range of new housing to meet local needs is
broadly in agreement with PPG 3. This recognises that market and site conditions play an
important role in determining the suitability of sites for a particular type or types of housing, but
this must be balanced by the government’s clear commitment to the creation of balanced
communities. There is a clearly an identified local need for smaller households; in the absence
of any significant evidence to the contrary, I consider that it is reasonable that PIC 3/29
emphasises their importance. I do not think that this change increases the inflexibility of the
Policy or makes it overly subjective. I consider that the Policy achieves the right balance
between the need to take market and site conditions into account, but is sufficiently forceful to
reflect government policy.
3.7.3 I note objectors’ worries about the criteria for determining an “appropriate range of
housing”, a “significant number” of smaller dwellings and the definition of an ”appropriate” mix.
In my view the precise mix of dwellings on each site is most appropriately addressed in
negotiations between developers and the Council. I consider that it would be overly detailed
and cumbersome for the plan to precisely specify the types of dwellings that would be required.
Whilst I accept the Council’s point that SPG based on the Housing Needs Survey, might be
helpful in this instances, I consider that to make the Policy more detailed would not be
necessary.
3.7.4 Downley Parish Council considered that the deposit draft policy placed undue emphasis
on large scale housing by exempting small sites, which could disproportionately effect elderly
persons in rural areas. I consider PIC3/29 meets the objector’s concerns regarding this issue.
It also addressed the concerns of the GOSE regarding the use of the term “resisted” in the
Policy. Following these proposed changes the Policy does not in any way contradict any of its
supporting text.
3.7.5 While the policy would apply with benefit to allocated sites, it could also be used to
secure a range of housing on windfall sites. The amendments to the lower case text
(paragraph 3.28) in PIC 3/29 clarify this. As I have previously explained in my considerations of
objections to the allocation of these sites, I find that they are all capable of accommodating a
range of dwellings.
3.7.6 Turning to more specific objections, I find that the Policy does not in any way require a
reduction in the quality of housing locally available, nor does the Policy contradict other plan
policies concerning the importance of design. PPG3 stresses the importance of high quality
design, which is reflected both in this chapter and in other parts of the plan including the
General Development policies. There is no reason to assume that because some housing is
designed for smaller households that there will be a reduction in quality. That said I consider
that it would be unduly restrictive to place an outright moratorium on the development of large 4
or 5 bedroom houses either in Princes Risborough or other parts of the district. I consider the
Policy reflects the aim of government policy to provide a range of housing.
RECOMMENDATIONS
q

H/7/1

Modify the Plan in accordance with PIC 3/29.
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H8: THE PROTECTION OF EXISTING RESIDENT IAL ACCOMMODATION AND LAND

The Objections
0560/1
1004/6
1260/34

Mr D H Hughes
Tesco Stores Limited
The Marlow Society

PIC 3/9 Objections
1141/53
1935/11

Beazer Strategic Land
Anthea Hardy

Summary of Objections
(a) Policy gives undesirable draconian powers to the Council and the policy should be deleted.
(b) Criterion (ii) is unclear and imprecise. It is not clear how the level of under utilisation of
residential land will be defined. Delete criterion (ii).
(c) Policy is too loose and should be rephrased to commence with…’Planning permission will
not be granted which would result in…’.
In response to proposed Pre Inquiry Change:
(d) Remains to be seen how the policy will be applied in practice.
(e) A piecemeal approach to ‘squeezing in’ housing is devastating and contrary to the purposes
of planning which is to build healthy communities.
Inspector's Reasoning and conclusions
3.8.1 Because of environmental constraints, the Structure Plan require the district to meet just
60% of its locally generated housing demand. In these circumstances, it is only reasonable
that the current level of housing is maintained. Government policy in PPG3 emphasises the
importance of fully utilising residential land. I consider that this Policy, following PIC 3/30,
reasonably follows this advice by resisting development that would lead to a net loss in
residential accommodation. I do not therefore think that it is in any way draconian.
3.8.2 Tesco Stores consider that Criterion (ii) is unclear and imprecise. I consider that PIC
3/30 addresses objectors concerns over the lack of clarity in criterion (ii) by deleting it. PIC3/30
also removes the word “normally” from the Policy, which I consider meets the Marlow Society’s
objection that it is loose and poorly worded.
3.8.3 As regards objectors concerns about how the Policy will be applied, I do not consider
that speculation on how the Policy may or may not be implemented is sufficient justification for
changing it. Following PIC 3/30, I find that the Policy adequately complies with government
advice and would in no way encourage the “squeezing in” of housing.
RECOMMENDATIONS
q

H/8/1

Modify the Plan in accordance with PIC 3/30.
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POLICY H10: SPECIAL NEEDS HOUSING

The Objections
0218/7
0506/6

Airways House Society Ltd
Bassetsbury Area Protection Group

Summary of Objections
(a) Question why the ‘proximity of car parking within the overall layout and design of
development’ should be specifically highlighted in view of the low car ownership levels
associated with special needs housing.
(b) Policy requires greater justification. ‘Care in the Community’ is constantly under review.
Inspector's Reasoning and conclusions
3.10.1 As regards objectors concerns about car parking, I consider that it is reasonable to
highlight the importance of car parking in the provision of special needs housing. Whilst I
appreciate that occupiers of special needs housing are often not car users, there are certain
instances, such as the provision for housing for the mobility impaired, where this aspect of the
site’s design is crucial (see GA). Therefore I consider that it is a reasonable requirement that
this is taken into consideration in the provision of this type of housing.
3.10.2 The Council argue that whilst this Policy can apply to the provision of accommodation
for “Care in the Community” purposes, it is more aimed at the provision of housing for the
elderly. I agree that the Policy can reasonably apply to a number of types of special needs
housing. Whilst I recognise that the provision of “Care in the Community” housing can be
contentious, I consider that the Policy is sufficiently robust to address the relevant planning
issues that the provision of this type of housing may raise. I do not believe that a greater level
of justification for the Policy is therefore necessary.
RECOMMENDATIONS
q

H/10/1

No modification

POLICY H11: AFFORDABLE HOUSING

The Objections
See Appendix 3J
PIC 3/10 Objections
0218/19
0579/26

Airways Housing Society Ltd
Michael Lambert

PIC 3/11 Objections
0345/13
0524/25

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Thames Valley Chamber
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0808/10
0817/42
0840/57
0872/36
0922/28
1141/48
1595/9

Linden Homes South East Ltd
Croudace Ltd
Marlow and District Chamber of Trade & Commerce
Government Office for the South East
House Builders Federation
Beazer Strategic Land
Berkeley Homes (Chiltern) Ltd

PIC 3/12 Objections
0345/14
0509/8
0524/26
0817/43
0872/37
1141/52
1595/10

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Lattice Property (Formerly BG Property)
Thames Valley Chamber
Croudace Ltd
Government Office for the South East
Beazer Strategic Land
Berkeley Homes (Chiltern) Ltd

PIC 3/31 Objections
0408/43

Ercol Furniture Ltd

Summary of Objections
(a) The proportion and location of affordable housing on any development should be set only
after consultation and agreement with existing residents in an area.
(b) A more detailed and robust local definition of affordable housing should be incorporated.
(c) Propose deletion of first sentence of paragraph 3.46 and amalgamation with paragraph
3.45.
(d) Social housing is unnecessary. People should be given the chance to purchase their own
homes.
(e) Percentage of affordable housing (30%) is too high which will limit developers in their ability
to bring forward wider improvements. Percentage should be reduced to take account of
contribution from low cost market housing. Affordable housing should be provided on an
ascending scale. Doubt that the Council will achieve 570 affordable units. 30% target is too
low. Propose that all new development should be allocated 33% starter homes and
Housing Association to rent or buy; 33% retirement accommodation; 33% larger 3/4
bedroom homes.
(f) 30% bedspaces amounts to an arbitrary quota and is therefore contrary to Government
guidance. Policy should be flexibly applied in relation to site specific considerations,
negotiation, related market conditions etc. Should set overall affordable housing target for
the plan period based on District’s housing needs.
(g) Definition of affordable housing should follow government guidance and include an element
of low cost housing. Policy does not recognise low cost market housing as affordable.
Definition unacceptable as it relates only to that provided or managed through a Registered
Social Landlord (RSL). Definition should be expanded to include houses with maximum
floor area and ones that could be sold at a discount of their market value.
(h) Policy should allow for commuted payments in lieu of affordable housing provision.
(i) No evidence that the concentration of affordable housing at Princes Risborough is
consistent with the distribution of need, the town already has two large Council estates.
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(j) More information required on current and forecast need; in particular, distinctive local
housing need.
(k) Housing should be affordable, not social. Use of the term ‘affordable’ is misleading. Some
parts of the District are not suitable for affordable housing.
(l) Policy too verbose and unclear.
(m) Circumstances may not always warrant an element of affordable housing on sites greater
than 25 units.
(n) People who need affordable housing should be located close to high frequency public
transport routes, shops and other community facilities.
(o) Delete section ‘subject to the physical circumstances of the site, and the prevailing and
anticipated market conditions’ as it could nullify policy M5.
(p) Policies must be included allowing for increased density and reduced parking for affordable
housing.
(q) Propose a lower limit for affordable housing in Marlow. Policy should provide framework to
enable Housing Associations to produce units in high land cost areas.
(r) Sheltered accommodation for the elderly is a separate, specialist need. Concern that the
policy may require affordable housing on small private sheltered schemes. Amend text to
allow more flexibility.
(s) Amend policy to allow an annual re-assessment of need and withdraw benefits if the
household no longer qualifies.
(t) Policy should be linked to housing strategy as part of a corporate approach.
(u) Policy should state that affordable housing will be weighed as a positive material
consideration which may override other policy considerations.
In response to proposed Pre Inquiry Changes:
(v) No justification for the deletion of the annual target/range for affordable housing. Council is
being over optimistic in its assessment of windfall sites coming forward. Affordable housing
target should be amended to include all affordable housing units to be built in the District
with the Plan period, including windfall.
(w) Lower case text has not been amended to take account of the latest housing needs survey.
(x) The Council has not justified the lower threshold. Exceptional local circumstances must be
identified.
(y) The requirement for implementing affordable housing schemes, where no registered social
landlord is involved, is unduly restrictive.
(z) Object to the inflexibility afforded by policy and the Council’s approach to affordable
housing.
(aa)
Whilst supporting the reduction in threshold, submit that the benefit of the change is
diluted by the wording ‘where it would be reasonable’. Suggest deleting this wording. An
additional provision should be inserted that ‘should a site not be appropriate for affordable
housing that the developer has to provide an alternative site for the affordable housing’.
(bb)

Object to the words ‘at least’ in paragraph 3.41.
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Inspector's Reasoning and conclusions
General
3.11.1 The key issues concerning affordable housing provision and affordable rural housing in
the District were discussed at the Affordable Housing Round Table Session (RTS) on 9
January 2001. The notes of this meeting, agreed by all participants as accurate, are attached
as Annex 3.2. I will refer to these notes as useful summaries of the views of the main
participants at appropriate stages in my discussion of this matter. Along with their rebuttal
proofs to specific written representations about this subject the Council have produced two
supporting documents “Topic Paper 3 - Affordable Housing” and “WDC/H11/1”, their position
statement on the subject for the Round Table Session. Fordham Research produced on behalf
of the Council a full Housing Needs Survey (HNS) in 1996 and a more limited survey in 1999.
It is my intention to initially deal with the overall level of affordable housing need. I will then
address what I consider to be the remaining broad areas of objection, before turning to more
detailed matters.
Level of Need
3.11.2 The Council consider that the HNS identifies that there is a high level of need for
affordable housing in the district. The HNS identifies a need for 4,100 affordable homes by
2005 and 5525 by 2010. The methodology behind this survey was strongly criticised at the
Round Table Session by Objectors as being imprecise for a number of reasons. These
included objections that the survey had grossly underestimated incomes, had not dealt
adequately with concealed households and failed to properly take transfer and in-situ solutions
to housing need into account. The Council states that the survey was carried out in line with
DETR guidance. The notes of the Round Table Session expand these arguments more fully.
3.11.3 In my view the key question is whether the HNS reasonably accords with government
advice as, set out in Local Housing Needs Assessment: A Guide to Good Practice, so as to be
considered robust. It must be remembered that as this is a guide to best practice, it is
reasonable to allow for some flexibility in its operation and the Guide allows for tailoring to local
circumstances, at paragraph 2.6. I consider that as a starting point, the survey correctly
identifies affordable housing need as households living in unsuitable accommodation, where
they cannot afford to rent or buy more suitable accommodation. Housing need was assessed
by a points system concerning the suitability of the dwelling and a means test was then applied
to assess if the household was able to afford suitable private sector housing. I consider that
this methodology, the frequency of survey and the size of sample were sufficient to accord with
paragraph 3.4 of the Guide.
3.11.4 Objectors are concerned that the HNS grossly over estimates household income by
ignoring benefits, under reporting higher incomes and by the high non-contact rate of the
survey. In particular they consider that the high level of non-response would lead to bias and
this is supported by the Guide. Similarly they criticise the HNS income data figures, which they
believe should have been cross-checked, with the sources listed in the Guide. In response to
this the Council state that the Guide suggests that benefits should not be taken into
consideration, although the Council concedes that there might be some under reporting of
higher incomes. Whilst cross checking of incomes levels has occurred, it is considered that to
do this against national census data is not particularly helpful. Furthermore Objectors question
if some of the households identified as being in need, towards the top end of income level,
could afford private market housing. The Council disputes this given the high level of housing
cost in the district. Objectors are also concerned that the number of concealed households are
overestimated by the HNS and that some double counting has taken place, which again the
Council disputes. Objectors are also concerned that the HNS is not clear enough on how the
predictions regarding future need were made and that any distinctive future housing need
should be clearly identified in the Policy.
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3.11.5 Broadly speaking I am satisfied that the HNS follows the Guide sufficiently closely,
particularly at paragraph 2.2, to be considered as robust enough to justify the number of
affordable houses required by the plan. As regards information on benefits, the Guide
suggests that this information should be collected in the survey. However the Guide does not
explicitly state that benefits should be considered as part of household income. I understand
the logic in not considering benefits as part of household income as how this income will be
taken into account by mortgage lenders and private landlords is not always clear. By using the
head of household approach suggested by the Guide there is the possibility of mis-reporting
and a degree of double counting may occur, but I do not consider that this would be significant
with respect to the broad approach laid out in the Guide.
3.11.6 Similarly whilst it is likely that the relatively high non- response rate would introduce a
degree of bias, I do not consider that this rate is sufficiently high to completely discount the
HNS. I find that the Council’s arguments regarding the suitability of sources for cross checking
are reasonable, although they do depart somewhat from best practice guidance. The HNS
predicts that affordable housing need will grow from 3899 households at the time of the survey
to 6431 by 2005 and 8778 by 2011. This translates as 4,100 extra households in need by 2005
and 5525 by 2011. I consider that the Council’s methodology is reasonably clear regarding the
prediction of this future need, and how this translates in housing numbers, although given my
slight reservations about the accuracy of the HNS this may amount to a small over estimate.
3.11.7 Whilst national trends would indicate changes in the pattern of household make up, I
consider that the Plan is sufficiently flexible to address any need that becomes apparent during
the Plan period. Following proposed changes the plan sets a figure of 420 affordable homes
over the plan period for designated sites and a 30% contribution from windfall sites that fall
within the Policy threshold. This contribution from windfall sites is likely to be comparatively
small. Whilst I consider that it is possible that there has been some degree of over
overestimation in the HNS, there is still clearly a high level of need in the district and this is set
to rise throughout the Plan period. I therefore consider the requirement set by the Plan to be a
very modest and reasonable level when compared to this need. Given the Policy’s modest
target, I do not consider that any of the weaknesses identified by objectors in the HNS would
justify reducing this plan target.
Percentage Contribution
3.11.8 Objectors are concerned that setting a level of contribution at ‘at least 30 %’ for all sites
that fall within the Policy’s threshold will restrict housing development for both social and
market housing. The approach taken does not reasonably follow the advice given in Circular
6/98, that suggests a numerical target should be set. Applying a 30 % contribution to all sites
within the threshold is an arbitrary way of achieving affordable housing targets that does not
take site or market conditions into account as advised by Circular 6/98. Furthermore the Policy
does not recognise that certain sites are likely to produce 100 % affordable housing and the
percentage of contribution that can be achieved is also related to the amount of available grant
funding. It would be more reasonable for the policy to have a numerical target and for the
Council to negotiate affordable housing contribution on a site by site basis.
3.11.9 Circular 6/98 states that in preparing affordable housing policies in local plans,
authorities should identify the total number of affordable housing units that should be achieved
and how that contribution is expected to come forward for each identified site. The Council
consider that the Circular does not state if this should be expressed either as a percentage or
as a numerical target for each identified site. Whilst the Council recognise that their approach
does not entirely follow other authorities interpretation of Circular 6/98, they consider that it is a
reasonable approach to take, given particular local circumstances. Following this approach
would allow for negotiations with developers to take account of possible changes in market and
site conditions on each specific site. It would also allow the Council to take contributions from
larger windfall sites into account, which would help to meet the high level of need in the area.
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Given the nature of many of the sites, particularly large greenfield sites that are unlikely to be
phased in until the next plan period, setting the affordable housing target as a numerical target
would not be reasonable under current market conditions. The Council regard the approach
taken by the Policy as one that provides developers with guidance as to the level of expected
contribution, whilst having the degree of flexibility required by Circular 6/98 to take site and
market conditions into account. In negotiations with developers although 30% is a target figure,
contributions could exceed or be less than this figure. This is reflected in the Policy’s wording.
3.11.10 The Council refers to the findings of the HNS to justify setting this level of contribution.
They consider that 30 % from Windfall is a very reasonable level of contribution given the high
level of need identified in the HNS. The difficulty of meeting this high level of need is
exacerbated by the high house and land prices in the area. They believe that they would be
entirely justified in setting a 100 % contribution if the numerical advice found in the DETR
Document Housing Needs Assessment: a Guide To Good practice was followed. As regard to
objectors concerns that this approach fails to take 100 % contributions on particular sites into
account, the Council point out that this is rarely achieved and this would only occur on sites that
are owned by an RSL or the Council. This would not make a significant contribution to meeting
affordable housing need.
3.11.11 I find that the approach taken by the Council does not precisely follow the advice in
Circular 6/98. However I do not consider that this deviation is significant enough to justify
changing the Policy. It is clear from the Policy that the Council still intends to negotiate on each
site and the Policy’s wording allows for site and market conditions to be taken into account,
which provides the necessary degree of flexibility to accord with the Circular. The Plan is very
clear on the overall level of affordable housing need that has been identified. PPG 12 allows
authorities to depart from national planning guidance providing that this is justified by particular
local circumstances. I consider that these particular local circumstances exist, as there is a
high level of need and environmental constraints concerning land supply. I accept that there
are additional difficulties in setting figures for particular sites in the Plan, and so I consider that
the Council’s approach is justified.
3.11.12 As regards arguments over the level of contribution, I find that there is a clear need for
affordable housing in the Plan area. The level of contribution that should be sought in a plan
policy is not prescribed by Circular 6/98. Given the high local need identified in the HNS, it is
reasonable that the Policy takes account of provision from windfall sites. Therefore setting a
level of 30% contribution is reasonable. It is true that sites may come forward with high levels
of affordable housing contribution, possibly as much as 100%. However I regard it as unlikely
that a significant number of sites would come forward where such high levels of affordable
housing were provided. As such a high level of affordable housing need is identified, I am
satisfied that these sites would not make a particularly significant contribution to affordable
housing need and I do not consider that this would justify the use of a numerical target in the
Policy.
Bedspaces
3.11.13 The Council suggests that the percentage of affordable housing contribution should be
calculated by using bedspaces rather than housing units as the basis for this calculation. They
consider that this helps to ensure that there is a mix of development on sites. Furthermore
housing with a higher numbers of bedspaces occupies more land. If the contribution was
calculated as a percentage of the number of houses on site then less affordable housing would
be provided by sites that were predominately occupied with larger houses. Objectors consider
that calculating the requirement by this method is unreasonable and contrary to Circular 6/98. I
find that Circular 6/98 does not refer to how the contribution from specific sites should be
calculated. I consider that the approach taken by the Policy is justified by the current emphasis
on reducing social exclusion and producing balanced communities in national planning
guidance. As development consisting of houses with a large number of bedrooms (4 plus) is
relatively prevalent locally, I consider that it is reasonable that this is taken into account by the
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Policy. Overall I consider that this approach, whilst slightly unorthodox, is appropriate given the
specific local circumstances.
Definition of Affordable Housing.
3.11.14 I now turn to the question of whether the definition of “affordable housing” in the Policy
is reasonable. Circular 6/98 states that local plan policies should define what the authority
mean by affordable housing but this should include both low cost market housing and
subsidised housing. Objectors consider that current definition in the Policy only recognises
social housing controlled by a registered social landlord and have not taken low cost market
housing into account. Objectors have produced examples of low cost market housing that has
been offered on developments, allowing people to be given the opportunity to purchase their
own home. Objectors believe that the Council’s approach reduces housing choice and would
lead to a lack of keyworker accommodation. The Council argues that although there is a strong
emphasis on the RSL, this is justified by specific local circumstances. The HNS identified a low
average income for households in housing need (£11,000) and the level of discount needed to
reduce new market housing to an affordable level would be so great as to be impractical.
Housing for sale with some sort of subsidy would not qualify as low cost market housing. The
level of discount provided by low cost market housing would not be enough to enable
households in housing need to occupy these properties. The Council considers that their
Policy would still allow a mix of housing to be developed. The issue of key worker housing is
one that is addressed by other policies, as it is not always directly relevant to affordable
housing. As regards the issue of keyworkers, the Council believes that whilst this is an
important issue in the District it should not be confused with affordable housing as these are
separate issues.
3.11.15 Although I have previously stated that I have some reservations concerning the figures
provided by the HNS, I am satisfied that it provides a reasonable overview of the income of
those in housing need and the level of local house prices. The Policy as worded when read in
conjunction with Appendix 5 does allow for other methods of affordable housing to be used as
well as RSL, but it is clear from the evidence presented in the HNS that in order to meet real
affordable housing need the use of RSLs will be highly significant. As regards low cost market
housing, the examples quoted by objectors illustrate that although discounted from the
standard market price, these discounts would be in no way sufficient to justify there
consideration as being part of an affordable housing contribution. I therefore consider that the
policy’s definition of affordable housing is sufficiently robust. The importance of keyworker
housing has been stressed by recent government policy. However I consider that the Council
are correct in stating that this is a separate issue to affordable housing and I find that the other
housing policies of the Plan are sufficiently flexible to address this issue.
Contribution from Sheltered Housing
3.11.16 McCarthy and Stone are concerned that the Policy does not allow for reduced levels of
contribution from sheltered accommodation. They do not expect sheltered accommodation to
be completely exempt but believe that this Policy does not follow paragraph 10 of Circular 6/98.
They consider that the prime factor in the Policy for deciding if a site is suitable for affordable
housing is if it falls within the threshold for contribution, whereas they believe that site
conditions should be the main factor in determining the level of contribution. The Council do
not agree with Macarthy and Stone’s interpretation of the policy and consider that meeting the
threshold is only an initial step in deciding if the site is suitable for affordable housing. Site
conditions would be one of the prime considerations in deciding if a site is appropriate. I can
find nothing in the Policy that is contrary to Circular 6/98 as regards this objection. The first
sentence of the policy of the site refers to the importance of taking the physical circumstances
of the site into account, before mentioning the level of threshold. Certainly sheltered housing
provision is an important element in providing mixed communities, but I do not consider that
there is anything in this policy that would prevent the development of this type of housing.
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Commuted Payments
3.11.17 Objectors are concerned that the Policy does not allow for the use of commuted
payments instead of on site provision of affordable housing, which is contrary to government
policy. The Council acknowledge that the Policy takes this position and justify their position by
stating that to seek commuted sums would not foster an approach that leads to the provision of
balanced communities. There is no requirement in Circular 06/98 that a policy should allow for
commuted sums. However the Council would consider exceptional circumstances that might
allow for the use of commuted sums, but believe that to include this approach in the Policy
would encourage the use of commuted sums. Both PPG 3 and Circular 06/98 stress the
importance of the creation of balanced communities with a mix of housing. The use of
commuted payments to provide off site affordable housing provision would not assist this.
There is nothing in Circular 06/98 that requires this type of provision to be included in an
affordable housing policy. I accept that the Council’s view that to include such a provision in the
Policy would encourage the use of commuted payments. If circumstances were such that
commuted payments were the only feasible way of providing affordable housing provision then
this would be mos t appropriately addressed in negotiations between developers and the
Council.
Threshold
3.11.18 PIC 3/11 changes the level of threshold from 25 dwelling (or 1 ha) to 15 dwellings (or
0.5 ha). Objectors are concerned there is no justification for this change and it goes against
Paragraph 10 of the Circular. Circular 6/98 suggests a threshold for contribution of 25
dwellings per hectare for sites outside Inner London and 15 dwellings per hectare for sites
within Inner London. The Circular does allow for authorities outside Inner London to reduce the
level of threshold, if they can demonstrate exceptional circumstances. Objectors contend that
the Council have not demonstrated that particular local circumstances exist apart from a
disputed large local housing need. Furthermore the area has a higher than average amount of
affordable housing stock, the housing land supply is mainly located on larger sites and the
Council may be able to make nomination arrangements with neighbouring councils.
3.11.19 The Council consider that there is clear justification in the Circular for this reduced
threshold as there is an exceptional local need, there are housing land supply issues and there
is a low level of social housing in the district. The district is not typical of the country as a whole
and the approach of lowering thresholds is supported by draft revised RPG9. It is clear that the
district must maximise its opportunities to provide social housing and by lowering the threshold
a potential 20% increase could be achieved in social housing numbers.
3.11.20 Circular 06/98 requires that the constraints that would justify an exception to this Policy
are clearly demonstrated. I accept that the District has demonstrated a high level of need and
that because of environmental constraints there is to some extent a lower level of housing land
supply than some other nearby authorities. However whilst these conditions present difficulties
in meeting affordable housing need they are not truly exceptional in the regional context of
similar areas close to the M25 around London, as the Council admitted at the RTS. I consider
that to allow an exception to the Circular, the authority must demonstrate local conditions that
present them with similar difficulties to authorities located in Inner London. On the available
evidence I do not believe a sufficiently strong case has been made to justify a lower threshold
and I recommend against the proposed change PIC 3/11.
Distribution
3.11.21 Other objectors are concerned about the distribution of affordable housing in the district,
particularly with respect to Princes Risborough and Marlow. Furthermore objectors consider
that the overall approach taken by the Council would not allow them to target areas of
affordable housing need. The HBF consider that more reliance on greenfield sites would help to
overcome this difficulty. Furthermore objectors consider that affordable housing should be
located in areas with good access to public transport and services. The Council believes that
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the distribution of new affordable housing is based on the findings of the HNS and will also be
achieved through windfall. They consider that the balanced approach to housing provision will
ensure that affordable housing will be achieved in all parts of the district. As I have previously
stated in my consideration of the Plan’s overall housing strategy, the distribution of housing in
the district is broadly acceptable in relation to Structure Plan guidance in Policy H2. I consider
that given the overall level of need demonstrated in the HNS, it is not unreasonable to provide
affordable housing throughout the district, which is achieved by the use of contributions from
both strategic sites and windfall. Whilst targeting specific sites for affordable housing might
help to meet certain local needs, it may not help to achieve the government's aim of
encouraging balanced communities. As regards objectors’ concern about the location of
affordable housing in relation to access to public transport and services, I consider that the
Plan’s Policies for the location of housing would ensure that this would be the case. Therefore I
do not consider that the Policy should be modified in respect of these concerns.
Other Issues
3.11.22 Objectors have also stated that there is no need for social or affordable housing and
this housing should be available on the open market so that people can buy their own homes.
The Council disagrees, as the HNS clearly demonstrates a need for affordable housing in the
district. I accept the Council’s argument, as the HNS demonstrates that there is a clear need
for affordable housing, cannot be met by open market housing. Conversely other objectors
consider that there should be a check on occupants of affordable housing future earnings, to
allow for real need to be met. The Council considers that this would be unreasonable for the
planning system to remove someone from their home because their financial circumstances
have improved. I consider to restrict tenure of affordable housing in the manner suggested by
objectors would be very unreasonable and outside the remit of planning control.
3.11.23 Objectors have suggested that the Policy’s wording regarding site and market
conditions should be removed as it could nullify Policy M5. I consider that the Policies wording
should remain in order for it to comply with Circular 6/98. This wording would not necessarily
restrict the provision of affordable housing at the Portlands Site in Marlow. Objectors are also
concerned that the Policy should allow for reductions in parking and increased density for
affordable housing. Whilst in some instances this may be appropriate for all new housing
development, I do not consider that to introduce different design criteria to the Policy for
affordable housing would comply with the government’s policy aim of creating mixed
communities.
3.11.24 Objectors are concerned that the Policy should be linked to housing strategy as part of
a corporate approach. Whilst I understand the importance of the relationship between the
Policy and the Council’s Housing Strategy, it would be unnecessary to formally link the Policy
with the Council’s Housing Strategy. Other objectors consider that affordable housing will be
weighed as a positive material consideration which may override other policy considerations.
Whilst this may be the case, the degree to which the need for affordable housing would
outweigh other Plan Policies would vary according to the particular circumstances of the
development. Therefore it would be unreasonable to make this change.
RECOMMENDATIONS
q

H/11/1

I recommend that the Plan be modified as set out in Proposed Changes 3/10
and 3/31 but otherwise no modification should be made to the Plan.
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POLICY H12: LOW COST RURAL HOUSING
The Objections
0218/10
0218/12
0218/13
0560/12
0593/1
0593/2
1695/2

Airways Housing Society Ltd
Airways Housing Society Ltd
Airways Housing Society Ltd
Mr D H Hughes
David L Davies
David L Davies
Mr A Rush

PIC 3/13 Objections
0840/58

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) The implication in paragraph 3.47 that rural housing need may not be ‘real’ is unhelpful.
(b) Paragraph 3.49 should be amended to permit the restriction on occupancy to be realised
either by a Registered Social Landlord or through a planning obligation.
(c) The wording ‘great caution’ in paragraph 3.52 is unhelpful.
(d) Delete Policy; it is unreasonably restrictive to possible developments in the rural parts of
the District. The survey referred to is not a practical requirement and would be difficult to
verify or dispute. Small rural housing sites would help reduce housing needs.
(e) ‘Low cost’ is used in a different context to Circular 6/98.
(f) Clause (v) should be amended to take account of ‘other material planning considerations’.
(g) The incorporation of the word ‘strong’ in criterion (v)(a) is not necessary.
(h) Criterion (v) should be amended to permit the restriction of occupancy on Low Cost Rural
Housing to be realised by a Registered Social Landlord or through a planning obligation.
(i) Supporting text should make it clear that mortgagee in possession clauses are acceptable.
(j) A Housing Needs Survey should be carried out with the Housing Authority.
(k) In response to proposed Pre Inquiry Change 3/13, object to the lack of a definition of
‘affordable’; defining what it means in terms of the relationship between local (community)
income levels and house prices.
Inspector's Reasoning and conclusions
Occupancy and Tenure
3.12.1 I consider that the restrictive nature of the policy, including the criteria for occupation
and management by an RSL, follows the thrust of guidance in Circular 6/98. This recognises
the exceptional nature of affordable rural housing schemes, which should provide low cost
housing for local needs in perpetuity. I accept that the use of obligations and similar methods
can be used in more normal affordable housing schemes when an RSL is not involved.
However, given the importance of maintaining a permanent affordable housing stock for these
rural communities, I find that these methods are not acceptable for rural exception sites. . The
Council is not aware of any rural exception schemes that have come forward without the use of
an RSL. They point to Circular 6/98 which makes it clear that mortgagee in possession clauses
are unacceptable for rural exception schemes. I cannot envisage how these sites could be
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developed so that they accord with the Circular without the use of an RSL and I consider this
aspect of the policy to be reasonable. I also endorse the need to show a strong link to the
community in order to occupy this type of housing; if it is intended to meet local needs then it is
only reasonable that a local connection is shown.
3.12.2 Airways Housing Association is concerned over the Policy’s requirement for a local
survey and suggest that this should be carried out in line with guidance provided by the
Housing Authority. Marlow Town Council is concerned that affordable housing for these
exception sites should be defined in terms of the relationship between local (community)
income levels and house prices. I consider that as these surveys would be designed to
address a specific local need then it is reasonable that the composition of these surveys might
change between communities. I do not find that it is necessary to include more information on
what would be required in a survey in the Policy or to restrict the survey to a particular body. It
would be open for communities to seek guidance from the Housing Authority as to what should
be included. As regards Marlow Town Council’s concern, the Council have referred to their
definition of affordable housing contained in Policy H11. This is a useful broad definition for the
whole District, and could be expanded in a local needs survey.
3.12.3 Turning to other concerns about the overly restrictive nature of the policy, I consider
the use of phrases such as “real need” and “great caution” are entirely appropriate in a District
where many of the rural areas are subject to restrictive designations. As I explained above this
type of policy is by its nature exceptional and it should only apply in very special circumstances
and to meet a particular need; otherwise development would not be permitted. To relax the
Policy further would compromise other objectives of the Plan.
3.12.4 The Council accepted that the title used in the deposit draft version of the policy may
have been confusing and introduced PIC 3/13 to address objectors’ concerns over this matter.
Material considerations must always be taken into account when making decisions as set out in
The Planning Act, I consider that the Policy’s wording does not need any further amendment.
RECOMMENDATIONS
q

H/12/1 Modify the Plan in accordance with PIC 3/13

POLICY H13: HOUSES IN MULTIPLE OCCUPATION

The Objections
0714/1
0714/2
0714/3
1581/1

Wycombe & District Landlords Association
Wycombe & District Landlords Association
Wycombe & District Landlords Association
Kelly Green, Buckinghamshire College Students Union

Summary of Objections
(a) Object, as there are no supporting arguments set out for the parking standard applied. In
view of parking standards now being maxima, it appears inconsistent to maintain a wording
that states ‘may be acceptable’ in this context. Appendix 10 is ambiguous as to whether to
round up or down the parking standard for Houses in Multiple Occupation (HMO’s).
(b) Object to revised minimum standard for room sizes. The change to minimum size will lead
to a removal of a substantial proportion of stock. The Housing Act sets a minimum room
size; question on what basis this has been increased.
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(c) No allowance is made for cases where there is no demand for amenity space.
(d) Policy does not define what is necessary in terms of sound insulation between separately
occupied rooms and neighbouring properties.
(e) Concern about implications of licensing system for HMO’s. Costs of changes to room sizes,
sound insulation and provision of amenity space would have an adverse impact on
landlords, resulting is less stock.

Inspector's Reasoning and conclusions
3.13.1 Wycombe and District Landlords Association (WDLA) outlined a fundamental general
objection that the policy would be used by the Council to apply rigidly revised licensing criteria
that would inhibit the availability of accommodation in HMOs that was greatly needed. I
consider that it is useful for the policy’s supporting text to provide information on the type of
considerations that need to be addressed in the conversion of houses to multiple occupancy. I
recognise that some of these issues may also be addressed by other legislation. However,
these licensing arrangements do not form part of the Plan, nor are they supplementary
guidance. This report is not an appropriate forum to address concerns over the council’s
interpretation of this non-planning legislation. I have restricted my discussion to the merits of
the policy itself, and accompanying supporting text and relevant Appendices.
3.13.2 I do not share objectors’ concerns regarding the application of parking standards,
including the unacceptability of tandem parking, contained in Appendix 10. I consider that the
basis by which these standards where derived is clear from both the introduction to this
Appendix and the associated transport chapter. The introductory text states that the standards
are to be treated as maxima, in accordance with government guidance. This enables the
Council to take the particular circumstances of a development into account when assessing the
level of parking required. Tandem parking is discouraged for general residential amenity
reasons but the policy could be flexibly applied if justified in certain cases.
3.13.3 The policy refers to a requirement for adequate internal living space. WDLA argued
that the recommended minimum room size of 9 sqm specified in paragraph 3.58 was an
unacceptable increase above the 6.5 sqm guideline in the previous Local Plan. The Council
said that this dates from the mid 1930s and argued for improved standards to meet modern
living needs. I must state for the sake of clarity that development plan policies can only be
applied to new changes of use requiring planning permission and should not effect existing
lawful HMOs. WDLA argued that the potential effect on the supply of HMOs would be very
serious if this were introduced, since the loss of many rooms would force up the rents for others
that met the standard. I have some sympathy with this point but the impact on future provision
is speculative at this stage. I consider that it is appropriate to encourage a better quality of life
through a minimum of 9 sqm as the main living area for one person in modern circumstances.
The guideline is not a mandatory upper-case text policy and could be applied flexibly and
revised if monitoring showed a severely adverse effect on supply.
3.13.4 The provisions of the policy with regard to amenity space are unchanged from the
previous plan. Whilst I find it hard to envisage an instance where there would be absolutely no
necessity for amenity space, where it can be shown that there is clearly no demand for amenity
space a decision maker may take this into consideration when considering the suitability of a
development. The relevant section of Appendix 1 regarding amenity space is also worded to
allow flexibility, which I support.
3.13.5 With regard to sound insulation, the objectors accepted at the inquiry that the wording
of the policy was virtually the same as the adopted plan. This matter can be highly relevant to
planning, with respect to the protection of amenity, both for occupiers of the house and
surrounding residents. Again the wording of the policy allows flexible interpretation to meet
different circumstances.
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RECOMMENDATIONS
q

H/13/1

No modification

POLICY H14: ESTABLISHED RESIDENTIAL ZONE

The Objections
0379/26
0506/16
0572/7
0841/9
0922/21
1001/3
1125/5
1260/36
1293/17
1584/72

Sport England
Bassetsbury Area Protection Gruoup
Fairview New Homes PLC
Lance Adlam
House Builders Federation
Neil Richardson
Buckinghamshire Chilterns University College
The Marlow Society
Naphill & Walter’s Ash Residents Assocation
The Marlow Group

PIC 3/32 Objections
0579/33

Michael Lambert

Summary of Objections
(a) Policy should take into account adequacy of existing sports and recreation provision in
different parts of the District based on a thorough local assessment of deficiencies and
needs. New development should contribute to the provision of additional sports and
recreation facilities in areas of deficiency.
(b) The distinction between Policies H6 and H14 is confusing. The criteria are very similar.
(c) Criterion (ii) and (vii) are too prescriptive and should be reworded to ‘have regard to’.
(d) Question the validity of Appendices 1 and 7 in respect of this Policy.
(e) Policy is too restrictive in making efficient use of land already in residential use.
significant amount of backland could be released for small housing developments.

A

(f) Part (i) refers to privacy ‘standards’ whilst Appendix 1 refers to ‘guidelines’
(g) Parts (ii) and (iii) should be deleted as they duplicate other policies in the Plan.
(h) Part (v) requires a clearer explanation.
(i) The Policy is weak, compared with the Adopted Policy RC1; RC1(i) has been deleted. H14
(vii) no longer offers protection to large gardens that are important to the character of the
area.
(j) Difficulties arise on the edge of zones in particular.
(k) The Policy provides for soft landscape frontages to new development, whereas Appendix 1
states that parking will generally be in courtyards or on frontages.
(l) In response to proposed Pre Inquiry Change 3/32, object on the grounds that policies H14
to H16 highlight the quality of residential areas in the District and the Plan should be
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concerned with the character of the District as exemplified in these areas. Recognition of
the quality of existing residential areas is necessary.
Inspector's Reasoning and conclusions
3.14.1 The Council propose to delete this Policy by PIC 3/32, which meets the concerns of
many objectors who thought that the control placed on development in these zones is overly
restrictive and not justified by government policy. I deal here with objections that more
protection should be applied to these zones and with the single objection to the PICs that the
policy should be reinstated. Similar arguments apply to the deletion of Policies H15 and H16.
3.14.2 PPG3 places a strong emphasis on making the best use of urban land. Policies that
place a restrictive ceiling on the number of houses that can be accommodated and restrictions
on the type of housing envisaged should be avoided. PPG3 recognises that this new emphasis
could have a potentially detrimental effect on the character of an area. However, together with
its recently published companion guides, By Design- Urban Design in the Planning System and
By Design - Better Places to Live it stresses the way in which good design can best utilise land
without compromising local character and distinctiveness. In the light of this national planning
guidance I support the deletion of the policy, which could have been used to prevent
development at the density levels now required by paragraph 58 of PPG3. I consider that the
character and amenity of the areas previously identified as Established Residential Zones can
be sufficiently guaranteed by other Plan policies, particularly G4, G6, G9, and the remaining
sections of Appendix 1. I consider that these policies, in combination with Policy H6A, strike the
correct balance between making best use of available land, whilst ensuring that high standards
of design are met. The plan now accords with the broad thrust of national planning guidance
and Policy H14 should not be reinstated.
RECOMMENDATIONS
q

H/14/1

Modify the Plan in accordance with PIC 3/32.

POLICY H15: SPECIAL RESIDENTIAL CHARACTER ZONES

The Objections
0560/15

Mr D H Hughes

Summary of Objections
(a) Delete Policy; the protection afforded Conservation Areas is adequate, and there is no
need for a Special Residential Character Zone as well.
Inspector's Reasoning and conclusions
3.15.1 Similar arguments apply to the status of this policy as to Policy H14. Most of the area
within these zones is also covered by Conservation Area designation. Where new housing is
proposed in such areas, a balance has to be struck between Conservation Area objectives and
the policy in PPG3 to maximise the use of urban land. Wherever possible, good design should
ensure that new development is built at the highest density possible without compromising the
special character of these areas. I consider that Conservation Area Policies found in Chapter
11, together with more broad Conservation Area Legislation, would adequately ensure that the
special character and distinctiveness of these areas is maintained. Any further protection for
these areas would either involve unnecessary duplication of Conservation Area Policies or
would be so restrictive as not to comply with government planning guidance, particularly PPG
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3. As regards the remaining 10% of Special Residential Character Zones, I find that if the
Council do not consider that they are of sufficiently special character to justify there inclusion in
Conservation Areas, then they would be adequately protected by Policies G4 and G9.
Therefore I cannot see any need for additional designations to ensure the protection of their
character and support deletion of the policy.
RECOMMENDATIONS
q

H/15/1

Modify the Plan in accordance with PIC 3/32.

POLICY H16: SPACIOUS RESIDENTIAL ZONE

The Objections
0142/4
0506/8
0560/16

Mr & Mrs I Green
Bassets bury Area Protection Group
Mr D H Hughes

Summary of Objections
(a) Propose that Bassetsbury Lane, Kingsmead Lane and Dean Garden Rise should be
classified spacious residential zones.
(b) Policy should be deleted; the protection afforded by Conservation Areas is adequate that
these is no need for a Spacious Residential Zone as well.

Inspector's Reasoning and conclusions
3.16.1 Again, the objection that Conservation Areas provide adequate protection for residential
areas with spacious character is not accurate as there is not the level of duplication between
Conservation Areas and Spacious Residential Zones that applied with regard to Policy H15.
However, the policy does not comply with PPG3, given the importance placed on making the
best use of land. I consider that the emphasis placed on maintaining generous spaces
between buildings and their settings is completely at odds with this aspect of national planning
guidance. I recognise that the character and appearance of these spacious residential zones
can be particularly vulnerable to insensitive development. However PPG 3 and its associated
companion guides stress the importance of good design in overcoming these obstacles and I
can see no good reason why a well designed scheme could not make the best use of available
land, whilst not detrimentally effecting the character of these areas. I find that as the Plan’s
General Development Chapter and Appendix 1 would ensure that this character is maintained.
These policies would apply in the areas suggested by Bassetsbury Area Protection Group, and
the environmental impact of any scheme would have to be balanced against the need for
efficient development densities. There would be no necessity for a specific policy to protect
these areas and I support the proposed deletion.
RECOMMENDATIONS
q

H/16/1

Modify the Plan in accordance with PIC 3/32.
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POLICY H17: RESIDENTIAL ENHANCEMENT ZONES

The Objections
0224/6
0560/3

John Howard Spanner
Mr D H Hughes

Summary of Objections
(a) Restrict the parking of commercial vehicles on the road where resident’s views are spoilt.
(b) No need for Policy; redevelopment of mixed use areas should always enhance them.
Inspector's Reasoning and conclusions
3.17.1 With regard to the concern about the restriction of commercial vehicle parking, where
this lies within the remit of planning control it is adequately addressed by relevant Policies in
the Transport Chapter. Given the importance placed on the regeneration of urban
environments by government policy, I consider it is reasonable that the Plan contains a policy
to facilitate the beneficial redevelopment of identified areas.
RECOMMENDATIONS
q

H/17/1

No modification

POLICY H19: CONVERSIONS

The Objections
0224/7
1193/29
1294/12

John Howard Spanner
Environment Agency
Environmental Records Officer, Bucks County Museum

Summary of Objections
(a) Tree heights should be lowered to secure residential amenity.
(b) Criterion (iv) should make specific reference to species such as bats and barn owls, which
might be affected by the conversion of non-residential buildings to residential.

Inspector's Reasoning and conclusions
3.19.1 Making specific reference to the height of trees is an unnecessarily detailed
consideration for a Local Plan policy. I consider that if landscaping were necessary following
the conversion of a building, the acceptability of any landscaping scheme, including tree
heights, would be most appropriately controlled by the use of conditions.
3.19.2 With respect to The Environment Agency and Bucks County Museums concerns over
the conversion of buildings that may be wildlife habitats, I consider that the preservation of
particular species’ habitats is adequately addressed by the Plan’s nature conservation policies
and separate wildlife legislation. It would therefore involve unnecessary duplication to include
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additional reference to these matters in the Policy.
RECOMMENDATIONS
q

H/19/1 No modification

POLICY H21: PROVISION OF PUBLIC OPEN SPACE

The Objections
0379/7
0560/9
0572/10
0828/4

Sport England
Mr D H Hughes
Fairview New Homes PLC
Mcarthy & Stone (Developments) Limited

PIC 3/16 Objections
0376/46
0379/48
0572/16
0817/44
1141/49

Axa Equity and Law life Assurance Society PLC
Sport England
Fairview New Homes PLC
Croudace Ltd
Beazer Strategic Land

Summary of Objections
(a) The distinction between outdoor sports provision and open space provision requires
clarification as it has significant implications for the interpretation of Policies H21 and RT3.
The contribution of new development to built sporting facilities should also be addresses in
the policy.
(b) Object to the fact that the Policy only relates to new developments over 40 units. Many
sites being developed have less than this. Suggest amendment to require appropriate
developer contribution towards enhanced or new open space and sport facilities from all
new residential development and where appropriate contributions to the maintenance of
amenities or facilities.
(c) Policies H21 and H22 should be amalgamated.
(d) The requirement ‘must be provided’ should be reworded to ‘may be provided’ as some
developments could be located near to a surplus of existing open space.
(e) Concerned that existing sheltered accommodation for the elderly will be required to provide
public open space. Elderly often require ‘views’ rather than large areas of open space,
which would also compromise security. Propose amendment to text to state that ‘only
residents amenity space, and not public open space, need be provided as part of a
sheltered or other specialised housing scheme’.
In response to proposed Pre Inquiry Change 3/16:
(f) Propose that the Plan should explain the approach to the allocation for housing
development of surplus schools sites, which will require existing green space to be retained
in full as public open space. The commitment to retaining green space (see paragraph
13.24) should be echoed in Policy H21.
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(g) The 40 and 15 dwelling figures are arbitrary thresholds.
(h) Appropriate developer contributions towards open space provision should be sought from
all new residential development in areas of existing open space deficiency.
(i) Object to the inclusion of Policy H22 with Policy H21. Policy should be reworded to take
account of the size of private gardens provided in any particular development.
(j) Object to word ‘exceptional’ in Policy and paragraph 3.86. This places too great a
constraint on the full and proper consideration of development proposals at the application
stage. More flexibility is required. Replace ‘exceptional’ with ‘appropriate’ and delete
‘where provision cannot be met on site’.
Inspector's Reasoning and conclusions
3.21.1 I consider that PICs 3/16 and 3/17, which amalgamate Policies H21 and H22 help to
clarify the policy, meet some of the objectors’ concerns. Built sporting provision is addressed in
the Recreation and Tourism Chapter of the Plan, particularly by Policy RT2. Whilst Appendix 7
refers to the provision of open space for recreation, and it is clear that these are not standards
for total recreation provision, I consider that there is nothing in PPG17 that sets standards for
the provision of built sporting facilities. It would not be reasonable for the policy to introduce
thresholds for where these contributions should be made. As Policy RT2 adequately
addresses the role of developer contributions to built sporting facilities, I consider that it would
involve unnecessary repetition to include this matter in the policy. Following the amalgamation
of Policies H21 and H22 the policy allows for maintenance payments to be requested where
appropriate.
3.21.2 I find that the policy seeks a balanced approach in seeking contributions from
developers. The setting of thresholds for developer contributions to the provision of all types of
open space is a reasonable approach as it has been based on the recent ‘open space study’,
that identified areas of particular need. Whilst objectors have stated that the threshold levels of
15 and 40 dwellings are arbitrary figures, I find that there is no firm policy guidance to the size
of development that should contribute. I consider that these thresholds are not unreasonable,
as they are justified by local circumstances, which has been demonstrated by the use of the
open space survey. This study will shortly be further supplemented by the Technical Note
referred to in PIC A7/1. However I consider that in many instances it would be unduly onerous
to have a lower threshold than 15 dwellings. I do not consider that a way of fairly assessing
contributions could be achieved for developments smaller than this, as I can envisage practical
difficulties in assessing the additional demand created. As the individual circumstances of each
site must be taken into account when assessing contributions, I do not regard the use of a
sliding scale of contributions or stating that the policy should only be thought of as a guideline
would be helpful. Therefore following the proposed changes I consider that no amendment to
the policy is necessary.
3.21.3 I do not consider that the policy’s wording is overly restrictive as changing the phrase
“must be provided” to “may be provided” in the third line would cause an unacceptable
weakening of the policy. I regard the overall policy requirements as being reasonable and by
using thresholds and identified areas of deficiency in open space relate the policy fairly to the
degree of local need. Where it is argued that there is little or no local need, this consideration
can be raised at the application stage. Therefore I consider that the policy adequately complies
with PPG 17 on this issue. Similarly I consider that the policy is not over restrictive in only
allowing off site provision to be made in exceptional circumstances. Whilst in certain
circumstances there may be good reasons for providing offsite provision, it would be more
appropriate to provide these facilities on site in most cases. I consider that the Policy as
worded allows for any particular circumstances to be taken into consideration, but to change
the wording may lead to the policy being misinterpreted as condoning payments for off site
provision in all cases.
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3.21.4 I consider that as Policies H21 and H22 have been amalgamated this meets objectors
concerns about the level of duplication between the two policies. It is reasonable for both the
issue of open space and children’s play space to be addressed by one policy and can find
nothing in the amalgamated policy that weakens it in relation to government policy. I do not
consider that private garden size should be taken into account in this policy. Gardens,
regardless of their size, are private space. The policy is quite clearly concerned solely with
public open space and there is nothing in PPG17 that justifies the reduction of open space
contributions because of the presence of large gardens.
3.21.5 Whilst I consider that it is may be perverse to expect accommodation for the elderly to
contribute to the provision of certain types of sporting provision, to completely exempt these
developments from any contribution to recreational space would also not necessarily be
justified. It is clear from Circular 1/97 that it is only acceptable for the Council to seek an
obligation where the nature of the proposed contribution is reasonably related to the nature of
development. Therefore I consider it would be an unnecessary duplication of national planning
guidance to make a specific reference to this possible exception to the policy as Circular 1/97
ensures that any proposed contribution would be reasonable.
3.21.6 I consider that both general and site specific plan policies ensure the protection of green
space in the redevelopment of former schools. In terms of individual sites, this matter would be
most appropriately addressed by site-specific proposals and to make a specific reference to
this issue in this Policy would involve the Plan in unnecessary duplication.
RECOMMENDATIONS
q

H/21/1

Modify the Plan in accordance with PIC 3/16

POLICY H22: CHILDREN’S PLAY SPACE WITHIN FAMILY HOUSING DEVELOPMENTS

The Objections
0378/1
0379/28
0560/10
0572/11
1320/3

George Wimpey PLC
Sport England
Mr D H Hughes
Fairview New Homes PLC
Banner Homes

Summary of Objections
(a) The NPFA reference is incorrect; the criteria upon which the policy and supplementary
guidance should be based are the November 1992 edition.
(b) Policy H21 and H22 should be merged in the interests of clarity.
(c) Policy should be deleted. The Council should determine when part of public open space is
to be allocated as a children’s playspace.
(d) Policy should be reworded to take account of the size of private gardens in any particular
development.
(e) Suggest a sliding scale is devised, where at the lower end the developer is simply required
to make a contribution in the matter set out in Policy H21, to meet the needs off site. On
site provision should be related only to the need for children’s playspace at a rate of 1.5 – 2
hectares per thousand population.
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Inspector's Reasoning and conclusions
3.22.1 The standards referred to in the policy are only used as a broad base to determine the
proportion of open space that should be allocated for Children’s Play Space. I am satisfied that
these reflect the most recent NPFA standards, which are used to form the standards contained
in Appendix 7.
3.22.2 As regards objectors remaining concerns, I consider that I have fully examined these
issues in my considerations of objections to Policy H21 above. For the reasons given there I
consider that the Policies should be amalgamated for greater clarity, but otherwise no further
changes are necessary.
RECOMMENDATIONS
q

H/21/1

Modify the Plan in accordance with PIC 3/16

POLICY H23: RESIDENTIAL ACCOMMODATION IN TOWN CENTRES

The Objections
0137/6

The High Wycombe Society

Summary of Objections
(a) Propose change to the wording ‘permitted’ to ‘encourage’; there should be more scope for
increasing residential accommodation in town centres.
Inspector's Reasoning and conclusions
3.23.1. I recognise that the Objector’s intention is in line with government policy promoting the
residential use of town centres. I consider that the suggested PIC 3/18 fully meets objectors
concerns.
RECOMMENDATIONS
q

H/23/1

Modify the Plan in accordance with PIC 3/18

POLICY H24: VACANT PROPERTIES

The Objections
0738/2
0927/2

H M Prison Service
Mr and Mrs T Cotton

Summary of Objections
(a) Policy does not refer to the opportunity for non-residential buildings to be converted to
residential use; this could make a valuable contribution. Suggest rewording, reflecting this
and referring to compulsory purchase.
(b) Policy is weak and could be strengthened.
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Inspector's Reasoning and conclusions
3.24.1 Whilst it is true that the policy does not recognise the contribution that can be made
from non-residential buildings and is concerned only with the utilisation of vacant residential
properties, I consider that the conversion of non-residential vacant buildings is adequately
addressed in Policy H19. It would involve the Plan in unnecessary repetition to make further
reference to this matter in this policy.
3.24.2 Whilst I find that the policy’s wording may not necessarily be weak, it is doubtful whether
it falls within the true definition of a local plan policy. That is to say, whether it is entirely
realistic to envisage its being applied to the determination of a specific application or appeal.
The policy as worded only spells out the Council’s intentions for vacant properties. I have
amended the policy so that it is now more positively worded.
RECOMMENDATIONS
q

H/24/1

Delete Policy H 24 and replace with the following wording:
‘WHERE THE REDEVELOPMENT OF VACANT RESIDENTIAL PROPERTIES
REQUIRES PLANNING PERMISSION THIS WILL BE GRANTED FOR
RESIDENTIAL USE SUBJECT TO OTHER RELEVANT POLICIES IN THIS
LOCAL PLAN.
THE DISTRICT COUNCIL MAY SECURE THE MORE
EFFECTIVE OR RESUMED OCCUPATION OF VACANT OR UNDERUSED
RESIDENTIAL PROPERTY OR FLOORSPACE BY THE USE OF
COMPULSORY PURCHASE POWERS PROVIDED BY PLANNING OR
OTHER ALLIED LEGISLATION.’

POLICY H26: CARAVANS AND MOBILE HOMES
The Objections
0483/21
0560/11

Wooburn Parish Council
Mr D H Hughes

Summary of Objections
(a) Seek clarification of final sentence. Question whether this means that the Council will not
allow new mobile homes sites that include an element of permanent residential
development or does it mean that mobile homes site will not be allowed next to permanent
residential dwellings.
(b) Propose deletion of final sentence. Residential static homes represent a good form of
‘affordable’ housing and should be encouraged.
Inspector’s Reasoning and conclusions
3.26.1 I consider that PIC 3/19 adequately addresses objectors concern as regards the
ambiguity of the policy’s final sentence. Furthermore, PIC 3/19 makes it clear that the policy
does not specifically resist the development of static caravans and therefore I do not consider
that there is any necessity to delete the final sentence.
RECOMMENDATIONS
q

H/26/1

Modify the Plan in accordance with PIC 3/19
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POLICY H28: GYPSY ACCOMMODATION
Objections
0158/12
0577/1
1798/22
1798/23

High Wycombe and Marlow Green Party
Berkhamstead Gypsy Support Group
Buckinghamshire County Council – Environmental Services Dept
Buckinghamshire County Council – Environmental Services Dept

Summary of Objections
(a) Any provision would be subject to so many caveats that any such development is unlikely;
sites are unlikely to come forward.
(b) Object to the fact that the words ‘very special circumstances’ are excluded from this policy.
There have been a number of occasions when the need for a gypsy site has overridden
Green Belt policy.
(c) Request confirmation that applications for Gypsy transit site development will be judged
against Policy RT9 and not Policy H28. Policy may be discriminatory if applications are
judged against Policy H28.
Inspector's Reasoning and conclusions
3.28.1 I consider that the approach taken in the policy, of not identifying specific sites, is a
reasonable one given that there is no firm evidence of the need for additional sites in the
District. In these circumstances it is reasonable to use a criteria-based policy to evaluate the
acceptability of any sites that may come forward. I recognise that this type of development is
often highly contentious but in my view the policy should be flexible enough to allow for the
development of gypsy sites where there is a proven need, whilst ensuring the protection of
amenity and the environment. Generally the policy achieves this balance but I consider that the
wording of Criteria (iii) and (v) are unnecessarily inflexible and would stifle otherwise acceptable
development. I have suggested new wording for these policies below.
3.28.2 Whilst I am aware that needs of gypsies have been considered as very special
circumstances that has allowed development in the green belt, Circular 1/94 is clear that the
development of gypsy Sites is not normally appropriate in the green belt. Clearly development
in the green belt may be permitted provided there are very special circumstances. What
constitutes these circumstances would be most appropriately assessed when deciding the
merits of a particular site. Therefore I do not consider there is any necessity to make reference
to the issue of very special circumstances in this policy.
3.28.3 Following PC 3/20 it is clear that Policy H28 and not RT9 applies to gypsy transit
camps. Judging all application for gypsy sites be they permanent or transit sites, under Policy
H28 fully accords with the advice given in Circular 1/94. Gypsies have a specific identity in
planning law. It is perfectly reasonable to judge the development of transit sites for them under
their own particular criteria as the development of these sites raises a series of clearly different
issues to that of recreational caravan sites. It is not therefore in any way discriminatory to use
this policy to assess the suitability of transit sites. I note that Buckinghamshire County Council
has withdrawn one of their objections.
RECOMMENDATIONS
q
q

H/28/1
H/28/2

Modify the Plan in accordance with PIC3/20
Delete Criterion (iii) and replace with the following wording:
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(iii) IS LOCATED SO AS NOT
NEIGHBOURING LAND USERS;

TO

CAUSE

DISTURBANCE

TO

and delete Criterion (v) and replace it with the following:
(v) HAS STRONG EXISTING NATURAL BOUNDARIES THAT WITH
REASONABLE ENHANCEMENT COULD CONTAIN THE SITE BOTH
VISUALLY AND PHYSICALLY;

POLICY OMISSIONS
The Objections
0837/17
0839/15
1337/16

Hazlemere Parish Council
Grange Action Group
Gordon Hooper

Summary of Objections
(a) Consideration should be given to building flats over existing street level car parks.
Inspector's Reasoning and conclusions
3.29.1 Whilst I accept that development of this nature may in certain circumstances be
suitable, I consider that it would involve the Plan in an unnecessary level of detail to include this
specific consideration as either a whole or part of a policy related to off-street parking provision.
RECOMMENDATIONS
q

H/POM/1 No modification

POLICY OMISSION
The Objections
0841/11

Lance Adlam

Summary of Objections
(a) Object to the lack of a policy similar to the Adopted Local Plan policy H6 re encouraging the
use of vacant space above shops/offices to be converted to residential use.
Inspector's Reasoning and conclusions
3.30.1 Government policy supports the increased use of vacant flats over shops. However I
consider that this issue is addressed in the Plan by Policies H23 and H24 and I consider that it
would involve the Plan in an unnecessary degree of duplication to include a separate policy on
this matter.
RECOMMENDATIONS
q

H/POM/2 No modification
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POLICY OMISSION

The Objections
1001/5

Neil Richardson

Summary of Objections
(a) Need a specific statement / policy explaining that policies will be applied flexibly in light of
changing conditions during the Plan period.
Inspector's Reasoning and conclusions
3.31.1 I do not consider that there is any necessity to make a statement in the Plan that the
policies would be applied flexibly in the light of changing conditions. There is sufficient flexibility
built into the Plan’s policies and where objectors have identified a degree of undue rigidity I
have addressed their concerns and where appropriate amended these Policies. It is of course
possible that there may be material considerations that may override a particular plan policy,
but these are by their own nature exceptional and should be addressed on a case by case
basis.
RECOMMENDATIONS
q

H/POM/2 No modification
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CHAPTER 4 – EMPLOYMENT
E1: NEW EMPLOYMENT GENERATING DEVELOPMENT IN THE DISTRICT

The Objections
0351/4
0408/21
0408/24
0506/9
0524/13
0524/17
0593/3
0608/13
0608/15
0799/1
0840/17
1186/7
1798/13

John Laing Property
Ercol Furniture Ltd
Ercol Furniture Ltd
Bassetsbury Area Protection Group
Thames Valley Chamber
Thames Valley Chamber
David L Davies
G W Deeley Ltd
G W Deeley Ltd
Michael J Relf
Marlow and District Chamber of Trade & Commerce
Miss P Densham
Buckinghamshire County Council – Environmental Services Department

PIC 4/1 Objections
0524/27
0863/2

Thames Valley Chamber
Clifford and Sylvia Mary Putnam

Summary of Objections
(a) This is not a suitable development control policy.
(b) Criterion (i) should be deleted. Suggests replacement wording based on High Wycombe
town centre sites with good public transport.
(c) Concern over implementation of criterion (iv) – no relocation site is allocated to Ercol.
(d) Not enough opportunities for existing businesses to expand as new allocations are B1.
Amend to help B2 and B8 employers.
(e) Concern at imbalance between homes and jobs. Risk of more homes being occupied by
the work-less.
(f) Amend criterion (iv) to also refer to policies C7, C8 and C12.
(g) This plan fails to implement Structure Plan policy that allows Local Plans to replace lost
employment land.
(h) The policy is unduly restrictive and would prohibit expansion of an existing identified
business park. Add (v) ‘where the expansion of an existing business park is not restrained
by the policies in the plan’.
(i) No mention is made of the need to replace the employment opportunities that have been
lost in Marlow. Policy must be revised.
(j) Provides for retention of too much employment land.
housing.

Some could be reallocated for

(k) Concern over possible mis-interpretation of policy. Parts (ii) and (iii) do not appear to
accord with policies E2 and E3 of the Structure Plan. Supporting text should be clarified.
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(l) Objection to the rewording of E1 in PIC 4/1 as an unrealistic limitation on employmentgenerating development at Princes Risborough.
(m) Objection to the PIC 4/1 alterations to E1(iii) – where do such opportunities exist?
Inspector's Reasoning and conclusions
4.1.1 RPG9, setting out regional planning guidance for the South East, was published during
the inquiry but after the Employment RTS where objections to policies E1-4 were discussed. A
full note of the session is attached as Appendix 4.1. Within the broad policy thrust of
encouraging a variety of employment, Policy RE8 for the western sector of the region requires
positive strategies to be developed for areas where congestion or labour or land shortages are
inhibiting growth. The Council argued that Wycombe District was becoming a ‘hotspot’ of the
type identified in RGP9, although some areas of local deprivation remained. To varying
degrees the objectors raise the issue of whether Policy E1 would provide for the correct
balance between the supply and demand for employment land throughout the District over the
next decade. Given the fluid nature of the local economy, with a switch from manufacturing to
business and research activity, changing employment densities, site utilisation and commuting
patterns, the impact of such land use policies on the number of jobs can be very hard to
predict.
Employment land needs
4.1.2 The relatively low level of unemployment in the District (just over 1% at the time of the
inquiry) is a good indicator of a strong local economy, and consequently a high demand for land
and premises suitable for employment uses. Objectors at the RTS agreed that the High
Wycombe area had seen a significant rise in rental levels for commercial property in recent
years, although it was argued that there was some stagnation in the secondary industrial
market. The evidence of vacant industrial and commercial property schedules produced by
Verco’s witness indicated a very considerable number of units under 1000 sq m in size, with
few buildings larger than this threshold. The shortage of modern office buildings, now fetching
rents significantly higher than traditionally found at this location on the fringe of the Thames
Valley ‘golden triangle’, indicated a strong demand. The survey also revealed a shortage of
vacant sites, which objectors particularly stressed in relation to arguments about need for
business park, discussed below in section 4.2.
4.1.3 The Council’s analysis of future labour supply within the District, taken from the Prism
Report (CD/J/6), was not disputed. This indicated a significant fall in the projected number of
economically active residents in Wycombe, from 89,200 in 1996 to 84,200 in 2011, principally
due to an ageing population. In general terms therefore, the allocation of more employment
land to provide more jobs could not be justified for local reasons. Policy RE5 of RPG9 leads
towards the redevelopment of existing sites in accessible locations, wherever possible at more
intensive levels of use, rather than development of new sites. In essence the Council has
followed this approach.
4.1.4 The District is a net exporter of labour at present, although the Prism report indicates
that commuting flows may be in balance by 2011. Whether the provision of more job
opportunities in Wycombe District would reduce out-commuting is not clear cut. Existing
information about commuting patterns is rather out of date. Much would depend on the nature
of the jobs created in relation to the skills of the resident workforce. A considerable proportion
of the new employment may be taken up by those living outside the District, for example along
the M40 corridor to the north-west. Traffic congestion is acknowledged to be a serious problem
in High Wycombe, which the provision of new employment sites, even if located close to public
transport nodes and routes is unlikely to alleviate to any significant degree.
4.1.5 The Council also is confident that the District will continue to experience ‘spaceless
growth’ in the local economy, through higher density of employment at existing sites. To the
extent that this phenomenon has occurred over the last decade or so, it may well reflect the
changing balance between manufacturing (which has declined) and office employment.
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Need to protect manufacturing land
4.1.6 Although PPG3 refers to the need to consider employment land for new housing, the
broad thrust of the policy guidance is aimed at those areas with very significant surpluses of
vacant land. Paragraph 42 refers to land that cannot realistically be taken up and is a ‘wasted
resource’. This hardly applies to circumstances in Wycombe, where objectors acknowledge
that there is a shortage of vacant sites. Both the PPG and the Good Practice Guide – Tapping
the Potential refer to derelict urban land, not sites actively used for industry and business.
4.1.7 Policy RE10 of RPG9 specifically refers to manufacturing in the context of encouraging
economic diversity and maintaining a balanced economy. Given the quite substantial losses of
industrial land that occurred during the 1990s, identified in the Employment Topic Paper, I
sympathise with the Council’s caution about releasing further sites for other uses. This view is
reinforced by the nature of the topography in High Wycombe itself, where large flat sites along
the Wye valley floor are at a premium. I discuss this issue further in section 4.4.
Town centre employment
4.1.8 Structure Plan policy E1 clearly seeks to restrict substantial new employment growth in
the District and unlimited approval for new Class B1 development, even in a town centre
location close to public transport links, would be inappropriate. I consider that criterion i) could
reasonably be used as a development control policy to prevent the significant overall expansion
of employment land. In the same strategic policy context the unlimited expansion of existing
employers in general industrial and warehouse businesses could not be justified. The Council
refer to the promotion of a mixed use site at Stockwells Timber Yard. Similar considerations
apply to the expansion of existing business parks, a sector which is discussed in more detail
below.
4.1.9 However, as currently worded the policy could prevent new employment development,
such as offices in High Wycombe town centre, on sites in some other previous use. From the
Council’s evidence, such an outcome was not intended, provided that safeguards concerning
other planning objectives, for example retaining the vitality and viability of retail areas or
protecting residential amenity, were applied. The Structure Plan refers to ‘major employment
areas’, not infill schemes within the fabric of the town, which is expected to be the main focus of
growth within Wycombe District. I therefore recommend adding another criterion to the policy
allowing new employment generating development in the town centre, up to a floorspace limit
identified by the Council/equivalent to the size of the existing buildings on any one site.
Rural employment
4.1.10 I see no need for the Plan to introduce a number of extra cross-references between
employment and countryside policies. Although Policy C7 promotes farm diversification, new
building is limited by criterion (vi) to extensions and would not encompass the type of major
employment development implicit in Policy E1. Similar C8 deals with the re-use of existing
rural buildings (possibly with minor extensions). Policy C12 also relates to small scale
development.
4.1.11 I note that the County Council objected to the original policy on grounds that the Plan
might have encouraged too much employment growth in unacceptable countryside locations.
Structure Plan Policy E2 states that employment development adjoining the settlements
beyond the green belt should be specified in local plans. I accept the Council’s point that
further employment land releases might upset the delicate balance between promoting and
overheating the local economy. Apart from the planned redevelopment of the Princes Estate,
there is no real need for new allocations at Princes Risborough, the only settlement of any size
beyond the green belt not surrounded by the AONB (see also section 4.2). The Council has
proposed a change to the policy to reflect these circumstances and the County Council has
now conditionally withdrawn its objection
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Marlow
4.1.12 Major employment allocations in the Marlow area would be contrary to Structure Plan
Policy E1. The very low unemployment rate for the town indicates no special local
circumstances that might weigh against strategic policy. From the Council’s evidence, the loss
of employment land in Marlow has been limited to the Brewery site and land at New Town
Road. Redevelopment of existing premises at higher density, which broadly accords with
government policy in principle, has taken place. This has helped to maintain the status quo in
the town’s employment market.
Other matters
4.1.13 The Ercol objection has largely been overtaken by events, namely the decision of the
company to relocate to new premises currently under construction at Princes Risborough and
the granting of planning permission for new housing on the High Wycombe site. I deal with the
proposal for a business park at Summerleys Road in section 4.2 below.
4.1.14 I consider the Plan provides sufficient flexibility within defined employment areas to
meet the needs of existing businesses for limited expansion. Major growth on new employment
land would conflict with Structure Plan policy but there have been some opportunities for
relocation in the past, notably the move of Ercol from High Wycombe to Princes Risborough.
The redevelopment of the Princes Estate, in a relatively sustainable location close to the
railway station, accords with the broad thrust of Structure Plan policy. Similarly, I consider the
proposed change in the wording of the policy, restricting the scale of new employment
development and its location to within the current settlement limits, correctly reflects the
strategy of the current Structure Plan.
Conclusion
4.1.15 Taking into account all the written evidence and the conflicting views at the RTS, I agree
with the Council that the plan provides roughly the right balance between protecting existing
sites and the designation of new areas for general employment use. I deal with the specific
issue of a new business park in section 4.2 below. However, I consider the Plan should
provide additional flexibility to allow redevelopment of sustainable employment sites in High
Wycombe town centre.
RECOMMENDATIONS
q

E/1/1

Modify the Plan in accordance with PIC 4/1

q

E/1/2

Modify criterion (i) of the policy to include reference to redevelopment of
previously developed sites in High Wycombe town centre with good public
transport accessibility, subject to a reasonable maximum floorspace limit to be
identified by the Council.

E2: NEW BUSINESS PARKS
The Objections
0228/5
0851/6
0872/24
0947/6
1414/18
1475/5

Thames Valley Chamber of Commerce & Industry – Wycombe & South Bucks
Area
B Mahaffey
Government Office for the South East
Kier Ventures Ltd
Michael J Overall
Mr D V Baker
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PIC 4/2 Objections
0376/47
0524/28
1798/27
1935/10

Axa Equity and law Life Assurance Society
Thames Valley Chamber
Buckinghamshire County Council Environmental Services Department
Councillor Anthea Hardy

Summary of Objections
(a) Not enough provision of new land for business parks/employment uses.
(b) High Wycombe has overgrown – a reduction of business/commercial level would ease
problems.
(c) The scale and type of development at Abbey Barn is linked to the findings of the Handy
Cross multi-modal study. Supporting text should make reference to this.
(d) The policy is contrary to national, regional and Structure Plan policy in allocating sites for
employment uses. The plan identifies sites which should not necessarily be allocated and
fails to identify others that should.
(e) Site allocations appear to be based on assumptions and forecasts which are inadequately
developed, incomplete and/or flawed.
(f) No account seems to have been taken of the additional traffic which will be generated by
business parks.
(g) Objections to the deletion of business parks in PIC 4/2. This is contrary to Serplan and
does not provide adequate provision of additional employment land in the District.
(h) Create a new village to the west of Wycombe which could accommodate housing and
employment development.
Inspector's Reasoning and conclusions
4.2.1 National policy in PPG4 seeks to encourage new enterprise and investment through
clear land use policies for industrial and commercial development. Wycombe District lies in the
western sector of the South-East region, where over-stimulation of the local economy has
created transport and environmental problems in the past. Policy RE5 of RPG9 re-iterates the
need for new employment development to be located where it is accessible by environmentally
friendly modes of transport, and encourages the re-use of developed land. Major new
development is directed to the Thames Gateway, whereas in the western sector, positive
strategies should be developed to deal with ‘hotspots’. Although clusters of high value-added
activities are encouraged, the guidance refers to science and new technology parks near
universities or research facilities, which are not prevalent in the District. Policy E1 (c) of the
Structure Plan refers to necessary employment re-structuring to secure a more diverse
employment base, but only to the extent of replacing existing employment land lost to other
uses. I consider there is no strong strategic policy direction in favour of providing a significant
new Business Park in the High Wycombe urban area.
Local demand
4.2.2 Axa point to the Prism report (CD/J/6) findings that New Buckinghamshire has a
concentration of knowledge-based businesses. The report shows High Wycombe as an area
where the supply of floorspace in all sectors will not keep up with the projected demand from
local businesses. The report concludes that unless these demands are not met by new land
releases, the growth will be diverted elsewhere and the town’s position as the hub of the New
Bucks economy will be threatened.
4.2.3 As the Council point out, new businesses in information technology and related fields
continue to be attracted to the District, such as Citrix (London Road) and Purple Software
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(Corporation Street). This trend has been accompanied by ‘spaceless growth’, whereby
significant increases in the number of jobs in the District have been achieved without granting
permission for major new sites. Redevelopment of existing premises, and the shift away from
manufacturing to service employment, have led to substantial increases in the amount of office
floorspace. The Council’s research indicates that there were 128,746 sq m of Class B1A
development in the pipeline as of May 2001, representing a 20 year supply based on annual
completion rates during the 1990s.
4.2.4 In quantitative terms, therefore, I consider there is limited need for a major new
development of business floorspace at a time of substantial supply compared to past trends
and low unemployment. To allocate a new business area could exacerbate current economic
and environmental pressures.
4.2.5 Several objectors argued that there was a strong qualitative need for a Business Park,
where similar enterprises could enjoy the benefits of synergy through clustering. The Council
acknowledged this point at the publication of the Deposit Plan in December 1998, which
included two Business Park allocations totalling 20 ha. One of these, the AXA-Sunlife site at
Terriers has already been developed with new housing, following an appeal decision in 1999.
The other, at Abbey Barn South, has been withdrawn (see Section 3.2). The only remaining
Business Park allocation is at Beacon Heights, Stokenchurch, where it appears that an existing
planning permission for a headquarters office building is about to be implemented.
4.2.6 I share some of the Council’s concern that to meet a need for high quality business
premises might in turn generate further economic activity, contrary to regional and county policy
objectives. Nevertheless, continued re-structuring of the local economy would provide further
protection against any future downturn, and could help to meet wider employment objectives.
4.2.7 Existing premises, such as those at Kingsmead and the Mercury Centre, have already
attracted occupiers in high value businesses, including pharmaceuticals and computer software
design. Other sites may provide some new development in similar Class B1 uses, for example
2 ha at Wycombe Marsh, as part of mixed developments at sustainable locations in accordance
with the strong thrust of government policy. Other employment sites, such as Globeside at
Marlow, Glory Mill and Compair, may be suitable for re-development with modern premises
aimed at new technology businesses, in attractive locations not far from a variety of transport
facilities. Developments of this scale and type might not match past expectations for new
employment opportunities in the format of a greenfield campus-style Business Parks heavily
dependent on car travel; nonetheless they may meet modern needs in a more sustainable
manner.
4.2.8 On balance therefore, I support the Council’s position that economic circumstances no
longer justify the allocation of any free-standing Business Park allocations. However, there is a
clear need for continued monitoring of economic data, as advised by the County Council, to
ensure that the High Wycombe area in particular is able to carry on meeting the diverse
employment needs of its residents.
Wycombe Airpark
4.2.9 Cllr Anthea Hardy put forward what she described as a bold proposal for a new
business park as part of a new village covering a substantial area of land to the west of High
Wycombe. She argued that the chosen site would be preferable to some of the safeguarded
areas outside the green belt, emphasising the particular advantages of the site with regard to
access, which could be obtained from a new junction on the M40. I deal with this concept more
fully in Section 3.2 above.
4.2.10 The business park and manufacturing area would comprise much of the Airpark, the
lease for which runs out in 2014. At present the land is effectively green belt, either in its own
right or as a major developed site within it. The remainder of the land is green belt and AONB.
Given my acceptance of the LPA’s position that a new business park at a greenfield location is
not needed within the life of the Plan, there is no justification on grounds of national need to
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override national policy for both green belt and AONB in this instance. Such a major revision to
green belt boundaries would have to be taken in a strategic policy context. Similarly, I have no
technical evidence to support the concept of a major new junction on the M40 close to junction
4, where the motorway is within a relatively deep cutting.
RECOMMENDATIONS
q

E/2/1

Modify the Plan in accordance with PIC 4/2

E2i: NEW BUSINESS PARKS - ABBEY BARN SOUTH

The Objections
See Appendix 4A
PIC 4/2 Objections
1579/30
1739/3
2063/9

Oxford Land Limited
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd/Wycombe Option Ltd

Summary of Objections
(a) Increase in congestion, noise, pollution and danger from traffic, especially to school
children, particularly in Daws Hill Lane and Flackwell Heath. Will worsen traffic congestion
at Handy Cross. Effect on narrow country lanes must be considered.
(b) Premature to consider this site until a traffic impact assessment of the development of all
four sites (Abbey Barn North, Abbey Barn South, Wycombe Marsh Sewage Treatment
Works and Wycombe Marsh Paper Mill) has been carried out.
(c) Site is poorly located for development;
•

fails to take account of brownfield alternatives (contrary to Government advice),

•

Poor access/existing infrastructure - too remote from M40 junctions 3 & 4, and lacks
adequate public transport services to support it,

•

Contrary to policies T1 and T9,

(d) Destruction of the landscape (including Green Belt and AONB designations), leading to
amalgamation of Flackwell Heath and Daws Hill Lane. Site should be made a Local
Landscape Area (LLA).
(e) Loss of wildlife habitat.
(f) Loss of high grade agricultural land.
(g) Loss of footpaths and bridleways.
(h) Water pollution and increased risk of flooding.
(i) Adverse effect on local house prices.
(j) Adverse effect on tourism.
(k) Increased crime and unemployment.
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(l) Increased pressure on Local Authorities and services, including school places.
(m) Lack of need for more housing, a hotel or business park and unacceptable mix of
development.
(n) Pressure to extend development in the future.
(o) Impact on Wycombe Summit.
(p) Alternative business parks/employment areas suggested:
•

Wycombe Marsh Paper Mill

•

Wycombe Marsh Sewage Treatment Works

•

Safeway site

•

Sainsbury site

•

Booker Hospital

•

Cressex

•

United States Air Force (USAF) base, Daws Hill

•

Rank Xerox, Marlow

•

Wycombe Air Park

(q) Objections to the PIC 4/2 deletion of a business park at Abbey Barn South.
Inspector's Reasoning and conclusions
4.2.11 Following the proposed deletion of the mixed-use allocation for Abbey Barn South in the
PICs, many of the objectors’ concerns about the business park element have been met. For
the reasons set out in detail in sections 3.2 and 4.2 above, I agree with the Council that the site
should be retained as safeguarded land, without any indication of when it may come forward for
development, or the intended land use(s).
4.2.12 I deal with the objection to the deletion of the business park element of the allocations in
my general discussion above, and also in my report on the deletion of the housing element of
the Deposit Plan allocation.
RECOMMENDATIONS
q

E/2/2

Modify the Plan in accordance with PICs 3/4, 4/2 and M/1

E2ii: NEW BUSINESS PARKS - AXA SUNLIFE

The Objections
See Appendix 4B
Summary of Objections
(a) No justification for further business development in the town. No further development of
any kind should be allowed on the site.
(b) A business park should not be located in this Spacious Residential Zone – housing would
be more appropriate, especially affordable housing for local needs.
Chapter 4 – Employment

page

260

WYCOMBE DISTRICT LOCAL PLAN to 2011 - Inspector's Report

(c) Effect on conservation area, trees and wildlife.
(d) Loss of community access to woodland.
(e) Increase in volume of traffic, with associated noise, pollution, congestion and danger,
especially on Amersham Road, Totteridge Lane and High Wycombe town centre. Question
whether policy T1 can be met.
(f) Isolated nature of this site makes it unsustainable, contrary to other policies in the Plan.
(g) Office and business uses would be better located close to the motorway or in vacant
premises elsewhere in High Wycombe.
(h) Obtrusive skyline.
(i) Lack of need for further business premises.
Inspector's Reasoning and conclusions
4.2.13 I note that shortly after the Plan was placed on a deposit, the residential redevelopment
of the site was granted planning permission on appeal (CD F/3). This development has been
carried out, thus meeting the objections to the allocation, which is now redundant. I see no
need to discuss this issue further.
RECOMMENDATIONS
q

E/2/3

Modify the Plan in accordance with PIC M/6

E2: NEW BUSINESS PARKS – COMPAIR, HIGH WYCOMBE (AS21)
The Objections
0816/1

Invensys Plc

Summary of Objections
(a) Policy fails to consider other business park allocations, such as Compair.
Inspector's Reasoning and conclusions
4.2.14 The objectors’ case is that the site could be suitable for redevelopment with either
employment uses, which could include a business park, or employment and residential and or
retail uses. I deal with this more fully in section 3.4 above. In summary, the retention of the
existing or another manufacturing use of the site would be desirable, most probably in new
buildings to replace the current outdated premises. However, I consider the site would also be
suitable for redevelopment with a new business park. Although I support the deletion of the
allocation for a business park as part of a mixed-use development on a greenfield site at Abbey
Barn South, I see no reason why the redevelopment of one type of employment use with
another would lead to overheating in the local economy.
4.2.15 The site has very high density of buildings dating back at least to the 1950s, many of
which rather unsightly and appear to have outlived their usefulness. The site is in a relatively
sustainable position (certainly compared with Abbey Barn South) with opportunities to be very
well served by public transport. It is reasonably close to the town centre with its range of
facilities and the station is a short bus ride away. Although there are significant changes of
level within the site, these could be used to create an attractive modern business environment,
in combination with other improvements such as providing more landscaping on site and
opening up the Hughenden Stream along the eastern boundary. However, both these possible
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redevelopment scenarios could be achieved through application of Policy E4 as worded in the
Plan. A site specific policy allocation for a business park would remove the flexibility to allow
redevelopment for Class B2 employment use, as at present, which may be equally desirable.
RECOMMENDATIONS
q

EM/2/4

No modification

E2: NEW BUSINESS PARKS - LANE END ROAD, SANDS

The Objections
0010/1

Banner Homes

Summary of Objections
(a) The area of Safeguarded Land at Lane End Road should be designated as a business park
or employment land.
Inspector's Reasoning and conclusions
4.2.16 The site lies within the AONB, a very high value landscape of national importance. The
site comprises one side of a dry valley very characteristic of this part of the Chilterns. I
consider the most important qualities of the site are its openness and its function of providing a
clear break between Sunter’s Wood and the western edge of the town. A business park would
of necessity comprise substantial plot coverage of buildings and car parking, even if extensive
landscaping were implemented with the scheme. A development of such essentially urban
character would irrevocably change the landscape for the worse. I note from the inquiry
appearance concerning the objection that the site should be allocated for housing that the
difficulty of providing a suitable and safe access is likely to require the replacement of a
substantial section of frontage hedgerow. This would have a further urbanising influence,
involving substantial remodelling of the embankment on which the current hedge sits,
increasing the visual impact of any development on the AONB in the short to medium term.
4.2.17 As I have commented elsewhere (in section 3.2) I consider the retention of land as
safeguarded for future development despite its designation as AONB presents a serious policy
dilemma which is difficult to resolve. In my view the adverse effect on the AONB landscape is a
compelling objection to development of the site within this Plan period. The review of the Plan
would need to address the wider issue of the future expansion of High Wycombe in the context
of any review of green belt policy, evolving government guidance on transportation policy and
sustainability and the strategic policy context at the time. In that event the Council would have
to look again at the relative merits and disadvantages of all potential expansion areas, including
this site.
4.2.18 I have already considered another objection regarding housing development on the site
in section 3.2 of my report. The total area of the safeguarded land is just over 10 ha, at the
minimum limit of viability for a single business park development with a variety of different units.
I question whether the site can accommodate a business park development of sufficient size to
meet modern marketing requirements and to provide the level of synergy between clustered
new technology businesses sought by the Structure Plan and the final version of RPG9 in
particular. I have dealt with arguments relating to the overall need for a new business park
development at High Wycombe in section 4.2 above. While I share some of the objectors’
misgivings about the concept of ‘spaceless growth’, certainly as far as employment prospects
are concerned, I see no overwhelming need to provide for the expansion of existing local firms
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on this particular site. I have taken into account the potential for other business development
elsewhere, for example at Wycombe Marsh, and possible redevelopment of some other
existing employment sites within the urban area of High Wycombe. In my view the level of
development that could be accommodated on the site and the current local context of need
would not be sufficient to justify relaxing the very strict test of national need outlined in PPG7.
4.2.19 The site falls within accessibility zone 5, on the edge of zone 4. Although it lies close to
the second largest employment area in the town, I agree that it is relatively remote from main
public transport routes. Satisfactory access could be provided from a new roundabout on Lane
End Road, at some environmental cost.
4.2.20 Agricultural land quality is classified as a mixture of grades 3A, 3B and 4. A more
accurate survey may be required if the allocation of the site were to be reconsidered in any
Plan review. A significant amount of grade 3A land would be lost, which would be unfortunate,
but may not of itself preclude designation of the site at a later date.
RECOMMENDATIONS
q

E/2/5

No modification

E2: NEW BUSINESS PARKS – SUMMERLEYS FAR M, PRINCES RISBOROUGH (AS133)

The Objections
0863/1

Clifford and Sylvia Mary Putnam

Summary of Objections
(a) The site should be identified as a business park under policy E2.
Inspector’s Reasoning and conclusions
4.2.21 I have dealt with the overall employment needs in the District in section 4.2, where I
concluded that there was no overriding requirement for a new ‘campus style’ business park in
High Wycombe. Princes Risborough is a smaller town which is not identified for any major
employment growth in strategic policy, including Policy E1 of the Structure Plan or the policies
in RPG9. Despite falling economic activity rates in the District as a whole, resulting from an
ageing population, the labour supply in the town is likely to grow towards the end of the Plan
period with the development of the Park Mill Farm site. On the basis that this goes ahead, a
new allocation may fall within the scope of Structure Plan Policy E2, which allows for some
employment growth at towns beyond the green belt, subject to local needs.
4.2.22 Some economic re-structuring is taking place through the redevelopment of the Princes
Estate, which lies closer to the railway station. Although the town has its own identity and
provides for some of its own employment needs, it remains an important dormitory area with
very significant proportion of residents commuting out to work, primarily to London. The site has
a total area of some 6.8ha, not all of which could be developed. It would be unrealistic to
expect an area of this size to provide a range of modern premises occupied by a cluster of
users who could benefit from significant interchanges of ideas and expertise as in other new
technology parks.
4.2.23 At the inquiry appearance the objectors argued that the site would be suitable for a
small unit development capable of supporting about 80 industrial and commercial jobs
(compared with about 25 at present), not just in the new technology sector. The Council
referred to 2 business start-up sites, but both were outside Princes Risborough and would not
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meet any local demands for new jobs. However, part of the Princes Estate would be occupied
by Ercol and there may be potential for redevelopment of other sites near the station, such as
Hypnos or Whiteleaf Furniture. All three of these sites are more suitably located with regard to
public transport accessibility and are more easily reached on foot or cycle from a wider area of
the town. On balance therefore I consider that there is no strong case for the proposed
allocation on grounds of local employment need.
4.2.24 The Council accepted that the agricultural quality of the land, Grade 3, would not be an
over-riding constraint to development. The site is relatively well contained, especially to the
east by the heavily planted railway embankment. Similarly, there is a strong hedgerow along
the bridleway running alongside the south-western boundary. Although new development
would be relatively inconspicuous in the wider landscape, the site is quite separate from the
main developed area of the town, even after the Park Mill Farm development takes place. A
new access would involve some loss of trees and further urbanise the rural character of
Summerleys Lane. In summary, any future development would not relate very well to the
pattern of building in the town and would…
4.2.25 The objectors accepted that the current access to the site was unacceptable for the
level of development intended. The Council argued that the proposed new access point would
be likely to require visibility splays of 4.5m by 215m, depending on vehicle speeds in
Summerleys Lane. The objectors have argued in subsequent correspondence that the 85th
percentile speeds measured along the road in August 2001 show that the design speed should
be 70 km/h, requiring a ‘y’ distance of 120 metres.
Even so these distances cannot be
achieved at the access 3rd party land in both directions. The disruption of the hedge and land
ownership difficulties are further disadvantages of the proposed allocation, particularly in the
context of no strong defined need for the type of employment proposed.
4.2.26 There was some discussion at the hearing about the problems of traffic capacity in
Summerleys Road under the two railway bridges between the site and the town centre and
further away at Poppy Road. From the transport report prepared for the Princes Estate
planning application, the measures proposed, including new traffic lights at the entrance to the
estate and shuttle working through the bridges, would enable Summerleys Lane to continue
operating at no more than 60% of its predicted capacity. Revised predictions for Poppy Road
show that the ratio to flow capacity (rfc) of the junction with the A4010 would be at almost 100%
by 2015, necessitating the installation of traffic lights. In practice the proposed allocation would
make very little proportionate difference to traffic flows at this junction and I do not consider that
this effect alone would be so severe as to prevent development of the objection site.
4.2.27 To achieve adequate accessibility by public transport, the allocation would have to be
subject to a phasing policy restricting occupation of the development to a date after provision of
the bus service for the Park Mill Farm housing development. Access to the station (about 2 km
from the centre of the site) on foot is not ideal, given the distance and the narrow width of
Summerleys Lane under the railway bridges. The relatively poor access at present to the
station and town centre by cycle could be improved at some future date by a new link through
the Princes Estate. However this would require a new bridge across the main railway lines,
funding for which remains uncertain.
RECOMMENDATIONS
q

E/2/6

No modification
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E3: EXISTING BUSINESS PARKS

The Objections
0158/16
0595/15
1042/24
1042/25

High Wycombe and Marlow Green Party
Berks, Bucks & Oxon Wildlife Trust
Mr J D Burnham
Mr J D Burnham

Summary of Objections
(a) The policy should list the sites and their locations.
(b) Nature conservation interests should be protected.
(c) Development should be expected to provide very high standards of building design as well
as landscaping.
Inspector's Reasoning and conclusions
4.3.1 The intentions of the policy to safeguard the highest quality employment sites is
consistent with national, regional and strategic policy, best expressed in policy RE9 of RPG9,
which seeks to encourage high valued-added activities, in clusters where practical. The
Council has accepted that the policy would be improved by listing the relevant business parks
and indicating the need for high quality design, reflecting the government’s commitment to
improved standards in By Design, published in May 2000.
4.3.2 As far as I am aware, no nature conservation interests would be prejudiced by
designating these parks, all of which exist have already been developed, except Beacon
Heights, where planning permission has been granted (see below).
RECOMMENDATIONS
q

E/3/1

Modify the Plan in accordance with PIC 4/3

E3: EXISTING BUSINESS PARKS – BEACON HE IGHTS, STOKENCHURCH

The Objections
0228/9
0347/1

Thames Valley Chamber of Commerce & Industry (Wycombe & South Bucks)
Tarmac Clayform Ltd

PIC 4/4 Objections
0347/3
0376/48
21144/2
2165/1
2406/1

Tarmac Clayform Ltd
Axa Equity and Law Life Assurance Society Plc
Mr M R Chadwick
Mr & Mrs E R Butler
Stokenchurch Parish Council
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Summary of Objections
(a) Site should be allowed to include B1(c) and B8 uses.
(b) Site should include the dwellings fronting Ibstone Road and the triangle adjacent to the
motorway slip road.
(c) Objection to the exclusion of the triangle adjacent to the motorway in PIC 4/4.
(d) Reference to Beacon Heights in PIC 4/4 should be deleted.
(e) Objection in PIC 4/4 to the inclusion within the site of the dwellings on the road frontage.
Inspector's Reasoning and conclusions
4.3.3 The site lies within the AONB, to the south west of junction 5 of the M40. I note that the
original development, permitted on appeal, was a high-quality office block, intended to be
occupied as a company headquarters. From evidence heard at the employment RTS it seem
clear that there is a need for good quality business premises at attractive locations in the
District. The current owners of the site appear to be actively implementing a business park
scheme and I see no need to change the allocation on economic grounds, despite the relatively
poor accessibility by public transport. The site is viewed as part of an outlying limb separated
from the main body of Stokenchurch by the motorway, but has a substantial length of boundary
with the countryside to the west. I agree with the Council that a wider definition of suitable
uses, including those within Classes B2 and B8, would be likely to make it much more difficult
to assimilate new development in the AONB while still preserving its natural beauty.
4.3.4 The designation of the site as a BNS after the granting of permission for the office block,
was clearly a significant discrepancy. In practice, this can only be reconciled by omitting to
designate the land as a SINC under the new nature conservation procedures.
4.3.5 Inclusion of the residential area fronting Ibstone Road would create a much more logical
boundary for the site, and ease its development. I appreciate the Council’s desire to retain as
much residential accommodation as possible, and that the previous owner of the site supported
the proposed change requiring replacement dwelling provision within the extended site area.
However, such an amendment may compromise the objective of creating a site with a more
regular shape that could be more efficiently developed in terms of land take, layout and design.
I consider these benefits would outweigh the loss of 4 dwellings, which would have a marginal
impact on District-wide housing numbers and could be replaced elsewhere. In my view it would
not be reasonable to compel existing residents who own their dwellings to move, but the
planning merits of making the best use of the site for employment purposes would be
significant advantage. These economic benefits may be a sufficient financial incentive to
overcome the stated opposition to the allocation.
RECOMMENDATIONS
q

E/3/2

Modify the plan by including the additional land shown on PIC4/4 within the
business park allocation, but deleting the requirement in the explanatory text for
replacement residential accommodation.

E4: EMPLOYMENT AREAS

The Objections
0379/42
0408/23

Sport England
Ercol Furniture Ltd
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0524/14
0608/14
0669/2
0947/5
1338/5
1780/5

Thames Valley Chamber
G W Deeley Ltd
B & Q Plc
Kier Ventures Ltd
Pimms Action Group
Mr & Mrs A J Garner

Summary of Objections
(a) Policy should be amended to allow for provision of sports and recreational facilities close to
business and retail areas and to prevent loss of existing facilities.
(b) Policy should clarify what is meant by ‘employment generating uses’, and prevent change of
use to anything other than B1, B2 and B8 Use Classes.
(c) E4 does not recognise the employment generating benefits of other land uses nor afford
flexibility for other uses on employment land.
(d) Difficult to justify retention of employment land when unemployment in the District is so low.
Inspector's Reasoning and conclusions
4.4.1 The Council responded to this group of objections by referring to Structure Plan Policy
E5, which precludes re-use of employment sites outside Classes B1, B2 and B8 of the Use
Classes Order. However, the Structure Plan policy has been framed to allow for some variation
to accommodate local circumstances, provided that exceptions are put forward through the
Local Plan process. While it would be possible therefore to depart from the restrictive wording
of the Structure Plan policy, I consider the general state of the local economy does not justify
such action. Although unemployment was low at the time of the inquiry, I have concluded in
section 3.1 that continued losses of employment land on the same scale as those experienced
during the 1990s could jeopardise the future health of local businesses. I see a real need to
ensure that the best sites for general industry and warehousing, or larger scale Class B1
developments, are retained for existing local businesses or new firms seeking to locate in the
area.
4.4.2 I see no need to vary the policy to meet part of the Sports Council objection suggesting
the provision of recreational facilities as part of redevelopment of employment sites, since these
could be accommodated as ancillary uses in the normal course of granting planning permission
for new premises. Similarly the protection of existing important local facilities on large sites,
which accords with the thrust of emerging guidance in the 2001 draft of PPG17, could be dealt
with in the same way.
4.4.3 Some objectors seek flexibility to allow other uses such as car showrooms within
employment areas, in the manner of the policy in the previously adopted Local Plan. I think this
approach would weaken the broad thrust of the policy; which is endorsed in PPG4. Much of
the employment land in High Wycombe. Indeed, I consider the wording should be tightened in
the manner suggested by another objector to reflect more closely the clarity of the Structure
Plan policy.
RECOMMENDATIONS
q

E/4/1

Modify the policy to say:
‘THE DEVELOPMENT OF LAND FOR EMPLOYMENT GENERATIING USES
WILL BE PERMITTED ON SITES IDENTIFIED AS EMPLOYMENT AREAS ON
THE PROPOSALS MAP. ON SUCH SITES PLANNING PERMISSION WILL
NOT BE GRANTED FOR USES FALLING OUTSIDE CLASSES B1, B2 AND B8
OF THE USE CLASSES ORDER 1987.’
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E4: BUCKS FREE PRESS, GOMM ROAD, HIGH WYCOMBE

The Objections
0465/1

Bucks Free Press

PIC 4/5 Objections
0376/49
0524/29
1141/50
2120/3

Axa Equity and Law Life Assurance Society Plc
Thames Valley Chamber
Beazer Strategic Land
William Vere (Properties) Ltd

Summary of Objections
(a) This site is not suitable for continued employment generating uses and should be
reallocated for housing.
(b) Objections to the proposed deletion of the site for employment uses in PIC 4/5 on the
grounds that the site is suitable for continued employment use as offices. There is a
shortage of available employment land, particularly in accessible locations.
Inspector's Reasoning and conclusions
4.4.4 The Bucks Free Press objection has been conditionally withdrawn following the
allocation of the site for housing in accordance with PIC 4/5. I deal with the merits of the site for
housing in section 3.2.
4.4.5 The objectors to the PIC argue that the site is suitable for continued employment use,
despite some shortcomings. At the time of the inquiry, the site was occupied by the Bucks Free
Press as a production office for a number of newspapers. Printing had ceased at the works
several years previously, but the company planned to relocate the remaining part of the
business to offices in High Wycombe. The latest planning permission for redevelopment for
offices was granted in December 1999, indicating that the Council had no objection to
continued employment use. The Council accepted the argument of Bucks Free Press that it
would not be viable to implement this permission, principally because the rents likely to be
obtained would not match those at other premises with higher visibility, such as Kingsmead
Business Park, sited directly off London Road. This view was disputed at the inquiry by
objectors to the PICs, whose valuation witness pointed to improved rent levels at the Peregrine
Business Park, just beyond the railway line to the north. In general, evidence to the
Employment RTS showed that demand for good quality office premises in High Wycombe at
the time of the inquiry remained firm. I found the evidence of both valuers finely balanced.
Although the site had had an extant planning permission for office development since 1990, the
existing premises had been used by the Bucks Free Press since that time. To my mind it would
be surprising if redevelopment of the site with Class B1 premises proved unviable at this
location so close to the important commercial corridor of London Road.
4.4.6 The significant change in levels across the site presents some construction difficulties,
but it would also provide opportunities for an interesting development without necessarily
imposing undue extra costs. Although a Class B2 or B8 redevelopment is unrealistic, the site
has potential for some form of Class B1 scheme. In my view therefore, the arguments about
the viability of re-use for employment purposes are insufficient on their own to provide a clear
cut reason in support of residential allocation.
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4.4.7 Since then the employment land site to the south, has been redeveloped with affordable
housing. Bucks Free Press have argued that the site is no longer suitable for employment, due
to its proximity to these new dwellings. However, by definition a Class B1 use should be a
suitable neighbour for housing and changing the allocation of the site could not be justified on
this ground. Nonetheless, the premises are now the only commercial use on the east side of
Gomm Road, and comprise a discrete block standing apart from the mixture of retail, industrial
and commercial uses to the west. To the north the strong physical barrier of the railway line
separates the site and the isolated Peregrine Business Park and open countryside of the
Gomm valley.
4.4.8 In the absence of a common boundary with any other commercial premises, I consider
the release of one more employment site could be justified. The loss of the site would not
undermine the integrity of the area to the west of Gomm Road. In terms of the overall balance
of competing uses, the 1.8 ha site is a relatively small part of the total remaining employment
land. As I have indicated in my general discussion of employment demand and supply in
section 4.1, I disagree with the objectors that there is a severe shortage of land for such uses.
By contrast, I have concluded that the Plan has not identified enough housing land and
previously developed land within the urban area, such as Bucks Free Press, would be high on
a list of suitable sites. Following a period of significant losses of employment land which did not
lead to a corresponding fall in employment, I think the Council’s proposal to allow only modest
further releases is the right approach.
RECOMMENDATIONS
q

E/4/2

Modify the Plan in accordance with PIC 4/5

E4: EMPLOYMENT AREAS – COMPAIR, HIGH WYCOMBE

The Objections
0816/2

Invensys Plc

Summary of Objections
(a) Policy is too restrictive and inflexible with respect to allowing development other than
employment generating uses.
Inspector's Reasoning and conclusions
4.4.9 The CompAir site extends to 6.5ha of land located to the west of mainly residential
property fronting Hughenden Road. The site extends southwards from Hughenden Avenue for
over 300m to Bellfield Road, opposite the Safeway store and car park. Much of the site is
covered by a range of industrial buildings comprising the operational unit of CompAir Ltd, a
subsidiary company of the objectors specialising in the manufacture of compressed air
equipment. The western part of the site is an open car park, which is at a higher level than the
buildings on the southern end of the site, with access from the adjoining small modern industrial
estate to the north. The objectors seek policy amendments to Policy E4 and policies in the
Town centre chapter of the Plan to enable the redevelopment of the site with a mix of uses, to
be either employment generating uses or for employment generating uses with either
residential and/or non-food retail uses. I deal here with the composite objections, including
hose concerned with retail strategy and the Town centre.
Employment policy
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4.4.10 Much of the evidence concerning the need for employment land was covered in some
detail at the Employment RTS, and I have dealt with these arguments at sections 3.1 and 3.2
above. In summary, the objectors argued that High Wycombe had the potential to continue and
expand as a location for emerging businesses, for example in the information technology and
financial services sectors, and that the role of manufacturing would continue to reduce in
importance. Existing labour shortages within the District were likely to become more severe,
and the current jobs provided by CompAir were incidental to the sustained health of the
overheated local economy.
4.4.11 However, I agree with the Council’s argument that there is a need to retain a range of
employment sites. In this case the site is one of few located on the north side of the A40,
following employment land losses such as G-Plan in recent years. The site is in an accessible
position with good public transport, to the town centre (4 buses per hour along Hughenden
Avenue). The site has a regular shape and its location of site towards the bottom of the valley
means that changes in level are minimal compared with many other locations in the town. It
would be suitable for the provision of a single unit or units big enough to accommodate a large
company, if required. Give these advantages I find no reason to question that it would prove an
attractive site for potential employers, given market conditions at the time of the inquiry. The
loss of the site could lead to pressure for non-employment development on the adjoining De La
Rue site to the north, which would be hard to resist. In that event the whole employment area
would be seriously undermined, creating an imbalance between the north and south sides of
town. This could have particularly adverse consequences for travel patterns and add to
congestion in the town at rush hours, which is already severe. does slope to the south has the
advantages of site was
4.4.12 At the time of the inquiry about 314 people were employed at the site, a significant
reduction in the 2000 or so workers in the 1950s. The objectors’ witness stated that there was
some doubt over the future of the plant, because the air compressor group had been
earmarked for sale. However, if the current operations can only be sustained on part of the
site by housing and/or retail development on the remainder, I consider it would be preferable to
allow the whole site to be redeveloped for employment use. The redevelopment for general
manufacturing use or a business park at his location would clearly comply with government
policy in PPG4 and PPG13 and Policy RE5 of RG9 in favour of employment uses in
sustainable locations, and to encourage the intensification of use on existing sites.
Retail policy
4.4.13 I deal with a number of objections concerning the level and location of retail warehouse
provision in Chapter 5 of my report. I concluded that the Plan proposals for such development
at the Lilys Walk and Wycombe Marsh sites were soundly based and would meet the retail
needs of High Wycombe for the duration of the Plan period. Although Wycombe Marsh is an
out-of-centre site, it is located on a key public transport corridor and the proposals for mixeduse redevelopment, including retail, would have very substantial urban regeneration benefits.
The objectors did not submit any evidence to indicate that more retail floorspace should be
provided than the Council’s projections.
4.4.14 The objectors argued that the site was ‘edge-of-centre’ in retail policy terms. They
referred to an appeal decision in 1998 concerning the a retail warehouse proposal for the
Tannery Road site, in comparison to which this objection site was mentioned favourably. As
the inspector noted, it lies about 400m or so from the railway bridge that marks the start of the
town centre. He did not agree that the site was a true edge-of-centre site in terms of the
definition of PPG 6. As I found myself, the walk is neither direct nor particularly pleasant,
because it involves crossing busy main roads, the Safeway car park and underneath the
railway arches. These form a significant physical and psychological barrier, preventing any
view of the site from the town centre. The CompAir site is further from the centre than the
Safeway store, which does not appear to generate many pedestrian movements, especially to
the primary shopping area, some 700m away.
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4.4.15 In these circumstances I consider that the site is not sequentially preferable to the Lilys
Walk site, which is at an edge-of-centre location. Both CompAir and Wycombe Marsh are outof-centre sites the relative distances to the town centre mean little in terms of the sequential
test and the advantages and constraints of both sites need to be compared. As well as
regenerative benefits, the Wycombe Marsh site is near some other non-food retail outlets,
including the proposals for the Citygrove site, providing the opportunity for linked trips. I
consider these strong planning benefits outweigh any advantages of the closer position of
CompAir to the town centre. This finding accords with the comparative retail site analysis
carried out for the Council by Chestertons, which was done when Lilys Walk was not available
for development.
Housing proposals
4.4.16 As developed land the site would accord with the sequential test for new residential
development in PPG3. It lies within Zone 3 on the Public Transport Accessibility Map
(Appendix 9 of the Plan). Apart from Safeway, a number of local shops are within easy walk
and there are a variety of employment opportunities nearby. I have no doubt that other issues
such as the provision of suitable safe access, dealing with contamination, integration with
existing communities could be resolved satisfactorily. However, if part of he site were retained
by CompAir the proximity of new housing to an existing general use is likely to prove a
significant constraint on development. Much more fundamentally however, the need to retain
good employment land is in my view an overriding planning objection to the allocation of part of
the site for mixed-use including housing.
RECOMMENDATIONS
q

E/4/3

No modification

E4: EMPLOYMENT AREAS – DE LA RUE, HIGH WYCOMBE

The Objections
0364/1

De La Rue Plc

Summary of Objections
(b) Policy is too restrictive and inflexible with respect to allowing development other than
employment generating uses. Site should be deleted from E4 and promoted for
comprehensive redevelopment.
Inspector's Reasoning and conclusions
4.4.17 De La Rue occupy an elongated site alongside the Hughenden stream to the south of
Coates Lane, and also use a smaller area adjacent to Hughenden Manor on the opposite side
of the road as a car park. The group of linked buildings on the main area of the site has been
constructed at high density over many years. The company argues that the shape of the site
hampers efficient manufacturing operation. Although the main industrial building contains
particular fixed plant associated with the business of security printing, most of the structures are
nearing the end of their useful life. Despite the good condition of more modern office buildings
near the Coates Lane frontage, the company considers therefore that new premises are likely
to be required before the end of the Plan period. I appreciate that some aspects of the current
business, such as the need for security and a very clean printing environment, would prevent
continued operation while refurbishment on site takes place. This could lead to relocation
elsewhere, funded by redevelopment of the Coates Lane site. However, it is not the function of
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the Local Plan process system to secure the highest value for any particular site on
redevelopment to encourage an existing employer to remain in the High Wycombe urban area.
In any event, if relatively large sites such as this were to be lost to employment, over time the
potential for relocation would be lost.
4.4.18 The objector argues that the proposed employment allocation on the proposals Map,
subject to Policy E4, would remove any flexibility in any proposals for the potential
redevelopment of the site with other uses such as retail and/or residential. Within the High
Wycombe urban area the Plan designates employment areas totalling 143 ha. As I discuss in
section 4.1, I am in broad agreement with the Council’s approach to the management of
employment land. I have noted the significant losses of employment sites to other uses
throughout the 1990s. Despite some evidence during the inquiry of overheating in the local
economy, I consider there is a need to protect the best sites for general employment use to
sustain a varied economic base in the District, and particularly in the largest employment area,
High Wycombe.
4.4.19 In this case I accept that the objection site may be suitable for a mixed-use
development, possibly incorporating residential use, as the objectors claim. The land adjoins
an attractive area of parkland owned and managed by the National Trust and is surround by
housing to the east and north-west. It also lies within accessibility zone 3, reasonably close to
the town centre, but not within easy walking distance. However, these advantages also make it
suitable for continued employment use, particularly with good quality, campus-style business
buildings. Although I have identified a shortfall in housing provision, this could be met
elsewhere. I can understand the Council’s concern that if housing were agreed on part of the
site, the employment identity of the site would be lost and the potentially higher residential
value of the land would lead to pressure for further employment loss.
4.4.20 The same could not be said if the site were to be lost to employment. Together with the
adjoining land to the south occupied by Compair, the site forms a locally important focus for
industrial employment on the north side of High Wycombe. Although commuting patterns to
employment uses are difficult to ascertain with surety, the Council’s point that this area is the
only source of industrial jobs on the north side of the town carries some weight. There are no
other employment areas of similar size so close to the town centre, with all its facilities and
public transport links. There is no evidence that continuation of the established industrial use
next to housing areas has caused significant problems in the past. Although part residential
development would secure an improvement in the appearance of the site, the same could also
be expected of a new commercial development such as the business park mooted by the
Council. The mixed use nature of the area as a whole may also be lost if substantial parts of
the site were lost to retail and/or housing.
4.4.21 Although I accept the objectors’ point that the Plan should allocate some more land for
housing, provision can be made elsewhere, not at the expense of scarce good-quality
employment land. The sustainability benefits of brownfield redevelopment would apply equally
to the provision of modern employment premises as to new housing.
RECOMMENDATIONS
q

E/4/4

No modification
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E4: EMPLOYMENT AREAS – FORMER SEWAGE WORKS, MARLOW

The Objections
0840/50
Marlow and District Chamber of Trade & Commerce
Summary of Objections
(a) Suggest RT6 site and land adjoining it next to Marlow as a new employment area.
Inspector's Reasoning and conclusions
4.4.22 This objection has been overtaken by events, as a hotel is currently under construction
at this site, in accordance with Policy RT12 of the adopted Wycombe District Local Plan. Other
objections regarding a park and ride site and leisure uses are dealt with elsewhere in the report
(see sections 7.17 and12.19).
RECOMMENDATION
q

E/4/5

No modification

E4: LAND BETWEEN HUNTS HILL & LEFLAIVE CENTRE, NAPHILL (AS82)

The Objections
1695/5

Mr A Rush

Summary of Objections
(a) Site should be allocated for either residential or commercial development.
Inspector's Reasoning and conclusions
4.4.23 The objection site comprises a small parcel of paddock immediately west of the Le
Flaive Business centre at Naphill, within the green belt and the AONB. The business centre
was created by converting some former agricultural buildings into what the objector describes,
with some justification, as a small industrial estate. The conversion scheme was allowed on
appeal, reflecting government policy in PPGs 2 and 7 for the re-use of structurally sound
buildings. This policy does not allow for the significant extension of existing buildings and
seeks to retain a rural appearance to the land in which they are set. While this rustic character
has been eroded by the conversion, there is no justification for removing the green belt
designation of the adjoining land. Further building would increase the suburban nature of this
part of the AONB, to its detriment, and would fail to preserve the natural beauty of the
countryside, in conflict with the guidance in PPG7.
4.4.24 The green belt boundary follows a clearly defined hedgerow along the rear boundary of
houses in Hunts Hill Lane, which, contrary to the objector’s assertion, remains a defensible line
on the ground. A change in the green belt boundary would allow more development to
encroach into the countryside, contrary to one of the main objectives of the established policy.
The conversion of the buildings since the last Local Plan inspector’s report in no way changes
the basic thrust of this policy.
4.4.25 Paragraph 68 of PPG3 advises that there may be occasion to review tightly-drawn
green belt boundaries where to do so would be a more sustainable development option.
However, those circumstances do not apply in his case, because there are other parcels of
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safeguarded land around the High Wycombe urban area which lie outside the green belt. In
any event this site lies within Accessibility Zone 5, some distance from a range of facilities, and
cannot be considered a particularly sustainable option.
RECOMMENDATIONS
q

E/4/6

No modification

E4: EMPLOYMENT AREAS – HYPNOS SITE, PRINCES RISBOROUGH (AS47)

The Objections
0580/1
Hypnos Ltd
Summary of Objections
(a) This site is not suitable for continued employment generating uses.
Inspector's Reasoning and conclusions
4.4.26 The objectors argue that changing patterns of economic activity in the District justify
some releases of employment land to make a positive contribution towards meeting housing
requirements. They seek a mixed use redevelopment of the site incorporating Class B1 office
and residential. In support, they refer to government guidance in ‘Tapping the potential –
Assessing Urban Capacity’, which states that over-allocation of employment land is a wasted
resource. However, as I discuss in section 4.1 above, I consider that Wycombe District is not in
such a position of oversupply. Factors such as the switch from manufacturing to service
employment and changes in employee density have resulted in continuing strong demand for
labour, despite significant losses of employment land over the last decade. Nevertheless, I
consider that further erosion of the land available to support local businesses could jeopardise
the healthy local economy. The substantial drop in the level of manufacturing employment over
the last 20 years, from roughly 40% to 20% of the workforce, has reduced the scope for what
the Council calls ‘spaceless growth’. I consider there is a real need to protect the best
employment sites to maintain some diversity in the local economic base, in order to provide a
variety of local employment opportunities. Although such a policy may have minimal effect on
complex commuting patterns, it may help to stem the ever-increasing numbers and length of
journeys to work.
4.4.27 The objection site is of particular importance, as together with the Whiteleaf Furniture
site, which was vacant at the time of the inquiry, it forms one of just three focal points for
employment in Princes Risborough. The development of the Princes Estate, to the south east
of the railway line, replaces a long-established previous employer. The town is to experience a
considerable housing expansion through the development of Park Mill Farm, and the loss (even
partial) of an employment site would disrupt the balance of uses in the town. The site lies in a
position highly accessible by public transport, next to the railway station, which is also the
terminus for a number of bus routes.
4.4.28
The objectors consider a number of advantages would accrue if the site were to be
redeveloped in the manner proposed.
These include: better buildings and general
environmental improvement; broader employment base locally; more housing near employment
opportunities and public transport facilities; reduced traffic problems. I saw that the existing
factory buildings are dated and ill suited to modern needs, having been constructed at a high
density with little off street space for manoeuvring or parking delivery vehicles. Demolition of
the utilitarian structures would undoubtedly improve the appearance of the locality, but this
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could equally be achieved by a new employment development. At present the use of narrow
streets and confined spaces within the site by large HGVs creates problems for other users, but
these are likely to diminish on any redevelopment.
4.4.29 In conclusion therefore, I consider the objectors have put forward no strong arguments
to outweigh the need to retain this useful employment site in a sustainable location in a town
with little scope for more employment generating development within the urban area.
RECOMMENDATIONS
q

E/4/7

No modification

E4: LAND OFF GOMM ROAD/TANNERY ROAD (AS86)
The Objections
1388/11

Ravenseft Industrial Estates Ltd

Summary of Objections
(a) Objection to the blanket nature of this policy; exceptions should be permissible and
appropriate criteria set out.
Inspector's Reasoning and conclusions
4.4.30 In dealing with objections to the general principle of this policy, I have concluded that
there is a need to protect the best land for general industrial and commercial uses, in order to
provide a broad employment base in the District. Although this site lies adjacent to two sites
currently in retail use (B&Q and Halfords), it remains a good employment site in terms of
accessibility to public transport along the London Road corridor. Despite the Gomm Place
housing development and the residential allocation and granting of planning permission of
Bucks Free Press on the opposite side of Gomm Road, Its coherence as a single discrete
employment area remains. To allow any erosion of the area would seriously undermine its
employment function. I note that a previous Inspector concluded in an appeal decision that the
removal of the industrial and warehouse buildings on the site would conflict with the objectives
of Policy E3 of the Structure Plan.
4.4.31 As explained in section 5.2 of the report, any needs for further retail warehousing
development have been catered for on other sites allocated in the Plan.
RECOMMENDATIONS
q

E/4/8

No modification

E4: EMPLOYMENT AREAS – LANE END ROAD, SANDS

The Objections
0010/2

Banner Homes
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Summary of Objections
(a) The 4ha area of Safeguarded Land at Lane End Road, Sands should be designated as a
business park or employment land.
Inspector's Reasoning and conclusions
4.4.32 I have dealt with the substance of this objection in section 4.2 above.
RECOMMENDATIONS
q

E/4/9

No change

E4: EMPLOYMENT AREAS – WESSEX ROAD INDUSTRIAL ESTATE, BOURNE END

The Objections
0607/1

Glen House Estates

Summary of Objections
(a) Land to the east of Wessex Road industrial area should be included as an employment
area.
Inspector's Reasoning and conclusions
4.4.33 The Bourne End and Wooburn Green area has been successfully developed with new
employment premises in recent years, such as the Mercury Centre and Bourne End business
Centre. However, as I have already said, I see no real need for general expansion of
employment in the District as a whole.
4.4.34 The proposed site would be a relatively small addition to the existing industrial estate at
Bourne End. It would not meet the need for new growth in the high technology sector. In any
event the site lies in the green belt, which is subject to the long established principle that its
boundaries should not be changed except in very special circumstances. The land performs a
valuable role in separating Bourne End from the Hawkes Hill/Harvest Hill area and the
proposed allocation would encroach upon open countryside. Its development would undermine
another of the main purposes of the green belt, that of encouraging urban regeneration by
resisting pressure for ‘greenfield’ expansion.
RECOMMENDATIONS
q

E/4/10

No modification

E6: BADLY SITED USERS

The Objections
0137/3
0179/1

The High Wycombe Society
Mr J Harding
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Summary of Objections
(a) Objection to the nine sites in High Wycombe, Hazlemere and Wycombe Marsh that are
listed as Badly Sited Users. Nuisance may be as a result of mismanagement and
enforcement would be preferable to closing the site down.
(b) Objection to the identification of the three sites in Stokenchurch (n,o & p) as Badly Sited
Users. Due to loss of employment in Stokenchurch in recent years, no further loss of
employment land should be allowed.
Inspector's Reasoning and conclusions
4.6.1 The Proposals Maps identify a number of badly sited users, which the LPA would prefer
to be the subject of redevelopment, rather than consolidation. The list of these sites has
evolved following an initial selection process in the 1980s, taking into account the nature of the
activities and past records of the incidence and type of complaints made to Environmental
Health Officers or to the Planning Department. From inspection, all the sites appear close to
residential property and I have no evidence to contradict the LPA’s point that they cause
significant problems. The Council also say that almost all these uses were established before
1947 and therefore do not need, or have, planning permission to continue.
4.6.2 Government policy in PPG1 and PPG4 and Policy RE4 of RPG9 supports mixed-use
development patterns and the need to accommodate small businesses. This is tempered by
other policies to protect the environment and to provide adequate living conditions for all
residents. A balance has to be struck between these competing objectives, which this policy
seeks to achieve, in combination with Policy E5 (permissive of employment development on
other scattered employment sites). The policy does not therefore adopt a blanket approach,
but with Policy E5 reaches a reasonable compromise by seeking to achieve the benefits of a
more sustainable mix of uses while removing over time the problems created by the worst
cases. I accept the Council’s point that the review of all potential sites was carried out
thoroughly in the 1980s and the list has been kept up to date with regard to redevelopment and
logging of complaints. Even though the nuisance from such uses may be caused by bad
management, in most instances they are immune from enforcement action and the only remedy
for environmental problems is redevelopment.
4.6.3 The Council refer to a long history of complaints about the three sites in Stokenchurch,
which is not contradicted by the objector. From external inspection, two lie very close to
residential property, where considerable noise could be expected to continue causing
disturbance to adjoining occupants. The third, at Park Lane, abuts gardens on 21/ 2 sides, and
is served by a narrow carriageway. For a settlement of its size, Stokenchurch is relatively wellprovided with employment opportunities, to be supplemented by further development at Beacon
Heights and Stockwells Yard.
RECOMMENDATIONS
q

E/6/1

Modify the Plan in accordance with PIC4/7

E6: BADLY SITED USERS - HIGH HEAVENS (AS41)

The Objections
1279/6

Mr David Coe
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Summary of Objections
(a) The scrap car business adjacent to the former High Heavens Waste Disposal site should be
designated as a Badly Sited User in the light of the closure and restoration of the waste
disposal site to agriculture/forestry.
Inspector's Reasoning and conclusions
4.6.4

The site adjoining High Heavens has a certificate for lawful use as a vehicle scrapyard.
The site lies in open countryside designated as green belt and AONB, some distance
from the nearest residential property. It does not therefore create the same problems of
noise disturbance as the other designated sites.

4.6.5

I accept the objector’s point that the stacked cars create an unattractive appearance
which significantly detracts from the natural beauty of the AONB.
Despite the
economic difficulties experienced by scrap operators to which he refers, the objector’s
suggested re-use as agriculture or forestry is unlikely to be viable, especially on a
relatively small site. Any redevelopment for housing, on a site used for open storage
without building cover, would conflict with green belt policy. The site may be unsuitable
for any building due to the proximity of landfill gas, given the proximity of the electricity
plant powered by such gas.

4.6.6

I note that no firm decision has been taken concerning any expansion of the existing
waste transfer depot, which would have no impact on the re-use of the site for
agriculture or forestry in any event.

RECOMMENDATIONS
q

E/6/2

No modification

E6: BADLY SITED USERS - HOPKINS YARD, VALLEY ROAD, HUGHENDEN VALLEY

The Objections
0543/6

Richard Pushman

Summary of Objections
(a) Site should be identified as a Badly Sited User.
Inspector's Reasoning and conclusions
4.6.7 Site provides the only source of non-service employment in the village. Some
complaints about activities outside the building on the site, but not serious, according to the
Council.
RECOMMENDATIONS
q

E/6/3

No modification

E6: BADLY SITED USERS – REAR OF 16 MARLOW ROAD, STOKENCHURCH (AS103)
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The Objections
0221/1

Mr B J Lawrence

Summary of Objections
(b) Site should be identified as a Badly Sited User.
Inspector's Reasoning and conclusions
4.6.8 The site was part of a larger area used as a timber merchants. Following grant of
planning permission for housing, an application in 1993 for a certificate of lawful use as a
builders yard was refused and subsequently dismissed on appeal. Any use of the site for
business or employment generation would therefore require planning permission. It would not
be necessary to designate the site as a badly sited user since enforcement action could be
taken against any unauthorised use that created disturbance.
RECOMMENDATIONS
q

E/6/4

No change

E7: WYCOMBE MARSH PAPER MILL

The Objections
See Appendix 4C
PIC 4/8 Objections
See Appendix 4D
Summary of Objections
(a) Policy does not make best use of the site; should include less employment allocation and
greater residential provision.
(b) An over-intensification of the area between Daws Hill and Flackwell Heath.
(c) The site should be predominantly developed for business park/employment purposes rather
than housing.
(d) Concern about traffic generation from this site and its impact on local roads.
(e) Premature to consider this site until a traffic impact assessment of the development of all
four sites (Abbey Barn North, Abbey Barn South, Wycombe Marsh Sewage Treatment
Works and Wycombe Marsh Paper Mill) has been carried out.
(f) This is not a true brownfield site: it is not derelict but is in current use and not in need of
‘recycling’.
(g) Site should be reallocated under policy H2 for residential development.
(h) Policy is contrary to national, regional and structure plan policy relating to suitable locations
for retail warehouse development.
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(i) The site should be retained as a ‘green lung’. Bucks Car Panels should be retained as it is
important to the ecology of the area.
(j) No justification has been made for the need for employment land on this site.
(k) Site should provide at least 4ha of employment land.
(l) Insufficient provision is made for the retail element of the scheme. The policy should allow
for greater flexibility in terms of the other proposed uses.
(m) Objection to the increased housing allocation in PIC 4/8.
Inspector's Reasoning and conclusions
4.7.1 I have dealt with other objections to the allocations at Wycombe Marsh extensively in
section 3.5 above. I supported the principle of the mixed-use development of the site, which
accords with the broad thrust of government policy to provide for a range of needs at a
sustainable location close to good public transport, thus helping to reduce car travel. I am
satisfied that the proposals set out in the Development Principles (Appendix 2 of the Plan)
provide for adequate new infrastructure to address concerns about the capacity of the road
network in the Eastern Sector of High Wycombe, and the London road corridor in particular.
4.7.2 As I have indicated in Section 4.1 and 4.2 above, I consider the Plan will safeguard
roughly the correct amount of land to achieve the correct balance between meeting reasonable
employment needs and preventing ‘overheating’ of the local economy. To increase the
proportion of employment land would reduce the area of other uses, which are equally
desirable. The inclusion of the Bucks Car Panels site would enable a comprehensive
development of the modified site, as shown on PIC M/11, but is not essential. Any ecological
features, for example along the river bank, could be retained as part of a landscaping scheme.
4.7.3 Retail issues are covered in Section 5 of the report. The area of land for retailing is
justified by the need for enabling development to offset the costs of relocating the sewage
works and the lack of any suitable edge-of-centre site.
RECOMMENDATIONS
q

E/7/1

No change

E8: THE PRINCES ESTATE, PRINCES RISBOROUGH

The Objections
0037/2
0080/2
0087/3
0124/2
0158/17
0377/1
0513/2
520/2
0528/2
0601/2
0632/2
0647/2
0650/2

Mrs E MacFarlane
Bernard Andrew Hill
Council for the Protection of Rural England
G A Davies
High Wycombe and Marlow Green Party
Chiltern Railways
Mark Scales
R F H & E D M Martin
David Liddington MP
Gordon MacDonald
Annette Martin
Mrs Frances Dunn
David Marshall Dunn
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0791/2
0802/3
0836/3
0929/4
0933/2
0968/2
1019/3
1060/2
1091/2
1153/2
1187/2
1619/2
1669/2
1669/3
1762/2
1779/5
1808/2
1898/2
1922/2
2025/2
2104/2
2112/2

Dr A J MacFarlane
D L Morris
S Baker
Paul Turner
Mr T B Skilbeck
Mrs S J Rogers
David Rhodes
Hugh McGarel-Groves
Jane McGarel Groves
Mr & Mrs B Hunter
Francis Gomme
Hilda Kaye
Mrs W P Marr
Mrs W P Marr
Roger Buntin
Frederick Harrold
Risborough Area Residents Association
Princes Risborough Area Heritage Society
Mr D G Marr
Mr P Oates
Miss A W Marr
Susan Ann Hill

PIC 4/9 Objections
0408/31

Ercol Furniture Ltd

Summary of Objections
(a) The site is not suitable purely for industrial use and should be a mixed development of
industrial units and residential, particularly low cost housing for local needs.
(b) Further commercial premises are unnecessary to meet local needs.
(c) Concerns about extra traffic causing nuisance, danger and congestion and leading to
further parking problems in the town at peak times.
(d) An area of the Princes Estate, adjacent to the west side of the Railway Station, ought to be
designated as a future station car park. A rail branch into the site should be a priority,
although the cost of linking the Estate to the railway station should not fall on developers.
(e) The site is better suited to housing rather than business development.
(f) There are no specific policies relating to improvements to infrastructure around the Estate.
(g) Policy lacks adequate information about specific detail of proposed development of the site.
(h) Commercial development would be out of keeping with and detrimental to Horsenden
Conservation Area.
(i) The policy should make provision for small units on this site.
Inspector's Reasoning and conclusions
4.8.1 Following the granting of outline planning permission in 1999 for the redevelopment of
the former Building Research Station with a mix of Class B1, B2 and B8 buildings up to a
maximum of 28,512 sq m, many of the objections have been overtaken by events. The site has
been purchased by Ercol, in order that the company can relocate from its factory in High
Wycombe to a new building with a floorspace of 14,750 sq m, under construction in the Autumn
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of 2001. The continued employment use of this land, located in a sustainable position close to
the station, will provide a better balance between homes and jobs, particularly when Park Mill
Farm is developed, and would help to minimise out-commuting from Princes Risborough.
4.8.2 I agree with the Council that the time when a mixed use development on the site, with
housing on the part not occupied by Ercol, has passed. One of the principal reasons behind
the firm’s move from High Wycombe was to stop noise from factory operations disturbing
nearby residents. To re-introduce the similar potential for incompatibility between Class B2 and
residential uses would be poor planning. In the same vein, the potential traffic implications of
the redevelopment would have been assessed in detail at planning application stage.
4.8.3 The only remaining function of the policy is to regulate proposals for the development of
the rest of the site. One would not normally expect however matters such as infrastructure
provision or detailed design to be covered by a local plan policy. The development scheme
could include the extra car parking for the station and a new footbridge, if some variation in the
approved planning proposal is put forward. The proposed change suggesting the new bridge
does not specify the precise mechanism for funding the structure, which would be a matter for
negotiation between the parties involved. I consider it is appropriate for the Plan to outline such
key development principles, which have a realistic chance of implementation, in the interests of
good planning. However, the wording of the policy could be construed to imply that the
developer of the site should meet the costs of building the bridge in full, rather than facilitate its
construction. I recommend modifications to the wording of the policy and the explanatory text
to explain the Council’s intention.
4.8.4 The objection in principle to industrial development on grounds of proximity to the
Horsenden Conservation Area is one of those overtaken by events. I note the Council’s
comments about the effect of the permitted building on its surroundings. I consider the policy
wording properly reflects national policy and would ensure that any changes to the approved
scheme would protect conservation area interests adequately.

RECOMMENDATIONS
q

E/8/1

Modify the plan in accordance with PIC 4/9

q

E/8/2

Modify the last sentence of the policy to read:
‘NEW DEVELOPMENT SHOULD BE IN ACCORDANCE WITH POLICY E4
AND SHOULD PROVIDE SATISFACTORY ACCESS AND PARKING
ARRANGEMENTS IN ACCORDANCE WITH POLICY T1 AND APPENDIX 10
AND ALLOW FOR A PEDESTRIAN LINK TO PRINCES RISBOROUGH
RAILWAY STATION.’

E9: STOCKWELLS TIMBER YARD, IBSTONE ROAD, STOKENCHURCH

The Objections
0228/8
0432/2
0712/2

Thames Valley Chamber of Commerce & Industry – Wycombe & South Bucks
Area
Oxfordshire County Council
South Oxfordshire District Council

Summary of Objections
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(a) Objection to the allocation of so much of the site to small B1 units.
(b) Policy should be amended to make provision for a park and ride facility on part of the site.
Inspector's Reasoning and conclusions
4.9.1 National and regional policy in para 6 of PPG4 and RPG9 supports the Council’s
position that the Plan should provide for range of employment types, including small unit
schemes necessary for the development of start-up businesses. I note that the Council has
promoted an Enterprise Centre at the Cressex Business Park in High Wycombe, where there
has been a successful take-up of small units on flexible leases, with shared support services.
Demand for such units may be less strong at different location outside the main village
envelope, with relatively poor accessibility to public transport services. However, the previous
use of the site as a timber yard and its location adjacent to a business park proposal and close
to junction 5 of the M40, together with the shortage of new potential employment sites in the
District generally, weigh in favour of the allocation. The policy would allow a range of units for
different uses to be built, including a minimum of 60% floorspace for Class B2 and/or B8 uses.
If this objection site is to be developed independently of the adjoining business park proposal, I
expect the Plan allocations to allow a good mix of employment uses. I consider therefore on
balance that the designation of a site for development of similar-sized premises, or ‘second
stage’ follow up units, would be a worthwhile element in the Council’s employment strategy.
4.9.2 I deal with the objection that the site (or part of it) should be reserved as a park and ride
location in section 7.17 below.
I consider the potential of the site for employment use
outweighs the very doubtful potential of the site as a park and ride location (see section 7.17.5).
RECOMMENDATIONS
q

E/9/1

No change

E10: HOME WORKING

The Objections
1688/3

Matthew Homes Ltd

Summary of Objections
(a) Policy fails to make provision for the creation of purpose designed developments for
homeworking. Suggest land at Smoky Row, Great Kimble be so allocated.
Inspector's Reasoning and conclusions
4.10.1 The objectors argue that the site would be a suitable location for a new residential
development with provision for homeworking. I deal with the merits of the housing proposal in
section 3.2. Policy E10 is intended to reflect a positive attitude to working at home, in line with
the broad thrust of government guidance in PPG1, but to allow reasonable safeguards to be
applied to protect residential amenity. This complies with the advice in PPG4, which does not
advocate the development of new home/work units in unsustainable countryside locations like
the objection site. I agree with the Council that to amend the policy to allow a more relaxed
approach to new dwellings designed for occupation by those working from home would
undermine the key objective of seeking a sustainable pattern of housing and employment
development. The objectors’ proposals could be applied to countless other rural sites
throughout the District, to the detriment of the physical environment and both national and
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strategic transportation objectives.

RECOMMENDATIONS
q

E/10/1

No modification

POLICY OMISSION

The Objections
0840/18

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) New mixed employment generating sites must be identified in and around Marlow, and an
appropriate policy included.
(b) There are no policies regarding employment generation, its mix and balance for Marlow.
Inspector's Reasoning and conclusions
4.11.1 The general strategic context for employment policy set out in the Structure Plan
identifies the High Wycombe urban area as a location for some employment development to
secure necessary economic restructuring. Policy E5 states that new sites for employment
generating development will not be allowed other than in accordance with other policies; these
do not allow for growth at Marlow. RPG9, which reiterates government policy to make the best
use of urban land, does not alter this basic position.
4.11.2 The Council point to evidence of vacant commercial property in the Marlow area as
evidence of a lack of need for the type of sites proposed. Vacancies at any one time may be
untypical of a long-term picture and there is no evidence of sites remaining undeveloped for
long periods. However, while the balance of employment in the town may have changed,
reflecting national trends, the low level of unemployment is indicative of a generally thriving
local economy. To allocate new employment sites outside the town would conflict with national
policy for the green belt and AONB, and the established sub-regional strategy.
RECOMMENDATIONS
q

E/11/1

No modification
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CHAPTER 5 – RETAILING

S0: POLICY FRAMEWORK

The Objections
0943/1
1388/4
1007/1

Somerfield Stores Limited
Ravenseft Industrial Estates Limited
Citygrove Leisure PLC & Thames Water PLC

PIC 5/2 Objections
0509/9
2136/4

Lattice Property (Formerly BG Property)
Thames Water (Property Division)

Summary of Objections
(a)

Retail hierarchy needs to be more clearly defined to focus development, with
particular reference to local district centres.

(b)

Findings of ‘District Wide Town Centre and Retail Policy Review’ have not been the
subject of proper debate.

(c)

Floorspace projections relating to Wycombe Marsh (Table 3) underestimate scope.
Figure imposes premature restriction, which would normally be reserved for the
development control process.

(d)

Floorspace projections relating to Lily’s Walk (Table 3) do not recognise a clear
locational preference for Lily’s Walk to be supported in advance of Wycombe Marsh.

Inspector's Reasoning and Conclusions
5.0.1 The retail hierarchy is the subject of PIC 5/1 which more closely identifies a 3-tier
system of sub-regional, district and local district shopping centres. The first two levels reflect
Policy S2 of the adopted structure plan, whilst the third level is locally-determined as required
by the same policy. The five local district centres are listed in paragraph 5.39 and are now
intended to be shown on the Proposals Map. The five centres in question appear, on
inspection, adequately to perform their intended retailing and service functions. The proposed
change is accordingly endorsed and would appear to meet the relevant objection. The
selection of local centres goes somewhat beyond simple retailing considerations. PPG13 in its
most recent revision urges local authorities to: “…reinforce the existing role of town, district
and local centres” (paragraph 36) and to “focus….jobs, shopping, leisure (facilities)…in or near
to local service centres” (paragraph 40).
5.0.2 The intentions of PPG6 and PPG13 are clear as regards the need for identification and
protection of the area’s overall shopping hierarchy. It is accordingly a little anomalous that
certain quite sizeable urbanised areas, such as Stokenchurch and Lane End, are excluded
from the defined hierarchy. Loudwater is a special case which will be considered later. The
two centres that have just been cited are indeed not especially accessible by public transport.
However, the thrust of PPG13 advice is not only to advocate multi-modal accessibility but also
accessibility by non-motorised modes and, significantly, the reduction in journey lengths and
travel distance by all modes. It is true that community facilities, including individual shops, are
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the subject of some protection under Policy CF1. Whether this is adequate to meet the
apparent gap in policy protection will be discussed in the context of Chapter 13 (Community
Facilities).
5.0.3 The District-Wide Town Centre & Retail Policy Review (CD/K/2) is a background study
document which the LPA rely on to justify the shopping provisions of the Local Plan. It is hard
to see how or why its various recommendations should be the subject of particular public
scrutiny or debate. The relevant advice of PPG6 is to engage the interest and participation of
the private sector in the overall preparation of statutory local plans. However, the way in which
this is best done is through the procedures specified for the drafting, deposit and adoption of
plans. The opportunity then presents itself for objecting to the plan’s provisions, including the
assumptions made in its preparation. The evidence of the various pre-inquiry changes to
Chapter 5 of the Local Plan suggests that the LPA have indeed had regard to many of the
views expressed by the various objectors to both shopping policies, retail floorspace and land
allocations.
5.0.4 The former Table 3 floorspace projections and allocations were proposed for updating
by PIC 5/2 and are now proposed for deletion by FPIC 5/11. The present intention is to use
the methodology used by the 1997 Study (see above) to generate projected floorspace needs
against which individual applications will be assessed. The preferred locations are specified in
the various Chapter 5 and 6 land allocations and an overall criterion-based policy for new retail
development is set out in Policy S1, the criteria being respectively locational (i-iii) and
quantitative (a-d) in character. This general approach is the subject of objection under the
heading of Policy S1 and will be later considered. Equally, the choice of retail land allocation is
the subject of objection which will also be considered later in the report. For the present, the
objections relating to the level of floorspace provision at Wycombe Marsh and Lily’s Walk are
met by the effect of FPIC 5/11 which is endorsed.
RECOMMENDATION
SH00/1

No modification.

S1: NEW RETAI L DEVELOPMENT

The Objections
0173/6
0379/40
0424/1
0669/1
0705/1
0816/3
0874/6
0943/2
0947/2
1004/4
1007/4
1210/1
1388/2

W J Whitehead
Sport England
Marks & Spencer
B&Q plc
Mr Paul Wagstaff
Invensys plc
National Farmers Union
Somerfield Stores Limited
Kier Ventures Limited
Tesco Stores Limited
Citygrove Leisure plc and Thames Water plc
Sainsbury’s Supermarkets Limited
Ravenseft Industrial Estates Ltd
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Summary of Objections
(a)

Question justification for allocation of retail sites.

(b)

Object to reference to demonstration of need; no definition of need has been set out.

(c)

Policy is contrary to national, regional and Structure Plan policy and does not
adequately analyse the need for new development or allocate sufficient land.

(d)

Disagree with priority given to town centre locations over edge-of-centre locations.

(e)

Policy should refer to potential for providing sport and recreation as part of larger
office and retail developments.

(f)

Policy S1 fails to take account of Policy S2.

(g)

Delete or amend criterion (iii) relating to out-of-town.

(h)

Object to reference in (a) to impact on other sites allocated for retail development; in
line with PPG6 this should exclude out-of-town and include local district centres.
Consideration should be in the context of recent developments and outstanding
planning permissions.

(i)

Object to reference in (b) to loss of residential land; it should be amended to not
normally result in the loss of residential land.

(j)

Object to reference in (c) to loss of employment land; it does not recognise
employment generating benefits of land uses outside Use Classes B1, B2 & B8 and
prevents loss even where there is a demonstrated need.

(k)

Object to criterion (d) and requirement to minimise the number and length of car
journeys; would prevent acceptable farm shop development.

Inspector's Reasoning and Conclusions
5.1.1 The major additional retail allocations which have been made in the Local Plan mirror
the policy of the adopted structure plan. That is to say, Policy S2 of that plan requires that the
defined sub-regional and district centres in Wycombe District receive the bulk of additional
floorspace. Convenience shopping floorspace has been increased in High Wycombe and
Princes Risborough and is allocated in the Local Plan within the Western Sector development
(see Policy HW1) and in the centre of Marlow (see Policy M4). These last two allocations are
the subject of site-specific objections and will be considered later. Major comparison
floorspace is anticipated within the Western Sector (now a commitment rather than an
allocation), equating to between 65-70% of probable growth in Wycombe with the remainder of
the growth within the primary shopping areas as defined in the three town centres. Retail
warehousing is allocated on two sites in High Wycombe and will also be considered later.
5.1.2 Leaving aside site-specific objections (ie Tesco at High Wycombe and Waitrose at
Marlow), the available evidence shows that convenience retail expenditure available (within the
area studied by the LPA in 1997) is likely to be in slight decline by about 4.4%. However, the
expenditure share from the study area is likely slightly to increase from 57% to 60% over the
period 1996-2011. Together with a modest inflow increase from outside the study area, this
suggests an increase of some 1.6% in total expenditure. It appears therefore that a situation
of relative stability has been achieved where almost all of the existing or allocated convenience
floorspace is located within urban areas, if not actually all within town centres or on edge-ofcentre sites. The most recent (post-1996) food-stores have been located edge-of-centre
(Safeway at High Wycombe and Tesco at Princes Risborough) in contradistinction to edge of
urban sites at Handy Cross and Loudwater. In the light of this recent containment and
conformity with PPG6 advice, it would seem highly inadvisable to seek any relaxation of Policy
S1.
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5.1.3 The application of Policy S1, both as regards need and the sequential test of PPG6,
appears reasonable in the context of substantial town centre expansion, careful definition of
both primary and secondary shopping frontages and the allocation of specific sites for the
quantitative and qualitative expansion of convenience floorspace. The special case of retail
warehousing (Policy S2) will be considered later. The Local Plan requires all future retail
development to locate within specified or defined areas, unless a need for additional retail
floorspace within (undefined) edge-of-centre, urban fringe or out-of-town locations can be
demonstrated. No specific priority can or need be accorded to any such sites, given the advice
of PPG6 and subsequent Ministerial clarification of the subject. One area of substantial doubt
is the absence of definition of the extent to which Policy S1 applies. This matter was raised at
the inquiry and it would be helpful to define such an area within the confines of the existing
Town Centre Insets.
5.1.4 The present situation is a little anomalous in that the Town Centre Inset Maps define
areas somewhat larger than that to which Policy S1 should logically apply. As currently
drafted, Policy S1 imposes the PPG6 sequential test on all retail development that is not
proposed for sites other than (a) allocated sites (b) protected frontages and (c) local district
centres. This seems illogical, since it is clearly as desirable for any new shops to be steered
towards accessible locations within the three town centres as it is for them to locate within the
(as yet undefined) local district centres. The purpose of allocating sites (eg HW1) is to
accommodate the bulk of projected retailing expansion. That of defining Policy S3 and S4
frontages is not so much to steer retail development there but to safeguard their integrity of
function in the future. It would seem consistent with PPG6 advice and with structure plan
policies to define that part of the three town centres (well within the overall confines of the Inset
Maps) where retail development, generally consistent with Policy S1, would not need to satisfy
the sequential test.
5.1.5 Such a modification to Policy S1 is accordingly recommended. It may be helpful to
illustrate, by means of an extract from the High Wycombe Town Centre Inset, how such a
policy area might be defined in detail and in practice. This is not intended to be prescriptive
and the LPA will wish to determine the Policy S1 area. An additional useful feature of the
Town Centre Inset Maps might be to define the building curtilages, as distinct from the
shopping frontages, to which Policies S3 and S4 are intended to apply (see also the later
recommendations with respect to these Policies). The reason for so doing is to avoid
ambiguity and to introduce a degree of precision for the purposes of development control in
future. The two Policies are intended very largely to secure the primacy of shopping uses
along the respective frontages. However, there may well be composite proposals, especially
those involving listed buildings, where the whole of the affected planning unit or units may
need to be taken into account.
5.1.6 Policy S1 is flexible in the sense that it provides for both major shopping proposals, for
which the PPG6 sequential test is clearly necessary, and for smaller retailing schemes which
may emerge for unforeseen purposes and in at present unpredictable locations. It is right that
such currently unknown proposals should not encroach upon residential and employment land
allocations, in view of the stringency of supply. However, the unqualified embargo on retail
development involving any such land loss is perhaps too rigid. There may be future situations
where acceptable development (or redevelopment) may allow for the replacement of
residential or employment floorspace. This may occur because of the achievement of locally
higher residential or employment densities. An element of flexibility in the criteria (3)(a-d)
(modified numbering) used for assessing such retail proposals would be welcome. Criterion
(3)(d) might well be simplified to encourage multi-modal access and consequential social
inclusiveness and a reduction in private car use for shopping.
5.1.7 In the specific case of farm shop development, the LPA have chosen to cover the
matter in Chapter 8 of the Local Plan (see Policy C7 and related objections). This seems
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sensible, firstly because the extreme sensitivity of much of the rural part of Wycombe District
calls for very special policy consideration and, secondly, because the

DEFINITION
OF POLICY S3
AREA
BOUNDARY

DEFINITION
OF POLICY S4
AREA
BOUNDARY

DEFINITION
OF POLICY S1
AREA
BOUNDARY

subject area is bound up with the wider question of farm diversification and the adaptation of
rural buildings. Since a cross-reference has been inserted by PIC 5/3 at paragraph 5.19, it
would be logical to reflect this also in Policy S1 itself. The suggestion by Sport England
(0379/40) that the inclusion, in retail development, of sport and recreation facilities should be
referred to in Policy S1 cannot be supported. The reason is that there is no advice in PPG17
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to require such provision (unlike the case of recreational open space in residential
development). No doubt commercial and popular pressure will result in such spontaneous
provision, as indeed is already the case, but the content of Policy S1 will in no way prevent
such uses or activities in larger and more comprehensive development.
RECOMMENDATIONS
SH01/1

Modify the Plan as proposed in PICs 5/1, 5/2, 5/3 and 5/4.

SH01/2

Further modify Policy S1 to read:
POLICY S1
(1) RETAIL DEVELOPMENT IS ACCEPTABLE WITHIN THE DEFINED TOWN
CENTRE AREAS, PRIMARY AND SECONDARY SHOPPING FRONTAGES
AND LOCAL DISTRICT CENTRES AND WITHIN ANY OTHER SITES
ALLOCATED FOR SUCH USE AND DEFINED ON THE PROPOSALS MAP.
SUCH DEVELOPMENT MUST BE OF A SCALE, EXTENT AND CHARACTER
THAT COMPLEMENTS THE RETAIL FUNCTION OF EXISTING CENTRES.
(2)
ANY RETAIL PROPOSALS OUTSIDE THESE AREAS WILL ONLY BE
PERMITTED IF A DEMONSTRABLE NEED EXISTS FOR THE PARTICULAR
DEVELOPMENT WHICH SHOULD BE MET WITHIN THE DISTRICT AND
WHICH CANNOT BE LOCATED WITHIN THE ABOVE PREFERRED AREAS.
IN SUCH CASES, THE FOLLOWING LOCATIONAL PRIORITIES SHOULD BE
OBSERVED:
(a)
SITES WITHIN THE DEFINED TOWN CENTRES
WYCOMBE, MARLOW AND PRINCES RISBOROUGH; THEN,

OF

HIGH

(b)
WITHIN ADJACENT EDGE-OF-CENTRE LOCATIONS WHERE
ADDITIONAL DEVELOPMENT CAN BE WELL INTEGRATED WITH THE
EXISTING CENTRE; AND THEN,
(c)
OUT-OF-CENTRE LOCATIONS WITHIN THE DEFINED URBAN EDGE
OF HIGH WYCOMBE.
(3)
ALL RETAIL DEVELOPMENT PROPOSALS (OTHER THAN RURAL
ENTERPRISES AND FARM SHOPS) WILL ONLY BE ACCEPTABLE WHERE
THEY WOULD:
(a)
HAVE NO ADVERSE IMPACT UPON THE VITALITY AND VIABILITY
OF
THE
ABOVE
PREFERRED
AREAS
(IN
APPROPRIATE
CIRCUMSTANCES, PLANNING CONDITIONS MAY BE IMPOSED ON
CONSENTS IN ORDER TO CONTROL THE TYPE OF GOODS SOLD IN
ORDER TO ACHIEVE THIS); AND,
(b)
NOT RESULT IN THE EFFECTIVE LOSS OF RESIDENTIAL
CAPACITY, AND,
(c)
NOT RESULT IN THE EFFECTIVE LOSS OF EMPLOYMENT
CAPACITY; AND,
(d)
BE READILY ACCESSIBLE BY A FULL RANGE OF TRAVEL MODES
AND WOULD MINIMISE THE NUMBER AND LENGTH OF PRIVATE CAR
TRIPS.
SH01/3

The precise extent of the application of Policy S1 should be defined on the High
Wycombe, Marlow and Princes Risborough Town Centre Insets in such a way
as to differentiate between allocated and unallocated edge-of-centre sites.
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S2: RETAIL WAREHOUSE PROVISION

The Objections
0076/3
0137/1
0158/20
0168/5
0173/5
0211/5
0367/9
0379/41
0506/11
0509/3
0526/27
0678/3
0747/1
0816/4
0837/11
0839/10
0947/1
1007/2
1009/8
1155/3
1166/6
1167/8
1228/2
1264/9
1309/2
1311/5
1337/11
1388/1
1560/2
1679/4
1685/4
1715/2
1716/2
1720/4
1725/1

Hughenden Parish Council
The High Wycombe Society
High Wycombe and Marlow Green Party
Ian Campbell
W J Whitehead
K P Hale
Highways Agency
Sport England
Bassetsbury Area Protection Group
Lattice Property (Formerly BG Property)
Chepping Wycombe Parish Council
Thames Water Property Division
Citycourt Estates Limited
Invensys PLC
Hazlemere Parish Council
Grange Action Group
Kier Ventures Limited
Citygrove Leisure PLC & Thames Water PLC
Mr J E Pickering
A P Sotte
Miss L Wootton
Miss N J Heath
Mrs S J Latimer
Stephen Robert Cooper
Helen Lytollis
David and Sally Smith
Gordon Hooper
Ravenseft Industrial Estates Ltd
W J T Norris
Mr & Mrs Brant, Kingsmead Road Caring Residents
Mr L V Strange
Mrs E Levings
Mr C M Baker (Chairman Wooburn Residents Association)
Mrs K L Sewell
E R Foster

PIC 5/5 Objections
See Appendix 5
PIC 5/12 Objections
0137/23

The High Wycombe Society
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Summary of Objections
(a)

Question application of sequential test; it is contrary to national, regional and
Structure Plan policy. Lily’s Walk site performs better under sequential test – clear
locational preference for Lily’s Walk should be made explicit above Wycombe Marsh.
Buckinghamshire College should be allocated; scoring system which formed basis of
retail allocation is flawed.

(b)

Inadequate explanation of timetable for development.

(c)

Unnecessarily prescriptive and restrictive in term of goods to be sold.

(d)

Scale of provision has not been justified and should be challenged.

(e)

Retail warehouse development will adversely affect viability of town centre,
particularly Western Sector.

(f)

Allocation underestimates scope for new retail floorspace specifically at Wycombe
Marsh.

(g)

Wycombe Marsh not suitable for retail warehouse provision; site should be
maximised as a residential brownfield site.

(h)

Policy should incorporate potential for providing sport and recreational facilities.

(i)

Object to requirement for provision of a distributor road.

(j)

Premature to include site in Plan, until such time as a Highways Study into all Eastern
Sector sites is completed.

(k)

Large part of site is greenfield; no ecological surveys have been undertaken; contrary
to EU law and Habitat Directives; site valuable as wildlife corridor and ‘escape valve’.

(l)

Loss of allotment area (Green Space).

(m)

Retail warehouse provision will lead to increased traffic congestion contrary to PPG13
and Local Plan policy; extra burden on local road infrastructure.

(n)

Pumping of sewage to Little Marlow is not sustainable, nor environmentally efficient.

(o)

Development is an over intensification of the area Daws Hill and Flackwell Heath.

(p)

Question results of the ‘sustainability appraisal’ for this policy.

(q)

Potential negative effects on current level of River Wye; ecological and conservation,
amenity and recreational effects. Question how compensatory flows would be
maintained. Issues of water resources, land drainage and groundwater.

(r)

Negative effect on Conservation Area.

Inspector's Reasoning and Conclusions
Site Selection and Location
5.2.2 The sequential merits of the two retail warehousing sites (Policies S2 and HW5) appear
broadly consistent with the advice of PPG6. That is to say, the Lily’s Walk site is unequivocally
an edge-of-centre site and Wycombe Marsh, although out-of-centre, is potentially both highly
accessible and capable of being reached by a variety of travel modes. Moreover, both are
brownfield sites which are not only already developed but are also sites with significant
problems of earlier process contamination. The advice in PPG6 (paragraph 3.24) is that “retail
development should not be used simply as a mechanism to bring vacant or derelict sites into
development”. Their allocation in the Plan is not “simply” redevelopment; it is actively to assist
in urban regeneration, to avoid greenfield locations and to provide suitable land for a growing
and clearly significant retail activity. There is evidence of a demand for additional retail
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warehousing in Wycombe District over the entire 1996-2011 period within the range of 12 00018 000 sq m gross floor area (gfa).
5.2.3 Although the two sites are allocated under separate chapters and policies of the Plan,
this seems a matter of editorial convenience and does not in itself indicate any preference in
favour of the out-of-centre location. What is slightly inconsistent is the way in which
restrictions on their trading are expressed. Such limitation appears particularly necessary in
the case of Wycombe Marsh and is in any event supported by PPG6. Whether it is necessary
to go into the amount of restrictive detail as in Policy S2(a-g) is doubtful. The advice of the
PPG is to impose conditions, implicitly on retail permissions, but the prescription of such
limitations in local plan policies is of doubtful benefit. What is even more doubtful, in the “plan,
monitor and manage” regime envisaged by the LPA is the deletion of all floorspace limits or
guidelines for either (or both) of the two allocations. This latter alteration to the Written
Statement will be dealt with later; for the time being, a reasonable modification would be to
signal only the probability of limiting sales to bulky goods by planning condition.
5.2.4 As for the intrinsic merits of the choice of sites for retail warehousing, there is both
qualitative and quantitative support for additional floorspace, larger sites and more generally
accessible locations. Whatever view is taken on global need or expansion potential, there are
few existing single warehouse operations in High Wycombe much in excess of 4000 sq m (gfa)
and certainly none which offer comparison-shopping linked trips. The unique merit of the Policy
HW5 site is that it might offer four adjacent units of 1000 sq m (gfa) very close indeed to the
expanded Western Sector. The conspicuous advantage of the Policy S2 allocation is that it
might offer a much larger retail warehouse park with a more extensive range of outlets. It
would indeed broadly compare in size with the edge-of-town single site operated by John
Lewis. It would also be in an inherently more accessible and sustainable position. Most of the
existing large operations are strung along the A40 corridor east of the town centre but in
precisely the sporadic pattern that is not at all favoured by current PPG6 advice.
5.2.5 Alternative sites do not appear to be easily available within the urban area of High
Wycombe. Certain of the key characteristics of retail warehousing development are demands
for easy road access, level terrain, clear visibility and regular shape of sites. To these must
now be added the PPG13 criteria of trip linkage and wider and multi-modal accessibility. The
topography of the urban area, already noted as a policy issue in Chapter 2, means that large,
level sites, both well served by an intensive public transport network and the existing
framework of distributor roads, are going to be scarce and hard to find. Added to this is the
requirement that employment floorspace, development areas and allocations should not be
unduly reduced in extent. For some or all of these reasons, the LPA’s considered rejection of
the various Policy E4 employment sites is supported. This view is further supported by a
recent appeal decision with regard to the site at Tannery Road, some 200 m east but detached
from Wycombe Marsh.
5.2.6 For slightly different but equally compelling reasons, the redevelopment of the
Buckinghamshire College site and its allocation for retail warehousing cannot at present be
supported. If it were a cleared and readily available site, it might well be considered suitable,
as is the adjacent Policy HW5 allocation. However, it is visibly occupied by mainly substantial
buildings that are in evident and actively intensive use. The fact that the educational
establishment might itself wish at some future date to relocate and expand in another place is
insufficient argument. Such alternative siting might very well have to take place in a greenfield
location and might also suffer from poorer accessibility. Hence it would induce greater travel
distances and the wider use of private vehicles. The established College premises are a
preferred town centre use which benefits from its range of supporting services and good
accessibility by all modes of transport.
Retail Warehouse Floorspace Requirements
5.2.7

The LPA, in the latest alterations to the Local Plan, have dropped any reference to
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either global floorspace requirements for the period up to 2011 or indeed even to broadly
indicative site allocation levels. This is understandable in the sense that the scale of global
need is seriously in dispute and that site capacities, especially of Wycombe Marsh, are
somewhat indeterminate. However, this approach seems in danger of taking a non-prescriptive
approach to land use planning to extremes. The key to the much-vaunted "plan, monitor and
manage” approach to land provision is that the three components of the approach deserve
equal weight. In other words, planned provision (at least in the short-term (5-10 years)),
planning commitments and completions and consequential planned further releases must all
be quantified. Unless this is done, it would be literally impossible arithmetically to relate shortterm performance against mid-term projections of need. This would risk ad hoc decision
making and might force the LPA into unwarranted and unwise land releases.
5.2.8 Nowhere is this risk more evident than at Wycombe Marsh itself. All the evidence
(CD/T/5 and WR94/0/1388) suggests that its probable capacity (previously expressed at 8000
sq m (gfa)) equates to somewhere between 44% and 66% of the global requirement for
Wycombe District from 1996-2011. The strongly disputed evidence of the LPA is that land
supply at Wycombe Marsh is not deliverable in full within the timescale that is at present
confidently envisaged. It is asserted by the LPA that all consents, processes and engineering
operations will be in hand or completed to allow redevelopment “in the period 2005-2008”
(WDC/H5A/1). The robustness and reliability of this claim is considered elsewhere in this
report in connection with Policy H5A. For the purposes of Policy S2 implementation, it may
merely be observed that the previous Table 3 projections of retail floorspace showed that
precisely 66% of recognised growth would have to be achieved within about 33% of the
available timescale. This would mean significant “end loading” of the Plan. It would also mean
that, during the critical middle third of the Local Plan period, all retail warehousing completions,
apart from limited present commitments, would vitally depend on the development potential of
one site.
5.2.9 The absence of site-specific floorspace capacity is even more worrying when the
question of economic viability of the site is concerned. A proper planning judgement on the
mix and extent of component uses, in the face of considerable objections from a variety of
interests, demands some appreciation of development density, mix and probable extent.
Moreover, an expert (or indeed any) valuation of the component land uses based on such
declared data will be absolutely essential to assess viability. Appendix 2 (Development
Principles) of the Plan indicates, not only its extensive revision at a late stage in plan
preparation, but very considerable and rigorous requirements by way of site preparation and
extraneous works. The capital value of the entire 20 ha site may well be considerable but it
will need reliably to match the heavy costs of STW relocation (including tunnelling) and other
infrastructure related to redevelopment. It is easy to understand the wish of the landowner
(Thames Water) and the LPA to retain as much flexibility as possible in the planning of what is
a very extensive and potentially valuable site. It is equally easy to understand the concern and
anxiety of objectors to such an open-ended approach.
5.2.10 A reasonable conclusion would be to require the restoration of the comparison
shopping floorspace requirements in the Plan. Whether the broad phasing of requirements as
between 2001-2006 and 2006-2011 need be prescribed is a matter best left for the LPA. So is
a revised assessment of global need. There is some force in the Ravenseft (1388/1) argument
that need for retail warehousing in Wycombe District is significantly less footloose than that for
most other comparison shopping. It may well be, on this basis, that a further 4000-6000 sq m
(gfa) might be justified as a safeguard against monitored shortfall over the whole plan period.
This would equate to a roughly 40-45% increase over the previous (1996) level. Given the
evident buoyancy of the sector, this might be reasonable. Individual planning applications
would still need to be determined using the sequential test which is not simply overcome by a
demonstration of unsatisfied need or trader demand. Applications would also need broadly to
conform with all other relevant Local Plan provisions such as those which prevent the undue
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loss of employment land. Such provisions will also cover such valid considerations as multimodal access and linkage with other shopping destinations.
Development Capacity at Wycombe Marsh
5.2.11 The merits of Wycombe Marsh for substantial retail warehousing appear considerable.
The component land uses may be broadly assessed as to impact. Assuming that about 25%
of the available 202 000 sq m of site area is devoted to distributor roads and structural
landscaping, the remaining 150 000 sq m would support the development envisaged. This
would comprise 400 residential units (80 000 sq m) retail warehousing (26 600 sq m),
employment uses (20 000 sq m) community uses (5000 sq m), an hotel plus various class B3
uses (15 000 sq m) and a residual 6000 sq m for remaining Thames Water on-site operations.
The above summary is based on LPA evidence and assumes gross residential densities of 50
dwellings per hectare (dw/ha) and average plot ratios of 0.5:1 for class B1 activity and 0.33:1
for retail warehousing. These are high but by no means implausible densities, given the level
nature of the site. What these calculations do suggest, however, is that highway land and car
parking will have to be tightly planned in the interests of land economy and overall amenity.
5.2.12 The need to economise on site coverage tends to reinforce the choice of Wycombe
Marsh for much of the retailing warehousing needs over the next 10 years. Such land use
demands level land and ease of access and vehicle manoeuvring. It also tends to be very
prodigal in land use, especially in out-of-town situations. As noted in the Urban Task Force
Final Report “Towards an Urban Renaissance” (1999), retail parking provision has often
sought to respond to maximum demand. PPG13 (Annex D) advice is to restrict such provision
to 1 car space per 20 sq m (gfa). This suggests that about 70-80% or so of site area need be
devoted to building footprint and to hard surfacing (assuming single storey construction). This
level of impact might, in this context, be reduced by a combination of means. These might
include the time-sharing of both HGV delivery space and customer parking as well as reducing
parking provision below the PPG13 maximum and by the avoidance of specific site-dedication
in such provision. The resultant maximising of planting and soft landscaping is not merely an
amenity consideration. It would also be a matter of some concern to control run-off and surface
water drainage requirements in what is likely to be a critical situation.
5.2.13 The above conclusions summarise both the admitted strengths and likely problems of
allocating land at Wycombe Marsh under Policy S2. The objection that all of the site should be
devoted to housing ignores the land availability constraints of the wider urban area. The key
argument is that housing allocations may, if absolutely necessary, be made elsewhere. On the
other hand, certain necessary uses, in particular warehousing and the second Policy RT6 hotel
site, would be in extreme danger of having to seek greenfield locations. Other urban land uses,
such as open space and playing field provision, seems locally inappropriate. The site adjoins
very extensive areas of accessible public open space as well as widespread areas of
safeguarded land to much of which Policy L2 protection applies in addition to being crossed by
rights of way on foot. Moreover, the possible allocation, within Policy H5A, of hotel, community
and restaurant uses as well as incidental open space ancillary to housing combines to suggest
that both indoor and outdoor leisure would be locally accommodated.
Road Network and Accessibility
5.2.14 Certain objections relate to the provision of either a district or primary distributor road or
roads through the area covered by Thames Water’s historic ownership or more recent land
assembly. So far from being either premature or unwelcome, the provision of three points of
entry and their linkage seems one of the major advantages of the overall proposal. It is
perhaps regrettable that more detail of such infrastructure improvement is not available for the
wider public to appreciate the degree of advantage. However, enough evidence is at hand to
point to some of the ways in which the new development area would assist in urban
regeneration. Firstly, the road linkages might relieve the especially poorly aligned and
congested stretch of the A40 between Abbey Barn Road and Hatters Lane, a distance of some
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800 m. Secondly, the third point of possible access on Abbey Barn Road would relieve the
local residential area of through traffic and would complement or, at the very least, not
prejudice the eventual improvement of Abbey Barn Lane and the development of the Abbey
Barn North housing area.
5.2.15 Thirdly, and possibly most importantly, public transport network linkage would be much
enhanced. The internal road system at Wycombe Marsh would assist in both speeding up
east-west bus corridor movement and would also achieve very acceptable route penetration
and coverage of the redeveloped area. The shape of the area is such that 150-200 m
maximum walk distance to public transport might be sought. Levels of service and reliability
would be further enhanced if the Policy T11 busway from High Wycombe station to London
Road were early implemented. Elsewhere in the report (see T11-T12) it is concluded that the
disused line to Bourne End is most unlikely to be brought back into any form of railway use.
However, as envisaged in the Plan and enthusiastically advocated by the High Wycombe
Society, the probable availability of the old railway trackbed as far as Wycombe Marsh would
mean a largely dedicated public transport alignment. This would extend over a distance of
some 1.5 km, a not inconsiderable planning advantage in a very heavily congested road
corridor.
Wildlife and Conservation
5.2.16 It is not the case that the site is greenfield in character. It is extensive and very largely
open in the limited sense of not being built upon. However, its original development took place
about 100 years ago and was for the purposes of locating a public utility, since extensively
upgraded. Its seclusion, openness and lack of urban activity have naturally led to its being a
sanctuary for wildlife. This is evidenced by the detailed observations of Bassetsbury Area
Protection Group (0506/11) amongst others. Nevertheless, no part of the overall Wycombe
Marsh site has been the subject of statutory (or other) designations under Policies L8-L10
(inclusive). Neither has its allocation and redevelopment for housing, retail or other urban uses
been the subject of objection by English Nature or the Berks, Bucks and Oxon Wildlife Trust
(BBOWT). The lack of adverse comment from these bodies suggests that the botanical and
ornithological interest of the area is limited to what might reasonably be expected of an underused stretch of land in the middle of an extensive urban area.
5.2.17 No part of the Policy H5A Wycombe Marsh area has evidently been designated as a
(non-statutory) Site of Importance for Nature Conservation (SINC) or a Local Nature Reserve
(LNR). Neither has there been a statutory designation as a National Nature Reserve (NNR) or
a Site of Special Scientific Interest (SSSI). It follows that no part of it can be regarded as of
international ecological interest or importance. The objection that Wycombe Marsh is
protected by European Union legislation (or by regulations made under such legislation) is
unfounded. That is because such internationally recognised sites are invariably defined on the
basis of nationally-designated sites such as SSSIs. The objection that the existing allotments
should be retained cannot be sustained for the clear planning requirement to secure 3-point
road access, including access at the Abbey barn Road-Kingsmead Road junction. The LPA’s
evidence is that replacement land for allotments is available. Such replacement would be
subject to separate legislation governing statutory allotments.
Infrastructure Provision
5.2.18 In the deposit version of the Local Plan, the road network surrounding the Wycombe
Marsh site contained no fewer than six Policy T21 notations indicating local road junction
improvements. These notations are now proposed for deletion. Their original purpose was to
support various greenfield development proposals, notably Abbey Barn North and South
(Policy H2(a-b)). The effect of implementing the Policy H5A housing and ancillary proposals
would be slightly to increase the residential component of the combined development to be
achieved in or near the A40 corridor. However, the present dwelling pattern proposed is
inherently more sustainable in the sense of being higher density and very much more
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accessible by public transport. The three projected junction improvements associated with the
Policy H5A and S2 allocations would be wholly or largely funded by the development. The
disruption and property acquisition occasioned by this reduced number of on-line road
improvements would be significantly less. There is no evidence that the road traffic generated
by the retail development would result in unacceptable local congestion, especially since retail
and work-journey peak generation would not generally coincide.
5.2.19 The allocation of land for retail warehousing under Policy S2 does not in itself
necessitate the removal of the STW to Little Marlow. This is because the development could
independently proceed on the smaller Bunzl site adjacent to London Road and Abbey Barn
Road. This would be very far from ideal as a planning solution. Not only would the reduced
site area be far less able to sustain a proper contribution to the overall road network but it
would presumably have to make physical provision within it for a major east-west distributor
road. This would be a very unsatisfactory and uneconomical use of the cleared site, given its
irregular outline, and might be very inefficient and unsightly in the necessary configuration of
buildings and its circulation pattern. However, the essential point is that Policy S2 does not
absolutely require the STW re-location with all its attendant costs, which are currently disputed.
The question of these costs bears more directly on the housing proposals and is accordingly
considered under that heading (see H5A).
Urban Expansion
5.2.20 The objection that the proposed pattern of development at Wycombe Marsh would be
an over-intensification of the urban form in the Daws Hill-Flackwell Heath area is difficult to
support. If anything, the combined area of the Policy H5A and S2 allocations is a good deal
more compact than previous proposals (ie Policy H2(a-b)). Even if the retained Policy H2(b)
allocation is added, there still remains a broad wedge of attractive open country between
Abbey Barn North and Daws Hill, on the one hand, and Flackwell Heath and Abbey Barn
North, on the other. There is admittedly the combined possible effects of the Policy GB8
development potential and the outstanding objection at Abbey Barn Farm to take into account.
However, the pronounced barrier effect of the M40 motorway and the permanent protection
given by the Green Belt in this area to be taken into account. In addition, much of the area
north of the M40 is subject to Policy L2 protection as a Local Landscape Area. This matter will
be further explored in connection with Chapter 12 objections (see RT6).
Other Considerations
5.2.21 The matters raised by the objection related to water resources, land drainage and
groundwater is more fully considered under the heading of Policy H5A. A good deal will
depend on the way that run-off and surface water drainage is controlled. The dead flat and
low-lying nature of much of Wycombe Marsh may require the creation of balancing reservoirs,
as part of a landscaping scheme, to avoid local flooding or ponding. This is important in view
of the very close proximity of the extensive and most attractive public open space to the west.
This open space is a central dominant feature of the High Wycombe Town Centre
Conservation Area. On the other hand, the extreme eastern tip of this Conservation Area, in
the vicinity of the Bassetsbury Lane enclave, would seem to be largely insulated from the
probable direct effects of redevelopment. This is because of the screening effect of the old
railway embankment (to be retained under Policy T11). There is also the fact that only nonmotorised access to the Wycombe Marsh area will be possible from the Conservation Area,
which is equally fortunate in that it is not at present traversed by any through roads or vehicle
traffic.
RECOMMENDATION
SH02/1

No modification.
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S3: TOWN CENTRES & PRIMARY SHOPPING FRONTAGES

The Objections
0164/1
0834/10
0843/3
1050/1
1196/2
1683/6

Mr & Mrs Frewer
Prudential Assurance Company Ltd
Princes Risborough Chamber of Trade
Green Property (UK) Limited
Post Office Property Holdings
Wycombe Area Access For All

Summary of Objections
(a)

Question whether policy is wholly appropriate, especially in context of major
development planned in High Wycombe (Western Sector). Policy should be more
flexible.

(b)

More flexibility required in terms of uses allowed on upper floors.

(c)

Anglers Court, Spittal Street, Marlow and Units 1 & 2, Horns Lane, Princes
Risborough should be re-designated from Primary to Secondary frontage.

(d)

Concern at proposals to control traffic in town centres; potential loss of available
parking to ‘orange badge users’.

Inspector's Reasoning and Conclusions
5.3.1 Policy S3 appears adequately flexible in that the slightly exceptional characteristics of
High Wycombe Town Centre are recognised and possible planning merit by way of the
preservation of listed buildings is included. The relevant objection (0834/10) appears to
suggest that the Western Sector redevelopment, when completed, will reduce the extent of
retail frontage or floorspace requiring policy protection. This objection cannot be supported for
three reasons. In the first place, detailed inspection of the Town Centre broadly confirms the
accuracy of the primary frontage classification. Secondly, the structure plan overall policy
(CSP Policies S2 and S4) is to expand High Wycombe as a shopping centre (especially for
comparison floorspace) and not merely to shift its centre of gravity. Thirdly, this latter effect
may or may not happen; if it does, the completion of the Western Sector will be time enough to
assess such an effect and, if necessary, then to adjust the S3 notation on the Proposals Map.
5.3.2 The Policy, as set out in the Deposit Plan (there is no wording change proposed by way
of PIC), is silent on the subject of retaining shop uses within upper floors of premises. This is
referred to in the supporting text only (at paragraph 5.35). A degree of flexibility would be very
welcome, particularly with regard to the bringing back into residential use of the upper parts of
shops. This is to be encouraged as a means of adding to the housing stock and because it
assists in preserving the vitality of town centres. It is clearly conditional upon there being
adequate, safe and independent means of access to residential accommodation at the upper
level. It might not be appropriate, for example, in purpose-built shop premises where upper
floor trading was intended from the outset. The restriction of changes of use of upper storeys
from Classes A1-A3 within the town centre is supported. However, this ought explicitly to form
part of Policy S3. To rely solely on the supporting text in determining planning applications
might be potentially confusing to developers and would carry less weight if an adverse decision
were appealed.
5.3.3 The perceived vagueness of Policy S3 and its application to the various town centre
premises might be lessened or avoided if modifications to both wording and map definition
Chapter 5 – Retailing

page

298

WYCOMBE DISTRICT LOCAL PLAN to 2011 - Inspector's Report

were made. The wording should make it clear that the entire building (or planning unit) which
contains the protected frontage ought to be the subject of the policy. That would mean, for
example, that the change of use of an individual ground floor shop within the frontage would
not be permitted but that premises above would not enjoy similar protection, provided that they
were physically independent. Conversely, where retail floorspace exists above ground floor
level but is within the same planning unit (by reason of initial design or subsequent conversion)
it would be the subject of the restrictive policy. The restriction on the cumulative effects of
change of use from an existing shop use is manifestly intended to prevent a clear breach in the
shopping frontage by dint of preventing two (or more) adjacent Class A2 or A3 uses to be
established. Individual Class A3 uses in High Wycombe are to be allowed on their own merits.
5.3.4 It is clearly the intention of the Policy to safeguard the character of the primary
shopping frontage by controlling the use or uses to which the upper parts of a frontage building
might be put. If these upper parts are in current use as retail or ancillary floorspace, the
explicit application of the Policy to all parts of the premises should be made clear. It is equally
the object of the Policy to retain existing or established Class A2 (professional services) or
Class A3 (food and drink) uses within the essential core of the town centre, at wherever floor
level they may be, in the interests of maintaining its viability and vitality. The Policy therefore
reasonably restricts the change of use of existing Class A2 or A3 premises, within the defined
frontage zone, to any other use. In view of the objections which have been made to other
policies in the Plan, an exception ought to be made for the seemly conversion of upper parts to
residential accommodation. Such an exception would follow the advice of PPG3 (paragraph
50) by “encouraging more housing…..in town centres by…..converting space above shops and
vacant commercial buildings”. A suitable S3 formulation is recommended; the LPA may wish
to consider expanding the supporting text more adequately to justify and explain the policy.
5.3.5 Three objections relate to the defined extent of Policy S3 application in Marlow and
Princes Risborough (1050/1: 0164/1 and 0843/3). The latter two have been conditionally
withdrawn and the alterations to the Proposals Map Inset appear to meet them. Since the site
in question is on the fringe of the local primary shopping frontage, its altered notation as
subject to Policy S4 is endorsed. The objection relating to Angler’s Court, Marlow, is not
supported. This is because the site visibly forms part of the defined Policy S3 frontage of the
linear town centre. Its exclusion would also require the additional properties to the north-east.
Moreover, the trading pitch in question is not only well sited relative to the centre as a whole
but also enjoys rear servicing facilities (the subject of retention under Policy M3) and adjacent
off-street public parking provision. It is accordingly well placed for a variety of retail functions.
The potential loss of such frontage shopping to non-shop uses would accordingly act to the
detriment of the vitality of this part of the town centre.
5.3.6 The questions of disabled access and special parking raised by objection (1683/6)
cannot be addressed by modification of Policy S3. Firstly, the relevant (Policy HW6)
pedestrianisation has largely been completed. Provision seems, on inspection, to have been
made for disabled access by car. Secondly, any restrictions on parking within any of the
Primary Shopping Centres in the three town centres will necessarily reflect Appendix 10 of the
Local Plan. Specified percentages of disabled provision are laid down there and appear to
reflect the advice of PPG13 (paragraph 31): “policies to reduce the level of parking must
ensure that there are adequate numbers of suitably designed parking spaces for disabled
people”. Thirdly, the matter is generally covered by Policy T1 (Accessible Development and
Sustainability) and will be further considered under that heading. The actual extent and
regulation of “orange badge” parking is a matter to be determined by the local highway
authority and such details cannot be included in a land use plan.
RECOMMENDATIONS
SH03/1

Modify the extent of Policy S3 notation on the Princes Risborough Proposals
Map Inset as PIC 5/7.

Chapter 5 – Retailing

page

299

WYCOMBE DISTRICT LOCAL PLAN to 2011 - Inspector's Report

SH03/2

Modify Policy S3 to read:
POLICY S3
(1)
WITHIN THE PRIMARY SHOPPING FRONTAGE ZONES, AS SHOWN
ON THE PROPOSALS MAP, PLANNING PERMISSION FOR THE CHANGE
OF USE (OF ANY PART OF THE PREMISES IN QUESTION) FROM A SHOP
USE (USE CLASS A1) TO A NON-SHOP USE WILL NOT BE PERMITTED.
EXCEPTIONS TO THIS POLICY WILL BE:
(a)
WHERE
THE
PROPOSED
DEVELOPMENT
WOULD
DEMONSTRABLY ASSIST IN THE CONTINUED PRESERVATION OR
REHABILITATION OF A LISTED BUILDING WHICH MIGHT NOT
OTHERWISE BE ACHIEVED;
(b)
WHERE, IN HIGH WYCOMBE TOWN CENTRE, THE PROPOSAL IS
FOR A USE WITHIN CLASS A3 OF THE USE CLASSES ORDER AND WHICH
WOULD CONTRIBUTE TO ITS OVERALL ATTRACTIVENESS; AND WHICH,
(c)
WOULD NOT ADJOIN AN EXISTING (OR PROPOSED AND
AUTHORISED) NON-SHOP USE OR CUMULATIVELY UNDERMINE THE
EFFICIENCY OR CONTINUITY OF THE TOWN CENTRE’S RETAIL
FUNCTION; OR
(d)
WHERE PROPOSED DEVELOPMENT OF THE UPPER PARTS OR
STOREYS OF EXISTING TOWN CENTRE PREMISES WOULD INVOLVE THE
CREATION OF INDEPENDENTLY ACCESSIBLE RESIDENTIAL UNIT(S).
(2)
PERMISSIONS GRANTED FOR THE ABOVE CHANGES, AS
EXCEPTIONS TO THE POLICY, MAY BE RESTRICTED TO THE
PARTICULAR
USE
FOR
WHICH
APPLICATION
WAS
MADE,
NOTWITHSTANDING THE PROVISIONS OF THE USE CLASSES ORDER.
(3)
THE CHANGE OF USE OF AN EXISTING CLASS A2 OR A3 USE TO
ONE WHICH IS OUTSIDE PARTS A OR C OF THE SCHEDULE TO THE
TOWN & COUNTRY PLANNING (USE CLASSES) ORDER WILL NOT BE
PERMITTED

SH03/2

SH03/3

Modify the Proposals Map (High Wycombe, Marlow and Princes Risborough
Town Centre Insets) to indicate the full extent of the individual premises or
buildings and any adjacent land to which Policy S3 applies.
Modify the sub-heading of the supplementary text to read: “Primary Shopping
Frontage Zones” (before paragraph 5.30).

S4: SECONDARY SHOPPING FRONTAGES

The Objections
0406/2
834/11
1018/1
1042/7

Warrant Investments Ltd
Prudential Assurance Company Ltd
Messrs E F & A V George
Mr J D Burnham

Summary of Objections
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(a)

Policy too restrictive; policy should be amended to permit the natural expansion of
service uses, as PPG6 advises.

(b)

Greater flexibility should be allowed in relation to A2 and A3 uses being permitted
next to each other.

(c)

Regard should be had to the effects of the Western Sector in changing the prime
retail focus of High Wycombe; there will be decreased demand for retail within some
existing secondary frontages.

(d)

Primary frontage controls should be applied to secondary frontages in Marlow.

(e)

Paul’s Row, High Wycombe, should not be designated as a secondary frontage.

Inspector's Reasoning and Conclusions
5.4.1 Policies S3 and S4 are broadly similar in that they apply to defined shopping frontages
within the three town centres of Wycombe District. Like Policy S3, the application of Policy S4
ought to be indicated by a notation that includes the land and buildings to which the need for
frontage retention applies. The need for this is evidenced by the by the slightly anomalous
inclusion of the words “INCLUDING THE FIRST FLOOR OF THE OCTAGON CENTRE IN
HIGH WYCOMBE”. It would be consistent with the operation and permitted exceptions of
Policy S3 if the two Proposals Map notations were brought into conformity. As with the other
retail policy, a welcome element of flexibility would be introduced if the conversion of the upper
parts of shop premises into suitable residential accommodation were permitted. Since it is the
intention of the LPA to allow, in appropriate circumstances, changes of use to use as a
community facility (paragraph 5.37), this perhaps ought to be made clear in the Policy.
5.4.2 The objections which relate to the ease of introducing Class A2 and A3 uses within
secondary frontages is not supported. On inspection, the various secondary frontages appear
already to sustain a mix of shop and non-shop uses. Their relatively prominent and accessible
locations combine to suggest that it is this present mix which the LPA very reasonably wish to
retain. The prohibition of adjacent non-shop uses has the extreme merit of simplicity; it would
also serve to maintain a degree of retailing continuity. It cannot be held to be especially
restrictive since, in theory at least, alternate units or a maximum of 50% of the units within any
given frontage might benefit from the terms of the Policy. This would meet the PPG6 advice
where an expansion of service sector uses within town centres is enjoined. It is significant that
the terms of the Policy, even as modified, would allow all levels of accommodation above a
conforming Class A2 or A3 use to be brought into use as such; this would allow for significant
expansion.
5.4.3 As for the objection that the Western Sector redevelopment and comparison floorspace
expansion would reduce demand for Class A1 units elsewhere, the reasons applicable to
Policy S3 have broadly equivalent force. It would at present be wrong in principle to curtail the
extent of shopping frontages speculatively and in the absence of any firm evidence. The extent
of primary and secondary frontages within the principal shopping streets of Marlow appear, on
inspection, to be accurately defined. As with High Wycombe, the probable considerable
redevelopment areas (Policies M4 and M5) may result in changes affecting the pattern of
shopping. This may come about as a result of alterations to the patterns of pedestrian and
vehicle movement and parking. However, as in High Wycombe, these effects must remain
speculative. It would be best to leave an assessment of the effects of added retail floorspace
until redevelopment is completed in conformity with the Local Plan.
5.4.4 The site-specific objection to Policy S4 (0406/2) relates to property in a somewhat
detached location towards the southern end of High Wycombe Town Centre. The inclusion of
the frontage property appears appropriate for a number of reasons. It is located within the
designated conservation area and is adjacent to a pedestrian priority area, the subject of
Policy HW6. It is obviously on an important pedestrian desire line between the Wycombe
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Swan and the heart of the town centre at the Guild Hall. The property in question also adjoins
an extensive and prominent area, the subject of regenerative Policy HW9. It is seemingly the
subject of a planning application to extend the existing A1 unit to facilitate a new Class A1 use.
This fact rather neatly makes the point that the extent of the planning unit or premises ought to
be indicated on the Proposals Map Inset with the Policy S4 notation. If the current planning
application is favourably determined, the extent of the resultant permission will no doubt be
indicated in the Local Plan as a Policy S4 commitment.
RECOMMENDATIONS
SH04/1

Modify Policy S4 as in PIC 5/8.

SH04/2

Further modify Policy S4 to read:
POLICY S4
WITHIN THE SECONDARY SHOPPING FRONTAGE ZONES, AS SHOWN ON
THE PROPOSALS MAP, THE CHANGE OF USE (OF ANY PART OF THE
PREMISES IN QUESTION) FROM A SHOP TO A USE WITHIN CLASSES A2
OR A3 OF THE SCHEDULE TO THE USE CLASSES ORDER OR THE
CHANGE OF USE OF ANY SHOP UNIT WITHIN PART A TO ANY USE
OUTSIDE PART A (INCLUDING PARTS C AND D) WILL BE ACCEPTABLE,
PROVIDED THAT THE UNIT WHICH IS THE SUBJECT OF THE USE
CHANGE DOES NOT ADJOIN AN EXISTING (OR PROPOSED AND
AUTHORISED) NON-SHOP UNIT.

SH04/3

Modify the Proposals Map (High Wycombe, Marlow and Princes Risborough
Town Centre Insets) to indicate the full extent of the individual premises or
buildings and any adjacent land to which Policy S4 applies.

SH04/4

Modify the sub-heading of the supplementary text to read: “Secondary
Shopping Frontage Zones” (before paragraph 5.36).

S5: LOCAL DISTRICT CENTRES

The Objections
0942/3
1004/5

Somerfield Stores Limited
Tesco Stores Limited

Summary of Objections
(a)

Change policy wording ‘effect’ to ‘impact’.

(b)

Tesco store at Loudwater should be identified as a Local District Centre.

Inspector's Reasoning and Conclusions
5.5.1 The substitution in PIC 0/00 of the word “effect” by the word “impact” meets one of the
above objections (0942/3). This is appropriate since it is the word used in PPG6 in the context
of the assessment of any proposed development upon established shopping centres. This
wording change is endorsed but it would help in the understanding and application of Policy S5
if the first two paragraphs of the Policy were to be differentiated by explicit numbering. This
would emphasise the apparent fact that the first paragraph refers to development proposals
involving either external or internal changes. The second refers to development by internal
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change of use only. In addition, since the Policy is quite properly cross-referenced to the
Proposals Maps, it would be helpful to complete the cross-referencing and to include the
precise locations in the text as well (see also paragraph 5.0.1 above). Certain other detailed
wording modifications are suggested in the interests of greater clarity and of closer conformity
with current planning guidance.
5.5.2 The categorisation of the Tesco foodstore at Loudwater as a Local District Centre does
not seem at all appropriate. The reasons for this relate to its size, location, catchment and
range of trading. It has a net floorspace of some 2843 sq m which may be compared with the
largest equivalent convenience store at Hazlemere Local District Centre which is 700 sq m in
net area (ie a ratio of 4:1 in relation to the Tesco foodstore’s distinctly smaller and edge-oftown residential catchment). It is located at the extreme south-east edge of the High
Wycombe urban area; moreover, an urban edge which is tightly constrained in the long term
by the defined Green Belt and by the AONB designation. It is very conspicuously awkward of
access on foot or by public transport and clearly attracts a mainly car-borne shopper clientele.
It is visibly overtrading, both by reference to its apparent high car park occupancy and by its
very high claimed turnover, in excess of £10 000/sq m.
5.5.3 Although the Tesco supermarket supports some functions of a local district centre (ie
bakery, stationery, confectionery, pharmaceutical products and the like) these are not
especially easy to use by the shopper on foot or anyone arriving by bus or cycle. There is no
evidence of even the amount of “walk-in” trade which supermarkets in town centre or edge-ofcentre locations commonly enjoy. There may well be some patronage from employees in the
adjacent extensive Loudwater employment area (as defined by Policy E4). However, this
enclave is separated from the foodstore by the motorway spur leading to and from J3 on the
M40 motorway and by a large and busy 5-arm gyratory on the A40. All in all, the only safely
pedestrian-accessible catchment would appear to be the comparatively tiny residential area at
Wooburn Green. It is arguable that internal diversification might allow a greater range of
trading in-store but the physical restrictions of the confined site would effectively bestow
monopoly status on Tesco that would be contrary to the advice of PPG6.
RECOMMENDATIONS
SH05/1

Modify Policy S8 as in PIC 0/00.

SH05/2

Further modify Policy S5 to read:
POLICY S5
(1)
DEVELOPMENT LIKELY TO HAVE AN ADVERSE IMPACT ON THE
VITALITY, VIABILITY OR PHYSICAL ATTRACTIVENESS OF THE LOCAL
DISTRICT CENTRES (LISTED BELOW AND SHOWN ON THE PROPOSALS
MAP) WILL NOT BE PERMITTED:
(a)

DESBOROUGH ROAD

NGR

SU 856 933

(b)

BOURNE END

SU 895 871

(c)

HAZLEMERE

SU 851 955

(d)

WOOBURN GREEN

SU 911 895

(e)

FLACKWELL HEATH

SU 895 899

(2)
WHEN DETERMINING APPLICATIONS, IN THESE LOCAL DISTRICT
CENTRES, FOR CHANGES OF USE OF EXISTING SHOPS (USE CLASS A1)
TO NON-SHOP USES (USE CLASSES A2-A3), THE COUNCIL WILL TAKE
INTO ACCOUNT THE FOLLOWING:
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(a)
THE DEGREE OF CUSTOMER ATTRACTION TO THE PROPOSED
USE;
(b)
THE FORM OF THE RETAIL COMPONENT OF THE CENTRE AND
THE EXISTING LEVEL OF NON-RETAIL ACTIVITIES; AND
(c)
THE SUITABILITY OF THE UNIT FOR SHOPPING IN RELATION TO
ITS SIZE AND SERVICING ARRANGEMENTS (OR BOTH).
(3)
IN ALL CASES, PERMISSION WILL NOT BE GRANTED FOR THE
CHANGE OF USE OF A SHOP TO A NON-SHOP USE WHERE THE
PREMISES IN QUESTION ADJOIN AN EXISTING (OR PROPOSED AND
AUTHORISED) NON-SHOP USE.
(4)
THE CHANGE OF USE OF ANY UNIT WITHIN PART A OF THE
SCHEDULE TO THE TOWN & COUNTRY PLANNING (USE CLASSES)
ORDER TO ANY USE OUTSIDE PART A OF THE ORDER WILL NOT BE
PERMITTED.

S7: CHANGES OF USE OF SHOPS TO NON-SHOP USES

The Objections
1042/8

Mr J D Burnham

Summary of Objections
(a) Safeguards and enforcement measures are needed to ensure window displays are
maintained.
Inspector's Reasoning and Conclusions
5.7.1 Where existing or authorised retail shop use of premises (Class A1) is permitted to
change to another use (eg to a betting shop in Class A2), it is very common practice to require
that a suitable quasi-retail shop window display be maintained. This is covered by Policy S7(i)
and will no doubt be required in situations (eg within an otherwise uniform parade of shops)
where such a condition would follow the models suggested and would meet the relevant tests
contained in C1/85 and C11/95. The imposition of such conditions and their continued effect
may be the subject of appeal in the normal way. If such conditions are not appealed and their
requirements are not met, the LPA may take enforcement action under the Planning Acts. It is
open to any member of the public to draw the attention of the LPA to such a breach. It is at the
LPA’s discretion to take subsequent enforcement action. Given these legal powers, it is not
necessary to cover enforcement procedures within the Local Plan, since any such guarantee
of automatic enforcement would take away the LPA’s absolute discretion to take future action.
RECOMMENDATION
SH07/1

No modification.

S8: SHOP FRONT DESIGN

The Objections
Chapter 5 – Retailing
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1260/25

The Marlow Society

Summary of Objections
(a) Upper floor windows in Conservation Areas should not be enlarged for any reason; remove
wording ‘for display purposes’.
Inspector's Reasoning and Conclusions
5.8.1 Policy S8 of the Local Plan is concerned with shop-front design. It is conceivable, if a
little unlikely, that individual retailers might wish to enlarge upper floor windows for display
purposes. Such requests will be unusual since first floor retailing is comparatively unusual,
apart from within purpose-built premises. On the other hand, current urban regeneration
policies very broadly favour “living above the shop” (ie the bringing back into residential use of
upper parts). Such restoration may sometimes require the enlargement of upper floor windows
for amenity reasons, even in conservation areas. It would be wrong and inflexible to place a
general embargo on such treatment; individual cases should be judged on merit. The
qualification “for display purposes” in Policy S8 is reasonable and has attracted only a single
objection and none from commercial interests. It should accordingly remain.
RECOMMENDATION
SH08/1

Modify Policy S8 as in PIC 5/10.

S9: POLICY OMISSIONS

The Objections

0158/22

High Wycombe and Marlow Green Party

1004/3

Tesco Stores Limited

1125/6

Buckinghamshire Chilterns University College

Summary of Objections
(a)

Co-operatives should be promoted.

(b)

Plan should include policy promoting a site for a foodstore to replace the Tesco store
which may be displaced by the Western Sector development.

(c)

Object to omission of a general criteria-based policy to control and guide retail
development out-of-centre.

(d)

Development flexibility on the College and hospital site should be considered, to allow
for retail development in the area, should the college consolidate.

Inspector's Reasoning and Conclusions
5.9.1 The objection relating to the displacement of the Tesco store will be dealt with under
the Chapter 6 (Town Cenres) heading (see HW1). None of the other above objections to
policy omissions can be supported, for the following reasons. The advocacy of co-operative
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retailing is not a land use planning matter since any commercial form or agency of retail trading
cannot form the basis of development plan policies and, by implication, their preferential
treatment. The location of retailing out-of-centre is a non-preferred option in both national and
local policy. General advice on such location is given in PPG6 (paragraph 1.16) and this
should be read in conjunction with the relevant policies of the Local Plan (eg G2, S1 and T1).
Explicit policies do not appear necessary. The Buckinghamshire College and the adjacent
Wycombe General Hospital sites would certainly appear, if they were vacant and available, to
be candidates for inclusion in the town centre shopping allocation. Since they are
demonstrably not available for redevelopment, this sort of purely indeterminate and
hypothetical allocation would be premature and unhelpful.
RECOMMENDATION
SH09/1

No modification.
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CHAPTER 6 – TOWN CENTRES
TC0: ISSUES AND OBJECTIVES
The Objections
0943/4

Somerfield Stores Limited

1584/13

The Marlow Group

Summary of Objections
(a) Clarification is required with regard to local areas and local district centres, as these are not
subject to the policies in the Town Centre Chapter, based on the retail hierarchy set out in
the Retail Chapter.
(b) Add an additional criterion in respect of Marlow, in order to secure its role as a sub-regional
centre.
Inspector’s Reasoning and Conclusions
6.0.1 The preamble to the Town Centres Chapter of the Local Plan (ie paragraphs 6.01-6.11)
makes it clear that the Chapter’s policy content and other provisions apply solely to the three
defined centres of Wycombe District. This overall context derives from PPG6 (Part 2) and the
Buckinghamshire Structure Plan 1991-2011 (Policy S2). The former specifically defines the
term ‘town centre’ and the latter further specifies the three centres in Wycombe District which fit
this definition and are accordingly categorised as Sub-Regional and District Centres. The
content of the Local Plan (paragraph 6.11(i-vii)) sets out the relevant issues and objectives of
town centre planning policies. Not only does the PPG definition exclude ‘small parades of
shops of purely local significance’ but it would clearly be impossible to devise a single set of
policies applicable across the range of all groups of retail outlets. Five local district centres are
now identified in Policy S5 and this change to the Local Plan is endorsed earlier in the report.
The exclusion of Stokenchurch and Lane End is referred to and considered under Policy CF1.
6.0.2 The categorisation of Marlow as a District Centre (ie the third level in the County
Council’s retailing hierarchy) is appropriate, given its relative isolation and limited urban
catchment area. To promote it at this stage in the planning process to a second-order retailing
centre would not only take the Local Plan out of conformity with its parent structure plan (at midpoint in its currency) but would be perverse and anomalous. All the evidence at the inquiry and
in the written representations strongly suggests that Marlow suffers from considerable traffic
stress, difficulties of access and parking and inadequacies of public transport. It may be that a
perceived recent lack of progress in townscape and environmental improvements, vis a vis High
Wycombe, underlies this objection. Such improvements are almost inevitably bound to be, in
present circumstances, very largely a by-product of development. Not only does Chapter
Objective 6.13(vi) specifically address this issue but the comparative scale of retail and other
redevelopment envisaged (Policies M4-M5) offers some promise of early area enhancement.
RECOMMENDATION
q

TC00/1

No modification.
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TC1: GENERAL TOWN CENTRE POLICY

The Objections
0137/5

The High Wycombe Society

1260/39

The Marlow Society

PIC 6/15 Objections
2137/4

Waitrose Limited

Summary of Objections
(a)

Policy should refer to the introduction of new residential accommodation.

(b)

Object to the word ‘major’. Consider that the size of development is irrelevant.

(c)

Add additional criterion, to the effect that proposals should avoid the proliferation of
non-essential street furniture and co-ordinate with the style, scale and colour of
existing furniture.

(d)

Add additional wording ‘where appropriate’ to criterion (iv).

Inspector’s Reasoning and Conclusions
6.1.1 Since the Local Plan was prepared, additional advice on housing and the possible
conversion of town centre buildings has been published in PPG3 (March 2000). Indeed, the ten
Chapter 6 objectives include two that are especially relevant to housing redevelopment
(paragraph 6.13 (iii) and (viii)). Moreover, as far as can be judged from recent development
control decisions, the LPA have been signally successful in the implementation of these two
objectives. Evidence of this is to be found in residential commitments with respect to allocations
HW1 (Western Sector) and HW3 (West End Road). The cumulative effect of these
commitments would be to add some 207 (145+62) units to the housing stock; in the case of the
latter allocation (of small units), this equates to a high density of 230 dw/ha. It is difficult to see
how the relevant emergent policies could be more robustly implemented. It is probably more
appropriate to pursue housing gain in the town centres, taken as a whole, by means of sitespecific policies rather than to by a blanket proviso within Policy TC1 (i-iv). This would call for
its mandatory achievement and would be difficult to justify in all centres and in every case.
6.1.2 Policy TC1 is intended to control and influence the design of all major development (and
redevelopment) schemes in the three designated town centres. It is implicit in its wording that
foot, cycle and public transport mobility and access will be sustained and improved by the
detailed design of new development proposals. This implies that the permeability and close-knit
qualities of the existing urban fabric will be enhanced as a consequence of whatever form of
mixed or other development takes place. Without any doubt, this sort of environment would be
highly conducive to car-free residential layouts and so-called ‘home zones’ which are being
piloted in cities throughout Great Britain. Their active encouragement or prescription, by means
of Policy TC1, would be out of place. Firstly, this is an initiative that should come from the
developer and not the LPA, otherwise such an insistence might well inhibit housing action and
sterilise sites. Secondly, the matter is more properly addressed in the form of Design Guidance;
in the Local Plan it is contained in Appendix 1. Lastly, the function of the Local Plan is to give
clear and positive guidance as to probable conformity with its provisions. It is not merely to
promote or advocate specific innovative design solutions, however worthy and increasingly
common these may be.
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6.1.3 The four criteria set out in Policy TC1 are potentially demanding, but not unreasonable.
They imply a certain degree of conservation consciousness and the provision of public art, as
well as a high standard of architecture and design. They look for the provision of an enhanced
public realm and for conspicuous ease of movement by means other than motor vehicles. All
this has to be achieved in the context of higher densities and possibly a wider mix of land uses.
These urban design objectives can more commonly be met where development takes place on
the scale of complete existing street blocks or, at least, a very substantial part of an existing
street block or on an otherwise unified site (eg allocation HW3). It would be unrealistic to look
for all four attributes to be met on all town centre sites, however small. It is also important to
bear in mind that the three town centres all contain extensive conservation areas within them. It
is reasonable to look there for stringent standards of development control and for positive
enhancement (under Policies HE8-10) without recourse to the wider application of Policy TC1 to
all development proposals, of whatever size, within the town centre areas.
6.1.4 It is difficult to see how the insertion of the words ‘where appropriate’ at any point in
criterion (iv) (added by PIC 6/15) would do anything other than to make Policy TC1 less precise
and less capable of informing planning judgements. The Policy simply sets out to balance the
bulk, extent or density of new town centre development against the prevailing urban or civic
design quality of a site’s location and architectural context. If anything, it might itself be
criticised for being a little nebulous, imprecise and subjective. To add a proviso that it can only
be invoked in a set of further circumstances which are themselves highly imprecise and
subjective would be to lose any degree of certainty whatsoever. It would possibly be preferable
to lay down specific sets of guidelines for defined allocations (eg HW1-10) by way of overall plot
ratio, site coverage or density controls. This has not been the method chosen by the LPA.
They rely simply on a site-specific statement of preferred uses or attributes. This seems an
inherently flexible way of ensuring adequate development control within the specific allocations;
the guidelines for other town centre sites are even more flexible and appear to lay down the
minimum criteria for seemly future development without further qualification.
6.1.5 The suggestion that items of street furniture be more closely controlled and better coordinated will find much support in many quarters. However, the multifarious agencies that are
responsible for such provision are largely exempt from planning control or the direct intervention
of the LPA. Inspection of the three town centres in Wycombe District leads to the conclusion
that, within their conservation areas at least, a degree of conscious restraint has been achieved.
In the case of High Wycombe, as remarked elsewhere, a very attractive standard of street
scene and furniture has been accomplished. In the absence of specific statutory powers, it is
difficult to see how any modification of Policy TC1 or the insertion of additional policy guidance
would materially assist the urban enhancement process. No doubt a great deal can be done by
way of non-statutory exhortation and encouragement. Progress has been made both in
Wycombe and elsewhere by means of scaling down traffic direction signs, fixing street lighting
to buildings, removing traffic guard rails and so forth. The question of signing and lighting is
more appropriate to Chapter 7 of the Local Plan and is dealt with there.
RECOMMENDATION
q

TC01/1

Modify Policy TC1 as proposed by PIC6/15.
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HW1: HIGH WYCOMBE TOWN CENTRE- WESTERN SECTOR

The Objections
0839/19

Grange Action Group (for all other objections to HW1 see Appendix 6A).

Summary of Objections
(a)

Object to the premise that there is ‘unmet demand for additional retail floorspace'. The
reference to increasing retail floorspace in the town (and thus reducing car journeys) is
establishing a false corollary.

(b)

Object to the policy in that only ‘an element’ of residential accommodation is required
and that no minimum target for provision is set. Maximum residential accommodation
should be provided in the town centre.

(c)

Policy should specify quantity of residential accommodation, including that for
affordable housing.

(d)

Policy does not make best use of the site in terms of town centre regeneration. The
Western Sector scheme should be reconsidered. It represents enormous cost to
taxpayers.

(e)

Object to the location of the new bus interchange.

(f)

Energy efficient schemes (e.g. installation of solar panels) should be encouraged in the
development.

(g)

Tesco’s should be entitled to retain their existing store (or to have a store of
comparable size). The town would lose its viability if there were no such anchor. Add
additional criterion to policy ‘the provision of a site in High Wycombe to accommodate
a new Tesco food store’.

(h)

Policy should be deleted; Western Sector site should be retained for open-air car
parking.

(i)

Policy should recognise that retail warehouse development is not acceptable in the
Western Sector and there should be explicit flexibility for non-competing retail
development elsewhere.

(j)

A more holistic approach should be taken to the links between the Western Sector
development and other proposed town centre developments in the Local Plan.

(k)

Proposal should link closely to the objectives in the Buckinghamshire Local Transport
Plan.

(l)

The importance of pedestrian access from the town centre to the bus station should be
more explicitly acknowledged.

(m)

The interests of students (from Buckinghamshire Chilterns University College) who will
pass through the Western Sector should be duly recognised, in particular their safety.

(n)

Proposal does not seek to protect existing and future service access functions.
Proposal may have operational, security and legal implications for the Post Office and
other town centre uses.

(o)

Library should be sited in the quietest part of the development and not adjacent to the
bus station.
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(p)

Clarification is required with regard to ‘information point’ reference in the lower case
text; Information facility is preferable.

(q)

Reference to the application of Policy S1, in the lower case text, should be amended to
provide for the phased completion of development.

Inspector’s Reasoning and Conclusions
6.2.1 The objections which relate to misgivings about the need for additional shopping
floorspace in the town centre (and its effect on potentially reducing car journeys) may be
answered by reference to PPG6 and subsequent Ministerial statements regarding the sequential
test for shopping. Shopping and other employment uses are regarded as primary functions of
town centres. The principal reason for this policy is such centres’ centrality and their multimodal accessibility. If the Western Sector, in particular, were to fall short of reasonable
floorspace provision for comparison shopping, two probable adverse effects might follow.
Firstly, the LPA might find it difficult to counter allegations of need for additional floorspace.
Secondly, the application of the sequential test in the face of future retailing applications,
together with evidence of unsatisfied demand (ie need), might result in less generally accessible
locations being chosen. That would appear to be the reason why the LPA, acting in accordance
with both PPG6 and Policies S2 and S4 of the Structure Plan, have taken competent advice and
are now committed to a sizeable increment of comparison floorspace.
6.2.2 There is accordingly no ‘false logic’ in the Local Plan’s retailing strategy as regards High
Wycombe Town Centre (in general) or the Western Sector (in particular). In order to reduce
dependence on car travel, there is plainly no better location from the point of view of general
accessibility. A glance at the public transport network map will show no comparably accessible
locations, either within the District or (more pertinently) within High Wycombe itself. Any
shortfall of future retail floorspace might, in the scenario set out above, put unwelcome and very
probably irresistible expansion pressure on the Asda-John Lewis complex, a decidedly out-ofcentre location. This location is very highly accessible only by car and much less so by public
transport, to say nothing of other modes of transport. Further retail development would certainly
induce added car movements. This seems to be one of the many reasons why the LPA have
committed all the comparison floorspace expansion (apart from retail warehousing) to the
Western Sector. This policy decision is not only inherently sound but was indeed specifically
endorsed, following the 1998 CPO Inquiry, in the Inspector’s Report.
6.2.3 The objections relating to the failure to set specific targets for residential accommodation
in any of the relevant policy areas (ie HW1, HW2, HW3, HW5 and HW7) cannot be supported.
There is an absence of any detailed economic evaluation of proposals within these allocations.
The wording of PPG6 makes it clear that residential uses are complementary to the main
functions of town centres. This implies that shopping and other employment uses have a
degree of primacy, within the limits set by Policy S1 in particular. It may be noted that none of
the HW1-10 series of policies set quantified targets or limits to component floorspace. On the
other hand, all the separate policies referred to above make specific (albeit unquantified)
provision for residential accommodation.
In the absence of any attempt at detailed
quantification, by means of plot ratio or density control, it is difficult to see how targets for
dwellings, still less affordable or social housing, could be set at this stage. To do so might
require wholly unwarranted assumptions as to economic viability. If these assumptions were
incorrect, the end result might be to blight scarce urban land and to inhibit future and necessary
redevelopment.
6.2.4 In any event, the evidence of the LPA, subsequent planning commitments and current
applications (including the HW4 site at Dovecot) combine to suggest that a fair amount of town
centre residential accommodation is likely to be forthcoming by detailed negotiation with
developers. The best available information therefore suggests that something like 160 or more
units of accommodation will be achieved, some of them of admittedly limited size for small
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households. This total needs to be seen in the context of its being about 33% of the size of the
largest Policy H2 housing allocation in the urban area (H5A: Wycombe Marsh); a capacity of
400 units on a brownfield site. The LPA claim that the probable capacity of the Wycombe Town
Centre is of the order of 10-12% of the 2001-2011 housing land requirement for Wycombe
District. If this is achieved, it would seem a reasonably proportionate contribution to overall
housing development. Moreover, Policy S1(3)(b)(as recommended for modification) would both
allow (and secure) housing capacity gains on redevelopment sites within the town centre,
outside the actual Policy HW1-10 allocations.
6.2.5 The form and content of the Western Sector redevelopment scheme is illustrated by the
terms of the two successive planning permissions. The claim that it represents an excessive
financial burden to the public is not supported by any available evidence. The precise terms of
the published Committee reports and the subsequent (outline) permissions combine to indicate
that the project is self-financing and n
i deed would secure a substantial amount of planning
advantage. This would include the re-siting of the existing bus station, the provision of a site for
a new public library and various community and leisure facilities. The evidence of the report
suggests widespread public support for the principle of the scheme of redevelopment, if not
complete satisfaction with its detailed indicative layout. In particular, it would have the beneficial
effect of removing extensive areas of prominent and unsightly open car parking. This loss is
also the subject of objection, but it may be defended on urban design grounds. Such a use of
valuable central area land is usually unwarranted, except on a purely temporary basis. It is
difficult effectively to screen or to landscape and it has the additional disadvantage of making a
pedestrian approach to the central area unduly circuitous or markedly difficult to traverse on foot
by the physically disabled, heavily laden or elderly shoppers and those with children.
6.2.6 The objection that the bus station is badly sited has some justification. The adopted
Local Transport Plan (LTP) for Buckinghamshire is properly concerned with ease of modal
interchange. The subject of relocating the existing railway station some 500 m further west (and
accordingly much nearer the proposed bus station in the Western Sector) was briefly discussed
at the inquiry. The verbal evidence then given by the LPA was to the effect that the matter had
been discussed with the former Shadow Strategic Rail Authority (SSRA), Railtrack (now
Network Rail) and the relevant train operating companies (TOCs). A possible re-location site for
the station would be on the embankment north of the HW4 retail allocation. This site was not
favoured by the parties, partly for operational reasons (line curvature and elevation) but also
presumably because of the comparative lack of directly associated development potential.
Railtrack et al currently favour the improvement of the present station (Policy HW9) which also
offers the possibility of restoring the previous 4-track layout and hence operational flexibility by
way of accommodating both fast and stopping services on the Chiltern Railways.
6.2.7 Given these impediments to full integration, the choice of bus station site is probably as
good as can be devised within the present limits of the Western Sector redevelopment. The
choice is the more critical for future patterns of bus services. This is because of the ‘cardinal
point’ nature of a future Park-and-Ride (P+R) system for High Wycombe (see T17). The
indicative details of this scheme (included in the current LTP) suggest that it will be centred on
the new bus station. This will accordingly serve the four or more arms of the P+R system but
also the markedly complex radial pattern of bus routes serving the High Wycombe urban area,
together with the important very inter-urban connection with Marlow. The emerging pattern of
the town centre shopping (ie the combined Policy S1, S3, S4 areas and the HW1, HW4 and
HW7 allocations) is westwards. The bus station siting is probably a reasonable compromise
between ease of access (by buses) to and from the primary distributor (A40-A404) network and
a maximum 300-metre carry distance for shoppers on foot.
6.2.8 The pattern of pedestrian circulation within the enlarged town centre is probably
adequate. The agreeable freedom of movement within the now largely pedestrianised High
Street, through the Octagon Centre and under the elevated Abbey Way (A40) and the Archway
dual carriageway (A4128) is regrettably not to be extended as a result of the Western Sector
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redevelopment. This obvious fact probably underlies several of the objections to Policy HW1
and its implementation by way of the present outline permission. However, the safety (if not the
freedom) of the pedestrian will be safeguarded to a large extent by controlled crossings of the
perimeter roads to the Western Sector. This reflects the added future vehicle traffic on these
links. This acceptance of surface crossings on the less important elements of the pedestrian
network is in line with contemporary traffic engineering practice. It is probably acceptable in the
context of the very high quality of the pedestrian realm within much of the town centre and the
enhanced freedom of movement on foot which the probable implementation of allocations HW1
and HW4 represent.
6.2.9 The objections relating to the operational and security arrangements of the General Post
Office would not appear to be compromised, either by the content of Policy HW1 or indeed by its
probable implementation. Apart from the requisite closure of Temple Street and some minor
roads and the altered configuration of the Abbey Way-Oxford Road (A40-A4128) gyratory, there
would appear to be no great reduction in frontage access to premises. The local highway
authority supports the current Western Sector proposals. No doubt the necessary traffic orders
will be the subject of advertisement and objection. The servicing and access functions of
activities within the redevelopment area would appear to be adequate. It is difficult to see how
the interests of owners and activities which are outside the Policy HW1 allocation could properly
or adequately be secured by modification of its wording or indeed by land use planning policy
formulation in general.
6.2.10 There would seem to be little point in writing into Policy HW1 any general prohibition on
retail warehousing. Apart from anything else, the significantly lower levels of trading turnover
per unit area of floorspace would make it commercially unattractive. Moreover, the committed
form of development and relatively restricted car parking provision would not be acceptable to
most operators. In addition, Policy S2 specifically covers this aspect of retailing. This policy is
endorsed, as are the two locations (respectively edge-of-centre and out-of-centre) which have
been allocated for this purpose. The Policy HW5 (Gas Works) allocation is probably as close as
is reasonable to the Western Sector, consistent with the necessity for multi-purpose trip linkage
and the need to provide early siting for retail warehouse development. The available details of
the relevant planning application indicate that easy pedestrian access, especially for the
students of Buckinghamshire Chilterns University College, will be provided.
6.2.11 The short reference to Policy S1 in the supporting text appears perfectly clear. What is
plainly intended is that individual internal changes of use (or other forms of development) within
the completed Western Sector redevelopment scheme will be subject to it. This may seem
slightly redundant in view of the imposition of conditions 5-8 (inclusive) on the outstanding
planning permission. However, it might well be relevant if the present permission were not to be
implemented and an alternative successor scheme were to come forward. Although the HW1
site is committed to redevelopment (and the LPA may wish accordingly to amend the Proposals
Map notation), Policy HW1 will still apply during the currency of the Local Plan. It would
therefore govern any future form of development on the site. It would still be perfectly proper, at
this juncture, to modify the policy if good cause were shown. However, a policy requirement for
phased development is not necessary. Firstly, the present partnership arrangement suggests
that it would not be needed; secondly, any future permission could be conditioned to this effect
(if the LPA saw fit) at the stage of the determination of the relevant application.
6.2.12 As far as may be judged from the published indicative proposals for the Western Sector,
the detailed siting of Public Library and Bus Station appears to be perfectly satisfactory. Their
close positioning is justified by the need, as advised by PPG6, physically to assist linked or
multi-purpose trips to town centres for purposes other than shopping. It may be objected that a
more central location for the library (and its important ancillary Information Centre) might well be
preferable. However, the location of the Bus Station is heavily constrained by the form,
capacity and layout of the principal roads through High Wycombe, as has already been noted.
Together with the very extensive future pedestrian area, this means that close location of public
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transport and public building necessarily requires the latter’s siting towards the west of the
extended town centre. There is absolutely no good architectural reason why the internal
acoustical climate cannot be reliably controlled. This is a matter for the County Council, as
building owner, as is also any decisions regarding energy-efficiency, such as photo-voltaic (PV)
solar panels, heat-recovery ventilation (HRV) or indeed any other measure of conservation.
6.2.13 There is a strong feeling, running through the objections to Policies HW1-8, that the town
centre is moving inexorably westwards and that that is a bad thing. It is true that the Western
Sector both exemplifies and accentuates this trend. It is not enough simply to say that the CPO
Inquiry endorsed this principle of western expansion. The purposes of a CPO Inquiry and the
present Local Plan Inquiry are quite different. However, it is by no means certain that the
gradual erosion of shopping within Crendon and Easton Streets has to do with over-provision of
new floorspace elsewhere. Frequent inspection of the town centre suggests that the blighting
effect of heavy vehicular traffic, especially one-way traffic, and lack of frequent pedestrian
crossing points have much more to do with this trend. The heart of the town centre is effectively
bypassed, to its east and south, by both the A40 and A404. The former diversion is of limited
impact, being largely on a segregated and elevated alignment. The latter is not, traversing the
urban fabric around a lengthy gyratory traffic management scheme that would appear incapable
of early modification.
6.2.14 The effect of this evident traffic blight has been to encourage the intensification of Class
A2 and A3 uses at the expense of Class A1 shopping. This is unsurprising, since the former
uses benefit from exposure to (and accessibility by) vehicular traffic. Policy S4 implicitly
recognises the trend and it is noticeable that Easton Street, in particular, has a distinctly
inhospitable pedestrian environment for ease of window-shopping, strolling, conversation and
casual movement which are the necessary functions of a successful shopping street. Estate
agents premises at the corner of Queen Victoria Road and Easton Street were physically
demolished by a vehicle, with most regrettable loss of life, during the course of the Inquiry. This
is only the most obvious and blatant indication of a lack of pedestrian amenity (to put it no
higher) in this part of the town centre. Equally, the overall town centre rate of vacancy of shop
premises (less than 10%) is not convincing evidence of over-provision. Rates of vacancy in
single percentage figures are common and are indeed necessary in order for a free and flexible
market in commercial property to operate.
6.2.15 The essential point made by the Tesco objection (1004/1) is that they wish to retain a
large food store within the Western Sector (HW1) allocation. At present, they operate a hybrid
convenience and comparison store, the overall trading (net) floorspace of about 4500 sq m
being split roughly 50:50 between the two sectors. The store operates at ground and first floor
within a building whose upper floors are devoted to multi-storey parking, operated by Wycombe
DC and thus not dedicated to Tesco customers. Although the modification to the Local Plan
which is sought is nominally an added criterion HW1(vi), making specific provision for a new
Tesco Category 3 food store of some 7000 sq m (gfa) and 4500 (nfa), the evidence given at the
inquiry demonstrated that both a replacement and an enlargement of the present food store is
effectively sought. That would represent a roughly 12.5% global increase in net floorspace in
Wycombe District (see Table 6.1) and would make the new food store the largest in High
Wycombe.
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(1)

(2)

(3)

(4)

(5)

(6)

(7)

(8)

WAITROSE

MARLOW

NK

1180

170

6.9

TESCO

HIGH WYCOMBE

NK

2535 1000*

ASDA

CRESSEX

7975

4407

690

SAINSBURY DOVECOT

5703

2485

938*

TESCO

LOUDWATER

4881

2712

500

5.4

15.9% 1990

TESCO

PRINCES RISBOROUGH

2028

1143

121

9.4

6.7% 1996

SAFEWAY

TEMPLE END

5710

2620

455

5.8

15.3% 1998

TOTALS

(Wycombe District)

NK

17082 3874

6.9% 1972
14.8% 1980

6.4

25.8% 1983
14.5% 1986

100%

NB: Car Parking Capacity marked (*) is within non-dedicated multi-storey public car parks.
(1) Store (2) Location (3-4) Gross-Net Areas (sq m) (5) Parking (6) sq m/car space (8) Opening

TABLE 6.1

LOCATION AND CAPACITY OF FOOD STORES EXCEEDING 1000 SQ M NET

6.2.16 The current situation regarding the implementation of Policy HW1 is that outline planning
permissions were granted in March and September 1998 for the development of the Western
Sector in accordance with an earlier planning brief. The essential difference between the two
successive proposals, apart from indicative layout, was that the later application took in the
entire area of the HW1 allocation. The 1998 permission makes provision for some 47 676 sq m
of floorspace, of which 25 861 sq m (gfa) would be shopping, mainly comparison and mainly at
ground level. A food store of some 1500 sq m (gfa) was proposed and the permission includes
conditions (5-6) which require minima of 7000 and 1500 sq m (gfa) for a single department store
and a food supermarket, in view of the centrality and accessibility of the proposed development
scheme. Evidence was given at the inquiry that both the LPA and development company MAB
Limited (who are in partnership) would accept a replacement food store of up to 3700 sq m (gfa)
or 2400 (nfa). That would in effect allow Tesco to relocate within the new development area but
the LPA do not wish to prescribe Tesco as operator since that would not be appropriate either in
the supporting text or the Policy in the Local Plan.
6.2.17 A closely related objection by Tesco (1004/4) is reported earlier (see Chapter 5). Since
the relevant recommendation there is to define a Policy S1 application area somewhat wider
that the combined Policy S2-3 areas on the various Inset Proposals Maps, it seems appropriate
to assess the effect of Tesco food store replacement (or its enlargement) against the criteria of
Policy S1(3)(a-d)(in their modified form). The reason for this is that the Western Sector
proposals are now a planning commitment and will no doubt be recorded as such in due course
on the Inset Map. Short of revocation (which is improbable) the most appropriate way of
securing a Tesco food store replacement would be by way of a new planning application for the
Western Sector as a whole or by way of submission of details under the terms of the outline
permission. Either way, the content of emergent Policy S1 would be a very material planning
consideration. The view of the LPA, that prescribing either a precise area or an exclusive
agency of operation by Tesco would be inappropriate in Policy HW1, is fully accepted as being
inconsistent with the advice of PPG6.
6.2.18 One of the key arguments advanced in favour of the Tesco objection to Policy HW1 is
that there will be an imbalance between likely expenditure available for convenience goods in
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Wycombe shopping and the retail floorspace open and trading during the Local Plan period.
This argument with respect to the need for the Tesco food store’s replacement (or expansion) in
the Western sector sits a little oddly with the claim that future need does not require to be
demonstrated within the larger Town Centre definition which is advocated. However, even
assuming that the Western Sector allocation is indeed a preferred location under a modified
Policy S1, the impact of assigning something like 27% (7000/26 000) of the authorised gross
Class A1 retail floorspace in the redevelopment scheme to convenience shopping would appear
likely to weaken the future role of High Wycombe as a Sub-Regional Centre. Even making an
allowance for the 20% of floorspace to be devoted by Tesco to comparison sales, a Category 3
food store would be likely to undermine the viability of the new shopping centre.
6.2.19 This view is reinforced by the implicit commercial judgement of MAB Limited and the
planning judgement of Wycombe DC. The view was expressed at the inquiry that a full singlelevel Tesco food store with dedicated open car parking would call for a site area of the order of
2.5 ha (the total area of the Western Sector redevelopment is about 6.4 ha). This is almost
certainly an over-statement but the scale of car parking ideally sought by Tesco (see under
Chapter 7) calls for a dedicated provision of 350-400 spaces. This requirement should be seen
in the context of a possible global provision of 1250 spaces in the Western Sector. This
suggests a degree of pressure being placed upon the pool of parking available to the general
retailing function of the new shopping complex. On the other hand, a replacement food store of
3700 sq m (gfa) would generate a PPG13 (Annex D) requirement of some 260 spaces. Indeed,
at that level, the accepted split as between food and non-food floorspace would throw up a
demand (at PPG13 maxima) for about 250 and 1000 spaces, more or less as the permission
provides. This is not in itself conclusive but tends to confirm MAB’s commercial judgement.
6.2.20 The LPA accordingly regard the insertion of an exactly equivalent replacement food
store as being perfectly consistent with the new form and important function of the Western
Sector redevelopment scheme. It would be seen as a hybrid ‘basket, top-up and main
shopping’ food store as befits its high multi-modal accessibility at the centre of the High
Wycombe catchment and main shopping area. It is difficult to escape the conclusion that
Tesco’s commercial motivation is to increase their market penetration within Wycombe District
as a whole. This is perfectly understandable but it should not be achieved at the expense of the
overall viability of High Wycombe Town Centre and would appear directly to conflict with Policy
S1 of the Local Plan, which the objectors themselves have specifically prayed in aid. In any
event, should Tesco be successful in future negotiations with MAB, their overall sectoral
representation would be nearly 40% in terms of net floorspace within the larger food stores in
the District, a by no means unreasonable figure.
6.2.21 A good deal of conflicting evidence is available regarding the relative growth of
convenience expenditure within Wycombe District, its leakage to other centres outside the
District and the percentage share of retained expenditure enjoyed by High Wycombe. This
expenditure in the main comes from its immediate hinterland. However, a significant element of
available spend comes from sizeable settlements both inside and adjacent to Wycombe District.
The objectors’ case is, essentially, that High Wycombe will gain market share from its immediate
hinterland but that other key sectors (eg Marlow) will remain relatively static as regards
expenditure inflow. The case is made that, over the Plan period, the available convenience
spend will exceed the capacity of existing and currently projected major food stores. Two
adverse effects are identified; either the available outlets will progressively over-trade to the
detriment of customers’ convenience or, alternatively, that need for additional floorspace will
result in unfortunate ad hoc planning decisions in less than ideal locations.
6.2.22 The gist of the Tesco objection to Policy HW1 is that the loss of the present food store in
the Western Sector development area would lead to both quantitative and qualitative
deficiencies in High Wycombe within the present Plan period. They argue that the LPA have
taken a district-wide perspective and assessment in their plan allocations. This approach masks
some locational deficiencies and does not accurately reflect expenditure flows within the District.
Chapter 6 -–Town Centres

page 316

WYCOMBE DISTRICT LOCAL PLAN TO 2011 – Inspector’s Report

They believe that the projected Sainsbury store in sector HW4 will not expand convenience
sales to the extent anticipated. They also argue that the Western Sector CPO report and
decision recognised the need for an additional town centre food store and that both Sainsburys
and Safeways are not in preferred locations relative to the advice of PPG6. Moreover, the effect
of the Marlow Waitrose being seriously delayed or deferred will lead to an added inflow of
expenditure from its catchment to High Wycombe from 30% to 35%. Additionally, the share of
expenditure from the immediate High Wycombe catchment will probably increase from 80% to
85% as a result of the Western Sector’s centrality and high multi-modal accessibility.
6.2.23 The LPA consider that their Local Plan allocations (ie HW1, HW4 and M4 (or M5)) will
adequately address the relatively marginally enhanced demand for convenience shopping
floorspace during the Plan period. They point to the availability of some 2500 sq m net
floorspace within the Western Sector redevelopment scheme, now proceeding to
implementation (nb evidence was produced at the close of the inquiry that this may be delayed).
Combined with the HW4 allocation, the subject of a current planning application by Sainsbury,
this would result in a 1200 sq m (50%) increase in net floorspace available in what will be a town
centre location. The opening of the Safeway food store, following the 1995 inquiry, not only
provides a valuable additional 15% increment to the District’s net floorspace, but is now much
better located relative to the town centre (given its westwards shift). The prospect of the
Waitrose food store at Marlow either expanding or relocating is a good deal better than the
objectors accept, notwithstanding their own objection to the particular allocation. Finally, if need
is established, Policy S1 of the Local Plan provides for an ad hoc decision during its currency if
serious over-trading is indeed experienced.
6.2.24 Of the Policy S1(2) criteria, the loss of capacity within the overall allocation with respect
to either residential or employment would appear to be negligible. No evidence is available as
regards employment opportunity in convenience or comparison shopping. No firm conclusions
may be drawn and the relevant Committee Report on the 1998 planning application is silent on
the subject since at that time only a limited amount of convenience floorspace (1500 sq m gfa)
was envisaged. The latest planning permission envisages some 39 dwelling units on a
peripheral site. This represents a significant increase since the earlier permission (but is still
regarded as inadequate by other objectors). However, the effect of introducing a larger food
store of some 2500 sq m net would not seem directly to impact upon such provision since such
a retail outlet would necessarily require a more central location for commercial reasons. As
earlier concluded, the main adverse effect in relation to Policy S1 would be the reduction in
comparison floorspace from about 25 000 sq m to about 21 000 sq m (gfa).
6.2.25 There is absolutely no doubt that the Western Sector redevelopment will enjoy excellent
accessibility by most, if not all, modes of transport. As noted by the High Wycombe Society, the
convenience of access by some pedestrians and all rail passengers will not be significantly
enhanced. However, the relocation of the main bus station westwards will encourage
interchange and the use of this form of public transport. Although the bus station is being
shifted away from the present centre of gravity of the town centre, it will have several
advantages. One is the abandonment of the somewhat gloomy and dingy undercroft of the
shopping centre. The other is the effective extension of the town centre to encompass both
allocations HW1 and HW 4. This would have the effect of making the Sainsbury food store
occupy a town centre, rather than an edge of centre location. The overall pattern of pedestrian
circulation, the lifeblood of retailing, is relatively well connected to the historic core but largely
relies on surface crossings to connect the Western Sector and the enlarged Dovecot area.
6.2.26 The accessibility pattern which is emerging is one of easy access by car to the (now)
edge of centre Safeway food store at Temple End, adequate access by both car and public
transport to the (now) town centre site to be developed by Sainsburys and optimum access by
all modes to a future food store (of comparable size to the others) within the essentially
pedestrian realm of the Western Sector. Leaving aside considerations of need for floorspace, it
would probably not be advisable, from a purely transportation aspect, to increase the area for
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convenience trading in the HW1 allocation. The reasons are, firstly, the probable excess of
provision by current standards at Temple End suggests that car-based shopping should now be
concentrated there. Secondly, the effect of added town centre convenience floorspace, as
argued by the LPA, might diminish local trade within the 1800 sq m at present within High
Wycombe but outside the town centre. This might well discourage local shopping and induce
longer motorised trips. Finally, one beneficial effect of longer term successful introduction of
Park-and-Ride (see Policy T17) would be the necessary displacement of some town centre
parking which might be resisted as inimical to convenience trading. In other words, the effective
export of parking provision from centre to edge of town might not be secured.
6.2.27 In the final analysis, all the evidence regarding the balance of consumer demand and
trading provision (ie ‘need’) is inconclusive if not actually flawed. The reason for this is the
reliance on ‘benchmark’ figures for annual trading turnover. For reasons of commercial
confidentiality, annual turnover in much of the relevant evidential material is quoted at company
average levels (eg Tesco is uniformly given as £10 984/sq m regardless of actual performance).
This degree of precision is flatly denied by oral evidence that Tesco Loudwater is trading at
levels ‘within the top four or five stores nationally’ or that Waitrose Marlow is trading at
something like twice the level of the company average (£9020/sq m). This generalised
statistical approach may well be justified in broad-brush assessments of future impact. Where
the degree of imbalance is very restricted, as it now is, it is unwise to rely on such spurious
accuracy. Given the extent and position of the bracket between the LPA and objectors’
estimates of local floorspace provision of convenience floorspace within High Wycombe, it
would be unsafe to assign a figure by which Policy HW1 should be modified. Still less would it
be appropriate to allocate such an increment to a named operator. In any event, a slightly more
flexible application of Policy S1 (as earlier recommended) should take care of future ad hoc
decisions if circumstances demonstrably change during the currency of the Local Plan.
RECOMMENDATIONS
q

TC02/1

Modify the supporting text to Policy HW1 as proposed by PIC6/1.

q

TC02/2

Modify the supporting text to Policy HW1, generally as proposed by FPIC6/18,
but with the words ‘A basket food store’ in paragraph 6.27 replaced with the
words ‘a replacement food store not exceeding the existing convenience
floorspace’.

HW2: HIGH WYCOMBE TOWN CENTRE - BROOK STREET & BRIDGE STREET

The Objections
0829/8

Trevor Fazackerley

Summary of Objections
(a)

Delete reference to ‘or office purposes’ thus supporting Council’s policy to provide
residential premises in the town centre area.

Inspector's Reasoning and Conclusions
6.3.1 The allocation made by Policy HW2 is one of the smallest in or near the town centre (as
earlier suggested in this report for the purposes of applying Policy S1). It is proposed for mixed
uses ie office or retail uses on the Bridge Street and Oxford Road frontages and either high
density residential or office uses in the backland. Residential use is noted as being potentially
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complementary to an adjacent student hall of residence. The objection seeks the deletion of the
backland office option. As in the case of the Policy HW1 objections, it is impossible to
recommend a precise mix of uses or number of dwellings because this must be left to
negotiation at the stage of a planning application. A site such as this suggests non-family and
small-unit housing development because of its location, ambient noise levels and probable
stringency of parking provision. This being the case, there may well have to be an element of
cross-subsidy involved and this can only be determined on the facts of the case and in the
knowledge of the detailed economics of development.
RECOMMENDATION
q

TC03/1

No modification.

HW3: HIGH WYCOMBE TOWN CENTRE- WEST END ROAD & DESBOROUGH ROAD
The Objections
See Appendix 6B
Summary of Objections
(a)

Object to the policy in that only ‘an element’ of residential accommodation is required
and no minimum target is set. Maximum residential accommodation should be
provided in the town centre.

(b)

Policy does not make best use of the site in terms of town centre regeneration.

(c)

Area should be allocated entirely for affordable housing.

(d)

Area has a number of potentially contaminating activities where redevelopment poses
a risk to groundwater quality. Sufficient investigation must be carried out and a high
level of remedial treatment achieved.

(e)

Reference to ‘minimum on site parking’ should be deleted; shortage of car parking
spaces causes problems and is short sighted.

(f)

Retail development is permitted by this policy, even though research suggests that the
site is not ideal.

(g)

Full account should be taken of the development of home computer and catalogue
shopping in assessing retail floorspace requirements.

Inspector's Reasoning and Conclusions
6.4.1 Any appreciation of Policy HW3 must take into account the fact that a detailed planning
application has been made for the site’s residential redevelopment (ref: 01/05383/FUL). This
suggests that, notwithstanding the previous retail activity on it, the site may not be commercially
attractive for shopping development or refurbishment. The existing buildings on the site are of
some architectural interest and local prominence, being multi-storeyed and obviously designed
for industrial use. They adjoin a listed building, the church of St John the Evangelist, erected in
1901 (Pevsner). The current proposal is for the erection of a 4-storey block of 62 flats with
limited (about 75%) on-site parking provision. The allocation envisages some form of mixed
development and advocates the possible use of the former industrial premises, which are not
without a certain functional simplicity and charm. Although the site is currently the subject of an
evidently favoured planning application, it is still necessary to consider the objections to Policy
HW3. As noted earlier, the policy will stand for the currency of the Local Plan, regardless of the
nature or submission of planning proposals for the site during that period.
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6.4.2
Although the HW3 allocation is within the Town Centre Inset Map, it is outside the
recommended Policy S1 area definition. Its isolated redevelopment will accordingly have no
direct bearing on the regeneration of the Town Centre as a whole. It essentially forms part of the
Policy S5 Local District Centre which is presumably why, with some justification, the LPA have
specified a retail option for the allocation. As in the case of Policy HW2, it would be
inappropriate to specify a precise affordable housing component, especially since the Policy
calls for the possible rehabilitation and conversion of the former industrial building. From a
townscape perspective and having regard to the proximity of the listed church building, this
would seem a welcome course for redevelopment to take. Since the economic balance of such
rehabilitation schemes are notoriously difficult to forecast with precision, it might well forestall
any such initiative to prescribe any minimum level of housing content, still less social or
affordable housing.
6.4.3 The objection relating to decontamination and possible remedial works indeed adds
force to this argument. If there are, as claimed, any sources of contamination relating to past
industrial processes, these may well complicate the developmental equation. These problems
are for prospective developers, in consultation with the Environment Agency, initially to address.
The matter is covered by Policy G18 (see earlier) as modified by PIC 2/11. Soil and other
surveys may possibly reveal difficulties of excavating sub-surface accommodation or of forming
extensive foundations. That may well influence the form and content of development and
indeed favour the rehabilitation and conversion option suggested in the Policy’s formulation. It
may also influence or determine the extent and nature of on-site parking, the subject of another
objection asserting inadequacy. In any event, the high accessibility of the site points to minimal
parking provision, an aspect reflected in the current planning application.
6.4.4 The question of the future growth of home computer and catalogue (mail order) shopping
is raised in a number of objections, including objections to this particular allocation. No very
reliable or conclusive evidence is available, either as a result of appearances at the Inquiry or in
the written representations. The best that can be said is that home shopping is growing steadily
but accounts for less than 5% (in value) of convenience sales, to take one example. It will
presumably have a lesser impact on comparison shopping, although home deliveries may play a
growing part in this sector. Nevertheless, even if it burgeons, the direct effect on overall
shopping floorspace may be comparatively small. More likely direct effects might well be the
reduced demand for ancillary parking provision. Equally, the split between gross and net
floorspace may alter in the sense that stockholding and distribution may be of greater relative
importance with an increased ‘remote shopping’ turnover. It is certainly not possible to query
the overall extent of the Local Plan’s present retail provisions at this stage on the basis of the
available evidence.
RECOMMENDATION
q

TC04/1

No modification.

HW4: HIGH WYCOMBE TOWN CENTRE – DOVECOT & OXFORD ROAD

The Objections
0173/11
0872/27
1196/3
1210/2

W J Whitehead
Government Office for the South East
Post Office Property Holdings
Sainsbury’s Supermarkets Limited

PIC 6/4 Objections
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1210/4

Sainsbury’s Supermarkets Limited

Summary of Objections
(a)

Revised car parking standards should apply on the site.

(b)

Reduce car parking, which would generate unnecessary car-use.

(c)

Car parking criterion should be amended to delete reference to ‘no net loss of public
car parking’ and be replaced with a requirement for an assessment of the transport
and parking implications to be submitted in support of any proposal.

(d)

Proposal does not seek to protect existing and future service access functions.
Proposal may have operational, security and legal implications for the Post Office and
other town centre uses.

(e)

Boundary limits of Policy should be amended to include the whole parcel of land
bounded by Archway, Bellfield Road, Oxford Road and the railway line.

(f)

Maintenance of a viable secondary shopping frontage to Oxford Road presents an
unduly restrictive requirement and restricts the options for redeveloping the site.

(g)

Identification of Dovehouse Road as part of the Council’s road improvement strategy
should be removed.

Inspector's Reasoning and Conclusions
6.5.1 The extent of the Policy HW4 allocation very largely equates to the three existing street
blocks which include it (these will presumably be united on redevelopment). It seems to be very
reasonably defined in that it logically excludes obviously recent office development and the
railway embankment to the north. Clearly, the recent development is unlikely to alter in form or
function during the Local Plan’s currency. Equally, the high railway embankment will remain as
it is since this location for a new Chiltern Line station has been ruled out for the foreseeable
future (as noted earlier). Since this significant barrier to easy pedestrian movement and intervisibility is likely to remain, the town centre for retail purposes under Policy S1 might quite
logically be drawn along the railway centreline. This would exclude the Safeway site but include
the HW4 allocation, effectively defining the former as edge-of-centre and the latter as town
centre for the application of relevant policies in future.
6.5.2 The effect of PIC6/4 would be to remove any separately prescribed policy reference to
on-site car parking. This would seem wise and would effectively meet two of the objections.
The current Appendix 10 provision for this allocation, with respect to major retail development,
would be in the range of 1 space/20-30 sq m (gfa). It should be noted that this is well below the
PPG13 maximum national standard (Annex D) of 1 space/14 sq m (gfa). However, the parking
provision on-site at present is not dedicated to the existing Sainsbury’s supermarket customers,
their being subject to the normal public car parking tariff. No doubt this arrangement will be
perpetuated on redevelopment, whatever the final level of car parking and parking charges the
LPA see fit to authorise in due course. That would seem to accord with best modern practice in
both restricting parking in accessible areas and in seeking to make its availability as flexible and
market-sensitive as possible. In any event, it would not be proper to specify provision in
advance; PIC6/4 is accordingly endorsed.
6.5.3 The safeguarding of vehicular servicing and access functions is largely a matter for road
traffic regulation and is not relevant to a statutory development plan (see also paragraph 6.2.9).
The definition of the frontage along Oxford Road (A40) as a secondary shopping frontage under
Policy S4 appears to be reasonable. This will help to maintain a lively appearance on a major
entrance to the town centre (as defined for the purposes of Policy S1). It will complement the
retail redevelopment scheme directly opposite, as proposed by Policy HW1. It will also occupy
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an extremely favourable trading position, for a range of Class A1-3 uses, relative to a probable
centre of pedestrian activity in and around the proposed new bus station and crossing point of
the dual carriageway. If the Policy HW4 requirement of rear servicing to the shopping is
secured, there will be every reason to achieve either comprehensive or incremental
redevelopment. For the last reason alone, the associated access road improvement provided
under Policy T20 is justified.
RECOMMENDATIONS
q

TC05/1

Modify Policy HW4 as proposed by PIC6/4.

HW5: HIGH WYCOMBE TOWN CENTRE- LILY’S WALK (FORMER GAS WORKS)
The Objections
See Appendix 6C
PIC 6/2 Objections
0137/19
0509/11
0839/24
1042/28
2409/4

The High Wycombe Society
Lattice Property (Formerly BG Property)
Grange Action Group
Mr J D Burnham
N A Smith

Summary of Objections
(a)

Object to the policy in that only ‘an element’ of residential accommodation is required
and no minimum target is set. Maximum residential accommodation should be
provided in the town centre. Site suitable for housing for senior citizens; for affordable
housing; for additional housing for Wycombe College.

(b)

Policy does not make best use of the site in terms of town centre regeneration.

(c)

Full account should be taken of the development of home computer and catalogue
shopping in assessing retail floorspace requirements.

(d)

There is adequate commercial property available in the area.

(e)

Gas Works site is not presently easily accessible. Development would result in
significant alterations and traffic movements in the area.

(f)

Policy is contrary to national, regional and structure plan policy in terms of location for
retail development.

(g)

Retail element of the site should not be restricted to warehousing uses and the sale of
bulky goods. A1 uses would be appropriate.

(h)

Retail development on the site could undermine the viability of the Western Sector
proposal.

(i)

Object to retail warehousing on site. Consider other uses are more appropriate.
Development on the site should complement rather than compete with Western Sector.

(j)

Development of the site is unduly constrained. Rage of suitable uses should be
extended to offices, restaurant and unrestricted retail development and should exclude
bus maintenance facility.

(k)

Retail warehousing will create an inappropriate building form on the site.
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(l)

Clear locational preference for Lilly’s Walk site to be supported for retail development,
in advance of the Wycombe Marsh site, should be made explicit.

(m)

Area has a number of potentially contaminating activities where redevelopment poses
a risk to groundwater quality. Sufficient investigation must be carried out and a high
level of remedial treatment achieved.

Inspector's Reasoning and Conclusions
6.6.1 The objections that are summarised as ((a-d) and (m)) have already been considered in
relation to other Town Centre policies (see HW1-3 above). A locational preference for retail
warehousing on the Former Gas Works site (as opposed to Wycombe Marsh) is not appropriate
for the reasons that are given in section S2 of this report. In the nature of things, it is highly
likely that the Gas Works site will in fact come forward for redevelopment before Wycombe
Marsh. Undoubtedly, there are problems of process contamination on both but the latter also
has the problem of being linked with the relocation of an operational sewage works and its
expensive and complicated installation and expansion elsewhere. The Gas Works site is clearly
not ideal for its intended purpose; in particular, the difference in levels between one principal
frontage and another will make it the more difficult to dispose the large-volume buildings which
warehousing involves. Nevertheless, the existence of an outstanding planning application
strongly suggests that it is not commercially unattractive.
6.6.2 It is certainly true that the site is not at present especially accessible. However, if seen
in the context of the Western Sector redevelopment, this difficulty is significantly lessened. Not
only is the prospect of linked comparison shopping trips very much enhanced but the available
off-street parking provision of both destinations will be closely related in capacity and proximity.
The two proposals are complementary in that retail warehousing would be commercially and
spatially unattractive and incongruous on the inevitably expensive and complex new shopping
focus but appropriate in the directly adjacent and redundant public utility site. The cross-fall on
the latter, although a complication in relation to development, will help to ensure that the bulk of
the new buildings will be assimilated in an edge-of-centre situation. Given the restricted size of
the area available and its probable development costs, together with a probable requirement for
some housing, the added complexity of trying to combine unrestricted Class A1 and retail
warehousing would make the site commercially unattractive for the latter use.
RECOMMENDATIONS
q

TC06/1

Modify Policy HW5 as proposed by PIC6/2.

HW6: HIGH WYCOMBE TOWN CENTRE – PEDESTRIAN PRIORITY AREA

The Objections
1042/6
1196/1

Mr J D Burnham
Post Office Property Holdings

Summary of Objections
(a)

Policy should be improved to contain details on kerb heights, to ensure safety
standards are maintained.

(b)

Proposal does not seek to protect existing and future service access functions.
Proposal may have operational, security and legal implications for the Post Office and
other town centre uses.
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Inspector's Reasoning and Conclusions
6.7.1 A great deal of the existing Town Centre area has been either fully pedestrianised or at
least been given a substantial (and welcome) degree of pedestrian priority by traffic regulation
and by time-sharing. Policy HW6 envisages that pedestrian amenity and safety will be extended
as circumstances permit, initially in the Frogmoor area under Policy HW7. This is also to be
welcomed and the evidence of earlier pedestrianisation measures suggests that they have not
seriously inhibited or prevented safe, secure and convenient access by motor vehicles to
individual premises. In any case, such access is essentially a matter for road traffic regulation,
which is governed by other legislation. Similarly, details of traffic engineering such as kerb
heights, use of bollards etc have no place in a land use plan. The LPA may wish to adopt a
slightly different and less detailed Proposals Map notation in relation to the application of Policy
HW6 (as shown on the illustrative Policy S1 extract in this report) but this is not a matter for
formal recommendation.
RECOMMENDATION
q

TC07/1

No modification.

HW7: HIGH WYCOMBE TOWN CENTRE- FROGMOOR & OXFORD STREET

The Objections
See Appendix 6D
Summary of Objections
(a)

Object to the policy in that only ‘an element’ of residential accommodation is required
and no minimum target is set. Site suitable for provision of housing for elderly and
student accommodation for Wycombe College.

(b)

Policy does not make best use of the town centre area.

(c)

Full account should be taken of the development of home computer and catalogue
shopping in assessing retail floorspace requirements.

Inspector's Reasoning and Conclusions
6.8.1 Most of the above objections are common to other Town Centre policies (HW1-HW3)
and are addressed elsewhere in this report. The Frogmoor enclave is clearly important in that it
is not only inherently attractive in a townscape sense but also occupies a pivotal position as
between the older established central area and the Policy HW4 redevelopment area. With the
latter it has a slightly tenuous but segregated pedestrian subway connection and the triangular
open expanse of Frogmoor is likely to benefit from the Policy HW6 pedestrian proposals. The
application of the present policy will give a degree of priority to Class A3 food and drink outlets.
This would seem appropriate in view of the area’s slightly peripheral location. It is difficult to see
how an alternative policy formulation would do more for the regeneration of the Town Centre as
a whole. The difficulties of securing more direct vehicle access and limitations on available offstreet parking would seem to favour the relatively low-key nature of the proposals.
RECOMMENDATIONS
q

TC08/1

No modification.

Chapter 6 -–Town Centres

page 324

WYCOMBE DISTRICT LOCAL PLAN TO 2011 – Inspector’s Report

HW8: HIGH WYCOMBE TOWN CENTRE - RAILWAY STATION

The Objections
0351/5
0376/27
1073/6
1798/6

John Laing Property
Axa Equity and Law Life Assurance Society PLC
East of Amersham Hill Residents Association
Buckinghamshire County Council – Environmental Services Dept.

Summary of Objections
(a)

Policy should be revised to reflect the development potential of the site; to include,
commercial offices, retail, hotel or residential uses, as well as allowing for
improvements to the existing station and public transport facilities.

(b)

Object to provision of replacement parking at the station, as a proposal to provide a
new ‘Park and Ride’ facility at Gomm Valley would better meet sustainable transport
objectives.

(c)

Any replacement parking must have the same level of security as the current car park.
The option of using Easton Street multi-storey is unacceptable.

(d)

The importance of the pedestrian access from the town centre to the railway centre
should be more explicitly acknowledged.

Inspector's Reasoning and Conclusions
6.9.1 The area surrounding High Wycombe railway station is at present very poorly laid out
and clearly both requires (and would provide) opportunities for redevelopment. It is accordingly
and quite properly the subject of a detailed planning brief that is evidently supported by
Railtrack, the train operating companies (TOCs) and intending developers. A key part of the
allocation site is within a designated conservation area. It will have to recognise this sensitive
location and accommodate several important functions, including passenger handling (on a very
probably increased service frequency), and a bus-rail interchange. There are also
considerations of future linkage between two of the possible P+R bus services, ease of
pedestrian access from the residential hinterland and towards the town centre and existing and
future public car parking. The latter is a critical design component. It will not only have to serve
rail commuters but also accommodate the needs of employees within the on-site enabling office
development and, in addition, short-stay parking for town centre activities.
6.9.2 The situation is further complicated by the proposal to safeguard a bus-only link (under
Policies T11-12) along the disused formation of the High Wycombe-Bourne End branch railway
(closed in 1970). This is a key transport proposal since it would not only offer excellent change
of mode facilities and bus priority to and through the station but also a means of bypassing the
congested A40 corridor. This latter effect would be enhanced if, as seems feasible, the bus-only
link were to be extended across the A40 and through Wycombe Marsh on redevelopment. This
would provide a roughly 2-kilometre long and largely segregated channel for both normal bus
services and P+R limited-stop provision and might greatly improve public future transport
accessibility in the eastern half of High Wycombe. For this reason, the busway, passenger
interchange, pedestrian and cycleway access ought perhaps to be more explicitly prioritised in
the precise formulation of Policy HW8.
6.9.3 Such prioritisation is clearly regarded with some misgivings by objectors, notably by local
residents who are concerned about the effects of all-day commuter parking overspill. As the
supporting text makes clear, the degree of alternative forms of access means that the obvious
opportunity exists to ‘minimise the use of the private car’. This will be a difficult solution to reach
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because commercial pressure will exist from both developers of the office floorspace and indeed
Railtrack and the TOCs to maximise commuter parking provision and (in particular) its primacy
of location within the overall site. Against this must be placed, according to PPG13 advice, the
clear utility of displacing at least an element of the present parking capacity in the direction of
the more remote P+R locations, to be determined in future under (modified) Policy T17. The
balancing of long-term versus short-term parking supply (including that within the nearby public
car parks) and future demand will be a matter for economic judgement, pricing policy and onstreet traffic regulation.
6.9.4 Without seeking to comment on either existing or future planning briefs for the site, it is
doubtful whether the extent of redevelopment or the complexity of physically integrating offices,
a new bus link, car parking and passenger interchange would leave a great deal of scope for
hotel or other development. It is a little anomalous that the Policy HW8 allocation includes the
present open car park to the north-east but excludes the Easton Street multi-storey car park to
the south. Both are operated by Wycombe DC but the latter is actually better integrated with
both the main road network and the railway station booking hall. It is conceivable that longerterm redevelopment might secure a greater mix of uses if the allocation were extended. For this
reason, it is recommended that the multi-storey car park be included in the policy allocation.
Apart from anything else, the provisions of Policies T5, T9 and T19 would combine to point to
the latter’s inclusion in order to at least offer the prospect of better pedestrian access, improved
inter-modal movement and the overall control of car parking provision.
6.9.5 The objection that relates to P+R provision to the east at Gomm Valley cannot be
supported on the available evidence. Firstly, this proposal is not included in the LTP and it is
difficult to see how it would effectively function without a railway station or halt. If it were to act
as an intercepting car park for car-rail interchange, it would need such a facility. Otherwise,
such trips would involve a 3-stage car-bus-rail trip on both outward and return legs of a rail
commuter journey. This would seem to be of extremely doubtful attractiveness and do little to
encourage modal shift. The possibility of establishing P+R facilities at both Gomm Valley and
Grange Farm will be discussed later under Policy T17. For the time being it is enough to note
the improbability of either a Gomm Valley or Gomm Road halt on the Chiltern Railway line, in
view of the operational difficulties earlier reviewed (see under HW1). The future displacement of
station commuter parking is certainly a long-term possibility but the T17(i-ii) P+R locations at
Hazlemere or Wooburn Moor would be preferable locations for this and more in tune with
PPG13 advice.
RECOMMENDATIONS
q

TC09/1

Modify Policy HW8 to read:
POLICY HW8
THE SITE, AS DEFINED ON THE PROPOSALS MAP, SHOULD BE
COMPREHENSIVELY REDEVELOPED SO AS TO INCLUDE:
(1)
IMPROVED RAILWAY AND BUS PASSENGER FACILITIES IN A NEW
OR EXTENDED STATION BUILDING;
(2)
INTEGRATED PUBLIC TRANSPORT INTERCHANGE PROVIDING FOR
SAFE AND EASY TRANSFER BETWEEN RAIL, BUS, CAR, TAXI AND CYCLE
TRAVEL MODES;
(3)
FOOTPATH AND CYCLEWAY ACCESS POINTS AND CONNECTIONS
FROM ALL DIRECTIONS, INCLUDING IMPROVEMENTS TO BIRDCAGE
WALK;
(4)
A BUS-ONLY LINK THROUGH THE SITE TO LINK CRENDON STREET
WITH THE FORMER HIGH WYCOMBE-BOURNE END BRANCH RAILWAY
[POLICIES T10-11];
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(5)
USE CLASS B1 OFFICE DEVELOPMENT ON THE EXISTING CAR
PARK SITE; AND
(6)
CAR PARKING FOR FUTURE RAIL USERS AND THE OPERATIONAL
NEEDS OF THE NEW DEVELOPMENT TO BE ASSESSED ON THE BASIS OF
UNIFORM CONTROL OF ALL SUCH PROVISION WITHIN THE HW8 POLICY
ALLOCATION.
q

TC09/2

Include Easton Street multi-storey car park within the site allocated for
comprehensive development under Policy HW8.

HW9: HIGH WYCOMBE TOWN CENTRE - SWAN FRONTAGE

The Objections
0158/28

High Wycombe and Marlow Green Party

Summary of Objections
(a)

Question the cost of improvements to the theatre and surrounding buildings.

Inspector's Reasoning and Conclusions
6.10.1 The question of the likely cost of either re-locating the Fire Station or improving the
forecourt arrangements at the Swan Theatre is not one that the Local Plan can address, nor
does it do so. As the supporting text correctly states, the two uses are badly related in an urban
design sense, although both functions clearly demand accessible and prominent sites. All that
the policy sets out to do, presumably with the approval of Bucks CC as major landowner, is to
embargo any other development proposals that might complicate or even inhibit the future
(unspecified) improvement of the setting of the Civic Theatre or prevent the re-location of the
Fire Station. The objection cannot therefore be supported since the costs of future public
investment are not directly involved and might conceivably be reduced by the policy’s
implementation.
RECOMMENDATION
q

TC10/1

No modification.

HW10: HIGH WYCOMBE TOWN CENTRE WEST WYCOMBE RD & DESBOROUGH AVE

The Objections
0872/28
1376/1
1378/1
1383/1

Government Office for the South East
Mr J Herring Risk Management Services
Mr Sharma
Mr R G Pearson

Summary of Objections
(a)

Policy could be easily misinterpreted; the new parking standards are maxima not
minima. Delete word ‘minimum’.
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(b)

Policy should only relate to the development potential of the site (in view of the fact
that there is no prospect of the road widening scheme taking place and the fact that
the emphasis of transport policy has changed). Land should be made available for a
wider range of uses than at present with an emphasis on public transport.

Inspector's Reasoning and Conclusions
6.11.1 As the supporting text makes clear, the implementation of Policy HW10 depends on the
possible bringing forward of junction improvements by the local highway authority. In view of
the apparent uncertainty surrounding the site’s redevelopment, it is probably better to delete the
policy until the future of road widening or junction improvement is clear and committed in a
future LTP. The existence of the policy implies that non-residential development would be
acceptable, given certain urban design requirements. There exists the clear danger that a
future form of development might conform to a highway improvement scheme which is not
implemented. Alternatively, it might prevent its implementation in the optimum form required for
the safety and free flow of all forms of traffic, including pedestrians and public service vehicles.
In other words, the policy does not provide, for development control purposes, the requisite
reasonable degree of precision and certainty that PPG12 advocates.
RECOMMENDATION
q

TC11/1

Delete paragraphs 6.56-6.57 and Policy HW10.

HW11: HIGH WYCOMBE TOWN CENTRE – ADDITIONAL POLICIES
The Objections
0816/5
0834/12

Invensys PLC
Prudential Assurance Company Ltd

Summary of Objections
(a)

Recommend a new general policy for High Wycombe, to deal with the effect on the
existing town centre of new development expected during the plan period; a phasing
strategy for development proposed in Policies HW1 – HW10. The Plan does not
provide for transitional arrangements to cover the period of adjustments as new
development schemes are occupied. There is no policy that seeks to protect and
enhance retailing in the existing town centres.

(b)

Propose a new policy relating to land that is surplus to Compair’s operational
requirements at the Hughenden Avenue site. Policy should allocate a mix of uses, the
balance to depend upon the operational and employment requirements of Compair.

Inspector's Reasoning and Conclusions
6.12.1 As will be evident from the consideration of objections to Policy HW1, the LPA have
quite properly allocated increases in both comparison and convenience retail floorspace on the
basis of competent advice and in accordance with national guidance. There is accordingly no
need for the phasing of development in the sense which is intended by paragraphs 6.9-6.13 of
PPG12. In this case, ‘and overall assessment of development requirements….for retail’ would
appear to be in order. Any additional needs for retailing may be accommodated within the town
centre, as defined by Policy S1, having regard to the effect of such development upon viability
and vitality of the centre, among other things. The safeguarding of existing retail premises and
monitoring of change will be the subject of Policies S3 and S4 within all three centres specified
by the Local Plan. Given the range of available policies, an additional policy would seem to be
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unnecessary. Any policy relating to Hughenden Avenue is outside the ambit of High Wycombe
Town Centre and is dealt with under Policy E2 (0186/1).
RECOMMENDATION
q

TC12/1

No modification.

M0: MARLOW TOWN CENTRE – TRAFFIC AND TRANSPORT
The Objections
0158/29
0059/2
0402/7
0872/29
1260/18
1584/14
1584/15
1584/16
1260/48
1584/18

High Wycombe and Marlow Green Party
Mr A P H Bamford
Mrs B K Wallis
Government Office for the South East
The Marlow Society
The Marlow Group
The Marlow Group
The Marlow Group
The Marlow Society
The Marlow Group

PIC 6/7 Objections
0840/59
1260/46
1279/13
1281/13
2137/5

Marlow and District Chamber of Trade & Commerce
The Marlow Society
Mr David Coe
Great Marlow Parish Council
Waitrose

Summary of Objections
(a)

Paragraph contradicts policies that wish to maintain and develop viability and vitality.
No reference made to repair works.

(b)

No reference to alternative measures to aid traffic at peak times.

(c)

No obvious means for general input into the proposed Transport Study.

(d)

Cycling into Marlow is dangerous and needs to be improved; suggest new routes.

(e)

Reference should be made to the Local Transport Plan and its relationship with the
transport strategy for Marlow.

(f)

Respondent awaiting results of Halcrow Fox Marlow Transport Study, prior to
suggesting any recommendations or solutions.

(g)

Greater emphasis should be paid to seasonal factors and the influx of visitors on
weekends.

(h)

Marlow Bridge should be preserved in its present state (or strengthened).

(i)

Oppose the design of the ‘link road’.

(j)

Long term park and ride or similar, to the east of the bypass should be included.
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(k)

Reference in paragraph 6.66 to ‘widespread environmental or non-safety traffic
calming’ should be deleted.

(l)

Reference to the development of Portlands should be explicit in paragraph 6.67.

(m)

Until convenient alternative public transport is provided for, no prejudicial restrictions or
expense should be applied to residents.

(n)

Parking and Transport Strategy and Local Transport Plan must be monitored and
reviewed on a regular basis. Parking and Transport Strategy does not form part of
draft Plan and represents Supplementary Planning Guidance. New or experimental
traffic management regimes are undesirable.

(o)

Object to pedestrianisation of High Street.

Inspector's Reasoning and Conclusions
6.13.1 Many of the above objections refer to policy matters that are the province of the adopted
Buckinghamshire Local Transport Plan (LTP). There is a clear need for co-ordination between
land use and transport plans and indeed their provisions sometimes overlap (eg Policy T17).
However, it is essential to draw a clear distinction between purely land use planning policies and
exclusively transport planning policies. There is absolutely no point in including the latter in a
planning document concerned with the use and development of land and buildings. In any
event, the legal bases (and procedures) for controlling land use and regulating traffic are
contained in separate statutes. Moreover, the funding and budgeting of such activities is quite
often split between the private sector (in the case of development) and the public sector (in the
case of road traffic engineering and control). It is necessary to lay stress on this point in
connection with Marlow Town Centre policies, in particular, since many of the objections appear
to overlook or to be unconscious of this basic distinction.
6.13.2 It is noticeable that, although the recently completed Marlow Parking and Transportation
Study has now, according to the LPA (WDC/M2/1), ‘been integrated into the LTP’ (CD/M/18(e))
it is fairly obvious, from the latter document, that this principally means policy integration and
some selective re-wording. This has mainly been done by means of PICs 6/6-6/13 (inclusive),
to some of which objection has duly been made. The nature of these objections, both to the
Deposit Local Plan and the subsequently proposed changes (including FPIC 6/17) strongly
suggest that local public opinion is distinctly polarised. This polarisation even extends to
divergent views within the same submissions. The degree of controversy has evidently resulted
in the Local Plan’s containing few proposals for new road construction, junction improvements
and detailed traffic management. Certain objections against detailed policies are not so much
against the policies themselves. They are rather against the future effect that these policies
might have in relation to real or imagined or wished-for elements of the previous Transportation
Study’s tentative proposals.
6.13.3 Among the more contentious aspects of transport planning is the future care and traffic
function of the handsome 1831 suspension bridge across the Thames, designed by a pupil of
Thomas Telford and rebuilt in 1964-1966 (Pevsner: Buildings of England (1994)). Reference to
the bridge in paragraph 6.66 of the Local Plan is proposed for deletion by PIC 6/7 as being too
detailed. Various objections are raised in connection with its future maintenance, its closure to
vehicle traffic or to the control of traffic across it, including tidal flow working. These are not, in
the main, land use planning matters. The bridge is a grade I listed structure in the possession of
the local highway authority. This means that its future is well assured but that its precise future
traffic function is inevitably limited, as at present, by speed, weight and width restrictions. It may
be that further restrictions may be placed upon it. That is primarily a matter for the relevant
authorities, including the DTLR. PIC 6/7 is endorsed since no planning purpose is served by
retaining the original paragraph 6.66.
6.13.4 The question of the control of peak-hour or seasonal traffic is not directly a planning
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matter. Primary control over the hours of movement of traffic may, to an extent, be secured by
parking pricing mechanisms; these are for the highway authority to impose. Some indirect
control is possible by means of time-limiting conditions imposed on individual planning consents
(eg opening hours for retail trading) but this is too detailed a matter for the Local Plan. The
question of additional cycling facilities and routes are essentially for the LTP. Since no
additional cycleways are proposed in the LTP, it is not possible for the Local Plan to initiate
them, except to the limited extent that provision may be required on individual development sites
(see Policies T7-8). The pedestrianisation of the High Street is not currently a proposal of the
Local Plan. Its need and future feasibility is very much bound up with the provision of the
equally controversial Portlands Link Road. This is considered in relation to Policy M4-M5.
6.13.5 There are no firm proposals for Park and Ride (P+R) proposals for Marlow. This
omission is the subject of objection. The subject is touched on in paragraph 6.74 but is without
specific policy backing. Any such ad hoc provision would be subject to permissive Policy T17 (if
modified as proposed). The matter is dealt with later in this report (see Policies T17 and RT19).
All that can be reliably concluded at this stage is that the ambitious proposals by the Marlow
Group appear unlikely to be adopted. It is doubtful whether a fairly small market town of about
15 000 population and of limited overall size could indeed support the multi-route and terminal
system envisaged and proposed by the Group. Moreover, the requirement to locate several car
parks within the Green Belt or AONB surrounding Marlow would be a difficult exercise. In
addition, these car parks would need to absorb displaced central area parking if PPG13 advice
is to be followed. Such displacement would be resisted by some residents and most traders
and might accordingly run counter to Policy M2.
6.13.6 The objections to certain of the (revised) paragraph 6.66 bullet-point objectives (1-6)
cannot be supported. These objectives derive from the agreed Parking and Transportation
Study and also appear to be broadly consistent with national and strategic planning guidance.
They seem accurately to reflect the objectives of the LTP, as far as these are directly applicable
to land use planning. Environmental traffic-calming would be particularly appropriate in Central
Marlow, virtually all of which (ie the Inset Map defined area) is within a designated conservation
area. To the very limited extent that traffic-calming is already in force (eg within the High Street)
it would seem singularly successful and indeed necessary if the second above objective is to be
achieved. In no sense can it be regarded as the imposition of unfair restrictions or unnecessary
expense as far as residents or car users are concerned. The submitted views of the Marlow
Group and the Marlow Society appear to diverge somewhat on this aspect of policy but it is fair
to comment that the former are more in tune with the spirit of advice contained in PPGs13 and
15 and in companion planning guidance.
RECOMMENDATIONS
q

TC13/1

Modify Chapter 6 in accordance with PIC6/6-6/8 inclusive.

q

TC13/2

Letter the bullet points under paragraph 6.66 (as revised by PIC6/6) as (a)-(e).

M1: MARLOW TOWN CENTRE - PEDESTRIAN AND CYCLIST PRIORITY

The Objections
0281/1
0840/20
1042/20
1260/26
1568/1

John Marsden Barraclough
Marlow and District Chamber of Trade & Commerce
Mr J D Burnham
The Marlow Society
Miss Daphne H Roberts
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PIC 6/9 Objections
0840/60

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a)

Insufficient thought given to the present and future traffic situation on A4155, between
Oxford Road and Chapel Street. Re-examination of '‘north-east relief road’ should be
included in Marlow Transport Study.

(b)

Policy should include provision for secure and convenient cycle parking.

(c)

Oppose pedestrianisation of High Street.

(d)

Policy should not be restricted to named streets; reference to High Street, West Street
and Spitall Street should be deleted.

(e)

Delete word ‘significant’ in policy wording ‘do not result in significant’.

(f)

Chapel Street should not be excluded from any improvements to cyclist and pedestrian
conditions.

(g)

Object to the pre inquiry change to remove the names of specific streets where the
most difficulties lie.

Inspector's Reasoning and Conclusions
6.14.1 The objection which relates to the inclusion of proposals for a north-eastern relief road
(ie between Riley Road and Dean Street) in order to connect routes A4155 and B482 cannot be
supported. The main reason is that this proposal does not figure in the LTP and accordingly
should not be included in the Local Plan. The LPA’s assessment is that such a scheme is out of
place in the Marlow Conservation Area and paragraph 5.4 of PPG15 certainly endorses this
view. A roughly parallel proposal (by some of the Marlow Group) is to introduce one-way traffic
working around the circuit of Cambridge Road (or Queens Road)-Dean Street-Spittal StreetWest Street-Oxford Road to substantially the same effect. The LPA oppose this and their
opposition is supported. Not only is the proposal not contained in the LTP but such an
imposition on purely residential streets was roundly condemned as unwise, intrusive and
socially divisive by the Buchanan Report (Traffic in Towns) as long ago as 1963. This general
view is most recently reflected in paragraph 5.18 of PPG15. Paragraph 6.67 (as amended)
makes it clear that High Street pedestrianisation is not a live option within the Local Plan period.
6.14.2 A requirement for cycle parking, the subject of objection (b) above, is out of place since it
is adequately covered in Policy T8 and Appendix 10. The naming of specific streets for
pedestrian and cycle improvements is proposed for deletion in PIC6/9 and this is endorsed as
adding flexibility to what is essentially a land use policy directed at development control. For
this reason, the addition of Chapel Street would be inappropriate and illogical. Conversely, the
inclusion of the names of the main traffic routes within the conservation area is necessary. The
reason is that individual development control decisions may well be based on traffic
assessments and the imposition of planning conditions may need specific policy backing. The
reasons will become clear when allocations M4 and M5 are later considered. Chapel Street
does not need specific mention since the street names clearly indicate the entire length of the
A4155 through Central Marlow. The retention of the word ‘significant’ is needed since
development control decisions have to be based on significant (and not merely marginal) future
increases in traffic generation.
RECOMMENDATIONS
q

TC14/1

Modify Chapter 6 in accordance with PIC6/9.

q

TC14/2

Letter the criteria of Policy M1 (a)-(c).
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M2: MARLOW TOWN CENT RE - CAR PARKING

The Objections
0158/33
1042/21
1584/22
0158/34
0840/21
0872/30
1584/10

High Wycombe and Marlow Green Party
Mr J D Burnham
The Marlow Group
High Wycombe and Marlow Green Party
Marlow and District Chamber of Trade & Commerce
Government Office for the South East
The Marlow Group

PIC 6/10 Objections
0840/61

Marlow and District Chamber of Trade & Commerce

PIC 6/11 Objections
0840/62
1260/47
1279/14
1281/14
2137/3

Marlow and District Chamber of Trade & Commerce
The Marlow Society
Mr David Coe
Great Marlow Parish Council
Waitrose Limited

Summary of Objections
(a)

Safeguards, together with management and enforcement, should be put in place to
prevent visitors by-passing and abusing parking measures in the town’s residential
areas.

(b)

An integrated transport system for Marlow should be given the highest priority. Small
car parks and outer car park should be provided, linked by subsidised shuttle buses,
footpaths and cycle-ways to the town.

(c)

Railway station suffers from limited parking.

(d)

The wording ‘promotes’ park and ride should be amended to read much more
positively, to actually enable park and ride. Disagree with the aim to maintain overall
number of parking spaces; this is not conducive to a national integrated transport
policy that would offer alternative modes of transport, resulting in few car parking
spaces being required.

(e)

Policies required that restrict the central area parking to shoppers and visitors (short
stay), but which create workers parking (long stay) and which are consistent with
DETR guidance, requiring an integrated transport policy which seeks to reduce traffic
movements.

(f)

Policy implies a haphazard approach to parking rather than a co-ordinated strategy for
the town. Difficult to see how this type of approach can lead to reduced car use.

(g)

Existing car parks should be extended both underground and up to a maximum of 2
storeys above ground.

(h)

Additional wording, as amended by Pre Inquiry Change, is ambiguous, imprecise, and
should be deleted. No certainty as to what ‘other measures’ would be acceptable.
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(i)

Any reduction in town centre car parks is unacceptable. Amend wording by adding
‘such as the inconvenience or expense to residents living outside the town boundaries
but within its orbit, who have not been offered a convenient alternative public transport
service.’

Inspector's Reasoning and Conclusions
6.15.1 The matters referred to in objections (a-b), (e-f) and (i) above are essentially to do with
the regulation of traffic, the imposition of car parking charges and the co-ordination of public
transport. These problems must be addressed within the context of the LTP, which being nonstatutory, is inherently more responsive to public opinion and budgetary opportunity than a
development plan. As earlier explained, the function of the Local Plan is to control and bring
forward proposals for the use and development of land and buildings so as to support (or at the
very least not to conflict with) the com plementary functions of the LTP. For example, if the
present railway station were to be rebuilt or relocated or be supplemented by an additional halt
on the branch line, parking provision might be specified by the LPA in accordance with the Local
Plan. The loss of parking spaces, following any future development, will be resisted unless
concurrent LTP proposals (eg P+R provision in specific locations conforming with Policy T17)
are either implemented or firmly programmed. In such situations, PPG13 advice is to avoid an
overall increase in public parking provision. The specific example of P+R is cited to show what
the expression ‘other measures’ presumably means in the context of this policy. The relevant
objection to this wording is accordingly not supported.
6.15.2 The objection which relates to the general adoption of multi-level off-street car parking is
not supported for a variety of reasons. Firstly, as the LPA point out, such provision is inherently
expensive and may well be difficult or impossible to put underground owing to the nearness of
the water table to the local land surface. An examination of the Proposals Map and the
application of Policies G20 and G21 graphically illustrates this risk. Equally (or more)
importantly, the extent of the conservation area, the number, proximity and intimate scale of
listed buildings and the general quality of Marlow’s townscape combine to suggest that most
elevated car parks would be supremely out of place. Moreover, the fact that elevated parking
decks and structures are physically difficult to permanently plant or landscape points to their
general intrusiveness in Central Marlow, which is still reasonably well endowed with trees. The
matter is of direct relevance to the M4 and M5 allocations and will be further considered there.
6.15.3 This question of unobtrusiveness is at the heart of urban design policies relating to
Marlow Town Centre. The objection that alleges that Policy M2 is haphazard, piecemeal or
lacking in co-ordination s difficult to understand. Examination of the siting of the five or so car
parks in or around the central area suggests that a dispersed policy is more sensitive and
appropriate. The objections (by the Marlow Group) in 1994 to previous food-store proposals for
the Brewery-Portlands site were as much to do with the extent and intrusiveness of the car park
as anything else. The intention of the present policy is perfectly coherent. An overall reduction
in off-street parking will be resisted (by the land use planning process) unless and until
balancing measures such as P+R operation, other local public transport services, cycleways
and better pedestrian provision are achieved (by the combined land use and transport planning
processes). So far from lacking in overall co-ordination, this would seem to be an admirably
integrated approach.
RECOMMENDATION
q

TC15/1

Modify Chapter 6 of the Plan in accordance with PICs 6/10 and 6/11.
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M3: MARLOW TOWN CENTRE - REAR SERVICING

The Objections
1832/3
1584/25

B Drage
The Marlow Group

Summary of Objections
(a)

The area used by delivery vehicles in Spittal Street, between the Crown and the Cross
Keys, should be served from the service road, south of this road.

(b)

There should be more effective enforcement of the policy for the use of rear servicing
facilities, where these are provided. An independent study should be undertaken to
identify problems and propose solutions.

Inspector's Reasoning and Conclusions
6.16.1 The objections relating to rear servicing within areas allocated under Policy M3 are not
directed against the policy or its area of application but rather against enforcement. This is not a
matter that can be addressed in the Local Plan and the objections are accordingly not
supported. The LPA’s approach to rear servicing is interesting and worthy of support. Access
to frontage shops is generally available to the east and south of Spittal Street and High Street;
all that Policy M3 essentially prescribes is the retention (and by implication the continued use) of
this facility. On the other hand, rear servicing is not so widely available elsewhere in the central
shopping area. However, provision is made in Policies M4 and M5 for the safeguarding of
provision in these area allocations. This is germane to both Riley Road and Portlands sites and
will be considered under these headings.
RECOMMENDATIONS
q

TC16/1

No modification.

M4: MARLOW TOWN CENTRE - RILEY ROAD
The Objections
0158/35
0158/26
0558/2
0830/5
0830/6
0840/33
0847/1
1260/27
1386/2
1584/51

High Wycombe and Marlow Green Party
High Wycombe and Marlow Green Party
Retail and Foodstore Co-ordination Limited
Royal and Sun Alliance Property Investments
Royal and Sun Alliance Property Investments0847)
Marlow and District Chamber of Trade & Commerce
Waitrose Limited
The Marlow Society
Dr Donald Grattan
The Marlow Group

Summary of Objections
(a)

Decked car park not conducive to a national integrated transport policy that would offer
alternative modes of transport resulting in fewer car parking spaces being required.
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(b)

Concern at loss of car parking spaces.

(c)

Compulsory purchase powers should be included to assist with the regeneration of the
site.

(d)

Policy as worded is fairly benign. Object to any Waitrose move to Portlands.

(e)

Concern at limited frontage of site to West Street.

(f)

Amend policy wording to state ‘the following issues need to be addressed’ rather than
‘the following will be required’.

(g)

Amend criterion (iii) to read ‘provision of public parking facilities reflecting present car
parking facilities and any increased use of the site, including car parking provision,
where feasible.

(h)

Policy is likely to be overtaken by events, e.g. Waitrose acquiring the Portlands site,
and should be re-formulated to accord with reality of the situation.

(i)

Comprehensive retail development cannot be satisfactorily carried out on the Riley
Road area due to land ownership and practical problems.

(j)

Policy is contrary to national planning guidance, as a better site is available for retail
development at Portlands and it does not adopt a sequential approach. Riley Road
should be reallocated for mixed residential and commercial uses.

(k)

Amend wording ‘quality active frontage’ to ‘good quality frontage of residential units’.

(l)

Policies M4 and M5 should be ‘switched’.

(m)

Should M4 fail to provide scope for additional food or other retailing, additional food
retailing could be provided at Liston Road Car Park.

M5: MARLOW TOWN CENTRE – PORTLANDS

The Objections
0158/37
0371/5
0709/8
0790/1
0830/7
0840/23
0847/3
1042/13
1160/1
1260/28
1584/28
1866/2

High Wycombe and Marlow Green Party
Marlow Town Council
Bryant Homes Technical Services Ltd
J B Thomas
Royal and Sun alliance Property Investments
Marlow and District Chamber of Trade & Commerce
Waitrose Ltd
Mr J D Burnham
Mrs S Moon
The Marlow Society
The Marlow Group
Mr R Cary

PIC 6/12 Objections
0840/63
1260/44

Marlow and District Chamber of Trade & Commerce
The Marlow Society

PIC 6/13 Objections
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0840/64
1260/43

Marlow and District Chamber of Trade & Commerce
The Marlow Society

Summary of Objections
(a)

Link road should not separate the residential western edge of the town from the town
centre. Care must be taken to ensure that the road is not divisive in any way.

(b)

Design of junction at West Street should have regard to historic and attractive nature of
street scene and for safety of pupils at nearby school.

(c)

Further clarification required on ‘financial contribution to a wider package of
accessibility measures’.

(d)

Object to criteria (iii); replenishment of lost car parking is not conducive to national
transport objectives.

(e)

Object to word ‘predominantly’ residential use, as it is considered that the site could
contain mixed use, including retail.

(f)

Delete residential allocation in favour of retailing or leisure, which is more appropriate
in a town centre location. A large supermarket would be more sustainable on the site.
Site is only one available and suitable for a comprehensive retail development in town
centre. A sequential approach would support this site as more suitable than Riley
Road.

(g)

Propose additional criterion; ‘other land uses ancillary to the predominant residential
use should be small scale, well related to its surroundings and should be close to the
retail areas of West Street and High Street’.

(h)

Link road should be entirely funded by the developers.

(i)

Policy is likely to be overtaken by events, e.g. Waitrose acquiring the Portlands site,
and should be re-formulated to accord with reality of the situation.

(j)

The location of the four terraced houses should be made clearer.

(k)

Pre Inquiry Change to paragraph 6.88, removing the words ‘traffic impact’ now renders
the wording ambiguous.

(l)

Rear servicing needs to be provided to the rear of High Street and West Street.

(m)

Object to Pre Inquiry Change to criterion (viii); change is ambiguous and opens up the
possibility of a significant reduction in car parking in the town. At least 64 car parking
spaces must be provided in the town centre.

Inspector's Reasoning and Conclusions
6.17.1 The allocations made under Policies M4 and M5 and the various objections made to
them and to the wording of the policies and their supporting text are all considered together.
The reason for this is that the most comprehensive and detailed objections, by Waitrose Limited
(0847), in fact propose the substantial reversal of land use policies for the two sites. The
objector’s comparative proposals for the two sites’ future redevelopment were presented at the
inquiry and were then examined in some detail. Since the main purpose of the relevant
appearances at the inquiry (and subsequently of this report) is directly to compare and contrast
the planning merits of the two allocations, it is most appropriate to consider them together. This
will be done by setting out the key site-specific issues and reaching conclusions upon them. An
overall conclusion will then be made on the basis of the several issues raised. The report will
then consider all the other objections which do not seek to oppose the policies in principle and
recommendations will then follow.
6.17.2 The over-riding consideration governing the allocation of land in this development plan,
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its relevant policies and their subsequent implementation by way of development control (and
possibly by the compulsory purchase of property) must be the fact that both sites are located
within the Marlow Conservation Area. It is necessary to bear in mind the paramount need to
pay ‘special attention to….the [acknowledged] desirability of preserving or enhancing the
character of the area’ (which has been determined to be of special architectural or historic
interest (sections 69(1) and 72(1) of the Planning (LBCA) Act 1990)). The key issues which
need to be considered within this overall and statutorily-determined policy context are:
(1)

the physical integration of the proposed development and its relationship with the
pattern of surrounding land uses (which may be assumed to be largely unchanging);

(2)

the precise extent to which the intended pattern of development would either preserve
the existing character of the conservation area or improve its future appearance;

(3)

the way in which the probable scale, form and layout of the future buildings would
adequately reflect the urban grain and historic townscape of Marlow Town Centre;

(4)

the manner in which the retail component of the sites’ allocations would link with the
existing shopping area and serve to maintain its functional status, vitality and viability;

(5)

the likely effects of the probable circulation of pedestrian, vehicular and servicing traffic
upon both the environmental and physical capacity of the future highway network.

Relationship to Existing Patterns of Land Use in Marlow Town Centre
6.17.3 Central Marlow retains much of its historic pattern and the main street pictures are
largely composed of statutorily and locally listed frontage buildings. The main streets, West
Street, Spittal Street and High Street are laid out in a T-shaped pattern, centred on the fine
Obelisk Milepost and the former Town Hall which mark their 3-arm junction. The junction
widens out to form a triangular open space (Market Square) within which gyratory traffic
circulates. The carriageways and footways of all the streets are narrow by modern standards;
those of the High Street have been adjusted in width at intervals to favour pedestrian traffic, to
slow down moving vehicles and to provide embayed kerbside parking. The hinterland of all
three streets is predominantly residential; to the north-west and north-east most buildings are
relatively old. To the south-west there is much recent redevelopment, especially on the
erstwhile Brewery site, either in the form of conversion or of fairly extensive new building around
Malthouse Way to the south.
6.17.4 The main street frontages are dominated by retail and related uses, including a
noticeable concentration of restaurants and other catering establishments. The pattern of
shopping very much reflects the policy provisions of the Local Plan as regards primary and
secondary frontages (Policies S3 and S4). All of the High Street (apart from the immediate
bridgehead) and parts of the other two streets are defined as primary shopping. The entire area
is potentially conducive to movement on foot, being nearly level at about 30-33 m AOD, and
ease of access is helped by there being six perimeter car parks roughly within the range of 100300 m from the centre, as defined by the Market Square. The Riley Road site (Policy M4) is
slightly nearer this central space than the Portlands site (Policy M5) but both are at present
slightly awkward of access on foot on account of the lack of permeability of the urban fabric and
street frontages. The Policy M4 site is an amorphous and unsightly area largely devoted to
open parking whilst the Policy M5 site is somewhat inaccessible and hidden and mainly consists
of backland housing and garden ground with well-established (and protected) tree cover.
6.17.5 Both sites are similar to the limited extent that they are of roughly equivalent size and
are both interposed between established shopping frontages and fairly extensive residential
areas to the north-west or south-west of the town centre. There the comparison ends; the
Policy M4 site has an open aspect to the north-west over public open space (subject to Policy
L3) and is accordingly easy of pedestrian access from this direction. The Policy M5 site adjoins
the former Marlow Brewery site and is potentially accessible from this direction but is very
largely divorced (as far as future public access on foot is concerned) by an extensive gated and
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walled residential enclave built on the Remnantz site. The imposition of this barrier to
movement means that west-east passage on foot is largely impossible between West Street to
the north and Pound Lane to the south, a distance of nearly 250 m. This lack of permeability is
the subject of adverse comment by both the Marlow Society and the Marlow Group, the latter
being anxious that it be forestalled in future development schemes by policy protection. Both
sites are potentially easily accessible, by car, from the main road network.
Existing Character and Future Appearance of the Area
6.17.6 Of the two, it is fair to conclude that site M4 is most acutely in need of redevelopment
and hence of potential enhancement on account of its present dismal condition. Site M5 would
benefit from sympathetic development to the more limited extent that this would provide useful
land for housing and might thereby facilitate pedestrian movement to and through it from both
Portlands Alley and the Brewery site. It also might provide very badly-needed rear servicing
facilities to the frontage shopping. In short, the redevelopment of site M4 might well greatly
enhance the future appearance of the area whereas the additional development of site M5 might
serve largely to protect its existing character. In both cases, a great deal would depend on the
extent, scale and height of new buildings, site M5 being the more vulnerable in this respect
since it is well endowed with trees at present and is also closely surrounded by either listed
building groups or attractive modern residential development.
6.17.7 From the respective aspects of enhancement and preservation (ie the component
features of conservation) it is difficult to fault the Local Plan’s allocations M4 and M5. A modern
food-store and its attendant open parking and servicing areas are inevitably bound to be
somewhat intrusive and invasive in an historic townscape such as Marlow. Given sensitivity of
design and careful massing, such a building group might integrate well with the street scene of
West Street (as does the existing Waitrose establishment). It could scarcely fail to improve the
urban desolation of the existing public car park and surroundings and (again assuming careful
design) its inevitable mass might relate well to the roughly 150x150 m expanse of the recreation
ground to the north-west, a point reflected in criterion (ii) of Policy M4 in the Local Plan. Existing
car parking provision could be retained but not necessarily the dedicated parking provision
evidently sought by Waitrose Limited. Their indicative plans suggest that Riley Road might be
realigned and rear servicing made available to properties in West Street.
6.17.8 Conversely, the intrusive impact of equivalent food-store development on the M5 site
could scarcely be successfully mitigated. There is no extensive open parking provision here at
present; any such provision would thus be additional and hence detrimental to both the area’s
character and appearance. The requisite scale of building would overtop and dominate both
adjacent frontage buildings and the hinterland of mainly recent residential development and
conversion. There is no direct road access capable of accepting HGV or other substantial
vehicle movement associated with food-store servicing. This would have to be contrived from
both West Street and Malthouse Way, to the detriment of recently-established residential
amenity in relation to freedom from noise and disturbance in the latter case. In both cases, the
extensive manoeuvring needs of large goods vehicles would call for intrusive gyratory junctions
on West Street. The effect may be gauged by the intrusively large 30-m external diameter
roundabout laid out at the Pound Lane-Malthouse Way junction, presumably in anticipation of
the Portlands Link Road.
Form and Layout of Future Buildings on the Alternative Sites
6.17.9 The essential feature of modern food-store layout and planning is an extensive,
rectilinear and largely unobstructed retail sales area. In the case of the indicative Waitrose
proposals this amounts to some 2100 sq m net sales area. This would equate to a gross floor
area of about 2600 sq m which, at PPG13 (Annex D) maximum rates of parking provision would
require some 185 spaces (or roughly 4600 sq m of surface parking). However, the indicative
proposals for site M5 (Portlands) suggest that between 200-250 spaces would be sought in
order to replace those lost on site M4 (Riley Road). Given that space for some additional
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housing must be found and a 7.2 m wide single carriageway must be accommodated (Policy
M5(vii)), this means that parking would have to be on two levels. These levels are conceived as
ground level and underground (with ramp access). The effect of this form of development would
be literally to marginalise the siting of the 10 new dwellings and the retained 6 houses at
Portland Villas. In addition, the new link road would cut a broad swathe through the site and
intersect Portlands Alley at an awkward scissors angle of about 40 degrees.
6.17.10
The above trading and parking provision requirements have been indicatively
translated to the M4 site. The footprint of the existing Waitrose food-store on West Street is left
partly untouched, 276 sq m (nfa) of which is evidently to be let to another retailer. Riley Road is
realigned, to a comparable width as on site M5, with 15 m diameter gyratory circulation at the
Oxford Road junction and also adjacent to the service yard. This yard is provided with a 25 m
diameter clear manoeuvring area for articulated and rigid wheelbase HGV deliveries (the
equivalent M4 site service area offers no such facility but calls for to-and-fro reversing
movements). There would be provision for somewhat indirect rear servicing of shops and other
premises on West Street. About 210 parking spaces would be provided, partly on the surface
but mainly underground with passenger lift access to the main pedestrian access on the south
front of the food-store. Other than from West Street, access on foot is somewhat tortuous and
requires surface crossings of Riley Road to get to the main entrance.
6.17.11
The notional housing allocation of site M5 (50 dwellings on 16 000 sq m overall)
is contrived, in the Waitrose indicative scheme, by dint of placing 10 terraced houses (or 5
houses and 21x2-bedroom flats) in the perimeter positions already noted. The balance of the
required provision would be made in the form of a barrier single-aspect block of flats located
between the recreation ground and the retained Riley Road car park. No alternative LPA
scheme of residential redevelopment of the M5 Portlands site allocation is at present available.
It has to be said however that this site might well offer an opportunity for high quality low-rise
medium-density housing, given its mainly regular shape, ease of potential access and level
nature. It is conceivable that the site might sustain more dwellings than at present allocated.
The only obvious planning constraints are the protected trees, the need to contrive some form of
new road and footpath links and the provision of rear servicing for the High Street and West
Street. The probability that a skilled designer would achieve attractive housing on this site is
obvious when the residential enclave on the adjacent old Brewery site is inspected.
Vitality and Viability of the Existing Shopping Centre
6.17.12
There is very broad agreement, certainly as between Waitrose Limited and
Wycombe DC, that there is a pressing need to secure both qualitative and quantitative
improvements to convenience shopping in Marlow. The existing food-store dates from 1972
and is cramped, undersized and of unquestionably awkward layout. Over the past 20 years or
so, various proposals for both sites M4 and M5 have come forward. The choice of siting has
been inevitably narrowed by the successful redevelopment of the southern half of the so-called
Brewery-Portlands site. Other peripheral sites have come under later scrutiny but it is mainly
common ground that these would fail the PPG6 sequential test, given the seeming availability of
sites M4 and M5 so close to the historic centre of retailing activity and street frontages. There is
accordingly little to choose between the two as regards the bolstering of the retail functioning of
Central Marlow. From this perspective, it may be reasonably concluded that site M4 has a very
slight edge in that it has a wider frontage to West Street and, as the LPA claim, would serve to
consolidate the land use pattern by providing an anchor outlet slightly nearer the centre.
Pedestrian, Vehicular and Servicing Traffic Access and Circulation
6.17.13
Probably the essential issue governing the choice of future food-store siting on
either site is accessibility and environmental capacity. This joint concept was given the name
‘traffic architecture’ in the 1963 Buchanan Report ‘Traffic in Towns’. It is worth quoting from
Appendix 3 of the Report to illustrate the concept: ‘Traffic Architecture’: A term…coined to
convey the idea of buildings and the circulation systems which immediately serve them being
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designed together as a single comprehensive process’. The concept is thus not now novel but
has been reflected in more recent DoE and DETR advisory publications, most notably in
‘PPG13: A Guide to Better Practice’ (pp 22-25) and in ‘Places, Streets and Movement: A
Companion Guide to Design Bulletin 32’ (pp 22-31). The advice points to the need to site major
land uses (in this case two large areas of significant housing and shopping development) very
carefully in relation to the existing and proposed movement networks, most especially if much
car and lorry traffic is to be generated. It is also necessary to examine the way in which a
variety of access modes are accorded equal priority and the way in which they will interact.
6.17.14
Although Marlow Town Centre is the subject of comparatively few definitive traffic
schemes or transport proposals, enough can be gleaned from the 1999 Halcrow Fox Report
(CD/M/8) and the subsequent Local Transport Plan 2001 (CD/M/18) to draw some broad
conclusions as to the short to medium-term situation in and around Marlow. The first is that
proposals to close the Thames Bridge to vehicles and to pedestrianise the High Street are most
unlikely to be implemented. The evidence is that public opinion on both is polarised in roughly
equal proportions. The direct corollary of this is that the Portlands Link Road need not now be
built to secondary distributor standard and that car shopper traffic will continue to approach the
town centre from all points of the compass. The first assumption is based on the absence of
need to duplicate the High Street and the second derives from the size and shape of Marlow’s
catchment area south of the Thames. It seems reasonable also to conclude that any new major
shopping floorspace ought to be located as close to the available primary and secondary
distributor road network (A404 and A4155) as is physically possible.
6.17.15
The second basic assumption is that, although off-street public parking provision
is not to be reduced on redevelopment (Policy M2) unless and until alternative transportation
measures (eg P+R) are in place, it should not be increased. At present, available public offstreet parking sites in the town centre (as defined by the Inset Map) are disposed in a rough
circle, centred on the northern part of the High Street. This spatial arrangement has several
virtues from a conservation aspect. It means that the available capacity of about 750-800 cars
is dispersed as between the 6 car parks. Concentration is avoided and their peripheral location
means that they perform an intercepting function that will encourage final approaches on foot to
the town centre and thereby inhibit vehicle movement. In the nature of things their ‘all comer’
availability will ensure maximum flexibility of use in relation to type of trip, especially linked trips,
and final destination in the central area. The effect of food-store siting on site M5 would be to
increase overall provision to nearly 1000 spaces, unbalance this even distribution and to
introduce dedicated parking much closer to the town centre. Very much the same objection
would apply to leisure development as an alternative to the residential use of the site.
6.17.16
The most critical aspect of access to the two sites is that of physical capacity for
servicing vehicles. It is a commonplace that modern food-stores need frequent deliveries by
articulated heavy goods vehicles (HGVs). That is why, among many other reasons, their most
favoured locations have been, until quite recently, out of town. Such vehicles need swept
turning circles of about 25 m outside diameter freely to manoeuvre. For this reason, it is difficult
or impossible to accommodate large food-stores in a tightly-knit and enclosed historic
environment such as Central Marlow. The M4 site is mainly level and largely open with a wide
frontage to Oxford Road. For these reasons, it would be possible to accommodate a vehicle
circulation layout based on frequent HGV traffic. This could be done in association with the
realignment of Riley Road and would not necessitate or facilitate any incursion of frequent or
noisy and unwelcome traffic into or through recent or projected residential areas. The use of
site M5 for the food-store would absolutely and inevitably require the construction of the
Portlands Link Road to secondary distributor standards of width, horizontal alignment and
junction design.
6.17.17
By contrast, the residential allocation of site M5 and its subsequent development
would allow minimal incursion of new roadspace. This is indeed what the Local Plan prescribes
in Policy M5(vi). Notwithstanding the fact that rear access provision needs to be made with
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respect to West Street and High Street, the very detailed layout advice of DETR Design Bulletin
32 (DB32) might usefully be adopted and followed. This would allow carriageway widths of
between 3000-5500 mm, 4-6 m kerb radii and a design speed of 30 km/h, indeed the entire
gamut of DB32 (chapter 3) advice consistent with the accommodation of emergency services
and refuse collection vehicles. A combination of these measures should accordingly permit the
admission of rigid wheelbase delivery vehicles, optimum permeability of the new housing area
by the disabled, pedestrians and cyclists, but also the optimisation of residential density and the
provision of new dwellings. From a conservation area standpoint, the grain and texture of the
resultant urban fabric might most closely resemble the remainder of the central area, certainly
that defined by erstwhile Policy H15 (as now proposed for deletion by FPIC 3/32).
Overall Assessment and Conclusions
6.17.18
An overall assessment of the two allocations, made on the basis of the five key
issues earlier identified, appears to support the appropriateness of the provisions of the Local
Plan. The reasons for this assessment may be made clearer if the above conclusions on key
issues are summarised as follows:
M4: RILEY ROAD

M5: PORTLANDS

•

Site is physically closer to both existing
and defined shopping centre.

•

Site has a very tenuous connection with
existing retail frontages.

•

Area to the NW is accessible on foot
through public open space.

•

Area to SW is effectively impermeable
to access on foot.

•

Existing land use is unsightly and would
greatly benefit from redevelopment.

•

Existing land use is consistent with the
area and is largely hidden from view.

•

Rear access to frontage property on
West Street either exists or might be
reasonably easily contrived.

•

There is no rear access to frontage
properties but this could be secured on
redevelopment.

•

Little or no tree cover on site at present.

•

•

Site is mainly distanced from listed
buildings and residential development.

•

A new car park on the site would be an
additional facility and would break the
pattern of existing peripheral provision
with respect to the town centre.

Existing parking provision forms part of
a dispersed pattern of perimeter
location.

•

Extensive protected tree cover on site.

•

Site is backland surrounded by listed
building groups and residential areas.

•

There is no public parking provision on
the site at present.

•

HGV access would require the
completion of the Portlands Link Road
to secondary distributor standards.

•

Residential allocation of the site would
allow a very largely autonomous layout

•

Public car parking would be displaced in
favour of shopper parking as a
consequence of redevelopment.

•

HGV access and circulation could be
accommodated within the site.

•

New dwellings on the site would be
tightly sandwiched between parking
provision and open space.

6.17.19
The preservation and enhancement of the historic character and future
appearance of the Marlow Conservation Area would be best served by adopting the Local Plan
allocations under Policies M4 and M5. It is hard to escape the conclusion that the recent
acquisition of the Portlands site by Waitrose Limited and their somewhat recently-conceived
opposition to the allocations were influenced very largely by retail operational considerations.
In other words, it would be manifestly much more expedient to have the new building up and
running before the old one is closed. However, this limited and largely short-term advantage to
the retail operator must be balanced against the long-term interests of the local population and
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indeed the wider (and even longer-term) interests of the conservation of part of the recognised
national heritage. The evidence available at the inquiry regarding comparative valuation of the
two sites for housing and retailing was only partial and hence highly inconclusive. Equally, the
possible disinclination of the LPA to relinquish their key land holding to facilitate Portlands
redevelopment is of little moment as compared with the planning merits of the Local Plan’s
allocations.
Remaining Objections
6.17.20
The other objections to the two Policies may now briefly be considered. Of
these, the objections relating to form, function and extent of car parking on site M4 are probably
the most difficult to resolve at this stage. Under the other emergent Local Plan policies, it may
be necessary to accommodate some increase in off-street parking provision. This will arise on
account of the need to retain public parking spaces plus whatever increase the LPA deem
necessary to cater for the approximate doubling of food-store size. Whether the LPA decide to
make the parking ‘all-comer’ or partly dedicated to the retail operation is a matter for their future
discretion in exercising development control. The physical feasibility of incorporating parking
cannot be in serious doubt, given the useful studies produced for both sites at the inquiry. It
may be objected that below ground parking may be required. Given the levels of the M4 site,
its size in relation to the food-store’s likely footprint and the comparative remoteness from the
flood plain, this may be a possible solution. The provisions of the Local Plan allow for the
future (and conditional) scaling down of on-site parking. It would be unwise to prescribe this in
terms of numbers at this stage. It is a matter for the LPA to review, having no doubt close
regard to the possible emergence of additional LTP proposals at a later date.
6.17.21
The evidence at the inquiry was that the M4 site is in comparatively few separate
ownerships (including the county and district councils). The LPA are evidently disposed to use
their statutory powers of compulsory acquisition and site assembly for the purposes of urban
regeneration and area enhancement. This is regarded as a last resort and should not therefore
be specified in the supporting text to the two relevant Policies. In the case of the suggested
words ‘issues….to be addressed’, these are wholly inappropriate to Policy M4. The reason is
that criteria (i-v) are germane to the proper use and development of the land in question. It
needs to be remembered that the allocation will stand in place for the currency of the Local
Plan and will very largely determine the form and function of future redevelopment. This will
most probably be mainly under the agency of Waitrose Limited but the general terms of the
redevelopment need publicly to be secured now and not left to future negotiation.
6.17.22
The concern that a new retail outlet on site M4 would have a restricted frontage
width on West Street appears to be positively advantageous from a conservation aspect. It
means that a fairly sizeable food-store may be visually integrated within a degraded backland
site without undue impact upon the historic frontage and street picture. This type of integration
is very much the case in Marlow and indeed elsewhere (eg as in Wokingham to which
reference and subsequent inspection was made during the inquiry). The more open and
indeterminate aspect to the north-west would present a design challenge of a quite different
sort. There is no obvious reason why an entirely modern and functional architectural
expression of the relatively large building would be out of place; certainly an avoidance of
historicism or an aping of locally vernacular forms is what the LPA correctly seems to be
striving for, even if criterion M4(ii) is a little imprecise in this respect. There would not appear to
be an equivalent opportunity of introducing additional convenience floorspace in the somewhat
restricted confines of the Liston Road Car Park.
6.17.23
The design of the link road across or within the Portlands site need not be at all
intrusive, given its probably reduced importance in the road hierarchy. Equally, this more minor
status would simplify (and reduce in impact) its junction at West Street. The reference to
parking provision and a ‘financial contribution’ in paragraph 6.90 of the supporting text seems
wholly unexceptionable. All it means is that the amount of on-site parking will be determined by
the size and number of new dwellings, their layout, likely occupancy and by the nature of future
car dependency. This latter will be strongly influenced by the quality and coverage of local
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public transport, including P+R operation, to which a developer’s future contribution may be
made. The link road will principally function as a local distributor cum residential access road.
As such, it may be largely and quite legitimately funded by housing development. The site is
likely to be quite difficult to develop, given the constraints already mentioned, and it would thus
be unwise to include ‘other land uses’ in Policy M5, however desirable they might prove to be.
6.17.24
The question of rear servicing to West Street and High Street has already been
discussed; its achievement is essentially a question of detailed road and housing layout design.
The location of the six existing terraced houses on the site is fairly obvious but the tinted policy
notation around their curtilage might be omitted to make the point yet clearer. The rewording of
paragraph 6.88 clarifies the need to assess development proposals in an overall transport
context and is accordingly endorsed. In this connection, the need to secure permeability and
free movement on foot needs to be emphasised in the light of adverse comments by objectors.
A slight amendment of criterion (1)(e) would achieve this and ensure that east-west movement
is not further compromised. It is not necessary to modify criterion (1)(h) specifically to require
the replacement of the 64 parking spaces on West Street. It is not certain that this loss is now
imperative in the reduced scale of link road construction. In any event, one emphasis of future
P+R operation would be (in effect) to shift some parking capacity from town centre to outlying
location(s). A Policy M5 directive to pre-empt this would be entirely out of place
RECOMMENDATIONS
q

TC17/1

Modify paragraph 6.88 and Policy M5 in accordance with PICs 6/12 and 6/13.

q

TC17/2

Modify Policy M4(2)(b) to read as follows:
(b) THE ELEVATIONAL DESIGN AND EXTERNAL APPEARANCE OF NEW
BUILDING(S) SHOULD EXPRESSLY REFLECT THEIR ESSENTIAL
FUNCTION, WITH PARTICULAR ATTENTION TO THE OPEN ASPECT, SIZE
AND SYMMETRY OF THE PUBLIC RECREATION GROUND TO THE NORTH,
ITS SURROUNDING RESIDENTIAL BUILDINGS AND THE MAIN
PEDESTRIAN APPROACH FROM THIS DIRECTION;

q

TC17/3

Modify Policy M5(1)(e) to read as follows:
(e) THE RETENTION OF PORTLANDS ALLEY AS AN IMPORTANT NORTHSOUTH PEDESTRIAN LINK AND AS A MEANS OF FUTURE ACCESS(ES) ON
FOOT TO AND THROUGH THE PROPOSED NEW HOUSING ON
PORTLANDS;

q

TC17/4

Modify the Marlow Town Centre Inset Map by the deletion of the Policy H2
notation on and around the existing curtilages of Portland Villas, as now
proposed for retention as dwellings.

M6: MARLOW TOWN CENTRE - QUOITINGS SQUARE - CHRIST CHURCH-OXFORD RD

The Objections
0558/1
0840/41
1042/12
1584/12
1660/2
1917/2

Retail and Foodstore Co-ordination Limited
Marlow and District Chamber of Trade & Commerce
Mr J D Burnham
The Marlow Group
Paul Orchard
Mrs J G Orchard

Summary of Objections
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(a)

Object to allocation for mixed use. Site should be allocated as a retail scheme in
conjunction with the Policy M4 development. This would benefit the vitality and
viability of town centre.

(b)

Area between the church, road and Platts car park should be shown as allocated for
residential development.

(c)

Opposed to a ‘one-way central box system’ for Marlow.

(d)

Reconsideration of an East-West relief road is urged. Consideration should be given
to a one-way box traffic management system.

(e)

Object to any further development of central Marlow due to increase in traffic
problems. Inevitably through traffic has to pass through Spittal Street, there is no
viable alternative.

Inspector's Reasoning and Conclusions
6.18.1 The small and potentially very attractive enclave around Quoitings Square certainly
would benefit from limited redevelopment and detailed enhancement by way of sensitive urban
design and planting. Policy M6 and the important preparation of a development brief under
Policy G5 would be the key to this. Its regeneration would be complementary to that envisaged
under Policy M4 but it is nevertheless physically detached from that allocation by Oxford Road.
For that reason, it is doubtful whether a firm allocation for retailing is appropriate. Depending
on how the Policy M5 link road is conceived and detailed, it is possible that some frontage
retailing might attract additional pedestrian traffic and also be within acceptable distance of
future parking provision or public transport. However, that is a matter initially for the LPA and
interested developers, as well as for the active intervention and participation of local interests in
the preparation of a Policy G5 development brief.
6.18.2 The restricted area is probably not suitable or viable for independent allocation as
housing. Depending on the type and amount of retailing envisaged for the site, it is possible
that an element of ancillary or associated housing in the form of flats might be authorised. That
is also initially a matter for the LPA and a development brief. The former ‘one-way box traffic
management system’ was evidently conceived as a means of carriageway narrowing and
partial pedestrianisation of the High Street (in close association with a one-way Portlands Link
Road). Such an idea has now been abandoned and does not figure in the LTP. It would
render the main shopping streets highly inhospitable for normal pedestrian traffic and for
peaceful shopping. It would also make living conditions in the Portlands housing enclave
supremely noisy and disturbed, much as the suggested one-way working along Cambridge
Road or Queens Road (see Policy M1) would have done. It is exceedingly doubtful whether
any such one-way traffic management scheme affecting residential streets has any place within
the conservation area or be consistent with PPG15 advice.
6.18.3 The now abandoned east-west relief road has already been covered in this report.
Suffice it again to say that such a proposal would run counter to PPG15 advice and accordingly
is not contained in the LTP. It is not possible to embargo all future redevelopment within
Central Marlow purely and simply on grounds of alleged future traffic congestion. The recent
study by Halcrow Fox has resulted in few immediate proposals for transport improvements,
largely on account of seemingly divergent public opinion. This opinion is polarised as between
a desire for either greatly increased or highly restricted car mobility; a situation which is
reflected nationwide as well as more locally. However, it is fair to conclude that development
activity is at least a possible key to the resolution of such deadlock. That is to say that new
building is at once the generator of movement and also the source of funding for suitable
measures of alleviation, whenever and however these may be agreed and approved. The
relevant provisions of the Local Plan (eg Policy M4) are careful to provide for the appropriate
balancing of land use and transport improvements and are accordingly endorsed.
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RECOMMENDATION
q

TC18/1

No modification.

M7: MARLOW TOWN CENT RE – ADDITIONAL POLICIES

The Objections
1260/17
1260/37

The Marlow Society
The Marlow Society

Summary of Objections
(a)

Quoitings site, Oxford Road is not covered by policy and would seem to be exposed to
possible redevelopment in the absence of listing or other protection.

(b)

Proposed new policy concerning housing provision in the town centre; ‘To improve
housing provision in the town centre, developments which seek to convert existing
housing accommodation above shops to other uses will not be permitted. Restoration
of previously lost housing accommodation will be encouraged.

Inspector's Reasoning and Conclusions
6.19.1 The objections from the Marlow Group appear to have been met by the insertion of
Policy M6 with regard to Quoiting Square. As far as the development of new or restored
housing in Marlow Town centre is concerned, it should be noted that the restoration of
residential flats above shops (in addition to the not insignificant housing gain implicit in Policies
M4 and M5) is now supported by the government and may in fact be given fiscal
encouragement (see ‘Our Towns and Cities: The Future’ (DETR 2000) paragraphs 4.8-4.10
and Annex paragraph 83). It is also relevant to note and refer to Policies S1, S3 and S4 of the
Local Plan and the recommendations of this report as they affect Marlow Town Centre (see S1S4 earlier). Taken together, the effect of this economic encouragement and the relevant
Chapter 5 and 6 policies cited may well be to revitalise and enhance living accommodation in
Marlow in much the same way as the Old Brewery and adjacent development has done. An
additional policy or policies is not required.
RECOMMENDATION
q

TC19/1

No modification.

PR0: PRINCES RISBOROUGH TOWN CENTRE - INTRODUCTION

The Objections
1205/5

Princes Risborough Town Council

Summary of Objections
(a)

Plan acknowledges a requirement for accessibility in order to maintain viability, but
there are no specific proposals to increase car parking, nor proposals for cycle parks.

Inspector's Reasoning and Conclusions
6.20.1 The relatively detached position of Princes Risborough within the northern half of
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Wycombe District results in its forming a local service centre for shopping and other needs.
This means that a good deal of this trade must attract private car traffic. It is understandable
that the Town Council are concerned with the availability of parking. However, inspection of the
area suggests that the very discreetly sited paying-car parks in the town centre are not
conspicuously congested. The only evident parking stress is to be seen at the new edge-ofcentre Tesco food-store, this being a free facility. Provision here is made at the highest level
for any of the District’s larger convenience outlets (see Table 3.1). Given that there is little
developable land within the historic town centre (apart from the Policy PR2-3 allocations) it is
hard to see how parking might significantly be increased. The reference to ‘measures to be
taken’ in paragraph 6.100 presumably includes on-street parking control and increased parking
charges. These are primarily LTP matters and it is difficult to see how the Local Plan can
usefully comment further at this stage. Individual planning applications will need to accord with
Policies T3-8 as far as operational and cycle parking provision is concerned.
RECOMMENDATION
q

TC20/1

No modification.

PR1: PRINCES RISBOROUGH TOWN CENTRE - ENVIRONMENTAL ENHANCEMENTS
The Objections
0139/7
1817/1

Mr J S Mason
Mr Alan Frank Kirby

Summary of Objections
(a)

Additional car parking is required in the town. The existing car parking is inadequate.
There will be a need for adequate and effective pedestrian and public transport links
to Park Mill Farm. Out of town parking and public transport solutions cannot be
expected to solve the problem of currently inadequate parking provision.

Inspector's Reasoning and Conclusions
6.21.1 There is no detailed statistical evidence to support a conclusion that town centre parking
is inadequate. Inspection would suggest that off-street parking is reasonably well located and
reasonably available, bearing in mind the nature of the historic settlement and the fact that the
bulk of the centre is within the Princes Risborough Conservation Area (which itself is entirely
inside the Town Centre Inset Map). As already suggested, the key to balancing parking supply
and demand is probably that of combined control, charging and effective enforcement (see
PPG13 paragraphs 57-58) however initially unpalatable this may be to some local interests. As
regards Park Mill Farm, the housing allocation here seems to be particularly well-chosen from a
local transport planning aspect. At its closest point, it is about 400 m from the Market Square.
Given a degree of careful layout design, footpath and cycleway linkages, this might introduce a
substantial time and distance advantage for foot and cycle modes over motor vehicle travel,
especially in the light of the level local land form. This suggests that additional housing
development here, at (or even above) the level at present prescribed, need not result in any
unsustainable demand for parking provision in the centre.
RECOMMENDATION
q

TC21/1

No modification.
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PR2: PRINCES RISBOROUGH TOWN CENTRE - LAND FRONTING NEW ROAD
The Objections
0843/1
0905/4
1029/1

Princes Risborough Chamber of Trade
Kenneth Barnes
Miss H Shrimpton

Summary of Objections
(a)

Additional development on New Road should be for housing as opposed to shops, as
there are already many empty shops.

(b)

Parking should not be reduced, as there is already insufficient provision.

(c)

Concerned if this were a precursor to eventual pedestrianisation of the town centre.

Inspector's Reasoning and Conclusions
6.22.1 The general question of parking provision in the town centre has already been
addressed. The essential problem of access and parking, recognised by Policy PR2, is that of
reducing the many vehicle entrances on New Road (A4010). This is a primary distributor road,
effectively an inner bypass to the historic centre, and frequent accesses and turning
movements are to be avoided if possible. There is a fair amount of private non-residential
(PNR) parking on site at present. The extent and amount of redevelopment and its precise
function will determine how much parking is then to be provided, having regard to the zone 3
accessibility of the area. However, this does not necessarily involve a reduction in spaces. It is
entirely possible that parking provision might be increased; the key policy is to provide
comprehensive access and parking arrangements (Policy PR2(iv)). By this planning criterion,
not only will road safety and conservation enhancement be achieved but the pooling of parking
may well result in its control and more effective utilisation.
6.22.2 It is doubtful whether an exclusive allocation for residential use would be either sensible
or indeed the best use. There are isolated examples of what appears to be old people’s
housing along New Road. However, it is noticeable that these buildings are located to the
south where greater plot depths make such development easier to achieve. There is no reason
in principle, as in Marlow, why redevelopment of the Policy PR2 allocation should not achieve
some flatted accommodation above shopping. This would be for the LPA initially to consider in
the form of a planning brief. Additional means of footpath access would be welcome as this
would increase permeability, which is somewhat lacking within the town centre area at present.
Indeed, Policy PR3 also addresses this point of securing a wider choice of pedestrian
movement. There is no obvious evidence, on inspection, of unduly high levels of shop
vacancy; the point has already been made that some vacant premises are needed to enable
the property market to function. There is no provision in the LTP for the pedestrianisation of the
High Street; existing traffic-calming (which allows bus access) appears to strike an admirable
balance as between vehicle and pedestrian traffic to the convenience and amenity of both.
RECOMMENDATIONS
q

TC22/1

No modification.
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PR3: PRINCES RISBOROUGH TOWN CENTRE - TOWN BARN FARMS

The Objections
0878/1
0905/5
1158/1
1193/30
1367/1
1371/1
1396/1
1835/1

David Ibell
Kenneth Barnes
Mr A Burfield
Environment Agency
Messrs J & D Wood
Messrs Chilton & Watson Ltd & RC Clark Trading as Birtchnells
Mr K T Gibbons
Mrs Mary Williams

Summary of Objections
(a)

Redevelopment should not occur without provision for adequate parking or public
transport for the town centre.

(b)

Redevelopment should retain character and design and scale of new development
should not detract from existing. Ridge height should not be higher than existing.

(c)

No additional buildings should be built.

(d)

Retain plot of land containing a Chestnut and Apple tree as open space and to retain
privacy of adjacent properties.

(e)

Develop as affordable housing, restricted to first time buyers already resident in the
town.

(f)

Cafes and other uses, which may cause disturbance to existing residents should not
be allowed.

(g)

Bats and barn owls might be affected by the conversion of non-residential buildings to
residential and should be protected.

(h)

Town Farm Yard and its adjacent areas should be considered as separate sites, to be
redevelopment separately and maybe for different uses.

(i)

Omit reference to ‘mixed use’. Appropriate future uses should be extended to Class
B1 (office) and Class A2 (financial services) and also Class C (residential).

Inspector's Reasoning and Conclusions
6.23.1 Inspection reveals that much of the north-western half of the Policy PR3 site has been
cleared, to such an extent that recent archaeological investigation has been made possible.
The remaining buildings on this and the south-eastern portion are of no very obvious
architectural or historic interest. Accordingly, there would seem to be no significant objection to
the combined redevelopment of the two sites. No secluded habitats for either bats or barn owls
appear to be directly under threat and the existing character of the Princes Risborough
Conservation Area would be preserved. Indeed, given careful and sensitive design, its future
appearance would be enhanced, not least because of the possible better integration of the
Jasmine Crescent enclave on its southern perimeter. The objection that refers to stringent
design control has much force but this is a development control matter and cannot be easily
prescribed in the Local Plan. In any event, the siting wholly within the conservation area means
that proposals will be subject to detailed scrutiny and wide notification and consultation.
6.23.2 Whatever the alleged limitations of available public parking in the Inset Plan area may
be, there is no reason for adding to such provision in the Policy PR3 allocation. This is a
cramped site that has a substantial amount of recent (and noise-sensitive) residential property
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hard by its southern boundary. Moreover, the two present access points are severely height or
width-restricted and should not be expected to cater for more than essential deliveries and the
passage of refuse collection and emergency services vehicles. The site is very roughly
equidistant from the three major car parks on the edge of the town centre (including the Tesco
food-store car park for the purpose of this analysis). These are all of the order of 250 m centreto-centre crowflight distance; a seemingly acceptable closeness for most linked-trip shopping
and other visits in an historic urban area. The Policy prescription of operational levels of
parking only and internal courtyard servicing (PR3(v-vi)) is not only reasonable but probably
essential in view of the limited kerbside space in surrounding streets.
6.23.3 The permitted uses that are specified seem consistent with the site’s character and
location. Its redevelopment would (in effect) make it integral with the Policy S3 primary frontage
to the High Street and Market Square. It may be noted that Class A1 and A3 uses at ground
floor level would then be entirely consistent with wider Policy S3(1)(a-d) (as recommended for
modification). Indeed, the objection that calls for explicit mention of Class C residential use has
some force and this might well be specified. On the other hand, Classes A2 or B1 would
appear to be out of place since they might well lead to residential disturbance within either the
new or surrounding dwellings. Class A3 uses would not necessarily create disturbance
because of the introverted nature of the new enclave and the fact that hours of operation might
more easily be restricted. The insertion of other than Class A1 or A3 uses would tend to break
the continuity of the new internal retail frontage. This would be a serious disincentive to
pedestrian circulation given the slight detour through the site that would be involved.
6.23.4 The issue of pedestrian permeability and choice of route is fairly important since Policy
PR2 aims for such enhancement and it should be complemented in the equivalent allocation on
the other side of the High Street. For this reason alone, the objection that the two component
sites remain separate cannot be supported because wider freedom of pedestrian circulation will
help to create a viable and lively town centre. It is inappropriate for the Policy to prescribe the
retention of specific trees on the site (handsome though they are) because this is a matter for
detailed development control; the trees are anyway protected by virtue of being in the
conservation area. The case studies in the Appendix to the PPG3 companion guide (‘Better
Places to Live’) would tend to suggest that a density of 100 dw/ha or perhaps 250 hr/ha might
be achieved but this is impossible to determine without specific design investigation. A
reasonable conclusion might be that, even at this density, the Policy H11 threshold for
affordable housing is unlikely to be reached. In view of the geometry of the site and its
probable mixed use, such a housing component cannot be prescribed in Policy PR3 although it
is conceivable that it may be achieved in practice..
RECOMMENDATIONS
q

TC23/1

Modify Policy PR3(1)(a-f) to read:
(a)

MIXED USES, INCLUDING SMALL RESIDENTIAL UNITS, IN ORDER
TO MAINTAIN THE VITALITY AND INCREASE THE AVAILABLE
PRIMARY SHOPPING FRONTAGE WITHIN THE TOWN CENTRE;

(b)

A RANGE OF CLASS A1 SHOPPING UNITS AND CLASS A3 FOOD
AND DRINK OUTLETS AT GROUND FLOOR LEVEL WITH
INDEPENDENT ACCESS TO DWELLINGS;

(c)

SELECTIVE DEMOLITION OR CONVERSION OF ALL THE EXISTING
BUILDINGS ON THE SITE IN ACCORDANCE WITH POLICIES HE8 TO
HE10 (INCLUSIVE);

(d)

PEDESTRIAN ROUTE CONTINUITY BETWEEN THE EXISTING
ACCESS POINTS TO THE COMPONENT PARTS OF THE SITE AND
WITH ITS SURROUNDINGS.
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(e)

PARKING PROVISION TO BE LIMITED TO THE RESIDENTIAL UNITS
AND TO THE OPERATIONAL NEEDS OF THE NON-RESIDENTIAL
FLOORSPACE;

(f)

ALL VEHICULAR SERVICING TO BE CONFINED TO THE GENERAL
CIRCULATION SPACE WITHIN THE SITE OR WITHIN THE BUILDING
CURTILAGES.
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CHAPTER 7 - TRANSPORT
T0: POLICY FRAMEWORK
The Objections
0158/92

High Wycombe and Marlow Green Party

1057/1
1061/2
1205/14
1475/8
0802/12

Lionel Frederick Bernamont
Wycombe District Association of Local Councils
Princes Risborough Town Council
Mr D V Baker
D L Morris

0872/14

Government Office for the South East

Summary of Objections
(a)

Reductions in public car parking facilities must go hand in hand with the provision of
‘greener’ alternatives. More priority should be given to public transport, cycling and
walking.

(b)

Public transport cannot replace the convenience of the private car.

(c)

Plan fails to address infrastructure problems which must be solved before plan is
introduced. Promotion of public transport is of little use and is inflexible to those living
in rural areas.

(d)

More substantial comments relating to specific roads in the Princes Risborough area
are needed.

(e)

Additional traffic study is required to investigate sufficiently the issue of ‘cross-district’
traffic and that of traffic leaving the District.

(f)

There are no specific proposals as to how the Highways Authority will achieve the
targets for reducing traffic or rate of traffic growth.

(g)

Paragraph 7.08 should be amended to read ‘Local Transport Plans will provide the
basis for an integrated approach to transport and land use…’

Inspector's Reasoning and Conclusions
7.0.1 It is legally and administratively difficult for the LPA at present to reduce car parking
provision within land which it does not own. The recent publication of PPG13 (Transport)
shows that LPAs are now encouraged to impose maximum car parking standards, rather than
minima. Paragraphs 49-58 and Annex D of PPG13 make it quite clear that parking pricing and
provision can be major determinants of car use and travel. The progressive lowering of on-site
provision, through the use of maximum standards (expressed in terms of car spaces relative to
total covered floorspace), will tend to slow or even to curb the increase of local movement by
car. The Local Plan has the vital functions of allocating land and of controlling development in
the interests of transport integration and long-term choices of mode and mobility. It cannot
specifically seek to balance parking provision and road traffic reduction (which is the province
of the Bucks Local Transport Plan (LTP)) except in the widest sense, such as avoiding a
significant increase in overall parking provision when measures such as P+R proposals are
implemented, as advised by PPG13. Up to date reference to LTPs in paragraph 7.08 is
provided by PIC 7/1 and is accordingly endorsed.
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7.0.2 None of the ten Chapter 7 Objectives (paragraph 7.13) are specifically intended to
‘replace the convenience of the private car’. The thrust of government policy is to increase
effective choice of travel so that an absolute dependence on private means of transport is
avoided. To the extent that land allocations and the control of development can do this, the
Local Plan provides a series of policies that flow from its basic objectives, set out in both
Chapters 2 and 7. The extent to which road, railway and other infrastructure improvements can
be achieved are listed in the LTP. The functions of the Local Plan is to record these, insofar as
they have a spatial or land use dimension, and to align Plan policies and execute development
control practices in accord with the provisions of the LTP. It is recognised that public transport
coverage is necessarily thin within the rural parts of the District; that is why accessibility has
been measured (see Appendix 9) for the purpose of determining variable car parking provision.
It is also why there is very stringent control of inappropriate development in rural areas. By
these means, new facilities are intended to be located within existing urban areas and thereby
to offer users a variety of methods of getting to them.
7.0.3 The extent to which road improvements are included in the LTP are set out in Appendix
11 of the Local Plan (as proposed for change by PICs A11/1-A11/3). Those which affect
Princes Risborough, mainly in connection with the Park Mill Farm development (Policy
H2(ii)(c)), are there listed and shown on the Proposals Map and Inset. In advance of detailed
design, which is essentially for the local highway authority, it would be impossible to be more
precise. The way in which these improvements will be implemented will be the subject of public
consultation, effectively as part of the development control process, at the proper time. In the
case of the New Road (A4010) development proposal, this is the subject of a detailed policy
(PR2) to which reference is made elsewhere (see Chapter 6). Some road improvements may
well take place in this location, either on-site or off-site (or both), but these will be the subject of
a detailed planning brief to be prepared within the terms of Policy G5. Not only will this brief be
the subject of consultation but also any scheme of subsequent road improvement will be open
to public scrutiny and comment as part of the implementation process.
7.0.4 Traffic studies, in particular those relating to extraneous traffic and movement, are
primarily matters for the Bucks County Council as local highway and strategic planning
authority. It is not the immediate function of the Local Plan to evaluate and accommodate such
movements. That is the proper function of the adopted structure plan, with detailed
programming shown in the LTP and with any spatial aspects embodied in future reviews of the
Local Plan. Similarly, the way in which any future road traffic reduction is to be effected and
monitored in order to meet statutory requirements will be for the local highway authority. That
is not to say that such matters are entirely divorced from land use planning. It may well be, for
example, that success in road traffic reduction either county-wide or more locally will have an
impact upon individual planning decisions. Policy G3 quite properly calls for developer
contribution to infrastructure improvements (including road improvements).
The
implementation of this Policy may involve the production of statistical evidence of road traffic
growth (or reduction) which the local highway authority will be able to provide.
RECOMMENDATION
q

TR00/1

Modify paragraph 7.08 as proposed by PIC 7/1.
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T1: ACCESSIBLE DEVELOPMENT AND SUSTAINABILITY

The Objections
0376/16
0408/20
0510/6
0522/7
0536/4
0817/26
0834/1
0922/4
0953/1
0960/3
1039/16
1141/28
1260/23
1683/2
1765/1
2035/1
2075/3

Axa Equity and Law Life Assurance Society PLC
Ercol Furniture Ltd
Mr Anthony J Wright
Redrow Homes (Southern) Ltd
David T H East
Croudace Ltd
Prudential Assurance Company Ltd
House Builders Federation
Tesco Stores Limited
Mr & Mrs D Price
High Wycombe Society – Transport Group
Beazer Strategic Land
The Marlow Society
Wycombe Area Access for All
Mr Frank O’Hare
Paul Whiting
Mr Joslyn Chambers

Summary of Objections
(a)

Propose amendment to criterion (d) to ‘minimise the need for travel by private car, and
ensure that the quality of the environment…’ in order to complement sustainable
transport policies.

(b)

Policy unnecessary as repeated elsewhere; in particular sections (i), (ii), (vi) and (vii)
which should be deleted. Criterion (iii) is superfluous and should be deleted. Policy
should be cross-referenced with Policy T4.

(c)

Policy does not make sense and requires re-drafting. Policy is vague and imprecise
in relation to its application; it does not refer to the scale of development. Policy too
general and does not take into account developments which do not require traffic
impact assessments. Policy could be made clearer by use of bullet points and
shortened with detail in lower case.

(d)

Content of policy illustrates suitability of Terriers Farm for residential development.

(e)

Greater segregation required between footways, cycleways and motor traffic. Wider
scope for use of Transport tokens or ‘Smart Cards’ for use by the disabled and elderly
required.

(f)

Omission from the policy regarding CO2 emissions and climate change, Road Traffic
Reduction Acts, delivery services and rental clubs.

(g)

Policy too restrictive. It may not be possible to meet requirements in all cases.
Amend wording to state ‘ where possible’.

(h)

Proposed traffic improvement measures will not be able to cope with additional traffic
generated by new development in the Plan. Plan is flawed in context of this policy, as
the Plan proposes additional traffic in congested areas. Public transport not a viable
option.
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Inspector's Reasoning and Conclusions
7.1.1 The intention of Policy T1 is that all development within the District and during the
currency of the Local Plan must be planned with regard to safe, convenient and adequate
means of access to and from the site for all forms of traffic. The needs of pedestrians, riders
and cyclists come under this heading; a necessary aspect of ‘traffic’ which has tended to be
overlooked or neglected in the past. Since the Chapter Objectives and indeed current national
and regional planning guidance quite rightly lay stress on greater priority for all modes of
transport (paragraph 7.13 (vi)) it is necessary to cover all foreseeable future aspects of
development control. Since the Policy has necessarily to encompass a wide range of forms of
development and uses of land, the various objections that call for some qualification in its
application are worthy of support. For that reason, Policy T1 needs substantial modification.
Criteria (1-2), (3) and (7) (as re-numbered) appear to need to be explicitly related to
considerations of scale, appropriateness and feasibility of application.
7.1.2 Since the avoidance of unnecessary car travel is one of the Chapter Objectives, its
inclusion as a criterion is out of place and redundant. The provisions of Policy T4 would appear
to be implicit in the application of Policy T1. That is to say, if any planning proposal does not
satisfy all or any of the Policy T1 detailed criteria (and does not make suitable and
proportionate provision under Policy G3) the LPA may very reasonably refuse planning
permission, without specific reference to Policy T4. If the application of the Policy T1 criteria
appears overly restrictive, having regard to the precise facts of the case, the decision may be
appealed. In either case, the provisions of section 54A of the Act will apply in that the criteria of
this very general Policy should be satisfied, having regard to all material considerations,
including scale, location and physical feasibility.
The objection that asserts that no
development can be accommodated at all in future, on account of limited highway capacity,
cannot be supported. The reason is that such incapacity must be judged case by case; which
is precisely the function of Policy T1, modified as recommended.
7.1.3 The objection that refers to the suitability of the Terriers Farm site for residential
development is addressed in the appropriate part of the report. The support of such an
objection now, in relation to Policy T1 alone, would be to partly usurp the development control
function of the LPA. In such a case, as in all others, it is not absolutely necessary for all forms
of development to satisfy all the component criteria of the Policy. In the first place, certain
criteria may specifically be made subject to considerations of scale and feasibility. Secondly,
there may be certain situations where not all the relevant criteria of Policy T1 are met but
permission may be suitably conditioned or made subject to legal agreement with respect to
remedial works which satisfy Policy G3. In relation to the remaining objections, it may be
observed that pedestrian-vehicular segregation will fall to be considered under the
recommended modified criteria (1-4), that pollution is dealt with by Policies G13-G14 and that
transport ticketing, delivery services, car-sharing and traffic reduction are mainly matters for the
LTP and other agencies in future.
RECOMMENDATIONS
q

TR01/1

Modify Policy T1 as proposed by PICs 7/2 and 7/19.

q

TR01/2

Further modify Policy T1 to read as follows:
POLICY T1
ALL DEVELOPMENT PROPOSALS (HAVING DUE REGARD TO LOCATION,
SIZE AND CHARACTER) WILL BE REQUIRED:
[IN RELATION TO WALKING AND CYCLING]
(1)
TO PROVIDE, WHERE APPROPRIATE, SAFE, CONVENIENT AND
ATTRACTIVE ACCESS(ES) ON FOOT AND BY CYCLE AND MAKE SUITABLE
CONNECTIONS WITH EXISTING FOOTWAYS, BRIDLEWAYS, CYCLEWAYS,
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LOCAL FACILITIES AND PUBLIC TRANSPORT ROUTES IN THE VICINITY
OF DEVELOPMENT SITES AND AREAS (IN ACCORDANCE WITH POLICIES
G9A AND T5-T8);
(2)
TO ENSURE, WHERE APPLICABLE, THAT THE CONVENIENT USE
AND ENJOYMENT OF EXISTING PUBLIC RIGHTS OF WAY SUCH AS
FOOTPATHS AND BRIDLEWAYS ARE NOT ADVERSELY AFFECTED BY
THE FORM AND LAYOUT OF DEVELOPMENT AND THAT THEIR
NECESSARY DIVERSION IS ACCOMMODATED, WHEREVER POSSIBLE,
WITHIN THE ACTUAL AREA TO BE DEVELOPED; AND
[IN RELATION TO PUBLIC TRANSPORT]
(3)
TO INTEGRATE, WHERE APPROPRIATE, BOTH LOCAL MOVEMENT
AND PRIORITY ACCESS FOR PUBLIC TRANSPORT SERVICES AND ALSO
PROVIDE INDEPENDENT ROUTES, INTERCHANGE, STOPS AND WAITING
AREAS (IN ACCORDANCE WITH POLICIES T9-T14); AND
[IN RELATION TO VEHICULAR TRAFFIC]
(4)
TO PROVIDE FOR SATISFACTORY ACCESS(ES) TO AND FROM THE
AREA OF DEVELOPMENT SO THAT THE CONVENIENCE, SAFETY AND
FREE FLOW OF TRAFFIC USING EXISTING PUBLIC HIGHWAYS
(INCLUDING PEDESTRIANS, RIDERS AND CYCLISTS) ARE NOT
ADVERSELY AFFECTED;
(5)
TO PROVIDE, IF AND WHERE NECESSARY, BOTH OPERATIONAL
AND OTHER PARKING PROVISION AND VEHICLE SERVICING
ARRANGEMENTS IN ACCORDANCE WITH POLICIES T3 AND T4;
(6)
TO ENSURE THAT ALL VEHICULAR TRAFFIC GENERATED BY
FUTURE DEVELOPMENT DOES NOT THEREBY MATERIALLY INCREASE
LOCAL CONGESTION, TAKING INTO ACCOUNT ON-SITE AND OFF-SITE
IMPROVEMENTS SECURED UNDER POLICIES G3 AND T4;
(7)
TO SECURE THE PREPARATION AND APPROVAL OF GREEN
TRAVEL PLANS WHERE BOTH THE SCALE OF PROPOSED
DEVELOPMENT AND THE PLANS’ POTENTIAL CONTRIBUTION TO
TRAFFIC REDUCTION MAKE THEM APPROPRIATE AND IN ACCORDANCE
WITH POLICY T18; AND,
[IN RELATION TO ENVIRONMENTAL PROTECTION]
(8)
TO ENSURE THAT LIVING AND WORKING CONDITIONS IN THE
LOCALITY OF DEVELOPMENT PROPOSALS ARE NOT DIRECTLY AND
ADVERSELY AFFECTED BY THE INTENSITY, TIMING AND CHARACTER OF
TRAFFIC WHICH IS NECESSITATED BY THE FORM AND NATURE OF
PROPOSED LAND USE(S).
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T2: INTEGRATING TRANSPORT MODES

The Objections
0006/4
0367/11
0376/14
0841/10
1039/5
1141/29
1683/3

William O Highley
Highways Agency
Axa Equity and Law Life Assurance Society PLC
Lance Adlam
High Wycombe Society (Transport Group)
Beazer Strategic Lane
Wycombe Area Access for All

PIC 7/3 Objections
1279/15
1281/15

Mr David Coe
Great Marlow Parish Council

Summary of Objections
(a)

The need for parking facilities at stations is accepted but they consume valuable land
and generate additional traffic. Minibus taxis should be developed instead of buses.

(b)

An explicit acknowledgement should be made of the needs of rural dwellers with no
access to public transport and the disproportionate impact of restrictions on car use
for these people.

(c)

Shift to public transport unrealistic. Proposed development in the Plan will add to
existing congestion (sites in the London Road corridor are cited).

(d)

More reference required to the need to limit short-term parking and to adopt green
commuting practices.

(e)

The Policy should be reworded to support ‘interchange between different modes of
transport that in turn would promote greater use of bus and rail’.

(f)

T2 is a statement of intent rather than a policy and should be deleted or moved to
detailed text.

(g)

Request thought for the less mobile when planning levels of parking and transport
restrictions.

(h)

Insufficient parking at Princes Risborough station. Suggest footbridge connection to
Princes Estate.

Inspector's Reasoning and Conclusions
7.2.1 Policy T2 is proposed for replacement as paragraph 7.22a by PIC 7/3 in response to
objection (f) above. This is appropriate since the Policy is in the nature of an objective that is
already covered by paragraph 7.13 (vii) and (viii). Moreover, interchange facilities will usually
be the subject of planning proposals that are covered by such Policies as T17 and HW8. The
omission of the Policy is accordingly endorsed. Objections (a) to (f) no longer need specifically
to be addressed since they propose modifications to the deleted Policy rather than to the
supporting text. Objection (g) is more relevant to Chapter 2 and is covered by the additional
Policy G9A (formerly Policy T6). This implicitly relates to disabled access to parking and public
transport. Objection (h) refers to a purely local interchange proposal; a detailed matter for
Railtrack and the Chiltern Railways to consider. Objection (b) would appear to relate to the
stated intention to reduce overall reliance on car-based travel. This is not aimed at rural
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residents in particular but rather is intended to refer to LPA support for inter-modal interchange;
a measure which may well benefit people living in remote locations (eg by the provision of P+R
facilities on the urban fringe or at rural railway stations).
RECOMMENDATION
q

TR02/1

Delete Policy T2 and insert paragraph 7.22a as proposed by PIC 7/3.

T3: ON-SITE PARKING, SERVICING AND DEVELOPER CONTRIBUTIONS

The Objections
0218/2
0403/1
0506/12
0816/8
0834/2
0840/6
0872/15
0922/3
0953/3
1039/19
1042/9
1260/24
1584/53
1590/2
1683/4

Airways Housing Society Ltd
British Telecommunications PLC
Bassetsbury Area Protection Group
Invensys PLC
Prudential Assurance Company Ltd
Marlow and District Chamber of Trade & Commerce
Government Office for the South East
House Builders Federation
Tesco Stores Limited
High Wycombe Society – Transport Group
Mr J D Burnham
The Marlow Society
The Marlow Group
David Emmerson
Wycombe Area Access for All

PIC 7/20 Objections
0579/36
1798/30
2124/7

Michael Lambert
Buckinghamshire County Council – Environmental Services Dept
Crime Prevention Design Adviser, Thames Valley Police

Summary of Objections
(a)

Any review of standards should be against the framework of the Regional Transport
Strategy.

(b)

Policy should not underestimate public reliance on the use of the car. Policy is naïve
to think that improved public transport will improve the situation. There is a need to
increase parking charges.

(c)

Standards have not been reviewed in accordance with PPG13 and Circular 6/98.
Standards should be relaxed pertaining to elderly accommodation and affordable
housing provision. Standards have not been justified.

(d)

Reference should be made to the relevance of existing parking. Propose amendment
to read ‘The level of parking should not exceed the Council’s parking standards as set
out in Appendix 10, although regard will be given to existing on-site car parking.
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(e)

No research is presented to support the policy of reducing the amount of car travel,
nor any strategy set down to show what new provision will be made for greater public
transport.

(f)

Policy is vague and imprecise in relation to its application, particularly with regard to
commuted payments.

(g)

Redraft sections relating to Marlow to take account of the findings of the Marlow
Transport Study and DETR guidance, which requires than an Integrated Transport
Policy is included in a Local Plan. Include clear plans illustrating the Accessibility
Zones for each major settlement.

(h)

Criterion (i) duplicates Policy T8 and should be deleted.

(i)

In line with ‘Draft Guidance on Local Transport Plans’ it is considered essential that
retailers be allowed some say in car parking levels. The Plan does not allow flexibility
for developers to improve existing public transport to development sites and retain
levels of parking.

(j)

Object to threshold trigger for development contributions set at 10 trips per day.

(k)

The destructive potential for competitive provision of parking by neighbouring
authorities should be referred to in Appendix 9. Conflict may arise with Policy T3, as
the lower case text recognises public transport services are inadequate in rural and
urban areas.

(l)

Reinstate supporting text for Policy T3 from Draft Plan of 21/09/98 (prior to Deposit),
which is less negotiable and reinstate criterion (v) from this original Draft.

(m)

Policy is unduly optimistic. Underground and low decked parking should be required.
Payments should be subject to public scrutiny, ring-fenced, donors and amounts
named and purposes indicated.

(n)

Full account of the needs of the less mobile should be taken into account where
planning levels of parking transport restrictions.

(o)

Object to Pre Inquiry Change as the policy is only sensible if accompanied by restraint
of on-street parking.

(p)

Holding objection, pending submission of further comments. Pre Inquiry Change has
significant implications for the Highways Authority and the Wycombe Transportation
Strategy.

(q)

Concern that reduced parking spaces will place pressure on drivers and will create
higher car crime, disputes between motorists and residents and pavement parking.

Inspector's Reasoning and Conclusions
7.3.1 The purpose of Policy T3 is to further the aims of national policy guidance, set out in
PPG13 (Transport) and its supplementary advice, such as PPG13: ‘Guide to Better Practice’
and subsequent publications (referred to later). Since the Local Plan was placed on deposit
and during the Inquiry, certain national minimum parking standards were published as Annex D
to PPG13. These will be compared with the standards set out in Appendix 10. For the time
being, it is concluded that the approach set out in Policy T3 is broadly consistent with national
and regional planning guidance (RPG9) and, equally importantly, its content accords with the
Chapter 7 Objectives 7.13 (3-6). Many of the objections to Policy T3 are more to do with
opposition to current government policy regarding traffic reduction or restriction. In other
words, some objectors may well be viewing the Chapter 7 Objectives and Policies in a wholly
subjective way and interpreting them in the light of how they might affect their own perceptions
and preferences in the use of private car travel to the exclusion of most other modes. It is
necessary therefore to distinguish between such special pleading and more substantial
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objection to inconsistencies or undue stringency in policy formulation or its likely application.
7.3.2 The general approach to Policy T3 is to shift from maximum to minimum standards of
on-site provision by developers. The Policy is given useful added flexibility by the definition of a
Public Transport Accessibility Map (Appendix 9) at 1:75 000 scale and covering the whole of
Wycombe District. On-site maximum parking provision is cross-referenced with respect to land
uses and to Accessibility Zones 1-5 (high to low) as on the map. Welcome added flexibility is
introduced by Policy T4 which, in effect, allows developers to opt for a lower level of on-site
parking provided that a commuted sum is paid to the LPA for off-site and off-street public
spaces. The entire framework seems admirably flexible and the concept of commuted sums for
parking is of such long-standing and accepted legality that it seems odd that it is now the
subject of objection. It is not necessary to stipulate the precise way in which commuted
payments will be made; in practice they will be the subject of a negotiated s106 agreement on a
case by case basis. Much will depend on the exact degree of planning gain or advantage to
accrue to either (or both) of the parties to such a negotiation and must therefore be for them
initially to resolve.
7.3.3 The objection which relates to alleged failure to consider the advice of Regional
Transport Strategy cannot be supported. The latest relevant Parking Strategy is contained in
Chapter 9 of RPG9 (paragraphs 9.8-9.14). This was published during the sitting period of the
inquiry (March 2001). The burden of this advice is that LPAs should adopt maximum, rather
than minimum parking standards, consistent with PPG13, apart form those SE England
authorities adjacent or close to Outer London. Here they are advised to adopt lower maxima if
necessary, having regard to the standards applying to the nearest Outer London Boroughs. In
the case of Wycombe DC, it has demonstrably reviewed the emergent or adopted parking
standards set out in UDPs of the London Boroughs of Ealing, Harrow, Hillingdon and
Hounslow. There would appear to be no inconsistencies between the Local Plan’s Appendix
10 standards and those employed by the relevant London Boroughs. It would not be advisable
to relax the maximum standards simply because of Wycombe District’s largely rural character
in view of the generally high accessibility by public transport to the District’s town centres.
7.3.4 As far as public reliance on the car is concerned, the Policy does not appear to seek in
any way to reduce or discount such reliance for certain members of the public at certain times.
The thrust of the Policy is (a) to prevent avoidable and currently growing traffic congestion and
(b) to minimise the land take of highways and parking, in relation to land used for general
circulation or for the parking of vehicles, both on-street and off-street. These are legitimate,
indeed essential, land use planning considerations. The effect of parking stringency may well
have the beneficial effects of reducing peak-hour congestion, induce higher occupancy of
individual vehicles and encourage people (where practicable) to use public transport for all or
part of their journeys to work or to shop. Parking charges, as such, do not come within the
scope of land use planning. Rather, it is the supply of parking provision, achieved in the longer
term by planning policies and allied to the imposition of parking charges, which will eventually
influence the use of vehicles. This is referred to as ‘demand management’ in PPG13.
7.3.5 The ways in which the contents of PPG13 Annex D and the advice of Chapter 9 of
RPG9 should be applied to Appendix 10 of the Local Plan are mainly for the LPA to decide. In
any event, the standards set by the Appendix are intended to be subject to monitoring and
revision during the currency of the Local Plan. The Annex D and Appendix 10 maximum
parking standards are not all directly comparable with each other. However, the range of
parking spaces within Zone 1 and Zone 5 of the Local Plan appear generally to lie within the
maxima prescribed by PPG13. For example, the range of parking standards for food-stores
(depending on zonal location) in the Local Plan is one car space per 25-60 sq m (gfa). The
maximum in the PPG is one space per 14 sq m. To put it slightly more lucidly, the LPA
maximum (in Zone 5) is 4 spaces per 100 sq m of gross floorspace and the national maximum
is about 7 spaces per 100 sq m. The only instance of the LPA standards being more generous
is for Use Classes B1 and D2 in Zones 5 and 2-5 respectively. These differences are marginal
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and the LPA may wish to make appropriate adjustments in due course.
7.3.6 It is not entirely clear from the relevant objection precisely why the Policy should make
explicit reference to existing on-site provision. Obviously, if existing provision is to be found on
any development site (and it is not to be lost on redevelopment) it will be added to whatever
new provision may be made. The aggregate floorspace will be reckoned against the combined
parking accommodation in order to test conformity with the Local Plan. If the retained on-site
provision, even after redevelopment, still exceeds the permitted maximum it would be open to
the parties to negotiate an agreed reduction. However, there is no obvious way in which a
developer would be obliged to relinquish existing spaces in the course of negotiating a planning
permission or agreement and the wording of the Policy should make this clear by a reference to
‘new provision’. At the other end of the scale, sheltered, affordable and old people’s housing
accommodation are special cases. To an extent, they are covered by the Appendix 10
standards which is consistent with the advice of PPG3 (paragraphs 59-62).
7.3.7 There would appear to be no pressing reason why original research is necessary to
support a local policy of firm restraint of car travel or the promotion of multi-modal choice. Both
these aspects of Chapter 7 Objectives derive from what is now fairly long-standing government
policy, dating back to the publication of the earlier version (1994) of PPG13. The aspects of the
Marlow Transportation Study that specifically concern that town are reflected, to the extent
which is possible, in Chapter 6. Reference to aspects of transport and land use planning
integration have already been made earlier in the report. It is probably fair to say that an
‘integrated transport policy’ effectively comprises the Local Plan and LTP, when read together.
It is inappropriate to look for such an overall statement within a land use planning document; its
function is primarily to reflect and implement both LTP policies and spatial planning provisions.
It is a moot point whether the Appendix 9 accessibility map should be shown at a larger scale.
The directly relevant diagram (fig 5.5) of ‘Development Plans’ (DoE 1992) suggests that a
relatively small-scale outline diagram is quite adequate for most Local Plan purposes. In any
case, larger scale diagrams are available as Supplementary Planning Guidance.
7.3.8 The objection relating to the Policy’s alleged vagueness and lack of precision with
regard to commuted payments and developer contributions perhaps derives from a minor
matter of the Plan'’ editing. The topic heading ‘On-site Parking, Servicing and Developer
Contributions’ relates to both Policies T3 and T4. It might be clearer if separate topic headings
were used for the individual Policies and the use of sub-headings were dropped. It is clearly
not possible to detail all matters concerning developer contributions within Policy T4 and its
reasoned justification.
Accordingly, the LPA have incorporated such information in
Supplementary Planning Guidance (as contained in PIC 7/5) and referred to in paragraph 7.38
of the text. As far as consultation on parking provision with local retailing interests is
concerned, it must be assum ed (in the absence of evidence to the contrary) that the advice of
‘Draft Guidance on Local Transport Plans’ was followed by Buckinghamshire County Council.
Certainly, some objections to the Local Plan might better have been addressed initially to the
County Council, notwithstanding the fact that LTP preparation is non-statutory with no formal
provision for such objections.
7.3.9 Policy T3 is intended to provide transitional guidance between Policy T1 (which covers
all aspects of access to individual development areas) and Policy T8 (which seeks to improve
cycling facilities on-site in specified cases). Accordingly, Policy T3 need not dwell on particular
arrangements for individual modes of travel to and from a given location. Suitable provision for
the future use of bicycles will be required by the terms of Policy T1(1)(2) and (4) (if renumbered as recommended) and Policies T7 and T8. Specific mention of individual travel
modes in Policy T3 seems unnecessarily confusing; the purpose of the Policy is essentially to
cover most aspects of on-site parking provision and servicing arrangements. There is equally
no need to specify an elaboration of Policy T3 with respect to disabled access. Firstly,
Appendix 10 adequately covers the proportion and dimensions of parking spaces for the
disabled. Secondly, the disabled are invariably given special privileges in on-street parking
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control schemes. Their introduction is governed by other legislation and is not appropriate for a
land use planning document or specific policy.
7.3.10 The precise form which off-street and on-site parking should take cannot be generally
prescribed in a local plan. Situations will differ widely, both as between one development
proposal and another and as between different parts of Wycombe District. These factors are
recognised in Appendix 10, where the relevant standards usefully take a matrix form,
dependent on land use, scale of development and degree of accessibility. It will be obvious
from the many permutations there set out that a universal policy preference for either
underground or multi-level parking provision would be singularly unhelpful and probably
impossible to implement. Moreover, given that much of the District is covered by either AONB
or conservation area designations, it is likely that such provision may be the exception in future.
There may be certain situations (eg Policy M4 development in the Marlow Conservation Area)
where underground parking may be appropriate. However, it is doubtful whether an area or
site-specific policy should prescribe it; still less should a district-wide policy call for such
elaborate provision.
7.3.11 The question of commuted payments for off-site parking has already been covered to
an extent. Aside from the enabling Policy T4, it is doubtful whether the Local Plan need be
specific as to charges, hypothecation (‘ring-fencing’) or publicity for such negotiations. The
reason is that negotiations will very much depend on what is reasonable and practicable in any
given situation. That will be for applicant and authority initially to discuss and determine. If
negotiations are successful, the outcome will be the subject of planning conditions, agreements
or unilateral undertakings. If not, they will be open to the normal appeals procedure. In any
event, the extent and nature of on-site parking provision or an equivalent commuted sum will
routinely be reported to the LPA Committee and hence enter the public domain. Members of
the public and other interested bodies can comment on these arrangements before planning
decisions are made. In the case of disputes going to appeal, equivalent representations may
be made to the DTLR at the appropriate time.
7.3.12 Neither the ‘Draft Guidance on Local Transport Plans’ or indeed the later ‘Guidance on
Full Local Transport Plans’ (DETR 2000) is of direct relevance to local plan preparation as
regards levels of car parking provision and the need for close consultation with retailing
interests. It is noticeable that the maximum levels of car parking for retail land uses were
revised upwards as between earlier draft and later definitive versions of PPG13 (Annex D).
From this it may reasonably be inferred that consultation was carried out and that the relevant
interests were fully consulted, at that level of involvement. It is not entirely clear why or
whether further representations should be taken into account here and now, especially since
the national standards are not generally the subject of possible revision upwards by the LPA. It
would be open to the latter to make a special case for more generous provision locally if
circumstances suggested this. No such adequate evidence is to hand and it is accordingly not
appropriate to make any revision to the Appendix 10 standards at this juncture.
7.3.13 Broadly speaking, the amount, location and provision of off-street parking not only
requires express planning permission but is also a highly material planning consideration. On
the other hand, on-street parking control is certainly not the subject of planning control, being a
highways matter. Its extent, hours of operation and charging regime may on occasion be
material to a development control decision (and it may be that future development plans will
contain spatial aspects of parking control schemes as a requirement of integrated land usetransport planning). However, on-street parking control is relatively flexible and subject to
variable imposition and control over time. Off-street parking, by and large, may only be
increased or varied as a consequence of specific development or redevelopment and its
statutory authorisation. It is accordingly a largely fruitless exercise to try and closely coordinate on and off-street parking provision. By the same token, incidence of ‘road rage’ and
control of dangerous and highly anti-social practices like pavement parking can only properly
be controlled by legal sanctions and not by the provision of an undesirably generous scale of
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parking provision related to future development proposals.
RECOMMENDATIONS
q

TR03/1

Modify paragraphs 7.23-24 as proposed by PIC 7/20

q

TR03/2

Modify Policy T3 as proposed by PIC 7/20.

q

TR03/3

Further modify Policy T3 to read as follows:
POLICY T3
DEVELOPMENT PROPOSALS WILL BE REQUIRED TO MAKE PROVISION
FOR ON-SITE PARKING. THE OVERALL SCALE OF NEW PROVISION
SHALL NOT EXCEED AND MAY BE BELOW THAT SET OUT IN THE
ADOPTED MAXIMUM STANDARDS CONTAINED IN APPENDIX 10 OF THE
LOCAL PLAN. SERVICING VEHICLE PROVISION SHALL, IF POSSIBLE, BE
MADE ON-SITE AND BE ADEQUATE FOR THE INTENDED LAND USE, THE
ACCESS ARRANGEMENTS AND THE LOCATION. CENTRALISED
RESIDENTIAL PARKING PROVISION SHALL BE CLOSE TO THE
DWELLINGS THAT IT WOULD SERVE AND SHOULD BE SECURE,
CONVENIENT AND BE DESIGNED AND LAID OUT IN SUCH A WAY AS TO
BE PHYSICALLY AND VISUALLY INTEGRATED WITH THE OVERALL
SCHEME OF DEVELOPMENT.

T4: ON SITE PARKING AND DEVELOPER CONTRIBUTIONS

The Objections
0345/7
0376/15
0406/1
0509/6
0524/2
0608/2
0802/6
0834/3
0953/4
1071/5
1141/30
1205/15
1414/12
1579/16

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Axa Equity and Law Life Assurance Society PLC
Warrant Investments Ltd
Lattice Property (Formerly BG Property)
Thames Valley Chamber
G W Deeley Ltd
D L Morris
Prudential Assurance Company Ltd
Tesco Stores Limited
Persimmon Homes (TV) Ltd
Beazer Strategic Land
Princes Risborough Town Council.
Michael J Overall
Oxford Land Limited

PIC 7/5 Objections
0345/15
0376/51
0424/1
0524/31
2137/1

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Axa Equity and Law Life Assurance Society PLC
Marks & Spencer PLC
Thames Valley Chamber
Waitrose Limited
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Summary of Objections
(a)

Concern at the practical consequences of the operation of the policy. Clarification
required as to how Policy is expected to work in practice. Policy is impractical,
unrealistic and unfair.
Contributions required may preclude some desirable
development, e.g. the re-use of vacant buildings.

(b)

Object to the intention to secure a capital payment towards a general fund for
transport infrastructure improvements, when strategic site development already
requires specific funding through development principles.

(c)

Propose deletion of first paragraph of policy; circumstances envisaged would be
contrary to TCPA 1990, Circular 1/97 and PPG1.

(d)

Policy encourages developers to seek out-of-centre locations, contrary to Government
guidance. The approach is inconsistent with Government guidance and does not pay
sufficient regard to specific circumstances.

(e)

Threshold set at 10 vehicle movements a day is too low. Threshold is unreasonable
and not equitable in respect of planning issues or expectations.

(f)

Concern that policy may be used to secure contributions in excess of Circular 1/97.

(g)

Level of contribution must be assessed in relation to each individually identified
development site and not by means of broad formula as set out in Appendix 11 and
the Accessibility Zones – Technical Guide.

(h)

Paragraph 7.38 and Policy T4 should be redrafted to reflect the ‘tests’ in Circular 1/97;
that the Council will seek provision of financial contribution or infrastructure where
need is proven and infrastructure is fairly and reasonably related to development.

(i)

Council should indicate preferred phasing of sites for strategic development. Site
development should not be allowed prior to protective measures being implemented.

(j)

Disagree that housing development should not be prevented for the simple reason
that local transport network is inadequate.

(k)

Contributions to off site infrastructure should be related to individual means and not
the formula as set out in Appendix 11.

(l)

Suggest a clause insertion ‘that a developer contribution has to be made to provide for
a bus service passing though the proposed new development at Park Mill Farm,
linking to the railway station and town centre.

Inspector's Reasoning and Conclusions
7.4.1 The essence of Policy T4 is to secure necessary overall transport improvements in
conjunction with development (or redevelopment) proposals. These matters are also
addressed in Policy T1 but the main emphasis there is upon the configuration of development
proposals within the confines of an application site. Inadequacies of layout or provision may be
covered in such situations by the imposition of conditions or by planning agreements. Policy T4
seeks to achieve off-site improvements or arrangements and to require proportionate
contributions by intending developers. The legality of restricting development unless and until
such off-site works or requirements were carried out was established some time ago by a case
brought by the former Grampian Regional Council against Aberdeen DC and is accordingly
referred to as a ‘Grampian’ condition. The concept of a developer’s contributing financially to
such improvements is merely a logical alternative to deferring development until they have
been carried out. Provided that the works are wholly or incrementally required for the
development to proceed, there would seem to be no objection to a developer’s proportionate
contribution.
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7.4.2 Policy T4 seeks to extend the concept of developers’ contributions beyond the confines
or the close proximity of individual sites or premises and to widen its scope to provide for multimodal accessibility and mobility. The basis of calculation is the budgeting of the LTP strategy,
currently confined to High Wycombe. The intention is to extend such calculations to Marlow
and elsewhere, as and when a strategy is approved. Meanwhile, the Policy is exceptionally
intended to apply to all major development proposals within the District that generate significant
traffic or mobility demands. The LPA point to the apparent success of the emergent Policy in
High Wycombe alone since 1988. A sum of £2 086 000 has been paid or undertaken to be
paid with respect to authorised development proposals. This would seem to represent some
52% of the global sum of development contributions expected within the 2001-2006 period
(CD/M/15) or about 15% of the overall expenditure (£14 168 000) for the Wycombe Transport
Strategy. The inference is that substantial progress has been made in implementing this
particular Policy and that it has been very largely accepted by intending developers.
7.4.3 Whatever view is taken of the appropriateness of Policy T4 relative to PPG1 or C1/97, it
can scarcely be claimed that it is unworkable, given the above evidence. Nevertheless, the
wording of the Policy is a trifle obscure, especially in comparison with the lucidity of the June
2000 Supplementary Planning Guidance (SPG). The working of the Policy in practice would
not seem to encourage out-of-centre locations; the way in which the LPA intend to calculate
future developers’ contributions (ie a simple function of parking spaces, vehicle movements and
unit multiplier) suggests that such generally less accessible locations would attract much
heavier contributions. In relation to the 10 movements/day threshold, it is significant that this is
calculated on a net increase in traffic generation. The Policy will thus bear more heavily on
greenfield development and this would appear consistent with PPG3 advice. However, the
threshold would seem to be set low (eg it would appear to apply to residential development in
excess of 2-3 dwellings). Since the level is laid down by SPG, a recommendation is not made
but the LPA might well wish to consider a revision upwards to 20-30 movements/day.
7.4.4 The LPA’s rebuttal suggests that the Policy T4 contribution may be required of relevant
development in advance of the formulation and costing of detailed transport strategies. Clearly,
these cannot be based on an SPG formula or assessment since the budgeted cost of traffic or
transport measures will not then be known or demonstrated. This situation may well be
exceptional but the Policy needs to be expressed in terms of ‘either (a) or (b)’ since the
proportionate contribution can only then be calculated on an agreed and identified package of
infrastructure improvements. The entire thrust of the Policy is to widen the scope of such
improvements. Rather than a narrow focus on such things as road widening, traffic calming or
junction improvements, the emphasis will now be on making access easier by a range of travel
options. It may also be appropriate to contribute to the funding of public parking provision,
rather in the way that commuted parking payments have been made in the past. No doubt the
LPA expect to see area strategies in place within the next 5 years. Until they are, it is
necessary to have alternative ways of determining developers’ contributions.
7.4.5 The objections raise questions of how the Policy should operate in practice, as well as
whether or not it is soundly based in principle. The above conclusion is that it is appropriate,
always provided that the advice of C1/97 (or successor policies) is taken into account.
However, the way in which it is initially triggered is effectively set out in Policy T1. It is thus not
necessary and indeed potentially confusing to attempt to paraphrase that Policy’s
requirements; a simple cross-reference is all that is required. Similarly, whether individual
development proposals need wholly or partially to fund specific highway or traffic management
(or other) improvements will also be influenced by Policy G3 (as modified). The C1/97 test of
proportionality will determine whether a scheme of improvement is justified by reference to a
single development site or area; if it is not, the proportionate cost of such improvement may be
met by one or more areas of development. Accordingly, this may allow individual schemes to
proceed without awaiting overall implementation of the accepted off-site improvements.
7.4.6

It will thus be appreciated that the Policy may indeed operate in the interests of
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development since this may be authorised directly after a contribution has been both negotiated
and secured. The alternative might be to defer a number of otherwise acceptable schemes (by
means of Grampian conditions) until the cumulative total of financial contributions had
adequately funded the highway or other off-site works. It is preferable, in the absence of an
agreed transport strategy, to relate developer contributions to specific rather than to
generalised improvement schemes. The reason for this is that it would be impossible to assess
proportionality without reference to known or projected costs of highway works, overall
development potential, traffic generation and growth factors. That is not to say that all highway
or transport schemes must be prepared and costed in advance; it may be that such associated
schemes may have to be prepared ad hoc. Whether or not such preparation is carried out by
the local authorities or by the intending developer(s) will depend on individual circumstances;
the direct analogy of development briefs under Policy G5 is obvious.
7.4.7 The objection that refers to preferred phasing of strategic development appears to have
very limited relevance to a Policy that requires proportionate contribution to infrastructure
improvement. Equally, the Appendix 2 requirements do not invalidate either the SPG or the
calculations made on the Appendices 9 and 10 basis. The contribution to the relevant
Transport Strategy is referred to in the Development Principles. However, this is merely a
cross-reference and is not intended to quantify or prescribe the infrastructure contribution in
any detail. The objections that refer to a specific housing allocation (Park Mill Farm) in Princes
Risborough are too detailed in relation to a district-wide Policy. To attempt to determine the
level of contribution to be made in respect of any (or any additional) transport improvements
would be effectively to intervene in matters best left to the LPA and the development control
process. If otherwise justififiable strategic housing allocations can be made acceptable by
external infrastructure improvements, it is long-standing planning policy to do so by means of
imposing conditions or by accepting proportionate contributions to their funding.
RECOMMENDATIONS
q

TR04/1

Modify paragraphs 7.35 and 7.38 and insert 7.38a as proposed by PIC 7/4-7/5.

q

TR04/2

Modify Policy T4 to read as follows:
POLICY T4
IN THE EVENT OF DEMONSTRABLE CONFLICT WITH POLICY T1,
DEVELOPMENT PROPOSALS MAY NEVERTHELESS BE AUTHORISED IF A
PROPORTIONATE CONTRIBUTION IS MADE, EITHER [A] TO AN
APPLICABLE TRANSPORT STRATEGY OR [B] TO SPECIFIC LOCALLY PREDETERMINED SCHEMES WHICH ARE DESIGNED TO RELIEVE TRAFFIC
CONGESTION OR TO IMPROVE MULTI-MODAL ACCESS OR TO PROVIDE
OFF-STREET PUBLIC PARKING (OR TO SECURE ALL OR ANY OF THESE
BENEFITS), HAVING REGARD TO THE PROVISIONS OF POLICIES G3 AND
G5 AND TO THE CONTENTS OF PUBLISHED SUPPLEMENTARY PLANNING
GUIDANCE.
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T5: PEDESTRIAN AND PUBLIC RIGHTS OF WAY AND DISABLED ACCESS
The Objections
0065/7
0173/16
0536/3
0831/9
0953/5
1143/31
1584/57
1584/58
1683/1

KC & BA Harris
W J Whitehead
David T H East
Miss M B Messenger
Tesco Stores Limited
Beazer Strategic Land
The Marlow Group
The Marlow Group
Wycombe Area Access For All

PIC 7/6 Objections
2133/1

Mrs Patrica Price

Summary of Objections
(a)

Development proposals should respect public rights of way. Propose amendment to
wording to state that these ‘should be retained unless exceptional circumstances
necessitate considering an alternative’.

(b)

Kerb heights should be consistent; particularly important for the elderly and partially
sighted.

(c)

Add text to ensure that footpaths on the fringes of towns are linked to public footpaths
in the open countryside.

(d)

Criterion (iii) should omit ‘ramps and dropped kerbs’ as this encourages intrusion of
vehicles, or be protected by bollards to discourage vehicles.

(e)

Need a section seeking the separation of pedestrian routes from vehicles, as cyclists
are intruding on pavements and footpaths.

(f)

Where a cycle route is in place, then a developer should accord with the policy, but if
not, the developer should not be expected to pay for the whole route.

(g)

Statement of intent rather than a policy; Policy T5 should be deleted or removed to the
general text.

(h)

Traffic free zones should not restrict access by orange badge holders.

(i)

Lack of commitment to seek safe, direct, convenient and attractive conditions for
pedestrians on existing roads, particularly in Stokenchurch.

(j)

Object to pre inquiry change in paragraph 7.45 re exceptional circumstances, as bus
lanes and priority corridors cannot be considered exceptional and would make
existing footpaths unacceptably dangerous.

Inspector's Reasoning and Conclusions
7.5.1 The sub-heading to paragraphs 7.39-7.48 is entitled ‘Pedestrian and Public Rights of
Way and Access for People with Disabilities’. The effect of PIC7/8 would be to shift paragraphs
7.46-7.48 and the whole of Policy T6 to Chapter 2. Objections to the policy for disabled access
(now Policy G9A) and its supporting text are considered earlier in this report. Accordingly, the
wording of the sub-heading should be modified. Moreover, since Policy T1(2) already covers
the matter of rights of way diversion, it is not necessary to include it in the sub-heading since it
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is merely referred to in the supporting text. PIC7/6 refers to ‘exceptional circumstances’
necessitating footpath and bridleway diversion. This seeming extra requirement is not backed
up within the succeeding Policy formulation. This is illogical and also inappropriate. The
reason is that rights of way may be diverted using powers other than planning powers. The
imposition of such a stringent requirement would introduce confusingly variable tests for
authorisation. In any event, the merits of diversion are inseparable from the overall merits of the
development and its layout; these fall to be considered under Policy T1.
7.5.2 The essential difference between Policies T1 and T5 is that the former is concerned
with accesses to and from the existing external highway system whilst the latter seeks to
ensure that adequate provision for people on foot is made within land which is to be developed.
This policy requirement has not always received the attention due to it in the past; its growing
relevance to the success of multi-modal movement is emphasised in recent planning guidance.
Among this guidance is included ‘Places, Streets & Movement’ (DETR 1998) which is part of a
suite of publications concerned with integrated transport. The section of the publication (p68)
that deals with walking, as a locally important form of movement, advises LPAs that ‘a
movement strategy for walking, cycling and public transport should be the starting point for
designing accessible neighbourhoods’ (Inspector’s emphasis). So far from being merely a
‘statement of intent’ it will be seen that the inclusion and formulation of Policy T5 is supported
by recent planning policy guidance and that it accordingly merits priority inclusion within
Chapter 7 of the Local Plan. Since the Policy is directed primarily at those proposals that
require specific planning authorisation, a slight modification of its wording is recommended.
7.5.3 Since the Policy is concerned with the future control of development, rather than the
improvement of conditions for pedestrians using the existing highway network, it would be
wrong to expand its application. No doubt both local planning and highway authorities are very
well aware of the pressing need for much better pedestrian facilities. Indeed, within all the town
centres of the District there is clear and welcome evidence of recent road improvements to
assist people who choose to move on foot for all or part of their journeys. Such improvement is
for local initiative and possible inclusion in transport planning strategies. Development control
has its proper place only where there are proposals that call for express planning authorisation.
The specific objection to the PIC at paragraph 7.45, according to evidence given at the inquiry,
relates to possible footway narrowing as a result of traffic management necessitated by P+R
operations. This is not a matter that would be addressed by Policy T5 in any event and is
better considered later in the report (see T17). Similarly, the admission of disabled badge
holders to pedestrian areas is entirely a matter for traffic regulation and not for planning control.
7.5.4 The effect of PIC7/7 would be to delete the three criteria relating to pedestrian provision.
This is endorsed since matters such as kerb heights, insertion of bollards and design of footway
crossings are too detailed for inclusion in the Local Plan. The question of linking urban and
rural footpaths may be covered by the inclusion of suitable words in Policy T5. It is a worthy
aim and is reflected in the supporting text, mainly with reference to the more strategic (eg long
distance) footpaths in the District. It is not possible, at present, to indicate public rights of way
on the Proposals Map or Inset Maps. However, Definitive Maps prepared by the County
Council are referred to in the text; it would be for intending developers to note the presence of
rights of way or for the LPA to direct their attention to them. Valuable advice on the partial
segregation of pedestrian traffic is given in the DETR publication already cited (esp p32) but it
would be altogether too inflexible to specify this as a district-wide planning requirement (see
also Policy G25). Cycle routes are likely to be affected by development to the extent that
cyclists are allowed to use defined bridleways (but not footpaths) as of right. Diversion of such
rights of way would be considered under Policy T1; new provision is a matter for Policy T7.
RECOMMENDATIONS
q

TR05/1

Modify the sub-heading before paragraph 7.39 to read ‘Pedestrian Movement
and Provision’.
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q

TR05/2

Modify paragraph 7.45 to read:
‘The District Council will safeguard the interests and amenity of pedestrian
movement within future development. In accordance with Policy T1, existing
public footpaths and other rights of way should be safeguarded and retained.
Where detailed development proposals make diversions necessary, these
should be at least (if not more) safe, direct and convenient as those being
replaced. They should, as far as possible, be provided within the development
site or area in question and also be fully capable of being adopted by the local
highway authority.
The Council also wishes to promote new access
opportunities by future footpath linkages within areas of development. Particular
attention will be paid to connections with the long-distance National Trails within
the District, namely the Thames Path and the Ridgeway Path, which are the
subject of Policies RT14 and RT15.’

q

TR05/3

Modify Policy T5 in accordance with PIC7/7.

q

TR05/4

Further modify Policy T5 to read:
POLICY T5
ALL DEVELOPMENT AND ASSOCIATED HIGHWAY PROPOSALS SHOULD
PROVIDE FOR SAFE, DIRECT, CONVENIENT AND ATTRACTIVE MEANS OF
MOVEMENT ON FOOT, INCLUDING (WHERE APPROPRIATE) ANY
EXISTING RIGHTS OF WAY AND SUITABLE FUTURE CONNECTIONS WITH
THE LOCAL AND STRATEGIC FOOTPATH NETWORK OF THE DISTRICT.

q

TR05/6

Delete paragraphs 7.46-7.48 and Policy T6 in accordance with PIC7/8.

T6: ACCESS FOR PEOPLE WITH DISABILITIES

(SEE CHAPTER 2: POLICY G9A)

T7: CYCLING

The Objections
0402/2
0402/4
0510/5
0536/6
1039/14
1386/3
1584/66
1646/6

Mrs B K Wallis
Mrs B K Wallis
Mr Anthony J Wright
David T H East
High Wycombe Society – Transport Group
Dr Donald Grattan
The Marlow Group
John Dalton

Summary of Objections
(a)

Need a separate policy for Sustrans route in the Recreation & Tourism Chapter, not
Transport.

(b)

Greater instruction required for cyclists in the Highway Code and safe cycling.

(c)

Bus companies should be urged to provide facilities for carrying cycles.

(d)

Disused railway line – Bourne End to High Wycombe - should be made into a
cycleway and footway to provide a safer alternative for school children.
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(e)

Cycling is not safe due to road traffic.

(f)

Need to differentiate between necessity cycling (work, school, shopping) and leisure
trips.

(g)

Policy does not recognise Wycombe’s topography.

(h)

Cycle routes need to be well lit.

(i)

With regard to criterion (i) Local Plan should emphasise importance of safety for
pedestrians as well as cyclists. Policy should be amended to make the point that
unrestricted cycling brings its own share of hazards.

Inspector's Reasoning and Conclusions
7.7.1 It is probably not necessary to include a separate policy on long-distance cycle routes in
Chapter 12 of the Local Plan. The reason is that the Sustrans national cycle network, as
currently envisaged, only marginally affects Wycombe District. This situation contrasts sharply
with that of long-distance footpaths, like the Ridgeway, which are both long standing and have
a significant part to play for recreational purposes (see Policy RT15 etc). Policy T7 is needed
in the Transport Chapter because, as the LPA point out, cycling is an important aspect of local
transport. It is also government policy to improve cycling facilities and much may be done by
way of development activity to further this objective. The actual demarcation of cycleways
within the public highway itself is very largely a matter for the local highway authority and the
LTP but the present existence of such facilities is correctly shown on the Proposals Map. To
what extent significant segregated cycleways can be secured in or through development areas
is not certain. To the extent that it is possible, it is appropriate to include this intention in the
Local Plan because this may affect the physical standard to which the facility may be designed.
7.7.2 As the LPA correctly point out, cyclists’ safety and Highway Code instruction are not
land use planning matters. Neither is the question of carriage of bicycles by bus, although this
is a matter that may arise in the design of future P+R schemes where the alternative provision
of cycle parking (see Policy T8) may offer a suitable alternative. The use of the Bourne End to
High Wycombe as a cycleway is site-specific; it is covered by Policy T12 and is not appropriate
for inclusion in Policy T7 since this addresses more general district-wide opportunities. As far
as cycling safety is concerned, this is largely for the local highway authority to determine in their
design of on-street traffic management schemes. However, the subject does impinge on
planning control since the form and layout of development areas may affect cyclist safety,
segregation and ease of movement (together with that of pedestrians). This is reflected in
Policy T7(1) (as recommended for modification). The LPA fairly point out that, although some
parts of High Wycombe are too hilly for easy cycling, much of Wycombe District is relatively flat;
this includes the town centres of Marlow and Princes Risborough.
7.7.3 The objection that relates to pedestrian safety is presumably directed at currently antisocial cycling practices such as riding on footways. There is no need to make reference to this
since it is essentially a matter of law enforcement. Moreover, it may fairly be argued that the
better and wider provision of safer cycle facilities will result in far fewer incentives to encroach
on the purely pedestrian realm. The lighting of cycleways will be for the local highway authority
to consider when adopting the highway system within development areas. It is probably not
helpful to try to distinguish between cycleways for mainly leisure or local movement purposes.
As earlier noted, national or long-distance cycleways may in future achieve mainly recreational
status (and thus merit a Chapter 12 policy). However, during the present Local Plan period
cycleways will remain predominantly of local interest only. In the interests of avoiding
duplication, it would be best to delete the fourth paragraph of Policy T7; the question of
cycleway (usually bridleway) diversion is addressed in Policy T1(2) (as modified).
RECOMMENDATIONS
q

TR07/1

Modify Policy T7 to read:
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POLICY T7
(1)
WHEN ASSESSING DEVELOPMENT AND ASSOCIATED HIGHWAY
PROPOSALS, SAFE, DIRECT, CONVENIENT AND ATTRACTIVE PROVISION
FOR CYCLISTS WILL BE SOUGHT, AND MAY INCLUDE;
(a)

DETAILED TRAFFIC MANAGEMENT AND TRAFFIC CALMING
SCHEMES TO ENSURE BOTH CYCLISTS’ SAFETY AND PRIORITY
MOVEMENT; AND

(b)

PROVISION OF EFFECTIVE AND CONVENIENTLY LOCATED
CYCLIST (AND PEDESTRIAN) CROSSING POINTS OF VEHICULAR
TRAFFIC ROUTES;

(2)
ACTIVE SUPPORT WILL BE GIVEN, WHERE DEVELOPMENT OR
OTHER OPPORTUNITIES OCCUR, TO THE CREATION OF AN INTEGRATED
NETWORK OF NEW AND IMPROVED CYCLE ROUTES (BOTH ON AND
BEYOND EXISTING PUBLIC HIGHWAYS);
(3) THE INCORPORATION, WHEREVER POSSIBLE, OF CYCLEWAYS
WITHIN
DEVELOPMENT
PROPOSALS
(ESPECIALLY
WHERE
CONNECTIONS CAN BE MADE TO THE WIDER NETWORK OF CYCLE
ROUTES) OF A STANDARD SUITABLE FOR ADOPTION BY THE LOCAL
HIGHWAY AUTHORITY.
q

TR07/2

Modify Appendix 10 in accordance with PIC7/19.

T8: CYCLE PARKING PROVISION

The Objections
0173/17
0402/3
1039/15

W J Whitehead
Mrs B K Wallis
High Wycombe Society – Transport Group

Summary of Objections
(a)

Cycle parking should not be included unless access for cyclists would not be to the
detriment of pedestrians or public transport users and the disabled.

(b)

Secure parking must be vandal proof. Cycle racks must be in a lockable shed etc.

(c)

Criterion (iv) of Policy T8 should state ‘railway stations and bus termini’ as opposed to
‘transport interchanges’.

Inspector's Reasoning and Conclusions
7.8.1 It is obvious from the tenor of Policies T1, T4, T5 and T7 that it is the intention of the
LPA, through the Local Plan and the process of development control, to secure optimum
mobility by users of all modes of transport. If the Policies imply a degree of prioritisation for
pedestrians and cyclists, this merely reflects a relative paucity of provision in the past. The
requirement for cycle parking correctly seeks to redress this past degree of imbalance. No
doubt, in practice, developers will be rightly required to make priority mobility provision for the
physically disabled, the blind and partially sighted, older people and pedestrians, public
transport users, riders and cyclists. This will be done in different ways in different locations. It
would be difficult, to the point of outright impossibility, to lay down priorities district-wide for onsite arrangements. All that need be done with regard to cycle parking is to stipulate that
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adequate provision be made and to indicate certain priorities in relation to future major land
uses and generators of cyclist traffic. Cycle security is not a land use planning matter.
Category T8(1)(d) is appropriately defined since innovative forms of transport interchange (eg
P+R terminals and M40 coachway stops (see Policy T17)) may very well be introduced.
RECOMMENDATIONS
q

TR08/1

Modify Policy T8 to read:
POLICY T8
(1)
SUITABLE CYCLE PARKING PROVISION WILL BE REQUIRED AT
MAJOR FUTURE GENERATORS OF CYCLIST TRAFFIC AND, WHERE
APPROPRIATE, WITHIN ALL PROPOSED DEVELOPMENT AT LOCATIONS
SUCH AS:
(a)

EMPLOYMENT AREAS.

(b)

EDUCATIONAL ESTABLISHMENTS

(c)

RETAIL CENTRES.

(d)

TRANSPORT INTERCHANGES.

(e)

LEISURE FACILITIES.

(f)

PUBLIC BUILDINGS

(2) DEVELOPERS SHOULD PROVIDE ADEQUATE CYCLE PARKING, IN
ACCORDANCE WITH APPENDIX 10, AT SUCH PLACES AND AS PART OF
FUTURE HOUSING, SHOPPING, OFFICE, WAREHOUSING AND PUBLIC
BUILDING DEVELOPMENT.
T9: PUBLIC TRANSPORT

The Objections
0228/3
0408/26
0953/7
1039/4
1039/20
1141/32
1145/6
1145/7
1058/4
1166/2
1167/3
1167/4

Thames Valley Chamber of Commerce & Industry
Ercol Furniture Ltd
Tesco Stores Limited
High Wycombe Society – Transport Group
High Wycombe Society – Transport Group
Beazer Strategic Land
C Livesey
C Livesey
G A Hunt
Miss L Wootton
Miss N J Heath
Miss N J Heath

Summary of Objections
(a)

Car use cannot be reduced if more houses are built.

(b)

Do not believe that there will be a trend to start catching buses; many residents work
15-30 miles away, so car use will not reduce.

(c)

The ‘improvements’ on the London Road have not worked. The problems here should
be sorted out, before any more problems are added by new development.
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(d)

People will not use public transport, due to its expense and inadequate provision.

(e)

More action and investment is required from the Council, Buckinghamshire County
Council and the Government.

(f)

Improved bus services required to employment areas, in particular to Cressex
Business Park and to the railway station.

(g)

Policy lacks guidance for development control and should be amended to read
‘….should be located with appropriate access to public transport in order to
maximise…’

(h)

Policy may force developments to move outside the area, with result that shoppers
will have further to travel.

(i)

The Policy does not define ‘significant’ new travel demands.

(j)

Instead of Park & Ride, more ‘green commuting’ is required.

(k)

Targets set need to be more ambitious. Suggest a Sustainable Transport Audit to
obtain accurate data on local trips.

(l)

Achievement of ‘high quality access by public transport’ will be difficult to prove or
disprove. Intentions and purpose requires clarification.

(m)

Object to development at Abbey Barn South, as this conflicts with aims of Policy T9.

Inspector's Reasoning and Conclusions
7.9.1 As with many of the policies in Chapter 7, many of the above objections are directed not
so much at the policies themselves but at underlying national policy guidance that some
objectors either do not fully appreciate or evidently do not favour. At the other extreme, some
objectors clearly support more sustainable policy objectives but fail to appreciate the inherent
limitations of land use planning and development control in securing changes in transport
provision. As the LPA correctly claim, land use planning has an indirect but none the less vital
part to play in making sure that accessibility standards are improved in a sustainable way.
Essentially, what it can do is to ensure that all major new development areas are located where
high-density public transport is (or may be) available. This is defined by means of the districtwide Accessibility Map whose compilation itself follows planning policy guidance to the letter.
The other arm of planning policy is to require new development partly or wholly to fund physical
measures to give priority to public transport movement and interchange or to improve access to
it. This is especially so in places where higher density (or diverted) bus services can be more
economically supported by its increased use by residents, shoppers and employees. This is
the case, for example, at Wycombe Marsh where significant redevelopment is proposed.
7.9.2 The Local Plan contains relatively few proposals for land allocations related to transport.
These are covered by Policies T11, T17, T20 and T21 as well as the site-specific policy for the
redevelopment of High Wycombe railway station (HW8). The function of the Local Plan is
primarily to make land use planning provision for assured LTP proposals. To a large extent,
objections that claim inadequacy of public transport provision should be directed at the contents
of this parallel plan. It is not the function of the Local Plan (or indeed of the LPA) to adopt an
advocacy or lobbying role with respect to public transport. No doubt when the LTP process is
longer established, sophisticated techniques such as ‘sustainable transport auditing’ will be
developed and may result in better-directed investment. It is a matter for regret that certain
complementary planning functions, such as P+R development, have not progressed further and
that the LPA now propose to replace firm land allocations with a criterion-based permissive
policy (see T17). However, the opportunity will no doubt be taken to work up such initiatives in
the short term, especially when, as here, funding is in place and has been allocated in the LTP.
7.9.3 The LPA rightly point out that additional housing provision cannot be constrained by
simple considerations of overall highway capacity. The adopted structure plan requires such
Chapter 7 – Transport

page 372

WYCOMBE DISTRICT LOCAL PLAN to 2011 - Inspector's Report

additional provision to be made. The Local Plan has the task of allocating it to areas of high
accessibility, of restraining on-site parking provision, of adopting generally higher densities and
by preferring urban brownfield to rural greenfield locations. All these legitimate planning
policies can have the cumulative and combined effect of favouring greater use of alternative
modes of transport, especially for peak hour travel. Increasingly, restricted road space will
need to be allocated for priority public transport, taxi and cyclist use and it would be wholly
premature to rush to judgement over the alleged failure or inadequacies of recently established
priority measures, such as along London Road (A40). The evaluation of such improvements to
public transport levels of service are primarily for the LTP. However, the combined policies of
Chapter 7 of the Local Plan establish a framework whereby partial funding may be obtained
from development proposals, including housebuilding.
7.9.4 In response to an objection, the LPA offer PIC 7/9. This reflects the obvious fact that
some development areas may not be ‘near to public transport nodes or corridors’ as advised by
PPG13 and its supplementary guidance. This change is welcome as far as it goes and
certainly appears to meet the objection. However, it is slightly inconsistent with other Policies,
notably T1 and T4. A cross-reference to these Policies would certainly be helpful. It is also
necessary to make quite clear that all major development must be accessible by public
transport (as well as other modes) either when it is proposed or at the time it is brought into
active use. That is why base Policy T1 is bolstered by Policy T4. Accordingly, the re-wording
of the Policy should stress that if good public transport access does not at present exist, the
developer(s) or development agencies should have a clear intention or a ready willingness to
fund physical or other measures to secure its early improvement. This reflects the twin-track
approach of land use planning; either to site significant development near to transport or to help
to ensure that the overall network is enhanced to achieve the same result.
7.9.5 It is certainly the case that Policy T9 uses some terms that lack precise definition.
Examples are ‘significant travel demands’, ‘good access’ and ‘maximise public transport use’.
As the LPA point out, it is necessary to look at proposed development on a case by case basis.
This is certainly preferable to trying to lay down more or less arbitrary thresholds. Problems
may arise with such benchmarking; one is that it might encourage undesirably small-scale or
incremental forms of development. The other is that accessibility standards and modal choice
may change (or be changed) by such external forces as technical development or fiscal policy
during the period to 2011. Nevertheless, certain objective guidelines exist. The Local Plan’s
Accessibility Map will influence the location of new development. The explicit county-wide
targets in the ITS (quoted in paragraph 7.55) may be relevant. Finally, the science of traffic
engineering has provided, for some time past, reliable estimates of generation, modal split and
destination as well as calculations of crude and environmental capacity. All these will no doubt
be cited in individual cases and will undoubtedly be relied on by the LPA in planning decisions.
7.9.6 It is fairly clear, from their choice of words, that certain objectors advocate what might
be called an ‘all or nothing’ approach to transport planning. In other words, they assume that
certain defined sections of the public are bound to use a single mode for all journey purposes at
all times. This is entirely contrary to the theme of planning policy guidance. The essential point
is that choices need to be available to match mode of travel by reference to time of day, journey
purpose and distance travelled. Equally important is the possibility of using two modes for a
single trip (eg by the provision of easy interchange between private car or cycle and bus or
train). Less certain are the effects of home-based working, green travel plans and remote
shopping. These may have a significant combined and cumulative effect on travel demand.
They will need to be monitored as they may have implications for development control by way
of detailed house design or extension, workplace planning agreements and parking standards.
However, there is insufficient evidence at present to determine how they all may (or should)
influence the provisions of the Local Plan as regards either policies or land use allocations.
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RECOMMENDATION
q

TR09/1

Modify Policy T9 to read:
POLICY T9
DEVELOPMENT PROPOSALS WHICH GENERATE SIGNIFICANT TRAVEL
DEMAND SHOULD BE LOCATED WITH GOOD OR IMPROVED ACCESS TO
THE EXISTING OR FUTURE PUBLIC TRANSPORT NETWORK, IN ORDER
TO MAXIMISE ITS USE, HAVING REGARD TO POLICIES T1 AND T4.
MAJOR DEVELOPMENT MAY ACCORDINGLY REQUIRE NETWORK
IMPROVEMENTS, SO AS TO ACHIEVE ADEQUATE ACCESS BY PUBLIC
TRANSPORT, TO BE IN PLACE BY THE TIME THAT IT IS COMPLETED.

T10: BUSES

The Objections
0143/1
0228/4
0376/17
0450/1
0953/8
1039/12
1141/33
1145/3
1166/1
1570/1
2059/1

Mr R Bullock
Thames Valley Chamber of Commerce & Industry
Axa Equity and Law Life Assurance Society PLC
Miss Helen Clark
Tesco Stores Limited
High Wycombe Society – Transport Group
Beazer Strategic Land
C Livesey
Miss L Wootton
Mr J Woolgar & Mrs P Woolgar
J Wilks

PIC 7/10 Objections
1279/16
1281/16

Mr David Coe
Great Marlow Parish Council

Summary of Objections
(a)

Bus lane has not eased congestion on London Road. Additional planned housing and
buses will increase traffic problems.

(b)

Unrealistic to make people walk or cycle in High Wycombe, especially elderly and
disabled.

(c)

The Council should do more to improved bus services to Business Parks and
employment areas.

(d)

Propose amendment: ‘As between competing developments, the District Council will
support that which supports a more sustainable transportation strategy’.

(e)

Object to principle of public transport being paid for by private development.

(f)

Strategic aim should include express bus service along more routes than M40 and
A404, with new arrangements at Handy Cross to facilitate interchange.

(g)

First part of policy is a statement of intent rather than a policy and should be deleted.

(h)

Request more bus services, especially on Daws Hill Lane.
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(i)

Proposed bus route between Bassetsbury Lane and A40 would result in loss of
privacy for residents at rear of properties, destroy established wildlife environment and
all at great public expense. Council should seek a full environmental study.

(j)

Propose amendment: ‘Proposals which fail to provide a convenient alternative to the
use of the private car, particularly for residents living outside, but within the orbit of
towns specified in Chapter 6, will not be allowed to prejudice, nor increase expense to
these residents over and above that applied to town residents’.

Inspector's Reasoning and Conclusions
7.10.1 The objections that relate to specific measures such as bus priorities along London
Road (A40) and the possible conversion of all or part of the Bourne End branch railway are
site-specific. They illustrate the possible application of Policy T10 in future situations but
cannot be held to provide convincing evidence of its appropriateness or relevance. All such
specific measures to improve public transport need to be judged on merit. The A40 bus lane is
recent and will no doubt be evaluated, by operators and the highway and public transport
authority, in due course before its abandonment or retention or extension is approved. The use
of the section of old railway line between Bassetsbury Lane and London Road is the subject of
Policies T11 and T12 and is also very much bound up with the future redevelopment of
Wycombe Marsh. Such a scheme will fall to be considered under the terms of Policy T10,
when adopted. The mere existence of the proposal cannot, in itself, be held to invalidate the
inclusion of this district-wide and longer-term Policy.
7.10.2 The Policy is proposed for change by PIC 7/10. There is some force in the objection
that the Policy is partly a statement of intent. The phrases ‘will support’ and ‘will be resisted’
are inadequately precise for development control purposes. There are three obvious ways in
which land use (as distinct from transport) planning can secure public transport improvements.
The first is by the firm allocation of land for infrastructure improvements (eg P+R terminals and
other interchanges) and the subsequent refusal of planning permission for conflicting forms of
development. This may be done by the Local Plan process or ad hoc, in the course of
development control. The second is by means of securing bus priority measures, such as busonly links, bus bays and turning loops, as an integral part of larger development schemes. The
third is by refusing planning permission for either operational or change of use development
which would have the effect of generating vehicular traffic to or through existing or firmly
proposed pedestrian areas. These are all demonstrably land use planning functions and they
need to be rather more robustly stated in the Policy T10 formulation.
7.10.3 The Council is evidently pursuing bus service improvements to and from existing large
employment areas. This is not strictly a land use planning activity and, moreover, Policy T10 is
mainly directed at future development and network enhancement. It would be wholly
inappropriate (and possibly ultra vires) to attempt to state a policy preference for alternative
planning applications which ‘support a more sustainable transportation strategy’. The Policy
does not call for public transport to be subsidised by private development. What this and other
relevant policies of the Local Plan seek to do is to hold a balance between new development
and the need for infrastructure improvement to service it; the alternative being to refuse
permission in cases where infrastructure is inadequate. Such action enjoys policy support as
long as only proportionate contribution is sought (see T1 and T4). The provision of express bus
services is not for the Local Plan to initiate. However, evidence at the inquiry suggested that
so-called ‘coachway’ interchanges may well be needed and the Policy should be worded to
cover this future contingency. The proposed amendment (objection (j) above) is an apparent
statement of aim that seeks equity of outcome as between rural and urban residents and would
be effectively unworkable in practice in the control of individual development proposals.
RECOMMENDATION
q

TR10/1

Modify Policy T10 to read:
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POLICY T10
OPPORTUNITIES TO INTRODUCE OR TO IMPROVE ACCESSIBILITY, BUS
PRIORITY MOVEMENT AND INTERCHANGE FACILITIES ON THE FUTURE
BUS AND COACH SERVICE NETWORK WILL BE SOUGHT AND
SUPPORTED IN THE COURSE OF AUTHORISING DEVELOPMENT; ANY
DEVELOPMENT PROPOSALS WHICH WOULD ADVERSELY AFFECT
EITHER EXISTING ACCESS OR FUTURE IMPROVEMENTS TO SUCH
FACILITIES WILL BE REFUSED PLANNING PERMISSION.

T11: BOURNE END TO HIGH WYCOMBE DISUSED RAILWAY LINE: NEW BUSWAY
T12: BOURNE END TO HIGH WYCOMBE DISUSED RAILWAY LINE: SAFEGUARDING

The Objections to Policy T11
0143/2
0143/3
0270/2
0384/1
0390/2
0496/1
0544/1
0547/1
0578/1
0684/1
0794/1
0794/2
0803/1
0803/2
0857/1
0852/2
0885/1
0939/2
0942/1
0983/1
0986/1
1002/1
1009/1
1039/2
1039/7
1085/1
1145/4
1167/1
1188/1
1294/8
1311/1
1515/1
1533/1
1536/2
1659/2
1679/1

Mr R Bullock
Mr R Bullock
Mrs Louise Groom
Anne Broome
Mr B Groom
Mrs L Smith
Winifred McLaughlin
Mr & Mrs Beckford
Mrs S D’Arcy
Roger Charles New
Mr K W Uphill & Mrs S E Stubley
Mr K W Uphill & Mrs S E Stubley
Alan Perry
Alan Perry
Mrs A E Dixon
Mrs V E Frost & Mrs J Barrows
Mr A G Smith
Neil Morley
Lisa Dodd
Susan Coker
Mr & Mrs M J Unwin
Vicky Steel
Mr J E Pickering
High Wycombe Society – Transport Group
High Wycombe Society – Transport Group
Miss Anne Collins
C Livesey
Miss N J Heath
Simon Wingrove
Environmental Records Officer, Bucks County Museum
David and Sally Smith
Neville E Redway
Robert Turner
Mark Drukker
Philip Carter
Mr & Mrs Brant, Kingsmead Road Caring Residents
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1725/2
1784/2

E R Foster
Mark Leslie Hochman

Summary of Objections to Policy T11
(a)

Wording is misleading. Amend paragraph 7.61 to read: ‘from High Wycombe railway
station to its intersection with London Road, from where it would follow the A40 to
Wycombe Marsh and beyond’.

(b)

Object to lack of information provided on public transport initiatives to be adopted by
Council.

(c)

Unrealistic for people to be made to walk or cycle into High Wycombe. Patronage of
route likely to be low.

(d)

Strongly object to use of any form of transport (public or private). Will increase
congestion and pollution. An unwelcome intrusion to privacy; risk of security to rear
properties.

(e)

Object to proposed cycle way; loss of privacy, amenity, security and intrusion of light
pollution. Noise, nuisance, property depreciation.

(f)

Land at rear of 42-112 Kingsmead Road should be redesignated as residential
curtilage, in line with an approved 1995 planning permission.

(g)

Question expenditure on reinstating railway line given limited use of current bus
service.

(h)

Proposal would be detrimental to Wooburn Green Conservation Area.

(i)

Proposed route should be shown in greater detail. Unclear as to the line of the cycle
way/footpath.

(j)

Busway would destroy an important local habitat, amenity and would be of little
benefit.

(k)

Need to protect Green Belt.

(l)

Object to access route through Red Lion Way;
problematic.

(m)

Line should be protected so as to permit the reinstatement of light rail and include the
replacement of bridges. Council should be more pro-active in developing the track,
rather than just protecting it. Suggest high speed rail links, and new station, together
with reopening of line between Marlow and Henley.

(n)

Object – proposal will destroy the Conservation Area of Bassetsbury and its bird
sanctuary.

(o)

Proposal is contrary to Policy L3 ‘Green Space’.

(p)

Development must take account of Biological Notification Site designation.
ecological assessment must be undertaken and appropriate measures taken.

(q)

Old rail link is heavily developed and compulsory purchase orders would be
necessary to obtain land. Suggest underground link as alternative.

(r)

Cycle way could be incorporated on sewage works development, without interference
to established residential areas.

increase in traffic would be

An

The Objections to Policy T12
0051/1
0143/4

Thetford
Mr R Bullock
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0270/3
0352/1
0390/3
496/2
0506/13
0526/26
0544/2
0547/2
0578/2
0684/2
0709/9
0853/3
0885/2
0920/1
0939/3
0942/2
0983/2
1002/2
1009/2
1039/3
1039/8
1066/2
1085/2
1145/5
1147/1
1167/2
1188/2
1294/9
1311/2
1313/2
1515/2
1533/2
1536/3
1565/2
1569/2
1659/1
1679/2
1725/3
1996/2

Mrs Louise Groom
Colin Hingston
Mr B Groom
Mrs L Smith
Bassetsbury Area Protection Group
Chepping Wycombe Parish Council
Winifred McLaughlin
Mr & Mrs Beckford
Mrs S D’Arcy
Roger Charles New
Bryant Homes Technical Services Ltd
Mrs V E Frost & Mrs J Barrows
Alan G Smith
Miss Caroline Kay
Neil Morley
Lisa Dodd
Susan Coker
Vicky Steel
Mr J E Pickering
High Wycombe Society – Transport Group
High Wycombe Society – Transport Group
Mrs Carlo-Ann Cafferty
Miss Anne Collins
C Livesey
Heather Webb
Miss N J Heath
Simon Wingrove
Environmental Records Officer – Bucks County Council
David and Sally Smith
Mary Whitmore
Neville E Redway
Robert Turner
Mark Drukker
C J Humphry
Tracy Morley
Philip Carter
Mr & Mrs Brant, Kingsmead Road Caring Residents
E R Foster
G Harding

PIC 7/11 Objections
0371/12
0376/52
1039/21

Marlow Town Council
Axa Equity and Law Life Assurance Society PLC
High Wycombe Society – Transport Group

Summary of Objections to Policy T12
(a)

Object to use of former railway line, as it is Green Belt and within a Conservation
Area; loss of character, impact on bird sanctuary, intrusion of noise and light
pollution, loss of security, loss of amenity, privacy, increased vandalism and criminal
activity and negative impact of flyovers, underpasses, increased traffic etc. Concern
at safety of users of the path. Loss of wildlife habitat, semi-rural character and unique
character of Bassetsbury Lane.
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(b)

Request that land is redesignated as residential curtilage, as per planning permission.

(c)

Policy is unrealistic. Land is owned by a large number of individuals, route is heavily
developed. Proposal to get people to walk / cycle to town is unrealistic. Suggest
underground link as an alternative.

(d)

Route is not needed, the demand for buses is limited; money could be put to better
use. Question effectiveness of proposed busway; suggest alternative busway up
Marlow Hill and along Marlow by-pass.

(e)

Further clarification on ‘unspecified public transport facility’ required.
Route
proposals need to be shown in greater detail. Assessment of viability is required and
whether it is a leisure amenity or service facility. Request a full environmental
appraisal of disused railway.

(f)

Routing of such a scheme should not involved the re-purchasing of any gardens in
Dean Garden Rise or routing of bus and/or trains through Bassetsbury Lane or
Kingsmead Road and Willow Court. Proposal Map railway notation should be deleted
between Bourne End to High Wycombe, where it affects properties at Deangarden,
Bassetsbury Lane and Willow Court.

(g)

Concern that Parish land at Treadaway Hill may be required as part of an extension to
the busway.

(h)

Council should be more pro-active and seek to develop the trackway and re-open the
railway line between High Wycombe and Bourne End, perhaps as a light rail link,
including replacement bridges, as opposed to simply protecting the route. Suggest
high-speed rail links, and new station, together with the reopening of the line between
Marlow and Henley.

(i)

Contravenes Policy L3 ‘Green Space’ and a permitted change of use to residential
curtilage.

(j)

Development needs to be aware of the Biological Notification Site designation. An
ecological assessment must be undertaken and appropriate mitigation measures to
ensure protection of the nature conservation interest.

(k)

Cycle way could be incorporated in the Sewage Works development without
interference to an established residential area.

(l)

Provision should be made to improve links or paths to residences adjacent to the
path.

(m)

Object to Pre Inquiry Change to delete word ‘public’. Deletion is contrary to Draft
PPG13. Whilst present circumstances may not favour the creation of a public
transport service, the undeveloped stretches should be safeguarded, pending future
changes and funding for such projects. Public transport use of the route offers the
possibility of replacing many thousands of car journeys every day.

Inspector's Reasoning and Conclusions
7.11.1 It is convenient to consider most of the objections to Policies T11-12 at the same time.
The reason is that the Policies have essentially a common aim; that is to make sure that the
remaining parts of the abandoned branch railway trackbed, between the former junction
stations of Bourne End and High Wycombe, are safeguarded for local transport needs. These
Policies rely on advice originally contained in PPG13 (for the purposes of development control)
and then repeated in PPG12 (for the purposes of development plans). The burden of this
advice is to keep intact any former railway routes against their possible re-use for successor
transport functions and to avoid piecemeal obstruction by later development. Decisions on
what future transport use(s) might be appropriate are initially for the LTP. On the other hand, it
is right to consider a possible range of feasible options now because their relative probability
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will influence development control decisions on what does or does not conflict with the
provisions of the Local Plan. Indeed, such an analysis is needed purely and simply to
determine the precise form that the Policies should now take.
7.11.2 A review of the history and geography of the railway route is necessary, before its
possible future function can be determined. The line from Maidenhead to High Wycombe was
built in 1854 by the Wycombe Railway on the broad (2.140 m) gauge as a single track which
was later extended as far as Princes Risborough. The Great Marlow Railway Company then
built a branch line from Bourne End to (Great) Marlow in 1873. The Wycombe Railway had
been converted to standard (1.435 m) gauge in 1870; both railways were subsequently taken
over by the former Great Western Railway (GWR) and operated by it until nationalisation in
1948. The line from Bourne End to High Wycombe was closed to all traffic by British Railways
in 1970 (ie after the ‘Beeching Report’ closures of 1963-66). Closure of the Marlow branch
might have then followed had it not been for evidently strenuous local opposition. There were
intermediate stations within Wycombe District at Wooburn Green and Loudwater (Regional
History of the Railways of Great Britain (vol 13)(David & Charles: 1981)). Between 1970 and
1990, some redevelopment took place along short sections of the abandoned railway at High
Wycombe, Loudwater, Wooburn Green and Bourne End (ie at or near the former stations).
7.11.3 The old railway formation extends over a curved route about 10 km long between High
Wycombe and Bourne End. For the most part, it is derelict and unused. Along a substantial
part of its length it defines the inner (urban) edge of the Green Belt and also of the Policy L2
Local Landscape Area. Virtually all of the overbridges across public highways have been
demolished although some of the bridges across the former railway are still in place and indeed
the new M40 motorway viaduct made provision for spanning the railway, then still in place. The
development that has taken place consists of blocks of flats in High Wycombe, an industrial
estate at Loudwater, mews housing at Wooburn Green and an office park at Bourne End. In
addition, many existing houses backing on to the railway along Kingsmead Road have
extended their gardens over the former trackbed. All (or most) of this development activity was
apparently authorised before the publication of PPG13 in 1994, which indicated that the linear
integrity of former railway routes should be retained. The local transport function of the railway
has been taken over by a bus service along the parallel A4094 road between Wooburn Green
and Bourne End. A rail service between Maidenhead and Marlow still exists, with train reversal
being necessary at Bourne End.
7.11.4 The many objections that have been made to the related Policies T11 and T12 are very
varied. Although the Policies are linked in the sense that they fundamentally seek to retain the
remaining parts of the former railway for either a busway or another (unspecified) transport use,
the objections raise a number of key issues. These are set out below and will be considered in
turn. An overall conclusion will then be reached and detailed modification of the Policies will
follow from that conclusion. The only objections that will not be dealt with at this stage are
those which relate to the land behind Kingsmead Road. These objections are local and site
specific and will be considered under Chapter 10 and Policy L3, later in the report. The key
issues are considered to be as follows:
(1)

The need for, detailed design and timing of the proposed busway link between High
Wycombe Station, London Road and an extension to Wycombe Marsh;

(2)

The extent to which the London Road busway and any other public transport
initiatives along the line of railway might support mobility in Wycombe District;

(3)

The impact of bringing the whole or part of the former railway into some form of public
use and its effects upon residential amenity, security or privacy;

(4)

The way in which the re-use or safeguarding of the former railway route would
adversely impact upon the character of the areas through which it passes;

(5)

The detailed design and practical feasibility of converting the disused railway trackbed
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into a railway, tramway, roadway, busway, cycleway or footpath;
(6)

The degree to which the probable future initiatives for trackbed conversion would
adversely impact upon defined areas of wildlife or associated ecological interest.

London Road Busway
7.11.5 The provision of a reserved busway between the railway station at High Wycombe and
the point at which the branch railway formerly crossed London Road (A40) is programmed in
the LTP for 2000-2005. It is the Local Plan’s primary function to safeguard the line of this
public transport initiative by way of land use policies and not to question its need, timing or
viability. Moreover, the Local Plan contains complementary policies that provide for a
reservation of the route through the station site and for the improvement of bus-rail interchange.
In addition, the LTP envisages a future ‘cardinal point’ P+R operation and the busway would
provide segregated priority movement along the inner urban approach of the eastern leg of the
system. Inspection of the area reveals that the ‘G-Plan’ housing development is well advanced
and its approach road has made some provision for the construction and operation of the
busway. The way in which the crossing of Gordon Road should be made is a technical matter
for the local highway authority. However, it would seem quite feasible to arrange traffic light
control with possible priority activation by public service vehicles’ transponder equipment.
7.11.6 Evidence at the public inquiry and elsewhere suggests that it would be advantageous to
extend the busway into (and through) the Wycombe Marsh redevelopment area. This
possibility has already been considered and is supported (see S2). The probability is that this
extension would have a length of 500 m over the railway embankment and might also require a
grade-separated crossing of London Road. A possible design of an elegant bridge is usefully
referred to in the evidence of the High Wycombe Society (Transport Group) in their submission
regarding LRT construction. In any event, as far as Policies T11 and T12 are concerned, it
would seem entirely feasible to combine busway, cycleway and even LRT operation across
London Road at this point. No modification is needed to either Policy to safeguard this
possibility. However, the Proposals Map is somewhat confusing in adopting a common
notation for both Policies. This may have misled certain of the objectors and it would be helpful
to differentiate as between Policy T11 and Policy T12 (by dint of a simple change in notation
west and east of London Road).
Public Transport Initiatives
7.11.7 As earlier stated, it is not the function of the Local Plan to determine the way in which
the former railway should be integrated with the future public transport network serving
Wycombe District. However, the converse of this proposition is that the likely nature of the
trackbed’s future transport use might well influence land use planning decisions. For this
reason, the various possibilities will be reviewed, substantially in the light of the various expert
studies carried out by the County and District Councils during the 1990s. The key reports are
Buchanan (1996) and Maunsell (1997). These would appear to have influenced the relevant
Bucks Structure Plan Policies TR14 and TR15 and indeed the provisions of the Bucks LTP
(2000). From all this, it may reasonably be inferred that heavy rail or light rail restoration is
either physically unlikely or economically unpromising and that extended busway use, whilst
feasible, would be costly and hence unattractive to commercial operators and not especially
beneficial to future passengers. For these reasons, both Councils favour policies consistent
with PPG12 and PPG13 advice; that is to resist any further development so as to keep the line
clear for either longer-term recreational or local transport use.
7.11.8 However, the detailed research and efforts of the High Wycombe Society (Transport
Group) are both painstaking and very highly commendable. They accordingly call for close
scrutiny and careful consideration. In essence, the Group proposes that the entire trackbed
from High Wycombe to Bourne End be used for a form of narrow-gauge (600 mm) railway with
multiple-unit railcar operation on the ‘Parry People Mover’ system. The motive power of this
system is low voltage electrical propulsion, using kinetic energy storage by flywheel under the
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vehicles. The combined traction motors-cum-dynamos would re-charge the flywheel at 500800 m intervals and these could coincide with frequent request stops along the route. By these
means, intrusive tramway-type (700 V) overhead electrification would be avoided. The capacity
of the system to take short radius curves and very steep gradients would mean that numerous
local diversions could be made at such places as Loudwater. Bridges are suggested at major
road crossings (Gordon Road and London Road) and the system might be extended to Marlow
and also Beaconsfield (in South Bucks District).
7.11.9 This type of initiative is regrettably but most unlikely to be adopted in the near future.
There are a number of reasons for this. Probably the most compelling is economic. The
somewhat circuitous route between two of the main town centres in the District, High Wycombe
and Marlow, means that it would be an unattractive alternative to much enhanced direct bus
linkage. The respective distances are of the order of 7 km and 14 km as between existing
highway and future light railway routes. In addition, the intervening settlements within
Wycombe District are unlikely to generate much in the way of added passenger traffic, being
located in or next to the defined Green Belt. The replacement bus service is relatively low
frequency and the existing direct bus service from High Wycombe to Marlow has only a roughly
30-minute interval. This suggests a fairly modest patronage, despite its being part of a longerdistance service to and from Reading. The narrow-gauge rail option would either call for
inconvenient passenger transfer at Bourne End to achieve an equivalent level of service or else
require the re-gauging of part (or all) of the Maidenhead-Marlow branch line.
7.11.10
Moreover, the history of what might be called sub-metric narrow gauge railways
in Great Britain is inauspicious, to say the least. Several 600 mm gauge railways were opened
in the first quarter of the last century; virtually all were closed during the ensuing 25 years.
Those that survived (or were revived) are mostly in areas of very high tourism potential, mostly
in Wales. The ‘Parry People Mover’ has yet to be introduced for regular passenger service and
has so far been recently proposed for only specialised short-distance uses, such as within
exhibition grounds or within seaside resorts. Its propulsion system was briefly introduced in socalled ‘gyrobuses’ over 40 years ago, but was soon abandoned and has not been used since.
In short, the likelihood of a narrow-gauge passenger railway being promoted by the LTP may
be discounted for the immediate future. This is because of lack of assured revenue support
and the use of hitherto unsuccessful technology together with the difficulties of integration with
the railway network within Wycombe and surrounding districts. However, the simple
safeguarding of the route would serve to accommodate such an interesting initiative in the
longer term.
7.11.11
For rather similar reasons, the possibility of any part of the former railway route
being used as a busway appears improbable. The developed corridor along which the present
bus service operates is limited in extent and is likely to remain so for the foreseeable future
because of the defined Green Belt boundary. This boundary indeed coincides with the former
railway line for much of its length. The existence of the Policy L2 boundary, roughly filling the
gap between the AONB and the urban edge, further constrains the amount and type of future
development and, hence, revenue-earning potential. The probable reason why the passenger
railway was closed and abandoned was the relative inaccessibility of the service to the
markedly linear (and low density) pattern of residential development along it. It would
accordingly seem perverse to adopt isolated lengths of the trackbed for what is a relatively
infrequent bus service along roads that are not at present conspicuously congested. The effect
would be to take buses away from their direct route and their potential users in order to avoid
traffic delays that would appear not to exist. This situation contrasts markedly with the much
more promising outlook within the proposed High Wycombe and Wycombe Marsh corridor.
Residential Amenity and Security
7.11.12
Much of the former line of railway in or near High Wycombe adjoins the back
gardens of mostly long-established housing. From Wycombe Marsh to Wooburn Green, a
distance of well over 4 km, the trackbed runs along the urban edge, which consists of mainly
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residential development. It also defines the inner edge of the Green Belt and the rising ground
to the south-west is of distinct landscape quality. For these reasons, the safeguarding of the
line for ‘some [unspecified] future form of transport use’ has generated many residents’
objections. This response is quite understandable since local residents clearly value the open
outlook and relative seclusion that they currently enjoy as well as, in several cases, the added
extent of garden ground reclaimed from railway use. However, the Bucks Structure Plan and
the Local Plan are bound to reflect firm planning guidance that clearly advises the safeguarding
of disused former railway routes for a variety of valuable public amenities, including cycleways
and long-distance footpaths.
7.11.13
The evidence of the Buchanan and Maunsell reports and an analysis of the
more recent LRT proposals by the High Wycombe Society suggest that there is virtually no
credible prospect of any form of mechanical transport use, at least in the foreseeable future.
The noise and disturbance caused by trains, light rail vehicles or buses may be confidently
discounted as an immediate planning issue. The question accordingly narrows to one of the
adverse effects that assured access by people on foot, on horseback or riding bicycles would
have on residents’ overall amenity, security and privacy. In this context it is important to note
that substantial sections of the former railway are either crossed by public footpaths or are used
de facto as public footpaths. In addition, the old railway adjoins extensive land to which the
public either have access as of right or as members of the neighbouring golf club or more
informally. In other words, the degree of privacy and security enjoyed by residents is not
absolute. It might well be argued that it would not necessarily or unreasonably be compromised
by wider public access following its conversion, in whole or in part, to a properly laid-out right of
way on foot or other means.
7.11.14
Much would depend on the precise way in which a footpath or cycleway might
be designed. Detailed design would include considerations of frequency of access, including
access by adjoining residents. The availability of what was originally a broad-gauge singletrack formation suggests that a generous width of combined footpath and cycleway together
with a broad landscaped reservation might be possible. Whether the entire length of railway or
substantial parts of it would be used as either a long-distance footpath and cycleway (eg as
part of national networks promoted by Sustrans or the Countryside Agency) or as purely local
connections (eg in the implementation of Policies T5 or T7) would be for the local planning and
highways authorities initially to decide. Such decisions would be made on a case by case basis
and be subject to public consultation before implementation. This consultation would allow
considerations of amenity etc to be discussed by both opponents and proponents of individual
proposals with all the necessary facts in front of them. For the present, it may be concluded
that conversion to a public right of way would not inevitably compromise secure living
conditions and that the relevant planning policy guidance should be followed in this instance.
Character of Adjoining Areas
7.11.15
The former trackbed adjoins mainly open and attractive countryside that
dominates it because it rises well above the old railway for much of its length. The railway line
forms the inner edge of the Green Belt and was presum ably chosen for this role on account of
its permanence, visibility and its being a barrier to further urban encroachment. It is of little
moment whether it is technically inside or outside the defined Green Belt. The use to which it
would most likely be put would be almost entirely recreational. This would seem to be
‘appropriate development ‘ in the special sense used by PPG2 (paragraph 3.4). More
pertinently, it would serve three of the six stated objectives of Green Belts (once they have
been defined). It would ‘provide opportunities for access to the open countryside’. It would
also ‘provide opportunities for outdoor sport and….recreation’ (in the sense of walking and
cycling). Equally importantly but perhaps less obviously, it would ‘improve damaged and
derelict land around towns’ (in the sense of reclaiming the present unsightliness and dereliction
of parts of the abandoned railway in cutting). For these reasons, safeguarding by Policy T12
would seem appropriate.
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7.11.16
The other designations that are mentioned are the two conservation areas that
skirt the line of former railway. These are the High Wycombe Town Centre Conservation Area
(referred to as the ‘Bassetsbury Conservation Area’) and the Wooburn Green Conservation
Area. Under the terms of section 72(1) of the Planning (LBCA) Act 1990, it is necessary to pay
‘special attention’ to the desirability of preserving or enhancing the character or appearance of
these areas in the formulation of the two Policies under consideration. It is a fact that the
trackbed only very briefly adjoins these two designations and that no significant or imminent
operational development is envisaged or implicit in the provisions of either Policy T11 or T12. It
may be that the implementation of either Policy may require fencing or security lighting.
However, this may or may not be necessary or may be alleviated by planting and landscaping.
In the case of lighting, any impact will be considered under Policy G16 in the event of express
permission being required. A reasonable conclusion would be that the impact of the Policies
would be of limited or neutral effect on the two conservation areas.
Detailed Design and Feasibility
7.11.17
It has already been concluded that the Buchanan and Maunsell reports do not
envisage any likelihood of the former single-track and heavily-graded branch railway being
brought back into use. They point out that there would be problems of high noise levels and
physical severance associated with resumed main line railway operation. This would also
require very extensive compulsory acquisition and clearance of fairly new property. Both mainline and standard-gauge light rail operations would probably require substantial capital funding
and revenue support. Indeed, these are the very reasons why the alternative (ultra light) rail
solution is proposed. The regional connections that the conventional rail operations might offer
would be attractive, especially when combined with the projected re-opening by Chiltern
Railways of the abandoned Princes Risborough-Oxford link, but the practical and financial
problems have been reliably assessed as overwhelming. As one of the objectors very fairly
points out, a much more obviously feasible option would be a direct station to station express
bus link, possibly using reserved lanes along the A404 between High Wycombe and Marlow.
7.11.18
The one environmental advantage of light rail would be its relative silence in
operation. However, like a main line railway, it would need to have the old alignment cleared
and recent property demolished. This would have to be authorised under the Transport and
Works Act (TWA)1992 and would undoubtedly generate much opposition. Moreover, light rail
would require overhead single catenary electrification. This would not only be highly intrusive
in relation to the linear housing backing on to the railway, it would be singularly prominent and
out of place in the local designated landscape. A busway would be one public transport option
that would be environmentally and visually acceptable. It would also, given the railway
formation width, allow a parallel footpath and cycleway (although possibly at the expense of a
landscape reservation). It is easy to see how a long-distance footpath along the old railway
would integrate with the national network (Thames Path and Beeches Way) and conceivably
with National Cycle Network (NCN) Route 4, in the longer term. For this last reason alone, the
Policy ought to be directed at safeguarding any necessary diversions from the trackbed.
Wildlife and Ecological Considerations
7.11.19
Like very many other abandoned and now relatively secluded railway routes, the
Bourne End-High Wycombe branch has largely become a de facto nature reserve. The LPA
point out that ‘a stretch of the former trackbed west of Treadaway Hill is designated as an area
of biological importance’ without offering much more by way of comment. This area adjoins
Fennell’s Wood that is already traversed by the line of M40 motorway in cutting (excluded from
the Policy L2 designation) and is accessible by perimeter footpaths. It is hard to see how the
proposed trackbed safeguarding, by itself, would act against nature conservation or ecological
interests. The fact that the seclusion of former railway land has encouraged native flora and
fauna to migrate and to flourish is admirable. However, this is a commonplace phenomenon
and it is the linearity of the trackbed as much as its seclusion that provides good conditions for
propagation and breeding. The probability is that only foot and cycle access by the public
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needs to be considered in the short-term. In any case, any such form of access will require
authorisation and this will amply allow all threats to wildlife to be adequately investigated.
General Conclusions
7.11.20
The safeguarding from further piecemeal and ad hoc development by the
combined effect of Policies T11 and T12 precisely follows long-standing planning policy
guidance and is to be welcomed. Had it not been for such development over the past 30 years,
many more options might have been pursued. As it is, none of the possible alternative uses,
including ultra-light rail, are being definitively and conclusively ruled out by the safeguarding.
Equally, the reasonable amenity, privacy and security of any lineside residential or other uses
are not immediately compromised. Any of the possible uses of the trackbed would require
planning or highways authorisation and the requisite funding would be through the LTP. It is
probably not necessary to be too specific about the Policy T11 busway through Wycombe
Marsh; this matter will no doubt be examined in detail in the context of that area’s
comprehensive future redevelopment. The word ‘public’ might be restored to the Policy T12
formulation. The reason is that any fixed track or guided transport system could be authorised
by the TWA 1992 in response to a private company’s application but it is wholly improbable that
it would be other than for a public transport function. If the TWA Order were sought for any
other function, either deemed planning permission would be obtained or it might then be the
subject of a concurrent planning application and ‘departure’ procedure (see PPG13 Annex C).
RECOMMENDATIONS
q

TR12/1

No modifications to Policy T11

q

TR12/2

Modify the Written Statement by the deletion of the words in brackets in
paragraph 7.61.

q

TR12/3

Modify Policy T12 to read as follows:
POLICY T12
(1)
THAT PART OF THE ABANDONED RAILWAY FROM BOURNE END
TO HIGH WYCOMBE, AS INDICATED ON THE PROPOSALS MAP, WILL BE
SAFEGUARDED FOR POSSIBLE USE AS A FOOTPATH, CYCLEWAY OR
FOR SOME FORM OF PUBLIC TRANSPORT. DEVELOPMENT PROPOSALS
WHICH WOULD PREVENT SUCH FUTURE USE OR FUNCTIONS WILL BE
REFUSED PLANNING PERMISSION.
(2)
ANY FUTURE DEVELOPMENT PROPOSALS WHICH WOULD
PREVENT SUITABLE DIVERSIONS BEING CREATED IN THE COURSE OF
IMPLEMENTING ANY OF THE ABOVE USES WILL BE REFUSED PLANNING
PERMISSION. IN THE EVENT OF MAKING SUCH DIVERSIONS FROM THE
FORMER RAILWAY TRACKBED, THE ROUTE CHOSEN WILL NOT BE
SIGNIFICANTLY LESS DIRECT OR ATTRACTIVE.

q

TR12/4

Modify the Notations on the Proposals Map (Sheets 3-4) to clearly differentiate
between Policy T11 and Policy T12.

T13: RAILWAY PROPOSALS

The Objections
0143/4
0266/2

Mr R Bullock
Noreen Banks
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0376/18
0526/25
0851/5
1141/34
1657/4
2036/1

Axa Equity and Law Life Assurance Society PLC
Chepping Wycombe Parish Council
B Mahaffey
Beazer Strategic Land
Oxon and Bucks Rail Action Committee
Mrs A C Gravina

Summary of Objections
(a)

Reference should be made in paragraph 7.66 to the Great Western Zone branches to
Marlow and Bourne End.

(b)

Lack of initiative shown to railway policy. Emphasis should be placed on London
commuting, Park and Go and public transport interchange.

(c)

Add criterion (iv) ‘provide for a new rail station on the existing Chiltern Line at Gomm
Valley between Gomm Road and Hammersley Lane.

(d)

Increase in number of trains will increase noise, vibration and pollution. Electrification
of the line would have a detrimental visual effect.

(e)

Policy T13 is a statement of intent rather than a policy and should be deleted.

(f)

The Council should undertake a review of possible improvements such as new station
sites and a link from Milton Keynes and Aylesbury to High Wycombe.

(g)

Rail link between Marlow and Maidenhead should be enhanced to reduce car traffic.

Inspector's Reasoning and Conclusions
7.13.1 A number of the objections betray some confusion between the respective functions of
land use and transport planning. As the LPA point out, there are limits to the ways in which
land use planning may properly influence transport planning and railway operations. The LPA
also point out that certain matters are quite outside the scope of influence of Wycombe DC as a
corporate body. On the other hand, Policy T13 is certainly more than a mere ‘statement of
intent’. The examples of the proposed P+R operation at Saunderton Station and the
redevelopment of High Wycombe Station indicate that the LPA are stating clear policy
preferences to measures which are well within the land use planning field and which will need
express planning consent. A general statement of policy support to future unknown and
unforeseen proposals is necessary and may well have the effect of improving future railway
services. It is therefore appropriate. A clear example might be where the re-use and possible
disposal of Railtrack operational land might be supported (or conceivably opposed) in relation
to its actual or potential usefulness in enhancing or maintaining railway services within
Wycombe District or beyond.
7.13.2 At present, the situation is that most if not all development within railway operational
land is authorised by article 3 of the GPDO 1995 as Second Schedule (Part 17) permitted
development. However, the development of new stations and halts, especially if they are
associated with car parking facilities, would probably require express authorisation. Various
objections refer to suggested station locations but it is quite inappropriate to comment
individually on these at this stage. It is for Railtrack and the TOCs to initiate such proposals
and for the LTP to co-ordinate such development, especially if any form of public funding is
required. Chiltern Railways evidently consider that the need to increase train frequencies and
perceived signalling limitations preclude the establishment of new stations at Loudwater or
Gomm Road or the re-opening of West Wycombe Station. Whatever view is taken on the
matter, it is certainly correct to have a Local Plan Policy in place that could facilitate any future
rail service enhancements if the present operational difficulties were somehow overcome.
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7.13.3 The establishment of new (or re-laid) railways does not attract GPDO permitted
development rights. Such development is now authorised by grant of deemed planning
permission under the TWA 1992. Chiltern Railways have in the past announced the possibility
of re-opening the Princes Risborough-Thame-Oxford line. Since the LPA would certainly be
consulted on such a re-opening, it is proper to have Policies T7 and T13 in place so that a
planning balance be struck as between the two potential uses of the abandoned railway
formation. The objection to railway electrification in Wycombe District would seem without
foundation; in the unlikely event of this happening, the impact of 25 kV overhead electrification
on the AONB would be such as to ensure the widest consultation. The objection to increased
noise and freight traffic by rail cannot be addressed by planning policy changes since levels of
traffic and motive power are entirely for the TOCs and SRA. On the other hand, any additional
freight terminals and transhipment facilities would very probably need to have specific
authorisation and would be dealt with case by case. In such a situation, Policy T13 support
would have to be set against the other (possibly conflicting) provisions of the Local Plan.
7.13.4 The possibility of rail service extension to places like Oxford, Aylesbury, Buckingham
and Milton Keynes are not for the Local Plan and are indeed county-wide matters that are to be
addressed in the LTP. Rail connections certainly existed to these places (before the 1960s
closures) and Chiltern Railways have in the recent past discussed service extensions and the
establishment of so-called ‘Parkway’ (car to train interchange) stations in the M40 corridor.
These matters are outside the scope of the Local Plan in its present form. The objection that
explicit mention should be made of the Marlow-Maidenhead service does not seem
sustainable. The level of service on this line is capable of some improvement as indeed is its
better integration with both car and bus travel. This matter will be returned to in connection with
P+R operations (see T17) because of the implications of such a facility in the area of Marlow.
Some tentative steps have been taken to improve London-bound commuting by the P+R
proposal at Saunderton. There may be other future opportunities in Wycombe District for such
facilities. However, given the need for active support by Chiltern Railways, this proposal is
probably as far as the Local Plan can go for the time being.
RECOMMENDATIONS
q

TR13/1

Modify Policy T13 to read:
POLICY T13
ALL DEVELOPMENT PROPOSALS, SUCH AS THE IMPROVED PARKING
AND INTERCHANGE ARRANGEMENTS AT HIGH WYCOMBE STATION
(POLICY HW8) WILL BE SUPPORTED IN ORDER TO MAINTAIN AND
IMPROVE PASSENGER TRAIN SERVICES AND ASSOCIATED FACILITIES
ON LINES PASSING THROUGH THE DISTRICT. THE PASSAGE OF
FREIGHT BY RAIL WILL BE FACILITATED WHEREVER PLANNING
PERMISSION IS REQUIRED, PROVIDED THAT PASSENGER LEVELS OF
SERVICE AND GENERAL ENVIRONMENTAL STANDARDS ARE NOT
ADVERSELY AFFECTED.

T14: TAXIS AND PRIVAT E HIRE VEHICLES

The Objections
0158/83
0840/8

High Wycombe and Marlow Green Party
Marlow and District Chamber of Trade & Commerce

Summary of Objections
Chapter 7 – Transport

page 387

WYCOMBE DISTRICT LOCAL PLAN to 2011 - Inspector's Report

(a)

Specific policies should be included to resolve the taxi problem for Marlow; more taxis
should be made available.

Inspector's Reasoning and Conclusions
7.14.1 It is not possible for the Local Plan to address problems associated with the shortage of
hire car or licensed taxi provision in Marlow or elsewhere in Wycombe District. Policy T14 is
appropriately directed towards the provision of physical space for such vehicles within major
development. This is effectively an encouragement of multi-modal choice and sustainable use
of public transport. It is clearly right to require such provision in the case of major retail
shopping destinations and interchange points. The Policy would benefit from rewording in the
interests of brevity; no other modification is considered necessary or appropriate.
RECOMMENDATION
q

TR14/1

Modify Policy T14 to read:
POLICY T14
LICENSED TAXI RANKS AND (WHERE A DEMAND EXISTS FOR SUCH
FACILITIES) HIRE CAR COLLECTION AND RETURN BAYS, WILL BE
REQUIRED TO BE PROVIDED IN ALL MAJOR DEVELOPMENT SCHEMES,
ESPECIALLY IN CONNECTION WITH FUTURE DISTRICT CENTRE
COMPARISON SHOPPING AND IN THE DESIGN AND LAYOUT OF ALL
SIGNIFICANT TRANSPORT INTERCHANGE FACILITIES.

T15: TRAFFIC MANAGEMENT AND TRAFFIC CAL MING

The Objections
1141/35

Beazer Strategic Land

Summary of Objections
(a)

Unclear how the provisions of the policy are to be met. The subordination of ‘the
needs of pedestrians and cyclists to the needs of the private motorist’ will be difficult
to prove or disprove.

(b)

The nature and scale of development contributions are not set out in sufficient detail
for the implications to be clear to applicants for planning permission.

(c)

Speed restrictions are a more acceptable remedy than speed humps, which increase
vehicle noise caused by braking and gear changing. Greater enforcement of (speed)
restrictions is essential.

Inspector's Reasoning and Conclusions
7.15.1 The extent to which pedestrians and cyclists are given a degree of protection and
priority within new development is essentially a matter of architectural design skills and the
adequate anticipation of likely movement patterns. Hitherto, traffic calming has been
introduced selectively in places such as road traffic accident black-spots and within areas of
comprehensive housing rehabilitation. The provisions of Policy T15 will best be met if
developers and qualified designers have enough (and early) regard to the wealth of planning
policy guidance currently available to them. Reference has already been made to the
companion guides to PPG13 (Guide to Better Practice (1995)) to DB32 (Places, Streets and
Movement (1998)) and now PPG3 (Better Places to Live (2001)), to name but three. The
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answer to the relevant objector is that the LPA will no doubt wish to have very close regard to
these (and all subsequently published advice) in their evaluation of applications and in framing
their conditional consents or drafting their reasons for refusing planning permission.
7.15.2 The Policy is admirably explicit and is particularly helpful in categorising the detailed
criteria by which on-site and off-site traffic calming is to be designed and appraised in future.
As has already been stated in connection with objections to Policy T5, provision of safe
pedestrian movement is the starting point in residential neighbourhood design. Policy T15
addresses a different but complementary aspect of development control. It is concerned with
the effects that vehicular traffic generated by development proposals might have on pedestrian
(and cyclist) peace of mind, free movement and reasonable safety both within the site under
consideration and indeed also within the immediate neighbourhood. It specifically covers, as is
explained in the supporting text, not only residential but all other forms of land use. Its
implementation will no doubt be achieved by normal development control and by the process of
securing planning agreements to await or to contribute to necessary traffic-calming beyond the
immediate confines of application sites. In view of the advised primacy of pedestrian safety
and amenity, the Policy might be yet more positively worded.
7.15.3 It is quite impossible for the Policy to predict, for all future cases, the extent of developer
liability to provide traffic-calming. Much will depend on the size, nature and location of
proposed development. Policies T1, T4 and G3 will be of particular relevance and the general
rule will be only to require proportionate provision in individual cases. The extent of on-site
provision (wholly met by the development) will essentially be a matter of design judgement and
technical expertise. As for off-site measures, the advice of the local highway authority will no
doubt be sought concerning matters such as prevailing design (and observed) speeds and
traffic flows as well as recent accident statistics. Developers will naturally wish to carry out
some of the necessary consultations beforehand in order to facilitate speedy decisions. The
precise type of traffic-calming will much depend on continuing research and advice from DTLR.
RECOMMENDATION
q

TR15/1

Modify Policy T15 to read:
POLICY T15
(1)
THE HIGHWAYS LAYOUT OF ALL NEW DEVELOPMENT WILL NEED
TO MAKE ADEQUATE PRIORITY PROVISION FOR THE SAFE AND
CONVENIENT MOVEMENT OF PEDESTRIANS AND CYCLISTS AS WELL AS
FOR PEOPLE IN CARS. DETAILED PROPOSALS WILL ACCORDINGLY
NEED, WHERE APPROPRIATE, TO PROVIDE OR SECURE BOTH ON AND
OFF-SITE TRAFFIC CONTROL AND SPEED REDUCTION MEASURES IN
ORDER TO:
(a)

ENSURE ROAD SAFETY AND TRAFFIC ACCIDENT REDUCTION;

(b)

ENHANCE THE ENVIRONMENTAL QUALITY OF THE AREA;

(c)

ENCOURAGE NON-MOTORISED OR PUBLIC TRANSPORT MODES;

(d)

MANAGE THE LOCATION AND DISPOSITION OF PARKING AREAS;

(e)

ASSURE SAFE AND DIRECT ACCESS FOR EMERGENCY VEHICLES;

(f)

INTEGRATE SUCH MEASURES WITH THE STREET SCENE.
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T16: TRAFFIC MANAGEMENT IN RURAL AREAS

The Objections
0922/7

House Builders Federation

1039/18
1141/36

High Wycombe Society (Transport Group)
Beazer Strategic Land

Summary of Objections
(a)

Object to first paragraph of policy, unless it can be confirmed that the local highway
authority is prepared to accept such measures for formal adoption.

(b)

First part of Policy T16 is too detailed for a development plan and should be deleted.

(c)

Policies based on allowing rural traffic levels to rise disproportionately are in
compatible with the maintenance of rural character. Demand management measures
are needed.

Inspector's Reasoning and Conclusions
7.16.1 It may reasonably be assumed that the local highway authority is satisfied with the
wording of Policy T16 because no consequential objection has been made by it. Moreover, if
that authority is not satisfied with the application of the Policy in individual cases, it will no doubt
so state in consultation on planning applications. The LPA may not then wish to invoke the
Policy to support an adverse decision. In the nature of things, development in the rural parts of
Wycombe District is likely to be small-scale and isolated. Accordingly, the thrust of the Policy is
to ensure that more obviously urban and intrusive forms of traffic management are avoided.
The objection related to the detailed nature of the Policy has some weight; it is not necessary to
be too precise since the choice of materials and detailing is better set out in design guidance
(eg chapter 3 of the Chilterns Conference ‘Buildings Design Guide’). The Policy is directed
against the environmental impact of traffic; it is not intended to induce or encourage added
traffic flow and the LPA are correct in saying that ‘demand management’ is out of place in a
rural context. This is because the scale of development and the limited flexibility of its layout
are both likely to preclude management of generation rates by site layout or parking disposition.
RECOMMENDATION
q

TR16/1

Modify Policy T16 to read:
POLICY T16
WHERE TRAFFIC MANAGEMENT OR CALMING MEASURES ARE
INTRODUCED IN ASSOCIATION WITH RURAL DEVELOPMENT, THEY
SHOULD EMPLOY MATERIALS AND DETAILING WHICH REFLECT THEIR
LOCATION AND ANY INTRUSIVE RAMPING, KERBING, FENCING AND
WALLING SHOULD BE AVOIDED.
ROAD ACCESSES TO RURAL
DEVELOPMENT SHOULD NOT BE DESIGNED IN SUCH A WAY AS TO BE
DETRIMENTAL TO THE PREVAILING CHARACTER OF THE AREA; ANY
TRAFFIC ENGINEERING AND SIGNING REQUIREMENTS SHOULD BE THE
LEAST NECESSARY TO ENSURE THE SAFETY AND FREE FLOW OF
EXISTING AND PROJECTED TRAFFIC
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T17: PARK AND RIDE (P+R)

The Objections
0088/2
0173/7
0323/6
0376/19
0376/22
0506/14
0508/2
0712/1
0831/12
0840/4
0872/17
0872/18
1023/2
1039/1
1039/6
1141/20
1144/3
1260/20
1366/2
1413/2
1414/5
1584/3

Phillip Barrett
W J Whitehead
Arthur E Hawkswell
Axa Equity & Law Life Assurance PLC
Axa Equity & Law Life Assurance PLC
Bassetsbury Area Protection Group
Sir Francis Dashwood, Mr E Dashwood and the Dshwood Wycombe Trust
South Oxfordshire District Council
Miss M B Messenger
Marlow and District Chamber of Trade & Commerce
Government Office for the South East
Government Office for the South East
Pelhamcrest Ltd
High Wycombe Society (Transport Group)
High Wycombe Society
Beazer Strategic Land
Mr R and Mr A Mash
The Marlow Society
Mr L H Rashbrook
Mr and Mrs D Lindsell
Michael J Overall
The Marlow Group

PIC 7/12 Objections
0368/10
0374/22
0376/53
0974/6
1039/22
1075/23
1115/6
1141/51
1260/45
1279/17
1281/17
2124/6
2133/2

Chiltern District Council – Planning Department
The Countryside Agency
Axa Equity and Law Life Assurance Society PLC
Chiltern Society
High Wycombe Society – Transport Group
Little Marlow Parish Council
Chilterns Conference
Beazer Strategic Land
The Marlow Society
Mr David Coe
Great Marlow Parish Council
Crime Prevention Design Adviser, Thames Valley Police
Mrs Patricia Price

PIC 7/21 Objections
1798/31

Buckinghamshire County Council – Environmental Services Dept

Summary of Objections
(a)

Paragraph 7.81 should be amended to read; ‘A Study for the junction is underway,
the purpose of which is to identify sustainable measures and actions which reduce
congestion and delay at Handy Cross and support the Government’s objectives for
investment in the trunk road network’.
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(b)

Park and Ride not viable or necessary; concept is fundamentally unsound in planning
and transportation terms as it encourages car use. Strategic case for Park and Ride
facilities is inadequately justified with developed forecasts.

(c)

The Council should realise that it is current fare costs charged by local bus companies
which prohibits the use of public transport.

(d)

Request evidence of research undertaken to understand the issues which will
encourage the public to utilise such a facility; and evidence of successful schemes.

(e)

Three of the Park and Ride sites are in the Green Belt and constitute inappropriate
development, contrary to PPG2.

(f)

Principle of Park and Ride does not induce people to use other means of transport.
More ‘Green Commuting’ is required such as better transport to and from stations etc.

(g)

Suggest alternative site; Gomm Valley would be a better site than Wooburn Moor. In
the absence of any funding, there is merit in securing Park & Ride on currently
available sites. If promoted as part of an employment and strategic housing
allocation, proposals are more likely to be achieved through developer contributions.

(h)

Suggest alternative site in vicinity of Saunderton Station; larger than West’s Yard and
able to be provided more effectively and efficiently.

(i)

Proposed Pre Inquiry change does not reflect PPG2, in as far as it refers to potential
inappropriate development in the Green Belt. Park and Ride should not be provided
in the Green Belt or AONB. Proposed Pre Inquiry change does not give sufficient
weight to the importance of protecting the Chilterns AONB. Any exceptions require
particularly strong justification and should be made explicit in the text Exceptions
should not be allowed.

(j)

Proposed Pre Inquiry change refers to ‘expected to’ and ‘where appropriate’; these
terms are vague and fail to give guidance.

(k)

Proposed Pre Inquiry change should recognise the need for alternative sites.

(l)

Object to the deletion of the original policy and its substitution by a new criteria-based
approach. Policy is drafted negatively

(m)

Amend Pre Inquiry change to state that ‘the Council is seeking to implement the
measures’ and that ‘the Council will produce policies to enable town centre traffic
reduction and increase public transport’.

(n)

Proposed Pre Inquiry change does not offer any suggestions for genuine demand
management arrangements.

(o)

Amend Pre Inquiry change; after the words ‘town centre’ add wording ‘and industrial
or business parks’.

(p)

Add to Pre Inquiry change criterion (ii) ‘including rail access where possible’.

(q)

Holding objection; changes that significant implications for the Highways Authority and
the Wycombe Transportation Strategy.

(r)

Proposed Pre Inquiry change does not indicate the need to make Park and Ride safe
to use.

Inspector's Reasoning and Conclusions
Introduction
7.17.1 Policy T17 is one of the most contentious provisions of Chapter 7 of the Local Plan. A
proper consideration of it is complicated by several factors. Firstly, the relevant guidance in
PPG13 was subject to significant revisions in March 2001. Secondly, the Policy itself was the
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subject of proposed changes (PCs 7/12 and 7/21), approved by the LPA in January and June
2000 respectively (ie before the revised PPG13 guidance was issued). Thirdly, the Bucks LTP
now contains overall budgetary and anticipated phasing provisions (based on the original Policy
T17 allocations). The LTP (CD/M/18) was adopted by the County Council in July 2000. The
effect of this is that the broad principle of the introduction of the Wycombe P+R system has
been established. The function of the Local Plan is now to propose either land allocations or
land use policies (preferably both) to support an implementation of the LTP programme.
However, it should also be noted and must be emphasised that ancillary traffic management
measures for P+R operations may well come within the ambit of development plan policies.
The ‘use of land…including such measures as….the management of traffic’ (s36(1)(a)TCPA
1990) was first included in the scope of local plans by the Act of 1968.
7.17.2 Shortly after the enactment of the 1968 legislation, the then Ministry of Housing and
Local Government issued guidance on development plan preparation (‘Development Plans’
(1970)). The need fully to integrate land use and transport planning was stressed in the
following words (paragraph 1.6): ‘the new development plan system will be concerned not only
with the use of land but also with the many other matters which are vital to the proper planning
of an area. In particular, the new system provides a means for the full integration of land use
and transport planning throughout the process. The new plans will be concerned not merely
with the way in which parcels of land shall be used but with the problems of movement and
communications which arise because people live, work or play on the land. Nor will the plans
look at these problems solely from the aspect of the land requirements implicit in them – the
provision of land for roads, car parks, bus stations and so on. They will be concerned to relate
the provisions of the plan as a whole to policies for the movement of people and goods which
will include proposals for the management and control of road traffic and for maintaining a
balance between public and private means of transport’. These words accordingly set out a
policy position which subsequent government statements have confirmed.
7.17.3 The reaction of the LPA to the many site-specific objections to the Policy has been to
replace the original Policy T17 (i-iv), which specified four sites around High Wycombe and
included some design criteria, with a largely criterion-based Policy. The effect of this has been
to disarm many of the site-specific objections but a significant number of ‘in principle’ objections
remain. In addition, there are certain objections to the omission of policy coverage, notably in
and around Marlow and at Stokenchurch. The last-named objection introduces a further
complication in policy formulation; that of the question of so-called ‘coachway’ stops and
interchange facilities between private cars, short-stage bus services and express inter-city
coaches. The LTP makes only oblique reference to such a facility, in connection with the
Handy Cross improvement (which was discussed at the Inquiry). In view of the very limited
number of appearance objections (by Oxfordshire CC (0432) Pelhamcrest Limited (1023) and
Mrs Price (2133)), it was decided to hold a Round Table Session (RTS) during the Inquiry. The
RTS proceedings are set out in a Note appended to this section of the report (Appendix 7A).
7.17.4 The original Policy T17 and its two proposed changes will be considered in the light of
all the relevant objections, the altered PPG13 (Annex E) advice and the nature and timing of
the proposals in the LTP. Bearing in mind all these considerations, the key issues which arise
are as follows:
(1)

Whether the Policy ought now to be substantially altered in the light of the latest PPG13
advice, the sensitivity of the proposed sites and the recent adoption of the Bucks LTP.

(2)

The probable form, function and operation of P+R services within High Wycombe and
the way in which they should relate to other land use and transport planning provisions.

(3)

The extent to which provision could or should be made for easy interchange between
P+R operation, local bus routes, express motorway coach and railway services.

(4)

The degree to which a future P+R network would serve to induce modal split in
accordance with the other Local Plan policies and might influence land use decisions.
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(5)

The manner in which the Policy ought to be worded in the light of the changes in PPG13
advice, the adopted LTP and the possible extension to P+R routes and terminal points.

(6)

Whether or not the finally recommended form of Policy T17 would adequately serve to
control the implementation of separate P+R operations elsewhere in Wycombe District.

The above issues will be examined in turn and overall conclusions drawn. Consideration of
certain of the objections that relate to matters outside the immediate scope of land use planning
control and development plan policies then follow. No attempt will be made, at this juncture, to
examine the site-specific objections. They are considered separately (see T17(1-4)).
General Policy Guidance
7.17.5 The specific question of P+R within defined Green Belts is addressed in Annex E of
PPG13 (which also amends the contents of PPG2 (Green Belts)). Previously, P+R terminals
and car parking had been regarded as ‘inappropriate development’ within Green Belts. The
two ways of securing them had been either to establish ‘very special circumstances’ to justify
them or else to modify the boundaries of defined Green Belts in order to accommodate them.
The former would involve a case by case consideration of individual proposals. The latter could
only be arranged by the local plan adoption, alteration or review procedures. Neither of these
is entirely satisfactory. Apart from anything else, the modification of Green Belt boundaries
(which are intended to be long-term and permanent) would introduce a degree of inflexibility.
Evidence at the Inquiry (and subsequent inspection) indicated that one of the Oxford City P+R
terminals was in the course of considerable improvement and expansion. The purpose of this
is to allow car-bus-coach interchange, among other things. Such necessary future expansion
would benefit from flexible planning policies.
7.17.6 From this point of view, there is something to be said for the LPA’s proposed changes.
A criterion-based policy would at least require there to have been a ‘thorough…assessment of
alternative sites’, as advised by paragraph 3.17(a) of Annex E to PPG13. This is critical
because three of the four previously allocated sites in and around High Wycombe (ignoring in
this context the objectors’ preferences for Gomm Valley or Terriers) are in the Green Belt and
two are in the Chilterns AONB. It is generally accepted that there is a high probability (falling
short of certainty) that most, if not all, future P+R sites in Wycombe District will be either Green
Belt or AONB or both. Accordingly, if the relevant Policy T17 criteria are consistent with those
of Annex E (paragraph 3.17(a-e)) an element of selectivity and flexibility would be built into the
Local Plan and into future development control. It also implies an iterative process, whereby
the LTP roll-forward process will no doubt accommodate the current legitimate concerns of both
the objectors and the LPA. It will need to continue the search for alternative (or re-examine
previously rejected) P+R terminal sites. If such a search is fruitless, the earlier-allocated sites
may be adopted for implementation, on the assumption that the authorities wish to proceed.
Park and Ride Operations in High Wycombe
7.17.7 The proposed P+R operation set out In the Buckinghamshire Local Transport Plan
(2001-2006) is of classic ‘cardinal point’ configuration, with intercepting terminal points on or
near four of the main radial distributors, A4040 (NW) A404 (NE) A40 (SE) and A404 (SW).
Three of the terminals are on the urban fringe and one is detached, near Saunderton railway
station. The three fringe sites would be served by bus corridors along either a primary
distributor (A40) or district distributors through mainly residential areas. The rural detached site
would be served by the stopping train service of Chiltern Railways. There is an obvious gap in
the system’s layout, in that the West Wycombe A40-A4010 corridors have no fringe sites. This
is because of the very heavy planning constraints (Policies HE8 and HE22) in addition to the
defined Green Belt and AONB. Provision is made for bus-rail interchange at High Wycombe
station that would also serve as the fulcrum of the 3-arm P+R bus system. There might be
significant outwards-bound passenger destinations at Cressex (T17(3)) and Wooburn Moor
(T17(2)) in the form of sizeable edge-of-town food-stores but not at Hazlemere (T17(1)) or
Saunderton (T17(4)). The system would naturally serve the Western Sector development and
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the new central bus station.
Public Transport Interchange
7.17.8 Various objections are levelled at the hybrid and allegedly incomplete nature of the
system. It is pointed out that additional bus-rail interchanges ought to be made at such places
as West Wycombe, Gomm Valley and Loudwater in order to provide a fully integrated service.
It is also pointed out that ‘coachway’ stops ought to be provided at either Stokenchurch
(M40:Junction 5) or at Handy Cross (M40:Junction 4), partly to replace the unsatisfactory and
improvised coach stop at Lewknor in South Oxfordshire District. It is difficult to reach very firm
conclusions on these points. Firstly, the views of the P+R bus operator or operators are not
known. Secondly, evidence at the inquiry was that additional railway stations are unacceptable
to Railtrack and Chiltern Railways for operational and commercial reasons. Thirdly, the
arrangements for transforming what is largely a limited-stop coach service from Oxford to
London into a shorter-stage service has complex operational, commercial and highways design
implications. These would involve the operators, the two county councils and the DTLR, as
local highway authority.
7.17.9 From the foregoing, it is clear that wider co-ordination of transport planning policies
must precede local land use allocations. Indeed, it is fair to comment that both bus-rail and
bus-coach interchange has not progressed as far as has the more conventional car-bus
transfer in either the proposed High Wycombe P+R system or, indeed, elsewhere. Another gap
in national transport integration and planning is in the matter of coachway stops along
motorways. It is particularly obvious that such provision is usually made ad hoc, either at
motorway service stations or, very much less satisfactorily, at such places as under the M40
overbridge (Junction 6) on the B4009 on the outskirts of Lewknor. This last arrangement gives
rise to untidy roadside parking in a very attractive rural location and to distinct road safety
hazards. It is clearly the function of the two county councils’ LTPs and their future revision to
address the need for all these facilities. It is certainly not that of the present Local Plan
unilaterally to make provision by way of allocations, at least until the basic details of an
integrated coach-bus-rail system for Wycombe District are settled.
Land Use Planning Implications
7.17.10
The main defect of the Local Plan in respect of P+R operation is its failure to
address the more systemic aspects of its design. It is probably not enough merely to allocate
parcels of fringe urban land. At least one of the objections was directed at the somewhat
nebulous traffic management aspects of the future system. Whatever view is taken of the
merits of that objection to this particular aspect of the P+R proposals, it is a reasonable request
to have the likely adverse impacts, such as noise, disturbance, waiting and on-street parking
restrictions to be more fully evaluated. The corridors should (if at all possible) be indicated in
the Local Plan’s Proposals Map. The P+R operation, if it is progressed, must function as a
complete system , comprising outer terminals, central area interchange facilities (as between
mode and between components of the system itself) and possibly intermediate stopping places.
There may also be consequential land use implications. It is possible that the translation of
substantial parking provision from town centre to the outskirts (plus the bus operators’
commercial desire to minimise ‘dead mileage’) may generate additional journeys, new patterns
of land use and also controversial development proposals.
7.17.11
The Local Plan would do well to consider these in future, if only to frame
additional policies to control development in the vicinity of both terminal and intermediate
stopping places. No recommendations are made; no doubt the criterion-based Policy T17 will
serve until the P+R proposals are worked up (if at all) in somewhat greater detail. It is
noteworthy that most of the expenditure on P+R terminals is programmed for the 2005-2011
period in the LTP. This suggests that the comparative joint evaluation of sites and the
development of additional planning policies might have been completed and in place by the
time the Local Plan is due for either alteration or review. Additional policy constraints on edgeChapter 7 – Transport
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of-town development are especially important in the light of allegations that P+R will generate a
net increase in private car trips. This is largely unsubstantiated and indeed looks a little
implausible. The pattern of bus route coverage in most rural parts of Wycombe District is
sparse (see Appendix 9) and development sporadic. A reasonable inference would be that P+R
may indeed act to intercept car trips and to induce at least a partial modal shift.
Detailed Wording of Policy T17
7.17.12
The wording that the LPA currently proposes was drawn up before the issue of
the revised PPG13 advice. The latter lists five criteria for the appropriate siting of P+R related
development in the Green Belt. These pertain to an adequate investigation of alternatives, the
sustainability of the operation as a whole, the local effect on the Green Belt, the inclusion of the
proposal in the adopted LTP and the exclusion of new building not associated with the site’s
primary function. Since it appears best now to adopt a criterion-based Policy in the light of
objections to the present allocations (among other reasons), the criteria in PPG13 Annex E
ought to be embodied in the Local Plan. These criteria should accordingly require (a)
adequacy of alternative site investigation (b) good accessibility (c) safe entry and circulation
arrangements (d) consideration of ancillary traffic management (e) sensitive landscape design
and (f) prohibition of non-essential building. Matters of public safety and adverse impacts on the
Green Belt or AONB may be covered by cross-references to other Local Plan Policies.
Other P+R Operations in Wycombe District
7.17.13
One considerable advantage of adopting a criterion-based Policy is that, if
suitably composed, it might serve to appraise other P+R schemes in future. Although the LTP
only covers High Wycombe at present, evidence at the Inquiry (and elsewhere) suggests that
Marlow, Stokenchurch and possibly Princes Risborough may provide bases for P+R proposals.
Any such schemes will no doubt emerge as and when the LTP comes to be rolled forward on a
regular basis. The LTP will also have regard, as advised by PPG13, to the provisions of the
longer-term guidance of Regional Transport Strategy. No doubt the questions of wider intermodal transfer and better co-ordination of LTPs on a sub-regional basis will emerge in the near
future. There was evidence before the Inquiry that issues of cross-boundary importance were
being actively considered by the Association of Councils for the Thames Valley Region
(ACTVaR) and this will no doubt cover the question of M40 coachway provision. At all events,
it would seem that a criterion-based Policy T17 would not only cover ad hoc proposals but
might also inform and assist further detailed site investigations, if these are to be carried out for
the LTP’s future revision.
Other Considerations
7.17.14
Since the LPA is anxious to avoid specifying P+R sites in the Local Plan, any
mention of the M40 Handy Cross junction and its possible improvement to facilitate such
provision would be out of place. The criterion-based Policy T17 ought now to be non-specific
as regards sites but of wider and more general application as regards its application districtwide and in relation to unforeseen P+R proposals. For these reasons, references to any
destinations other than the three town centres in Wycombe District (eg employment areas)
would be entirely speculative and confusing. It is also inappropriate to add a criterion to the
Policy which would require the possibility of rail access and interchange. For the reasons
already given, this might well be thought to be a desirable transport and land use planning
objective. However, unless and until the LTP is revised and adopts wider inter-modal aims for
the P+R operation in High Wycombe or elsewhere, this criterion would have limited relevance
to development control. It is absolutely not the function of the Local Plan to comment on the
effects that local bus fares may have on patronage and any such reference would be irrelevant.
RECOMMENDATIONS
q

TR17/1

Modify Policy T17 and supporting text in accordance with PICs 7/12 and 7/21.

q

TR17/2

Further Modify Policy T17 to read:
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(1)
ALL PROPOSALS FOR PARK AND RIDE TERMINALS AND ANY
INTERMEDIATE STOPPING PLACES AND ASSOCIATED PARKING WILL
NOT BE PERMITTED IN THE GREEN BELT OR CHILTERNS AONB UNLESS
IT HAS BEEN DEMONSTRATED THAT NO OTHER SUITABLE SITES EXIST
AND THAT THEY ARE THE MOST SUSTAINABLE LOCATIONS FOR THE
EFFICIENT PROVISION OF THE SERVICE.
(2)
ANY PROPOSALS FOR PARK AND RIDE FACILITIES WILL BE
REQUIRED TO CONFORM TO POLICIES G25, GB2 AND L1 OF THE LOCAL
PLAN AND TO:
(a)

CONTRIBUTE TO REDUCED TRAFFIC GROWTH WITHIN THE
URBAN AREA AND TO ENSURE THE CONTINUING VITALITY OF THE
TOWN CENTRES;

(b)

BE LOCATED IN ACCESSIBLE POSITIONS RELATIVE TO THE MAIN
ROAD NETWORK AND TO MAXIMISE SITE POTENTIAL IN LAYOUT
AND DESIGN;

(c)

PROVIDE SAFE AND CONVENIENT MOVEMENT FOR PRIVATE CAR,
BUS, CYCLIST AND PEDESTRIAN ACCESS AND INTERNAL
CIRCULATION;

(d)

BE ASSOCIATED WHEREVER POSSIBLE WITH COMPREHENSIVE
TRAFFIC MANAGEMENT MEASURES TO PROVIDE BUS PRIORITY
MOVEMENT;

(e)

INTEGRATE WITH SURROUNDING RESIDENTIAL AREAS AND
LANDSCAPE
SETTINGS BY MEANS OF SENSITIVE LAYOUT
DESIGN AND DETAILING;

(f)

EXCLUDE PROPOSALS FOR THE ERECTION OF BUILDINGS AND
OTHER STRUCTURES WHICH ARE UNRELATED TO PASSENGER
INTERCHANGE.

T17(1): PARK AND RIDE TERMINAL (HAZLEMERE)

The Objections
See Appendix 7B
Summary of Objections
(a)

Loss of existing allotments and recreational or amenity land.

(b)

Loss of landscaping, important open space and wildlife.

(c)

Increased highways danger to pedestrians, particularly school children; dangerous
access.

(d)

Sufficient parking (in town centre) and bus services exist. A user is not identified.

(e)

Increased access and congestion problems at Hazlemere Crossroads; emergency
services would be hindered.

(f)

No demand for Park & Ride; not a viable option. Proposal will have a negligible
impact. Money better spent sorting out schools traffic. Facility will not be accessible
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to minority groups (young, old, families, disabled etc). Money better spent on the
National Health Service and other traffic measures.
(g)

Increased noise and air pollution.

(h)

Site too close to High Wycombe to encourage modal shift; it should be located nearer
to Amersham.

(i)

Increase in crime and vandalism.

(j)

Requires bus priority measures, for which there is a lack of possibilities and high
costs.

(k)

Site is in AONB and Green Belt; contrary to national policy. Need to demonstrate
probable effectiveness of site and measures to mitigate any adverse environmental
impact on AONB.

(l)

Loss of residential amenity as parking to avoid parking fees takes place in residential
roads.

(m)

Suggest the need for a ‘trial run’ to assess demand, using existing car parks.

(n)

Object to Park and Ride on the site, when a new golf club house was not approved.

(o)

Suggest alternative sites; along the Amersham straight A404; to north of Inkerman Hill
and A404 at Holmer Green, and Lady Verney-Wellesbourne Site, and site past Easter
Dene Valley and curves in the road, A404 between Skimmers Orchard and Earl Howe
Road.

(p)

Would require an increase in town centre parking charges for long-stay and improved
subsidise for bus services. Scheme will not work without other measures.

(q)

Would have an adverse impact on trade in High Wycombe town centre, encouraging
shoppers to go elsewhere.

(r)

Commuters from Beaconsfield should be encouraged to use rail or an enhanced bus
service.

(s)

Loss of agricultural land.

(t)

Concern that land will be developed for alternative uses once Park & Ride fails.

Inspector's Reasoning and Conclusions
7.17.1.1
Earlier in the report, it was noted that objections to the original and revised
Policy T17 would be dealt with first, followed by the numerous site-specific objections to the
various allocations originally made (and symbolically indicated) under that Policy. These sites
will be covered in the order that they appeared in the Deposit version of the Local Plan. It is
fully understood that the LPA no longer wish to pursue these. However, they are all the subject
of duly-made objections and accordingly have to be considered. This consideration will be
restricted to the an assessment of the sites against the relevant criteria that were earlier
recommended to form part of the modified Policy T17(2)(a-f). Although the allocations were not
clearly defined on the Proposals Map (being merely identified on it as P+R symbols) they were
named. It is therefore considered appropriate to assume that they would be broadly similar in
size and shape to those earlier identified for the purposes of the 1999 Halcrow Fox Review
(HFR)(CD/M/7).
7.17.1.2
Objections to the various sites will be considered against the six criteria
recommended for inclusion in Policy T17. They will also be reviewed in the light of the
following design aspects which are germane to the safe and proper functioning of all P+R
terminal car parks;
(1)

Adequacy of the site relative to regularity of shape, capacity to accommodate the
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specified number of vehicles and space for adequate integral landscape treatment;
(2)

Proximity to either primary or district distributor roads (ie Class I or Class II roads) with
availability of adequate sight lines or space for future junction improvements;

(3)

Prominence of the site relative to its surrounding landscape and the steepness of site
gradients relative to pedestrian movement and ease of internal visibility;

(4)

Pedestrian and cyclist network proximity and accessibility and the sensitivity of directly
adjacent land uses such as residential property and recreational open space.

7.17.1.3
As far as can be judged from the available 1:1250 scale layout plans and site
inspections, the Hazlemere site [HFR:1A] appears the most promising of the four allocations. It
is virtually level, it is regular in shape and a circulation scheme could be arranged with primary
and secondary accesses from the A404 and B474 roads. Although within the AONB and
Green Belt, its generous planting and landscaping might serve to mitigate its impact on the
openness of the area and its development would not lead to further urban coalescence; a
primary consideration in Green Belts. Its extent is of the rough order of 25 000 sq m and its
initial capacity of 350 spaces would allow for a very adequate amount of landscaping and
dispersal of parking. Its positioning on the urban fringe would appear to serve an intercepting
function and the site would be readily visible from the main frontage roads. Given adequate
boundary treatment, control of lighting levels and hours of operation, it would be an acceptable
neighbour to nearby dwellings and the adjacent golf course, clubhouse and private car park.
7.17.1.4
The various objections that refer to the lack of viability or future need for P+R
operations have already been dealt with in that the overall concept has been endorsed in the
LTP, following public consultation. The LPA takes the view that the best interim solution is to
try other restrictive measures first. If such measures as, for example, increases in town centre
parking charges and its progressive reduction fail to control traffic flows and congestion, then
the introduction of the P+R operations will no doubt be considered. The clear recent advice of
PPG13 is that P+R parking must not lead to a net increase in overall provision; this would
negate the beneficial effect of moving off-street parking from the town centre to the urban edge.
Presumably, over the next five years or so the effects on Wycombe Town Centre shopping will
be carefully monitored. The general effect of P+R operation might very well be to enhance the
retail attractiveness of the town, in association with the present floorspace expansion
proposals, enhanced rail services and bus accessibility and interchange.
7.17.1.5
The variant layout that has been prepared shows that the present allotment area
would be substantially unaffected. The loss of open space and of agricultural land is not the
subject of sustained opposition from the MAFF (now DEFRA). The site itself, although it is
included within the AONB, is of no very great inherent landscape quality and indeed the area
might be enhanced by suitable planting. It is not allocated as open space and access to it
appears to be informal and not officially sanctioned. There is no evidence that noise, air
pollution, crime or vandalism would increase as a result of P+R operation; much will depend on
the detailed design, lighting, layout and security arrangements of the site. Access for
pedestrians from the immediate hinterland would seem to be more than adequate and no doubt
the entrance arrangements would ensure that the main frontage roads could be safely crossed.
No indication has been given of junction improvements in the centre of Hazlemere. However,
as with bus priority traffic management on the radial routes, this is an obvious gap in the Local
Plan’s coverage that has been referred to and will presumably be examined in future.
7.17.1.6
The suggested alternative sites have not been inspected since it is assumed
that, if known to the local highway authority, they have been discounted and, if not previously
proposed, they will be examined by any joint future study. There is no evidence that P+R
overspill would lead to on-street parking in the surrounding residential area; indeed, most of the
many objections are directed at the probable failure to attract enough users to the Hazlemere
P+R site. In any event, it is open to the local highway authority to institute a local controlled
parking zone (CPZ) if deemed necessary. It is doubtful whether a trial run would serve a useful
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purpose because it would necessarily have to be introduced without any complementary traffic
management measures and thus its successful operation could not be accurately or reliably
asses sed. If the operation were ultimately to fail, the prospect of the site’s being put to
alternative urban use is improbable; it would remain in the defined Green Belt and ancillary
development might be controlled by (recommended) Policy T17(2)(f). The overall conclusion is
that a Hazlemere P+R site might very well have been supported but for the previously
recommended adoption of a criterion-based Policy T17, as proposed by the LPA.
RECOMMENDATION
q

TR17.1/1 Delete allocation T17(1) from the Proposals Map.

T17(2) – PARK AND RIDE TERMINAL (WOOBURN MOOR)

The Objections
0173/2
0375/1
0376/21
0992/2
1075/11
1078/1
1295/1
1308/1
1338/1
1413/1
1414/4
1441/1
1707/1
1780/1
2085/1

W J Whitehead
South Bucks District Council
Axa Equity and Law Life Assurance Society PLC
Mrs Monica Stevens
Little Marlow Parish Council
G L J Stevens
Mr Joseph Patrick & Mrs Mary Dwyer
Sandra King
Pimms Action Group
Mr and Mrs D Lindsell
Michael J Overall
Mr J W Johnson
Andrew Green
Mr & Mrs A J Garner
William T Jeffcock

Summary of Objections
(a)

Site should be allocated for housing.

(b)

Policy should state that the facility is to have 350-600 spaces, in order to ensure
potential to encourage use.

(c)

Propose alternative sites; outside of the Green Belt on Gomm Valley; on land to rear
of new hotel at Thanestead Farm; at the top of Holtspur Hill (existing car boot sale
site).

(d)

Not viable, the site would be better served by a new Loudwater Station rather than
buses.

(e)

Site is in Green Belt; loss of valuable land, open space, affects on adjoining AONB,
impact on nature conservation and historic landscape.

(f)

Would not benefit the proposed housing development at Pimms Close. Does not
divert traffic away from Flackwell Heath.

(g)

Loss of agricultural land.

(h)

Affects on residential amenity; increased noise, pollution, disturbance and congestion.

Chapter 7 – Transport

page 400

WYCOMBE DISTRICT LOCAL PLAN to 2011 - Inspector's Report

(i)

Loss of safety; lead to an increase in accidents, access unsuitable, existing traffic
heavy.

(j)

Concern at ever narrowing gap between Beaconsfield, Wooburn and High Wycombe.

(k)

Park and Ride will have little impact, unless bus services are increased.

Inspector's Reasoning and Conclusions
7.17.2.1
As far as can be judged from the available 1:1250 scale layout plans and site
inspections, the Wooburn Green site [HFR:4B] appears the least promising of the four
allocations. It is of the rough order of 20 000 sq m in size, indeterminate in shape and suffers
from the marked defect of being mainly steeply sloping ground and hence very highly visible on
the edge of the AONB. Its slope varies but parts of the site may well be of the order of 10% up
to the NE. This is not only a visible topographical disadvantage (in the Policy L2 Local
Landscape Area) but would also be functionally awkward. That is to say that users of the P+R
site would be severely disinclined to walk any substantial distance up or down a steep slope
from car to bus or vice versa. This is likely to restrict its possible patronage. Moreover, access
on the A40 frontage would be awkward to arrange, being on the inside of a tight bend where
the falling road gradient restricts sight lines as well as encouraging fairly high vehicle speeds.
The most objectionable single feature of the site is that its development would markedly
contribute to settlement coalescence as between Beaconsfield and Loudwater; a very
significant disadvantage for a Green Belt P+R site.
7.17.2.2
In the light of these many disadvantages, the site-specific objections may briefly
be dealt with. Several of them have effectively been addressed in connection with Hazlemere
(see T17(1)). There is much force in those that refer to landscape impact and the effect on the
Green Belt. A railway station at Loudwater would not seem a practical possibility on account of
the line’s relative remoteness and degree of elevation above the local settlement. The possible
existence of alternative sites has been noted; in the light of the probable importance of P+R to
the Eastern Corridor, there is no doubt that an alternative will almost certainly have to be
considered. The existence and precise location of the Tesco foodstore at Loudwater, together
with its finite and limited car parking and acknowledged degree of over-trading, suggests that if
means were somehow found substantially to increase its capacity and a degree of shared use
were achieved, a possible P+R operation might be based here. The problems of A40 frontage
access might also be overcome by such an arrangement. An overall conclusion is that the
proposed Wooburn Green P+R site should have been deleted. The previously recommended
adoption of a criterion-based Policy T17, as proposed by the LPA, is accordingly further
endorsed.
RECOMMENDATION
q

TR17.2/1 Delete allocation T17(2) from the Proposals Map.

T17(3): PARK AND RIDE TERMINAL (CRESSEX ISLAND)

The Objections
0173/3
0510/3
0992/3
1194/1
1195/1
1366/1

W J Whitehead
Mr Anthony J Wright
Mrs Monica Stevens
Lesley Clarke
Martin Clarke
Mr L H Rashbrook
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Summary of Objections
(a)

Site should be allocated for residential.

(b)

Park & Ride would lead to noise, pollution, congestion, accidents, loss of health and
mobility.

(c)

Increased congestion on already congested Handy Cross roundabout and John Hall
Way.

(d)

Question viability of Park and Ride.

(e)

Loss of valuable land.

(f)

Results of the DETR (now DTLR) study of Handy Cross junction should be awaited.

(g)

Previous proposal for extension to hotel was rejected on highways grounds; what has
changed?

(h)

Propose alternative site south of M40, west of Marlow Bottom Road.

Inspector's Reasoning and Conclusions
7.17.3.1
As far as can be judged from the available 1:1250 scale layout plans and site
inspections, the Cressex Island site [HFR:3E] appears one of the more promising of the four
nominations. It is of the rough order of 10 000 sq m in size, regular in shape and with a slight
fall of about 5% to the west. This last consideration is probably within the range of acceptability
in view of the similar slope in the nearby food-store car park. The site is unequivocally
brownfield in character and, unlike the other three, is within an urban area and unaffected by
any protective designation. Apart from the present degree of peak-hour congestion on the
Handy Cross gyratory system (which has been the subject of detailed study) its road access is
good and the site might support wholly independent circulation of car and bus traffic. It is
reasonably well located relative to its large residential catchment area and safe pedestrian
crossing of the frontage A4010 road is at least potentially capable of improvement. It is noted
that it is regarded as an ‘interim’ site; given its apparent suitability and the obvious difficulties of
securing a permanent site within the Green Belt and AONB south of the A40 motorway, it may
be that it might provide a more acceptable solution.
7.17.2.3
Most of the site-specific objections have already been addressed (see T17(1)).
There may be alternative P+R sites on the Southern Corridor but the possible need for a
‘coachway’ (ie short-stage to express bus interchange) stop probably indicates that Handy
Cross (M40 junction 4) is a likely location. The site might support residential redevelopment but
that is not a current proposal in the Local Plan. The objection that it was evidently the subject
of an unsuccessful hotel expansion proposal is of little weight. The circumstances surrounding
that decision are not known and it may be that the traffic generation characteristics of such a
proposal weighed against it. In any event, the purpose of a P+R site is primarily to intercept (ie
reduce) car traffic and not to increase it. There is very little doubt that the Handy Cross junction
is at present severely congested at times. However, it is the subject of close DTLR study and
future significant inter-modal shifts (assisted by P+R operation) combined with limited capacity
increases may reduce peak-hour pressure. So far from reducing mobility, the entire purpose of
P+R and public transport interchange is to increase choice (see comments under T0). An
overall conclusion is that the proposed Cressex Island P+R site might have been supported
had it not been for the recommended adoption of a criterion-based Policy T17.
RECOMMENDATION
q

TR17.3/1 Delete allocation T17(3) from the Proposals Map.
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T17(4): PARK AND RIDE TERMINAL (WEST'S YARD, SAUNDERTON)

The Objections
0077/1
0173/4
0228/2
0240/4
0366/1
0368/2
0374/2
0508/1
0543/3
0699/2
0905/1
0992/4
1115/3
1156/1
1218/7
1387/2

Norman J King
W J Whitehead
Thames Valley Chamber of Commerce & Industry – Wycombe & South Bucks
Nigel Coates
Royal Borough of Windsor & Maidenhead – Planning Policy Unit
Chiltern District Council – Planning Department
The Countryside Agency
Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust
Richard Pushman
The Frank West Trust
Kenneth Barnes
Mrs Monica Stevens
Chilterns Conference
Richard Nutt
R J Newell
Bradenham Parish Council

Summary of Objections
(a)

Site is AONB; proposal is incompatible. Detrimental effect on environmental and
landscape qualities.

(b)

Increased traffic congestion, pollution, noise, loss of health and mobility. Need to
ensure that Slough Lane is protected from generated traffic. Increased accidents,
pedestrian and equestrian. Proposal would require a roundabout from the A4010 on
current dangerous junction.

(c)

Land should be allocated for housing.

(d)

Loss of existing employment land; displacing long-established employment and
revenue generating uses, capable of further commercial development.

(e)

Propose alternative sites; the playing field at junction of A4010 and A40;land in the
vicinity of Saunderton Station.

(f)

Contrary to PPG2. Propose deletion of reference to ‘very special circumstances’.

(g)

Question viability and future use of the site. More research required. Question
commitment of Chilterns Railway, on which Park and Ride appears to depend.

(h)

Site is too small to provide an effective and efficient facility. Site too far from station;
poor access. Wholly unsuitable location and incapable of economic implementation.

(i)

Loss of valuable land.

(j)

Need for full public consultation

Inspector's Reasoning and Conclusions
7.17.4.1
As far as can be judged from the available 1:1250 layout plans and site
inspection, the Saunderton site [HFR:2K] appears one of the two more promising of the Policy
T17 allocations. It is of the order of 13 500 sq m in area, regular in shape with a slight slope of
about 3.3% down to the NE. It has a slightly constricted access through the existing railway
bridge on to a priority crossroads junction on the A4010 road. The inclusion of the site within
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the adopted LTP suggests that it is the only one available within the A40 and A4010
approaches to High Wycombe from the N and NW. It is relatively inconspicuous within the
AONB and Green Belt. Its size, relative to its nominal capacity of 350 vehicles, and its valley
floor position suggest that its landscaping might make it acceptable within this sensitive area.
The vehicle access to the primary distributor road is capable of relatively simple improvement
and an independent pedestrian link with the station platforms would appear to be feasible. An
overall conclusion is that the proposed Saunderton P+R site might very well have been
supported had it not been for the recommended adoption of a criterion-based Policy T17.
RECOMMENDATION
q

TR17.4/1 Delete allocation T17(4) from the Proposals Map.

T17(5): PARK AND RIDE TERMINALS (ADDITIONAL SITES)

The Objections
0432/1
0432/3
0840/65

Oxfordshire County Council
Oxfordshire County Council
Marlow and District Chamber of Trade & Commerce

Summary of Objections:
(a)

Object to omission of a Park & Ride facility at Junction 5 on the M40.

(b)

Suggest alternative site between A404 and Pump Lane South, together with hotel site
and long term parking, to aid Globe Park parking problems.

(c)

Suggest alternative site south of M40, west of Marlow Bottom Road as opposed to
use of Cressex Island for Park and Ride.

(d)

Suggest alternative site at Thanestead Farm; less visible than Wooburn Moor, with
established access.

(e)

Propose Park and Ride facilities at Stokenchurch, at Little Marlow Sewage Works site;
close to Marlow or Bourne End railway stations, junction of Marlow Bypass & Bourne
End Road and at Terriers Farm.

Inspector's Reasoning and Conclusions
7.17.5.1
The earlier recommendation (see T17) was to delete all the symbolically
allocated P+R sites (T17(1-4)) in favour of a criterion-based Policy (T17(1-2(a-f))). Having dealt
with the substantive Policy and added some informal comments on the four originally allocated
sites, there is very little more that may be usefully or judiciously said on the eight or so
additional sites proposed by the objectors. The reasons are as follows. Firstly, unlike the
previously allocated sites, none of the others have been identified as such in the adopted LTP.
Certain of them have indeed featured in various studies, including the Halcrow Fox Study
already referred to. Secondly, whereas the allocated sites’ identification in the LTP does not
necessarily demonstrate their land use planning acceptability, it does at least indicate that the
programmed funding for their acquisition, development and operation is in place. Even if any of
the additional sites were acceptable from a planning perspective, which is disputed by the LPA,
it would not be right to allocate them in the Local Plan unless and until their funding was
secured. A speculative allocation might either serve to blight the land in question or, more
probably, raise expectations of P+R operations that may be some time in implementation.
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7.17.5.2
Some very general comments may be made in relation to the various categories
of P+R terminals proposed. No particular point is taken on their location, for the most part, in
the AONB or Green Belt (or both). Such locations are accepted by the LPA as possible, if not
probable. The problem arises, in the case of the Marlow and Bourne End options (see M0),
that no form of P+R operation has yet emerged for this part of the District. There is little point in
trying to select terminal points of a system which does not yet exist other than as ideas put
forward by local interest groups. In the case of the M40 corridor sites, the plain situation is that
a very frequent London-Oxford express bus service operates but no great thought has evidently
been devoted to its integration with either short-stage local bus services in the High WycombeMarlow area or with the P+R terminal at either Handy Cross or Cressex. In the specific case of
Stokenchurch, not only are the possible ‘coachway’ sites at Junction 5 slightly remote from the
centre of the settlement but the A40 approach to High Wycombe is the one which is, by a very
long way, the most heavily constrained in an environmental sense. All the evidence points to
there being very little prospect indeed of P+R operations extending beyond West Wycombe.
Accordingly, Stokenchurch could not adequately serve as a coach-bus-P+R interchange point.
RECOMMENDATION
q

TR17.5/1 No modification

T18: CAR-FREE HOUSING AND GREEN TRAVEL PLANS

The Objections
0173/12
0339/1
0408/25
0524/1
0536/5
0608/1
0816/9
0922/6
0953/11
1039/13
1536/1

W J Whitehead
Slough Estates PLC
Ercol Furniture Ltd
Thames Valley Chamber
David T H East
G W Deeley Ltd
Invensys PLC
House Builders Federation
Tesco Stores Limited
High Wycombe Society – Transport Group
Mark Drukker

Summary of Objections
(a)

Policy does not go far enough; a presumption of car-free housing is needed.

(b)

Policy is too prescriptive in setting targets.

(c)

Object to mandatory nature of policy; ‘required’ should be replaced with ‘encouraged’.

(d)

‘Free’ parking needs to be approached with caution. Supermarkets should offer home
delivery services.

(e)

Clarification required on the ‘other situations’ referred to in the Policy. How does this
affect small extensions to existing stores.

(f)

Reference should be made to cheap school and public transport; supported by
rigorous parking policies and encouragement to rental clubs.

(g)

No mention given to the policy of staggered or flexible hours.

Inspector's Reasoning and Conclusions
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7.18.1 The specialised subjects of car-free and car-reduced housing layouts are very much
bound up with detailed design guidance. Accordingly, the objections which bear on these
aspects of demand management will be considered later in this report, under those that relate
to Appendix 1. Policy T18, so far from being too prescriptive, would seem to be acceptably
fluid in its formulation. The LPA appears to be anticipating two distinct categories of demand
management, in accord with an objective of halving the overall growth in traffic within Wycombe
District during the early part of the Plan period. One is the situation where major nonresidential development (presumably mainly employment land uses) might increase floorspace
as against reduced levels of car parking. This would require an agreement regarding the sort
of ‘green travel plans’ envisaged by PPG13. The other situation, commonly occurring at
primary or secondary schools, is where local traffic hazards are often created by vehicle traffic.
The latter’s presence may well lead to a diminution of foot and cycle traffic as a result of the
imagined or perceived or actual dangers caused by ‘school-run’ journeys by car.
7.18.2 The Policy follows the advice of paragraph 89 of PPG13. The thresholds above which it
will be advisable to draw up travel plans are already contained in Annex D to the PPG. Since
there may well be commercial advantages in agreeing such plans (eg by reduced need to
provide space-consuming or otherwise expensive car parking) it may be essentially a matter for
developers’ voluntarily concluding an agreement with the LPA in many cases. Equally, the onsite arrangements for the access, parking and manoeuvring of vehicles may be the subject of
negotiation in the light of such travel plans. Where health and education land uses are
concerned, the vulnerability of children, the disabled and the elderly may be reflected in the
nature of demand and traffic management arrangements. These the local planning and
highway authorities may deem it necessary or possible either to make or to require. It is
effectively impossible to specify the circumstances where travel agreements are desirable or
essential. For that reason, subject to the reasonable qualification contained in PIC 7/13 (‘of a
serious nature’), the Policy deserves endorsement. It is consistent with PPG13 and its
application will no doubt selectively be made on a case by case basis.
7.18.3 The whole point of Policy T18 is that it is both long-term and district-wide. Its rationale,
reflecting equally the LTP targets and PPG13 guidance, is to reduce the overall increase in
private road motor traffic. Cumulatively, its effects may be to induce modal change in favour of
public transport and non-motorised modes of travel. It may also encourage higher occupancy
of private motor vehicles. For all these reasons, it is not directed against specific peak-hour
problems of traffic congestion (although in the long term it may well assist in this regard).
Accordingly, it would not be consistent with this Policy to attempt to stagger hours of
employment or to require flexible working practices or home deliveries of goods or
merchandise. Certain of these things may happen spontaneously in any event. The most that
land use planning can do by way of spreading the road traffic load is to damp down demand for
movement by reducing on-site and non-operational parking provision (see T3 and T4). In
certain specific cases, it may be possible to impose conditions or secure agreements relating to
hours of opening or operation such that peak hour traffic is restricted. However, these cases
are likely to be exceptional and would be covered by other policies of the Local Plan.
RECOMMENDATION
q

TR18/1

Modify Policy T18 in accordance with PIC 7/13.
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T19: TOWN CENTRE PARKING

The Objections
0129/2
0129/3
0351/2
0367/12
0376/20
0830/2
0922/5

Mr & Mrs B R Simpkin
Mr & Mrs B R Simpkin
John Laing Property
Highways Agency
Axa Equity and Law Life Assurance Society PLC
Royal Sun Alliance Property Investments
House Builders Federation

PIC 7/14 Objections
2133/5

Mrs Patricia Price

Summary of Objections
(a)

Policy is inflexible. Not practical or appropriate for parking provided for an office
development to be used by shoppers; or for all long-term parking to be managed an
priced centrally. Propose amendments to text.

(b)

More reference to the need to limit short-term parking should be made.

(c)

Development outside town centres could relieve pressure on town centre parking.
Propose amendment to text.

(d)

Policy is unclear and contradictory.

(e)

The wording ‘non residential’ should be inserted in the policy, so that it is clear that the
policy does not apply to residential development.

(f)

Pre Inquiry change serves interest of visitors and customers, not the interests of
affected residents. Positive parking in the town centre has diminished custom and
affected trade.

(g)

Proposed housing allocation at Princes Risborough will put a strain on already overstretched infrastructure; insufficient car parking provision in the town centre.
Additional car parking should be provided in the town.

Inspector's Reasoning and Conclusions
7.19.1 In considering the objections to Policy T19, it is necessary to bear in mind the essential
differences between on-street and off-street parking control. In general, at present, only the
latter is subject to direct control by the LPA. On-street provision is the responsibility of the local
highway authority, subject of course to consultation with the LPA (in the case of Wycombe DC
through the TIPS Parking Strategy Group). Off-street parking is the domain of planning control
and the LPA. Whereas on-street control and pricing is inherently flexible and may be
periodically reviewed, off-street provision (at present at least) is only controllable through the
authorisation of development. That being the case, it is entirely appropriate to set out parking
use and control policies in the Local Plan. It will be appreciated that the control regime can
generally only be established when development takes place (ie comparatively infrequently).
Moreover, although dual use of on-site parking is a perfectly proper land use purpose, it may
only be possible through agreements negotiated with or undertakings made by the developer.
7.19.2 The purpose of the Policy is evidently to move away from the concept of parking
dedicated to a specific land use. This practice has been modestly but successfully pioneered
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by local authorities and others. They have in many cases allowed staff car parking to be used
off-peak by the general public. What the Policy now proposes is to widen and extend this
practice within the various town centres of the District. This is consistent with PPG6 and
PPG13 advice. The concept of isolated land uses tied to discrete parking areas is not always
supportive of the idea of single trips being made for linked or multiple purposes. The essence
of the Policy is flexibility since not all premises will be suitable for dual use (eg because of
security or access considerations). All that is needed to make this clearer is the simple
substitution of the word ‘WILL’ by the word ‘MAY’ in the Policy’s formulation. The added
wording of PIC 7/14 is generally endorsed since it is clear that it is shoppers and other visitors
to the town centres who are intended to benefit from the Policy and its future implementation.
7.19.3 Short-term parking has the admitted defect of generating more traffic movement per car
space than long-term. However, it has the incidental benefit of spreading the traffic load over
the working or shopping day. The way in which the County and District Councils will seemingly
seek to damp down demand, if undue off-peak congestion takes place, is through the
availability and pricing of on-street provision. They may also, as stated in evidence, bring
forward strategies such as P+R operation, as noted elsewhere. This last will no doubt,
according to PPG13 advice, be associated with the transfer of parking spaces from town centre
to the urban edge. At present, it will be impossible to institute any reduction of existing shortstay and off-street parking by planning control. All that Policy T19 sets out to do is to ensure
that whatever future on-site provision be made on a specific site, it shall be used as flexibly as
possible. It would be wholly inconsistent with PPG6 advice to increase the overall provision of
parking by encouraging it to be made within out-of-centre or edge-of-centre locations.
7.19.4 Policy T19 is not inherently contradictory. It addresses the question of how future
authorised parking provision shall be used. Equally, in its second paragraph, it establishes a
policy barrier to the development of off-street parking as a separate and individual land use,
unless it is related to overall need and consistency with the Local Transport Strategy. These
points might be made clearer in the wording of the Policy. It would also assist if the three aims
of the Policy were expressed as such rather than being somewhat confusingly set out as
criteria (i-iii), which they are not. The Policy is quite obviously not intended to apply to private
residential parking. It is fairly clear that the Policy will be primarily applied to Use Classes A1-3
and possibly B1 but the wording is not explicit and probably need not be so, as far as its
effective implementation is concerned. There is no conclusive evidence that parking control
has adversely affected town centre trade; other explanations suggest themselves. It may be
that growing traffic congestion on the approach roads and the counter-attraction of out-ofcentre retailing may have had the same effect.
7.19.5 The alleged need for additional off-street parking at Princes Risborough in advance of
housing development does not itself invalidate the Policy. Indeed, to the possible extent that
pressure exists on current provision, any deficiency cannot but be reduced if the Policy is both
adopted and implemented. Elsewhere the case of Policy PR2 (Land Fronting New Road) is
examined. One of the objectives of this town centre development allocation (to which Policy
T19 will almost certainly apply) is to bring frontage land into more beneficial and intensive use.
As noted, the pattern of off-street parking will be so arranged as to reduce or minimise
accesses to and from the A4010 (a major distributor in the LTP network). This implies that the
parking for most or all development in the allocation will be physically linked to achieve this
pattern of circulation. It might reasonably be held that not only is Policy T19 consistent with
PPG advice but it is also not inconsistent with Policies H2(A) and PR2 of the Local Plan.
RECOMMENDATIONS
q

TR19/1

Modify Policy T19 in accordance with PIC 7/14
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q

TR19/2

Further Modify Policy T19 to read as follows:
POLICY T19
(1)
IN ORDER TO PROMOTE TRIP LINKAGE AND MAXIMISE THE USE
OF TOWN CENTRE PARKING RESOURCES, PARKING PROVIDED ON-SITE
FOR ANY FUTURE LAND USES WHICH WOULD ATTRACT CUSTOMERS OR
VISITS FROM MEMBERS OF THE PUBLIC MAY BE REQUIRED ALSO TO
MEET THE WIDER SHORT-TERM PARKING REQUIREMENTS OF THE
TOWN CENTRE (AS DEFINED BY POLICY S1) RATHER THAN BE
DEDICATED TO THE INDIVIDUAL DEVELOPMENT IN QUESTION.
(2)
FUTURE PROPOSALS FOR THE PROVISION OF PUBLIC OFFSTREET PARKING IN THE ABOVE DEFINED TOWN CENTRES, NOT
SPECIFICALLY REQUIRED IN CONNECTION WITH AUTHORISED OR
PROPOSED DEVELOPMENT WITHIN THE TOWN CENTRE, WILL NOT BE
PERMITTED UNLESS IT CAN BE DEMONSTRATED THAT SUCH PARKING
PROVISION IS BOTH NECESSARY AND GENERALLY IN ACCORD WITH
THE AIMS OF THE LOCAL TRANSPORT STRATEGY.

T20: ROAD IMPROVEMENT SCHEMES

The Objections
0224/4
0566/4
0595/16
0595/17
0699/3
1039/9
1090/4
1210/3
1218/8
1387/3
1441/2
1461/2

John Howard Spanner
Mrs Lorna Elizabeth Brown
Berks Bucks & Oxon Wildlife Trust
Berks Bucks & Oxon Wildlife Trust
The Frank West Trust
High Wycombe Society – Transport Group
J Murphy
Sainsbury’s Supermarkets Limited
R J Newell
Bradenham Parish Council
Mr J W Johnson
G E Smith

Summary of Objections
(a)

Mention should be made of ‘Best Management Practice’. Conventional drains should
be avoided.

(b)

A scheme to re-route heavy traffic from New Road and Rutland Avenue should be
added.

(c)

Slough Lane junction improvements at Saunderton are not viable.

(d)

Building new roads is not sustainable.

(e)

Dovehouse Road designation is unrealistic given the requirements of Policy HW4.

(f)

Delete proposed A4010 improvements at rear of Grange Farm and the Rose and
Crown (Saunderton) as it has been removed from Buckinghamshire County Council
Transport Plan.
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(g)

The proposed improvements to the A4010 at Saunderton are inadequate as they do
not address problems at the Railway bridge at Bradenham or the Pedestal junction
(A40-A4010) at West Wycombe.

(h)

Object to proposed improvements at Daws Hill Lane, Marlow Road and Abbey Road
which will encourage traffic through Flackwell Heath.

(i)

Proposed improvements to Wycombe Lane will encourage traffic to cut between M40
and A4, impacting on the conservation area and properties in Red Lion Way.

Inspector's Reasoning and Conclusions
7.20.1 As the LPA points out, the purpose of Policy T20 is not to advocate specific road and
junction improvements but merely to safeguard their possible implementation.
The
improvement schemes in question mainly derive from County Council initiatives and
programmes and are listed in Appendix 11. As far as the individual objections are concerned,
certain of these relate to improvement schemes which have been abandoned by the County
Council. These schemes are as follows:
(1)

Rose & Crown and Grange Farm (Saunderton) Diversion (A4010).

(2)

Abbey Barn Lane and Heath End Road Junction Improvement.

(3)

Daws Hill Lane, Marlow Road and Abbey Road Improvements.

No further comment is necessary either on the merits of the road schemes in question or the
relevant objections since neither the safeguarding nor the works themselves will apply during
the initial currency of the Local Plan. It may be that an early review of either the Local Plan or
the County Council’s LTP programming will result in any or all of these schemes being
restored. That would be a matter for public debate and consultation at that time.
7.20.2 The objection that any form of road improvement is unsustainable cannot be supported.
The LPA point out that the road improvements safeguarded in the Local Plan appear to be
consistent with the Buckinghamshire Structure Plan. Broadly speaking, the safeguarded
schemes in the Local Plan provide for either (a) improvements that are strictly necessary to
restore the status quo, in relation to network capacity, following development proposals or (b) to
address specific problems of road safety that are prioritised on a county-wide basis. It si not
the intention of the LTP or Local Plan to reduce journey times or to increase speed of travel in
such a way as to induce modal shifts in favour of the private motor vehicle. Following
inspection of all the locations in question, this view is endorsed. Detailed matters such as strict
conformity with DTLR codes of practice for the drainage of new roads are not within the
purview of land use planning; no doubt suitable representations may be made to the local
highway authority.
7.20.3 The A4010 between High Wycombe and Princes Risborough is part of the Strategic
Highway Network (SHN) as defined in the Buckinghamshire LTP. Indeed, its linkage of High
Wycombe and Aylesbury (both identified as Major Towns in the Core Strategy of RPG9) adds
weight to its importance. Frequent inspection during the course of the inquiry revealed that it
functions very adequately outside peak periods and apart from isolated areas of poor junction
layout. It runs through the Chilterns AONB and the abandonment of most of the improvement
schemes along its length in Wycombe District would appear to be fully justified. The retention
of the programmed junction improvement at Saunderton is vindicated on two counts. One is
the probability of the relevant rail-based P+R scheme coming forward (see T17). The second is
that there appears to be considerable commuter parking at Saunderton Station at present and it
is entirely understandable that the road junction needs urgent improvement for road safety
reasons.
7.20.4 The other objections relate to site-specific improvements. The case of New Road
(A4010) is noted with sympathy but it would be clearly a major investment to divert this route
from the urban area of High Wycombe and it would certainly require inclusion in the LTP. The
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safeguarding of Dovehouse Road improvement is an n
i tegral part of Policy HW4 and the
available evidence (including an extant planning permission) points to its facilitating
development in this location, rather than the reverse. The impact of the improvement of
Wycombe Lane (A4094) is noted with considerable sympathy but its alignment demonstrably
needs attention and it is an obvious link between the M40 and A4, given the degree of
congestion on alternative routes and junctions. The fact that it runs through a designated
conservation area is a reflection that historic areas commonly sit astride long-established road
links. The nature of the detailed improvements will undoubtedly reflect this delicate situation
and no doubt the local highway and planning authorities will have close regard to the advice of
PPG15 (and successor documents) in preparing and implementing the necessary works.
RECOMMENDATIONS
q

TR20/1

Modify paragraphs 7.91-7.95 in accordance with PIC 7/15.

q

TR20/2

Modify Appendix 11 in accordance with PIC A11/1.

q

TR20/3

Modify the Proposals Map in accordance with PIC M/44.

T20(1): ROAD IMPROVEMENT SCHEMES (A404 HAZLEMERE DIVERSION)
The Objections
See Appendix 7C
Summary of Objections
(a)

Object as Proposal Map does not designate a complete/preferred route; no details
are given of nature of route or cost implications.

(b)

Diversion would conflict with Government policy and emerging SERPLAN.
Inappropriate in the Green Belt.

(c)

Diversion would increase noise, pollution, destroy green fields. Increase congestion.

(d)

Conflicts with other Local Plan policies and planning guidelines for the AONB. Road
is incompatible with the Wycombe Transportation Study and conflicts with Local Plan
paragraph 7.05 which states that major road building is no longer widely accepted as
being the best solution to road congestion. Conflicts with Plan’s aim of sustainable
transport.

(e)

The Council should discourage Buckinghamshire County Council from including this
road.

(f)

Road is unnecessary and would be inadequate to serve development of the sites.
The provision of school buses and sensible traffic signalling is a better option.

(g)

Proposal will require compulsory purchase and will divide communities.

(h)

Proposal will put pressure on developing Grange Farm. Concerned there is a hidden
agenda to develop Grange Farm.

(i)

Development in the AONB which will be damaging to sensitive landscape. No
justification for building in AONB. Environmentally damaging. Road will be
conspicuous and harmful to views.

(j)

Comments that as the Council is trying to deter vehicular access to the town centre,
the route would be pointless. Suggest alternative route to M40. Suggest alternative
link directly to the Marlow By-pass, going around High Wycombe.
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Inspector's Reasoning and Conclusions
7.20.1.1
These objections are intrinsically linked to others proposing on the one hand the
allocation of Grange Farm as a housing site and on the other its deletion as an ASL. The
safeguarded road line is needed in the event of substantial development of the ASL, because
there is insufficient capacity in the Amersham Road corridor to cope with projected traffic flows.
The County Highway Authority also argued that the road would potentially bring other highway
benefits to the northern part of High Wycombe, through reduced travel times. The objections
relate to the northern part of the alignment. Similar objections were put before the previous two
Local Plan inquiries, where the inspectors recommended the retention of the safeguarded line
on the plans.
7.20.1.2
Section 3.2.4 of the report recommends against any housing on all or parts of
Grange Farm, primarily because of its conflict with policy to protect the AONB as set out in
PPG7 and Policy LS2 of the Structure Plan. The serious adverse impact on the landscape
quality of the AONB could not be justified in the absence of a national need for the housing at
this location, when other ASLs outside the AONB were still available. However, there is an
inconsistency between the status of the land as an ASL outside the green belt which may be
suitable for development at a later date and its AONB designation. However, PPG2 states that
green belt boundaries should not be changed unless alterations to the Structure Plan have
been approved. This leads to the conclusion that the potentially conflicting policy designations,
including the relative weight to be accorded to the protection of the green belt and AONB, can
only be addressed at the next review of strategic policy. However, the prospect of allocation for
housing or other form of development would appear to be far into the future, if at all.
7.20.1.3
There is consistency between the Local Plan and the Local Transport Plan,
which shows the scheme as an ‘other protected line’ but not for implementation during the ten
year strategy. PPGs 12 and 13 give no specific guidance about safeguarding highway routes
in these circumstances. The safeguarded route has to be considered in this context. It is also
important to note that the line of the route passes through the green belt. The construction of a
substantial road, with attendant junctions, hard surfaces and lighting columns would be
inappropriate development in the green belt. The National Trust accepted that it would be
premature to address the issue of whether the positive benefits of a road scheme in the future
would outweigh the harm to the green belt, thus creating the very special circumstances
needed to set aside the presumption against such development
7.20.1.4
However, while the issues of green belt policy may change over time, it was
argued that the impact of a road on the safeguarded line should be assessed in relation to
AONB policy. The impact of the road has to be tested against the criteria of paragraph 4.5 of
PPG7:
•

The need for the development in terms of national considerations and the impact of refusing
it on the national economy

•

The cost and scope of developing elsewhere outside the area to meeting the need in some
other way

•

The detrimental effect on the landscape and the extent to which it could be moderated.

As discussed in section 3.2.4, the provision of housing to meet Structure Plan requirements,
even on the scale of development of all 100 ha or so of Grange Farm, is considered a local or
sub-regional rather than national need. It is hard to equate the safeguarded road as being able
to meet the first test of this policy therefore in current circumstances.
7.20.1.5
The route from Kingshill Road passes through the corner of the Four Ashes
Conservation Area in an area of parkland that forms the setting for Brands House. Even though
the road would be in cutting at this point, the disruption of the parkland would undoubtedly fail
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to preserve or enhance the character and appearance of the Conservation Area.
7.20.1.6
The road would not be visible from Hughenden Manor itself but would be open
to view from Hughenden Park and a number of other points on the opposite side of the main
valley, and the Disraeli Monument in particular. Apart from the carriageway itself, the junction
with a realignment of White Hill would almost certainly be a roundabout with lighting columns.
Columns and a bridge over a public footpath would also be apparent at the northern end of the
route. All of these features would intrude into the presently attractive rural character of the
landscape. It is difficult to see what measures could be taken to moderate the impact of the
road from these view points, since substantial tree planting would be inappropriate on the
grassland; a deeper cutting would have greater impact.
7.20.1.7
The route passes through a mature hedgerow, designated as a BNS, which
contains a badger sett virtually on the alignment. The loss of features at the point of
breakthrough and the disruption of an important wildlife corridor would be severely adverse
consequences of any road scheme. The objectors also provided information to indicate that
the fields through which the road would run are likely to be a habitat for the Striped Lychnis
Moth, particularly along the direct alignment in the valley bottom. In the absence of full surveys
the available evidence indicates that there would be significant disadvantages for the protection
of wildlife habitats to set against any benefits from the road.
7.20.1.8
The Council’s argument that the likely costs of the road would be more than met
by the very substantial level of development on the Grange Farm site is agreed. This would
merely support a case for the feasibility or the likelihood of its construction, not the planning
merits of the alignment or location of the new road link. Given the extreme sensitivity of the
landscape and the improbability that any significant development (not merely new road
construction) would be either proposed or authorised, the need actually to safeguard a road
alignment in the development plan would appear to lack any immediate or practical justification.
7.20.1.9
The severely detrimental impact of a new road on the sensitive AONB landscape
cannot be doubted. The route passes through a re-entrant dry valley in a highly prominent
position readily visible from a number of viewpoints in the Hughenden valley. The full length of
the alignment shown on the Proposals Map up to White Hill falls within the AONB and green
belt. The prospect of any development proposals meeting the most stringent tests for these
policy areas is considered extremely unlikely.
The Council argued that if as owners the
National Trust declared the land along the route inalienable, compulsory purchase procedures
associated with any long term scheme would more complicated and time consuming.
However, the likely time scales involved would provide plenty of opportunity to programme the
necessary procedures. In the very uncertain long term event of development at Grange Farm
to meet a national need, the need for any new highway measures would have to be assessed
concurrently at that time. In the meantime, which is likely to be well beyond this Plan period,
there is no need to protect the route.
RECOMMENDATIONS
q

TR20/1

Delete the northern part of the safeguarded route from Kingshill Road to White
Hill from the Proposals Map, and delete reference to the Hazlemere diversion
from Appendix 11.

T21: STRATEGIC DEVELOPMENT SITES

The Objections
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0182/1
0261/5
0408/27
0536/33
0678/9
1013/4
1071/6
1131/6
1579/15

AXA, Equity and Law Life Assurance Society PLC
Mr John C Harris
Ercol Furniture Ltd
Chepping Wycombe Parish Council
Thames Water Property Division
Mr & Mrs L R Van Eesteren
Persimmon Homes (TV) Ltd
J Hitchen
Oxford Land Limited

Summary of Objections
(a)

Policy unreasonable as it requires contributions from all new developments toward
road improvements in respect of the development sites listed in Appendix 2.

(b)

Concern at approach to issue of transport improvements which may change over
time. Policies T1, T4, T20 and G11 provide adequate controls. Delete policy.

(c)

Improvements proposed at Wycombe Marsh, Wycombe Marsh Paper mill, Abbey
Barn North and South, Ercol, Ashwells and Pimms Close are inadequate.

(d)

A detailed transportation study should be undertaken for each of the development
sites, before planning specific junction improvements.

(e)

Object to the Hazlemere Diversion, this will have no significant effect on traffic
congestion and will increase noise and pollution to rural areas.

(f)

Proposed road improvements for Abbey Barn South would generate more traffic in
Flackwell Heath.

(g)

Contributions to the Wycombe Transportation Strategy should be fairly and
reasonably related to the sites development and identified at the detailed planning
stage.

Inspector's Reasoning and Conclusions
7.21.1 The Council’s decision to delete the policy seeking provision of new road schemes and
transport improvements related to development proposals is supported, because it duplicates
other parts of the Plan. The report deals with transportation requirements for individual
schemes in section 3.2 and 14.2.
Objections to the Hazlemere diversion scheme are
considered in section 7.20 above.
RECOMMENDATIONS
q

TR21/1

Modify the Plan in accordance with PIC 7/17

T22: MOTORWAY SERVICE AREAS AND MOTORWAY-RELATED DEVELOPMENT

The Objections
0158/88
0367/15
0174/4
0872/19
0376/14

High Wycombe and Marlow Green Party
Highways Agency
R Vitty, B A Vitty
Government Office for the South East
Highways Agency
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1260/42

The Marlow Society

PIC 7/16 Objections
2133/3

Mrs Patricia Price

Summary of Objections
(a)

Mention should be made of alternative fuels.

(b)

Policy does not reflect the latest thinking on motorway service areas.

(c)

Delete wording: ‘except where the need for the proposals, together with the lack of
appropriate sites are clearly demonstrated’.

(d)

Do not wish to see any additional capacity at Handy Cross, taken up by the
development of Cressex Island. An indication of the type of development that might
be appropriate here should be given.

(e)

Congestion at Handy Cross is experienced briefly in the mornings and evenings. Lane
system and phasing of lights should be given attention. Bus routes and priority
corridors will not improve the situation. Use Marlow Hill by-pass.

(f)

Add additional wording to paragraph 7.97 to state ‘A study was announced in July
1998 Roads Review, to consider congestion at Handy Cross and possible multi-modal
solutions. The purpose of the study is to identify sustainable measures and actions
which reduce congestion and delay at Handy Cross and support the Government’s
objectives for investment in the trunk road network’.

(g)

Improvement in public transport use can only be achieved with measures to enhance
its use and to discourage use of private motor cars.

Inspector's Reasoning and Conclusions
7.22.1 There is little planning guidance at present on the use of alternative fuels for road motor
vehicles. What there is (PPG13 Annex B) is concerned with recharging and refuelling facilities.
Apart from the provision of such facilities, there is little direct or obvious connection at present
between the use of LPG, CNG, bi-fuel vehicles, liquid hydrogen, fuel cells (and other emergent
technologies) and land use planning. It may well be that such a nexus will indeed emerge. For
example, policy documents recently put out by the Greater London Authority (GLA) in
connection with their post-2003 plans for Central London road-pricing suggest that such nonpolluting vehicles may in the future be given some access and taxation priorities or exemptions.
It is conceivable that similar policies, if successful over the next 5-10 years, may lead to the
definition of exclusion zones, for conventional vehicles, within local plans (or their then
equivalents) beyond that timescale. However, it seems most likely that the subject of
alternative fuels or propulsion systems for vehicles will not significantly enter the land use
planning domain until well after the present Local Plan is reviewed.
7.22.2 The written justification of Policy T22 has been substantially revised by an addition to
paragraph 7.101 (PIC 7/18). This is factual data based on Central Government policy
statements for motorway service areas (MSAs). Given the directional access or capacity
limitations on two of the three motorway junctions (J3 and J4) in Wycombe District, together
with the M40’s Green Belt or AONB location, it would seem most likely that the wording of
Policy T22 effectively amounts to an embargo. However, PPG13 calls for policy guidance in all
local plans. Notwithstanding the stringency of Policy T22, it does accurately and adequately
reflect the extreme constraints that are likely to exist in the case of any future proposals. The
Policy may well have relevance to future transport interchange planning. For example, it is not
wholly improbable that the concept of ‘coachway’ facilities (see T17) may emerge in future joint
land use and transport studies with respect to both Wycombe and adjacent Districts. However,
the exceptional need for such facilities and the lack of alternative sites will have to be
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conclusively demonstrated.
7.22.3 The Final Report of the 1999-2000 Handy Cross Study (CD/M/61) was published during
the course of the inquiry. Although nominally an ‘Integrated Transport Study’ the main
elements of its conclusions and recommendations seem to favour additional highway
construction and related traffic engineering devices. In particular, it does little to address the
key issues of ‘coachway’ provision, P+R terminal siting, interchange between express and local
bus services, pedestrian or cycle movement and the integration of all these features. Indeed,
this is precisely the point made by one of the objectors and it is a theme that is found elsewhere
in the Chapter 7 objections. The Report does generally advocate (rather than prescribe)
various LTP initiatives. These include better public transport connections between Marlow and
High Wycombe and a P+R operation at Handy Cross. Other traffic reduction measures are
advocated, such as ‘Green Travel Plans’ which are the subject of Policies in the present Local
Plan. However, an overall conclusion might reasonably be that a sizeable modal shift will only
come about through significant local investment in priority measures for public transport.
7.22.4 The decision of the LPA not to be too specific about preferred land uses on the Cressex
Island (paragraphs 7.98-7.100) is supported. The size of the site (33 000 sq m) suggests that it
might well have a significant (and welcome) urban housing capacity. It might therefore generate
vehicle traffic tending to absorb at least some of the added capacity which the £3.0M
improvement package at Handy Cross is intended to deliver within 5 years. However, it should
be noted that the acceptability, density and timing of any development would be subject to fairly
stringent control by Policy T1 (especially if modified as recommended). Moreover, it should be
noted that the site is potentially very well located with respect to future (and possibly improved)
local, express and P+R bus services. For this reason, it is wise not immediately to allocate it
for housing since this might be premature and indeed serve to inhibit its longer term potential.
However, in view of its proximity to public transport, employment, retailing and leisure facilities,
its actual traffic generation may be comparatively moderate. There is accordingly no need at
present either to specify or restrict its short-term development potential.
7.22.5 The objection which relates to the allegedly limited value of bus priority measures would
appear to be levelled against the ‘bus priority corridors’ which feature in the adopted LTP. The
route chosen for the southern approach in High Wycombe is Desborough Avenue. Without
commenting in detail on the merits of this choice, it is obvious that one reason for its selection
for channelling local bus routes is the fact that it is centrally placed within a large residential
area. The possibly erroneous inference from this is that the Cressex P+R service and an
improved interval bus service to Marlow will necessarily also follow this route. This may be an
unwarranted assumption. An obvious approach to Handy Cross for possibly limited stop
services such as the P+R operation and express buses connecting the High Wycombe and
Marlow railway stations and a M40 coachway stop might be along the dual carriageway A404
from north and south. However, this is well outside the immediate scope of the present Local
Plan and may in future be addressed in both the LTP and Handy Cross joint studies.
RECOMMENDATION
q

TR22/1

Modify Policy T22 in accordance with PIC 7/18.

T23: ADDITIONAL POLICIES

The Objections
0379/19
0402/5

Sport England
Mrs B K Wallis

Chapter 7 – Transport

page 416

WYCOMBE DISTRICT LOCAL PLAN to 2011 - Inspector's Report

0831/19
0840/5
1039/11

Miss M B Messenger
Marlow and District Chamber of Trade & Commerce
High Wycombe Society – Transport Group

Summary of Objections
(a)

Thame-Princes Risborough disused railway and the proposed East-West cycle routes
should be protected.

(b)

Transport section should include routes for cycles that would improve daily journeys
made by cycles.

(c)

A developer contribution could be used to fund a relief road for Stokenchurch, which
would avoid ‘rat-running’.

(d)

The section in the Plan relating to transport in Marlow should be redrafted in light of
the recent survey work and proposals and DETR guidance regarding an integrated
transport policy. Accessibility Zones should be clearly identified and suggest enabling
policies

(e)

A policy of vigorously encouraging delivery services should be pursued.

Inspector's Reasoning and Conclusions
7.23.1 The LPA state in rebuttal that the East-West cycle route in High Wycombe is shown on
the Proposals Map (Sheet 3) which is indeed the case. It may be that the route selected is not
the most direct through part of the urban area. If that is the case, the relevant objector may
wish to make future representations to the LPA; in the absence of firm proposals and costings,
no recommendation can be made. The Thame-Princes Risborough railway route safeguarding
is slightly more complicated. This railway, closed in 1963, has recently been proposed by
Chiltern Railways as part of a link from High Wycombe to Oxford. The outcome of this proposal
is not yet known but may still feature in the Oxfordshire and Buckinghamshire future LTPs. As
far as the Local Plan is concerned, the cycleway is partly shown on the Proposals Map (Sheet
1) and the LPA are content that a further section be shown on the Princes Risborough Inset. In
view of the possible strategic connection with NCN Route 5 at Oxford, this is supported.
7.23.2 The suggestion that an A40 bypass to Stokenchurch be safeguarded in the Local Plan
cannot be supported. Apart from the fact that this inevitably very expensive road link is not
included even in the 10-year Investment Strategy of the adopted LTP (CD/M/18a), it would also
have to be the subject of extensive consultation before it could be incorporated in the Local
Plan. Moreover, it would probably have to be at least partly funded by residential development
to the south of the settlement, which is not currently favoured by the LPA. The fact that both
this development and the road link would run through the AONB strongly suggests, given more
stringent policies regarding road and housing construction in such areas, that it is somewhat
unlikely to be approved. There is also the site-specific question of environmental impact. Upon
inspection, it was found that the locally elevated section of the M40 motorway is extremely
intrusive within the local landscape and has created highly unwelcome partial severance
between the urban area and the public footpath network to its south. These effects would be
reinforced by the construction of a further new road link, which may be discounted for these
reasons alone. The available accident statistics are inconclusive and do not add to the case.
7.23.3 The Local Plan has been updated, as far as policy content is concerned, following the
Marlow Parking and Transportation Study (see M0). The question of larger scale plans
showing accessibility is addressed in PIC 7/5 which amends paragraph 7.38 and refers to their
appearance in Supplementary Planning Guidance. The objection that calls for a more vigorous
policy of encouraging home delivery services cannot be supported. No doubt the greater use
of delivery services, especially by foodstores, would in the longer term lead to tangible road
traffic reduction. The matter has already been touched on in this report (see Chapter 5) and it
has been concluded that the future impact of home delivery services is uncertain and its main
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influence may well be on car parking provision at retail outlets. However, the clear possibility of
more frequent access and passage of heavier home delivery vehicles to and within residential
neighbourhoods will undoubtedly ;.need to be considered by the LPA. Since this subject is
covered by Policies T1, T3 and T4, no further recommendation is made.
RECOMMENDATION
q

TR23/1

Modify paragraph 7.38 in accordance with PIC 7/5.
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CHAPTER 8 - THE COUNTRYSIDE AND THE RURAL ECONOMY

8.02: INTRODUCTION

The Objections
0379/43

Sport England

Summary of Objections
(a) Social issues should be given equal emphasis with environmental and economic concerns.
Inspector's Reasoning and conclusions
8.0.1 I consider that the objector’s concern has been fully addressed by PIC 8/1 and I note
that their objection has been conditionally withdrawn.
RECOMMENDATIONS
q

C/0/1

Modify the Plan in accordance with PIC8/1

C1: PROTECTION OF THE BEST AGRICULTURAL LAND

The Objections
0831/13
1260/29
1319/12
1319/13

Miss M B Messenger
The Marlow Society
Ministry of Agriculture, Fisheries and Food
Ministry of Agriculture, Fisheries and Food

Summary of Objections
(a) The ‘best and most versatile’ land should not include Grade 3a.
(b) Amend C1 to prevent any development of the best agricultural land.
(c) Alter C1 to reflect recent advice in PPG7 on development of land of Grades 1,2 and 3a.
(d) The ‘worst-first’ principle is incorrectly applied in para 8.10 to all agricultural land. Amend
paragraph accordingly.
Inspector's Reasoning and conclusions
8.1.1 I consider that the definition of the best and most versatile agricultural land should
include land classified as 3a. PPG7 clearly includes 3a land within its definition of what
constitutes the best and most versatile land. To exclude 3a land from this definition in Policy
C1 would be contrary to PPG7 and would need to be justified by particular local circumstances
to accord with national planning guidance on the preparation of development plans. Although
high grade agricultural land between grades 1-3a is readily available in both the district and
surrounding area, I do not consider that this circumstance provides sufficient justification to
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relax the level of protection afforded to 3a land. There are many parts of the country where this
situation occurs and I do not consider that the District’s circumstances are in any way
exceptional. Therefore I do not consider that there is any justification to amend this Policy in
respect of this objection.
8.1.2 I do not consider that it would be reasonable for the Policy to prevent all development
on the best and most fertile agricultural land. Recent amendments to PPG 7 lists
circumstances where the development of the best and most versatile land would be acceptable,
and how these circumstances relate to the protection of greenfield land and the government’s
objectives for sustainable development. I find that following PIC 8/2 and FPIC 8/15, the Policy
correctly reflects PPG 7 in respect of these changes. Although this change removes Criterion i,
I consider that the amended Policy remains sufficiently robust to provide the degree of
protection for high quality agricultural land required by government policy.
8.1.3 As regards MAFFs two objections concerning the wording of the Policy in relation to
advice in PPG 7, I consider that these have been addressed by PIC 8/2 and FPC 8/15. These
changes amend the Policy so that it still broadly maintains the “worst first” principle, whilst
taking government sustainability objectives into account. I note that these two objections have
been conditionally withdrawn.
RECOMMENDATIONS
q

C/1/1Modify the Plan in accordance with PIC PIC 8 /2 and FPIC 8/15

C2: AGRICULTURAL PERMITTED DEVELOPMENT

The Objections
0593/5
0874/16
1042/18
1260/30

David L Davies
National Farmers Union
Mr J D Burnham
The Marlow Society

Summary of Objections
(a) Amend wording of C2 in respect of “surrounding holding(s)”.
(b) First paragraph of C2 should be deleted because there is no justification for it in
Government guidance.
(c) The four year period for limiting the proposed conversion of agricultural buildings is too
short and should be amended to ten.
(d) The policy is ambiguous as it appears to allow significant agricultural use as a reason to
permit alteration of use. Reword C2 accordingly.
Inspector's Reasoning and conclusions
Inspector's Reasoning and conclusions
8.2.1 I consider that PIC 8/3 addresses Mr Davies’ and the National Farmers Union’s (NFU)
concerns by removing the reference to the restriction of permitted development rights on
surrounding holdings. I consider that this restriction would have been unreasonable and the
Policy now reflects government advice concerning the use of conditions. I note that Mr Davies
has conditionally withdrawn his objection.
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8.2.2 I do not agree with the NFU that the first paragraph of the Policy should be amended.
Whilst I accept that modern agricultural practices will often justify changes of use to buildings, I
consider that the Policy is sufficiently flexible to take these changes of use into account. I
consider that national policy guidance supports this Policy. The Council point to Paragraph 3.7
of PPG 7 as justification for why the first paragraph of the Policy should not be amended, but as
Paragraph 3.7 refers primarily to the necessity to remove disused agricultural buildings that
were erected under permitted development rights, I do not consider that this justification is
wholly relevant. However given the importance of protecting open countryside from
unnecessary development outlined in PPG7, it is reasonable that the Council guards against
the abuse of permitted development rights, which is supported by Paragraph G2 of Annex G of
PPG 7.
I accept that PPG 7 makes no comment concerning this matter in relation to
agricultural permissions, but given that permission for agricultural related development may
occur in locations where other development would not be acceptable, I find that it is also
reasonable for the Policy to also guard against the abuse of these permissions, in order to
protect the countryside from unnecessary development.
8.2.3 I do not consider that the use of the term “significant period” in the Policy is necessary
and I note that PIC 8/3 removes this term from the Policy. Although the length of time a
building has been in use is important in investigating the possible abuse of permissions or
permitted development rights, I consider that Paragraph 8.13 as amended by PIC 8/3
adequately sets out the sort of investigations that the Council would undertake to assess any
possible abuse. Therefore, in the interests of clarity, I consider that this change should be
made and I note that this objection has been conditionally withdrawn.
8.2.4 As regards Mr Burnham’s objections concerning the extension of the four year time
period, I consider that PIC 8/3 addresses the objector’s concern by introducing a ten year
period and I note that this objection has been conditionally withdrawn.
RECOMMENDATIONS
q

C/2/1Modify the Plan in accordance with PIC 8/3.

C3: COMMUNITY FACILITIES IN RURAL AREAS

The Objections
0158/51
0379/12

High Wycombe and Marlow Green Party
Sport England

Summary of Objections
(a) Question how C3 can be enforced.
(b) C3 makes no reference to recreational or sport facilities. Sport and recreation facilities
should be regarded with at least the same importance as other facilities cited in paragraph
8.15, and the policy should be amended to include them.
Inspector's Reasoning and conclusions
8.3.1 I do not consider that the Policy is unenforceable. Although it is beyond the remit of
planning legislation to stop a business use ceasing, in most cases explicit permission would be
required for a change of use. Therefore it is reasonable that the Policy sets out criteria to
assess the suitability of these changes. I do not consider that the Policy requires any
amendment in respect to this objection.
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8.3.2 As regards Sport England’s concerns regarding the importance of sport and recreational
facilities, I consider that these have been addressed by PIC 8/4. I note that this objection has
been conditionally withdrawn.
RECOMMENDATIONS
q

C/2/1

Modify the Plan in accordance with PIC 8/4.

C5: EXTENSIONS OF SITE BOUNDARIES IN THE COUNTRYSIDE

The Objections
0874/15
1024/15

National Farmers Union
Mr J D Burnham

Summary of Objections
(a) It is unclear what is meant by ‘detract from the rural amenities of the area’. As currently
worded, the policy would be contrary to PPG7, as it would prevent the provision of
sensitive, small-scale new development.
(b) Extending neglected sites with well-designed landscaped areas can enhance the
countryside. These opportunities should be encouraged not denied.
Inspector's Reasoning and conclusions
8.5.1 Whilst I accept that amenity is a commonly used planning term, in this context, I do not
consider that rural amenity is a precise enough term to describe what the Council are trying to
protect, as this term could refer to a broad range of irrelevant issues. The Policy’s supporting
text, in Paragraph 8.17, specifically refers to the protection of the rural character and
appearance of the area, which accords with advice given in PPG 7. For clarity and precision I
find that the Policy should refer to this and I have recommended the appropriate rewording
below.
8.5.2 I do not consider that following this rewording the Policy would prevent sensitive small
scale employment generating development, provided that these developments accord with the
Policy’s criteria. I consider that these criteria reasonably balance the need to protect the
countryside with the need to support rural development and thus accord with the advice in
PPG7.
8.5.3 As regards Mr Burnham’s objections regarding the extension of neglected sites to allow
suitable landscaping, I consider that the Policy as amended below would allow for this, as
development that constituted an improvement to landscape would be acceptable, provided it
was sensitive to the rural character and appearance of the area. Therefore I do not consider
that any further amendment to this Policy is necessary with respect to this objection.
RECOMMENDATIONS
q

C/5/1

Modify Policy C5 by deleting the phrase “WHERE THEY DETRACT FROM THE
RURAL AMMENTIES OF THE AREA” and replacing it with ‘WHERE THIS
WOULD HAVE A DETRIMENTAL EFFECT ON THE CHARACTER AND
APPEARANCE OF THE COUNTRYSIDE”, but otherwise make no further
modifications to this Policy.
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C6: AGRICULTURAL AND FORESTRY DWELLINGS

The Objections
0874/14
1042/19
1218/15

National Farmers Union
Mr J D Burnham
R J Newell

Summary of Objections
(a) Objection to the proposed floorspace restriction of 150 square metres – no guideline figure
should be quoted.
(b) An even more stringent policy is needed to prevent abuse by exploitative speculators.
(c) This policy does not reflect the effects of the loss of employment in the agriculture sector,
and the consequent reduction in housing requirement for agriculture.
(d) The requirement to show a need for a dwelling in the local agricultural community is
superfluous and incapable of bring proven.
Inspector's Reasoning and conclusions
8.6.1 I consider that the proposed restriction on floorspace is reasonable. As stated by the
NFU, Annex I of PPG 7, relates the size of the dwelling to the requirements of the enterprise
rather than the requirements of the occupiers or owners. However I find it hard to envisage
circumstances where limiting the floorspace of a dwelling to 150 m2 would have a significant
effect on the operational requirements of an agricultural enterprise. It should be remembered
that this figure is given as a guide in the supporting text to the Policy and if there are good
reasons why a larger dwelling should be required, the Plan is sufficiently flexible to take these
reasons into account at the development control stage.
8.6.2 I do not consider that the Policy should be any more stringent in restricting the building
of agricultural workers dwellings. The Policy, following FPIC 8/16, sets out a series of rigorous
tests that need to be met before permission is granted and to increase the rigour of these tests
would exceed the advice set out in PPG7.
8.6.3 Whilst I recognise that there is currently a reduction in the level of agricultural
employment, I do not consider that this would justify reducing the stringency of tests that should
be applied when considering the removal of an agricultural occupancy condition. PPG 7
recognises that there is often intense pressure for development in the countryside and it is only
reasonable that the Policy should ensure that where possible agricultural workers dwellings
should remain available to the agricultural work force to prevent the additional construction of
new dwellings in the countryside.
8.6.4 The requirement of the Policy to show a need in the local agricultural community is
acceptable. PPG 7 is quite clear that agricultural workers dwellings should only be constructed
where there is a clear need in the local agricultural community. It is not unreasonable to
require satisfactory proof of this need and various methodologies exist to demonstrate that a
need exists. I consider that to remove this requirement would unacceptably weaken the Policy
so that it would not comply with PPG7.
RECOMMENDATIONS
q

C/6/1

Modify the Plan in accordance with FPIC 8/16
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C6: AGRICULTURAL AND FORESTRY DWELLINGS - GRANGE FARM, SAUNDERTON

The Objections
0356/7

Hearing Dogs for Deaf People

Summary of Objections
(e) This policy does not reflect the effects of the loss of employment in the agriculture sector,
and the consequent reduction in housing requirement for agriculture.
Inspector's Reasoning and conclusions
8.6.5 The policy sets out the conditions under which agricultural occupancy conditions may
be lifted, in accordance with the advice in Annex I of PPG7. One of these refers to the need or
otherwise for such dwellings in the area as a whole, thus taking into account the wider
economic position in the sector. An objection to the Local Plan is not the proper procedure
under which the continued need for restrictions on individual dwellings should be assessed; this
should be done by submitting a planning application to remove a condiiton in the usual way.
RECOMMENDATIONS
q

C/6/2

No modification

C7: FARM DIVERSIFIC ATION
The Objections
0874/13
1042/17

National Farmers Union
Mr J D Burnham

Summary of Objections
(a) Objection to the detailed wording of the policy. Amended wording suggested.
(b) The policy should be strengthened to prevent agricultural vehicles consistently disrupting
and delaying traffic.
Inspector's Reasoning and conclusions
8.7.1 As the NFU pointed out, there is some repetition between Criteria (ii) and (iv) in the
Deposit Draft Policy. I consider that PIC 8/6 usefully clarifiies the policy by separating wildlife
and amenity issues from landscape issues. PIC 8/6 also addresses the NFU’s concerns about
the use of the term openness, which avoids confusion in a non-green belt context. However, I
think the use of the term adversely in the Policy is acceptable in both criteria. This term does
not in any way imply a more rigorous test than that set out in Paragraph 1.3 of PPG 7 and I do
not support its amendment.
8.7.2 As regards Mr Burnham’s concerns about reducing agricultural traffic, I consider that
Criterion (iii) of the policy adequately addresses the highways and traffic implications of
development; no amendment is necessary.
RECOMMENDATIONS
q

C/7/1

Modify the Plan in accordance with PIC 8/6
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C8: RE-USE AND ADAPTATION OF BUILDINGS IN THE COUNTRYSIDE

The Objections
0158/52
High Wycombe & Marlow Green Party
0428/1
Bible Lands
0593/4
David L Davies
0874/10
National Farmers Union
0874/11
National Farmers Union
0874/12
National Farmers Union
1042/16
Mr J D Burnham
1193/31
Environment Agency
1218/13
R J Newell
1597/9
The National Trust, Thames & Chiltern Region
Summary of Objections
(a) Criterion (iii) of policy C8 should be deleted because it does not allow for the re-use of
derelict or damaged buildings in the countryside.
(b) Paragraph 8.44 needs amending in order to be consistent with C8 (vii) with respect to the
use of the word ‘feasible’.
(c) Unclear as to what is meant by ‘an area of strategic restraint of employment generating
activity’. According to what basis and what evidence is the need for significantly more jobs
‘not considered to be pressing’? Paragraph should include more positive reference to reuse proposals, as per PPG7.
(d) The meaning of ‘fit in with its rural surroundings’ is unclear. Policy needs to be more finely
balanced and include specific reference to the guidance on rural business in PPG7.
(e) Change last sentence of policy to read ‘For this reason, in some cases the District Council
will require evidence to accompany a planning application’.
(f) The policy must be revised to take into account noise pollution and the nuisance of traffic
generation.
(g) Mention should be made of protected species that may be affected by the conversion of
non-residential buildings to residential.
(h) C8(iii) should allow for other overriding policy considerations which make such conversions
appropriate.
(i) C8(v) should be amended to accord with the advice set out in PPG7.
Inspector's Reasoning and conclusions
8.8.1 For conciseness I will address issues (a),(e) and (h) together. As regards issue (a), I
consider that Criterion (iii) of the Policy does not require amendment. Paragraph 3.14, sub
section e) of PPG7 clearly states that buildings in the open countryside would be suitable for
conversion only where this did not entail major or complete reconstruction. Clearly bringing a
derelict building back into active use would require substantial renovation and the policy
therefore correctly reflects government policy advice with respect to this objection. As regards
issue (e), I consider that paragraph 8.41, requiring the submission of structural evidence before
conversion should not be amended. It is reasonable that the Council investigate the precise
nature of any intended renovations to satisfy themselves that the guidance at paragraph 3.14 of
PPG7 is being met. Turning to issue (h), if there are overriding policy reasons why criterion iii
should not be followed, I consider that these considerations could be adequately addressed as
a matter of development control and for this reason the suggested amendment of the criterion
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would be unnecessary. I note that the objector has conditionally withdrawn this objection.
8.8.2 I consider that Mr Davies’ concerns about the consistency of wording between
paragraph 8.44 and Criterion vii of Policy C8 have been adequately addressed by PIC 8/8.
Similarly I consider that the NFU’s concerns about the reference to an area of strategic
constraint has been met following the deletion of the term by PIC 8/7. I note that both these
objections have been conditionally withdrawn.
8.8.3 I do not consider that the phrase “fit in with its rural surroundings” in Paragraph 8.39 of
the supporting text to the Policy is unclear given the context provided by Policy C8. The Policy
provides a systematic assessment of how development should relate to rural surroundings.
This qualifies the use of the phrase “fit in with its rural surroundings” in the supporting text. I do
not consider a specific reference to Paragraphs 3.8 and 3.9 of PPG 7 would be necessary in
this instance as the Policy’s amended supporting text adequately reflects the broad aims of
PPG 7 regarding rural business and such a cross reference would therefore be repetitive.
8.8.4 I consider that it would be unnecessary for the Policy to make specific reference to
noise and traffic issues. The Plan contains adequate policies that protect against these
potentially detrimental impacts. To introduce specific criteria to address these issues in the
Policy, or to make an additional cross reference to other relevant Plan Policies would involve
the Plan in an unnecessary level of detail.
8.8.5 I consider that the Environment Agency’s concerns over the issue of disused buildings
being utilised as wildlife habitats have been adequately addressed by Policy 10/12 in Chapter
10 of the Plan. I note that this objection has been conditionally withdrawn.
8.8.6 I do not consider that Criterion (v) should be amended. PPG 7 is clear that reasonable
conditions may be imposed on a conversion to overcome adverse impacts. Where conditions
are applied they must meet the tests of fairness and reasonableness set out in Circular 11/95. I
consider that (v) complies both with the guidance in this Circular and PPG 7.
RECOMMENDATIONS
q

C/8/1

Modify the Plan in accordance with PICs 8/7 and 8/8

C9: RE-USE AND ADAPTATION OF BUILDINGS IN THE COUNTRYSIDE

The Objections
0428/2
0874/9
1218/16

Bible Lands
National Farmers Union
R J Newell

PIC 8/9 Objections
0428/3
0524/32
1218/22
1319/17

Bible Lands
Thames Valley Chamber
R J Newell
Ministry of Agriculture, Fisheries and Food

Summary of Objections
(a) First paragraph of C9 should either be deleted or amended – small additional buildings
should be allowed.
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(b) Objections to the inclusion of reference to the Green Belt in PIC8/9.
Inspector's Reasoning and conclusions
8.9.1 PPG 7 stresses the importance of protecting visual amenity in the countryside and the
visual impact of additional buildings can have a highly detrimental effect on the suitability of
conversion schemes. Policy restrictions on the construction of additional buildings associated
with the re-use of buildings in the countryside accord with this guidance therefore. Although I
recognise that there may be circumstances where there is an exceptional justification for
allowing small additional buildings to facilitate the re-use of rural buildings, the Plan is
sufficiently flexible to allow these circumstances to be considered as a matter for development
control. Furthermore PIC 8/9 amends the Policy so that it allows for the use of additional
buildings in circumstances appropriate to the countryside. However I consider that the new
criterion (i) added by PIC 8/9 is unnecessary, as small extensions to facilitate the re-use of
buildings in the green belt may be appropriate. This reference is deleted by FPIC 8/13, which
addresses the objector’s concerns.
RECOMMENDATIONS
q

C/9/1

Modify the Plan in accordance with PIC 8/9 and FPIC 8/13

C9: RE-USE AND ADAPTATION OF BUILDINGS IN THE COUNTRYSIDE - GRANGE FARM,
SAUNDERTON

The Objections
0356/10

Hearing Dogs for Deaf People

Summary of Objections
(a) Policy C9 is too stringent and inflexible. Building should only be permitted in exceptional
circumstances, and extensions allowed only where necessary.
Inspector's Reasoning and conclusions
8.9.2 PPG 7 is explicit about the criteria that should be met before the re-use of a property is
permitted and stresses the importance of protecting visual amenity. Whilst limited extensions
may be necessary to allow a building to return to active use, inappropriate extensions to a
property can be highly detrimental to visual amenity. I consider that the Policy strikes the
correct balance between these considerations, and is sufficiently flexible, to accord with
government policy. Therefore I do not consider that any further change should be made, other
than the PICs already recommended for approval.
RECOMMENDATIONS
q

C/9/1

Modify the Plan in accordance with PIC 8/9 and FPIC 8/13
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C10: SETTLEMENTS BEYOND THE GREEN BELT

The Objections
0408/22
0831/16
1006/3
1260/31
1798/15
0841/8

Ercol Furniture Ltd
Miss M B Messenger
Mr D J Giles
The Marlow Society
Buckinghamshire County Council – Environmental Services Department
Lance Adlam

PIC 8/10 Objections
0408/32

Ercol Furniture Ltd

Summary of Objections
(a) C10 does not adequately cover proposals contained in other policies of the plan, particularly
H2 and E1. Revised wording of C10 suggested.
(b) Objection to the exclusion of any extension to the four communities listed.
(c) The policy does not take proper account of the need for some continuing growth in some of
the other settlements, including Stokenchurch.
(d) Marlow should be added to the list.
(e) E8 should be added to the exceptions H2 and E1 for clarity.
(f) In relation to Princes Risborough, C10 will probably prove to be unsustainable in the longer
term, and the developments noted in Policy H2 will expand beyond the present boundaries.
The policy makes a mockery of the preservation of views into and out of the AONB, and
policies C1, C4, C5, C11 and GB3.
Inspector's Reasoning and conclusions
8.10.1 In addressing these objections, the Council refer to the broad thrust of PPG7, which
seeks to protect the countryside and direct new residential development to towns and villages
where employment and other facilities can be closely grouped. Other guidance in PPG3 and
PPG13 about creating sustainable communities, providing accessible services and reducing
car travel is equally relevant. These policies are reflected in Structure Plan Policies OC1, E3
and particularly, H5, which deals with small scale housing development within rural settlements.
In carrying forward a very similar policy from the adopted Local Plan, I consider the policy
accurately reflects this national and strategic guidance.
8.10.2 Some development beyond the strategic limits of settlements beyond the green belt
(which do not include Marlow) may be permitted if approved through the forward planning
process, as the development of Park Mill Farm at Princes Risborough will be by this Plan.
Smaller development Proposals can be considered under Policies C12 and H12 in specific
circumstances that need no cross-reference to this policy. The Ercol development at the
Princes Estate is underway and accords with Structure Plan policy; however I see no reason
why this large developed site should not be considered as part of the town, especially when the
planned direct link to the station is achieved; while not the subject of formal recommendation, I
think the Council should consider re-drawing the settlement boundary to include the whole of
the estate, which will rapidly acquire an urban character.
8.10.3 Somewhat different considerations apply to the Park Mill site, which is discussed at in
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detail in section 3.2.2 of my report, and where issues such as the impact on views from the
AONB are addressed. I am confident that the allocation would not be enlarged beyond its
boundaries during the life of this Plan. In this instance I consider the settlement boundary
should be amended after this major development has commenced, towards the end of the Plan
period.
RECOMMENDATIONS
q

C/10/1

Modify the Plan in accordance with PIC 8/10

C10: SETTLEMENTS BEYOND THE GREEN BELT - FININGS FARM, LANE END

The Objections
1036/1

I & M Mebbourne

Summary of Objections
(a) Request that site be included within the Lane End Settlement Boundary to facilitate its
development.
Inspector's Reasoning and conclusions
8.10.4 I have dealt with a related objection concerning residential development of the site in
section 3.2.7, where I concluded that any development here would conflict with national and
strategic policies for the protection of the green belt and AONB. It follows that I can find no
justification to amend the settlement boundary in the absence of any very special
circumstances.
RECOMMENDATIONS
q

C/10/2

No modification

C10: SETTLEMENTS BEYOND THE GREEN BELT - LAND & PREMISES OFF MILL ROAD,
STOKENCHURCH

The Objections
1006/9

Mr D J Giles

Summary of Objections
(a) Site should be included within the Stokenchurch Settlement Boundary.
Inspector's Reasoning and conclusions
8.10.5 The site comprises about 1.2 ha of land sited to the rear of residential and commercial
properties in Mill Road. It is a yard used for the storage, preparation and sale of second hand
building materials. A large open barn stands in the middle of the site and a single storey office
building is located near the north-east boundary. The site lies outside the settlement boundary
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for Stokenchurch, within the AONB which washes over the settlement and the surrounding
countryside.
8.10.6 The objector argues for a realistic approach to the definition of settlement boundaries to
allow for the redevelopment of ’brownfield’ land at their edges, thus reducing pressure for
housing growth on greenfield sites. However, the broad thrust of the development strategy off
the Plan is to direct growth to the larger urban areas, such as High Wycombe. I support the
Council’s policy to prevent development on sites where loosely knit groups of buildings could
be consolidated. The site is some distance from the village centre and the occupiers or
residents of any new development would undoubtedly be heavily reliant on travel by private car.
To allow the expansion of this site, which is typical of other partly developed fringe sites, could
lead to pressure for other extensions contrary to local and national policies to restrain growth in
rural areas.
8.10.7 In terms of visual impact, the type of urban development normally allowed within
settlements would involve substantially more buildings, hard surfaces and other enclosures
than currently found on the site. At present the land sticks out into a field and is readily visible
from the footbridge over the M40, whence the intrusion of development into the field
surrounding the site on 3 sides would be prominent in the AONB landscape. It would also be
seen from other rights of way to the east. I consider that despite the current use the site has a
relatively low-key impact on the landscape; materials are not stored to any great height and
boundary enclosures are quite low and/or open. The potentially much more substantial
development that might take place would be likely to have a more adverse effect on views of
the site if the settlement boundary were extended and would outweigh any possible benefit
from removal of the single barn on the site.
8.10.8 I note that the site was included within the settlement boundary for Stokenchurch on
an informal plan published in 1971. This was superseded by subsequent plans that were
subject to full public scrutiny, including the Adopted Plan.
RECOMMENDATIONS
q

C/10/3

No modification

C10: SETTLEMENTS BEYOND THE GREEN BELT – LONGWICK (AS109)

The Objections
0378/12

George Wimpey Plc

Summary of Objections
(a) The site should be included within the Longwick Settlement Boundary.
Inspector's Reasoning and conclusions
8.10.9 I have dealt with an objection concerning a proposed housing allocation at Williams
Way in detail in section 3.2.5 above. In summary, I found that there was no housing need for
an allocation at this site, which performed poorly in relation to the sequential test in terms of
accessibility in particular.
8.10.10
This objection seeks the inclusion of a playing field and sports pavilion
immediately to the north of the proposed housing site within the Longwick village boundary.
However, I share the Council’s view that the boundary should be drawn to show those areas
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where it would be acceptable to allow normal urban development. I consider the tightly drawn
boundary is appropriate to a relatively small village, where one would not expect any significant
growth to take place. The existing boundary is well defined on the ground, following the clear
line of existing development. The proposed change would break this pattern by extending the
settlement onto a large area of predominantly open land.
8.10.11
Although parts of the proposed area are functionally part of the village, the
physical character of the land is quite different. The circumstances where an area of open
space at the much larger settlement of Princes Risborough was included within the town
boundary were also different, since that space falls within the strong physical barrier of the
railway line.
RECOMMENDATIONS
q

C/10/4

No modification

C10: SETTLEMENTS BEYOND THE GREEN BELT - LONGWICK ROAD, PRINCES
RISBOROUGH (AS110)

The Objections
1141/37

Beazer Strategic Land

Summary of Objections
(a) Policy C10 should be amended so as not to apply to this site.
Inspector's Reasoning and conclusions
8.10.12
I have dealt with an objection concerning a proposed housing allocation at this
site in detail in section 3.2.5 above. In summary, I found that there was no housing need for an
allocation at this site, which performed worse than the Council’s proposed allocation at Park
Mill Farm. In these circumstances there is no justification for amending the settlement boundary
here.
RECOMMENDATIONS
q

C/10/5

No modification

C10: SETTLEMENTS BEYOND THE GREEN BELT - PRINCES RISBOROUGH SCHOOL
(AS122)

The Objections
0350/4

Princes Risborough School

Summary of Objections
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(a) The school buildings come within the Settlement Boundary, but the school grounds northwest of the Upper Ic knield Way fall within the Green Belt. Any additional sports/recreational
facilities would therefore have to be located in the Green Belt.
Inspector's Reasoning and conclusions
8.10.13
I have dealt with what is in essence the same objection requesting the school
grounds to fall under Policy L3, as open space in section 10.3. I consider that this would
provide adequate protection for open space in the school grounds and recommended in favour
of this minor boundary change to the green belt, for the reasons explained in section 10.3.
Although L3 sites can be located in rural areas, I think it would be logical and consistent with
this recommendation to include the whole of the school site within the settlement boundary.
RECOMMENDATIONS
q

C/10/6

Modify the Plan by amending the settlement boundary of Princes Risborough to
include the whole of the school site

C10: SETTLEMENTS BEYOND THE GREEN BELT - WYCOMBE ROAD, PRINCES
RISBOROUGH (AS94)

The Objections
0808/3

Linden Homes South East Ltd

Summary of Objections
(a) The site should be included within the Princes Risborough Settlement Boundary as an H2
housing site.
Inspector's Reasoning and conclusions
8.10.14
I have dealt with an objection concerning a proposed housing allocation at this
site in detail in section 3.2.5 above. In summary, PPG2 states that green belt boundaries
should be changed only as a result of Structure Plan alterations or in exceptional
circumstances, neither of which apply in this case. The green belt is not drawn tightly around
Princes Risborough, which could expand to the north-west, and the sustainability
considerations of paragraph 68 of PPG3 do not strictly apply. In any event, I found the site was
not proven to be the most sustainable of all options for housing growth, and in these
circumstances there is no justification for amending the settlement boundary here.
RECOMMENDATIONS
q

C/10/7

No modification

C11: DEVELOPMENT IN THE COUNTRYSIDE BEYOND THE GREEN BELT

The Objections
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0955/1
1006/4
1319/11
1435/1

R G Avery
Mr D J Giles
Ministry of Agriculture, Fisheries and Food
Mr J P Avery

Summary of Objections
(a) In light of the development strategy set out in C10, Policy C11 is too rigid.
(b) The word ‘essential’ should be dropped from the policy and replaced with wording along the
lines of ‘reasonably necessary for the purposes of agriculture’.
(c) Development in the countryside should be considered on Summerleys Road, Princes
Risborough. This could be achieved by either making the whole of Summerleys Road an
Established Residential Zone or amending C11(v) to read ‘infilling and limited development
adjoining villages, hamlets or identifiable ribbons of development where there are no
adverse effects on the character of the area’.
Inspector's Reasoning and conclusions
8.11.1 In response to the first two objections, I consider that Policy C11 sets reasonable
criteria for judging development proposals in the countryside outside the green belt. They
reflect the broad thrust of government policy in PPG7 to balance the need to allow some limited
categories of development that are appropriate to help sustain the economy of rural areas with
the maintenance or enhancement of the rural environment. I endorse the revised policy
suggested by PIC 3/32 to meet the objection regarding agricultural development, which has
been conditionally withdrawn.
8.11.2 The objectors propose residential development on land adjoining 117 Summerleys
Road, which is shown on the Proposals Map as land outside the residential limits of Princes
Risborough. I deal with the housing merits of this suggestion in section 3.2.5 of my report
above. In summary, I consider the proposal would result in an unsightly extension to the
existing ribbon of development along the road, which would detract from the largely rural
character of the area. The dwellings would in at least 1.5km from the railway station and
considerably further on foot from the facilities of the town centre. To amend Policy C11 in a way
which would accommodate such extensions to groups of dwellings in the countryside would not
therefore accord with government policy in PPGs 3 and 7 and RPG9 to direct new housing to
sustainable urban locations and to protect the character and appearance of the countryside.
RECOMMENDATIONS
q

C/11/1

Modify the Plan in accordance with PIC 3/32

C12: THE RURAL ECONOMY

The Objections
1006/5

Mr D J Giles

Summary of Objections
(a) In light of the development strategy set out in C10, Policy C12 is too rigid.
Inspector's Reasoning and conclusions
Chapter 8 – Countryside and the Rural Economy

page 433

WYCOMBE DISTRICT LOCAL PLAN to 2011 - Inspector's Report

8.12.1 I deal with the thrust of this objection in section 8.10 above. The policy allows for some
small scale employment generating development adjoining rural settlements. I consider the
criteria included in the policy reflect national guidance in PPG7 regarding the balance to be
struck between promoting the rural economy and protecting the environment. These criteria
form a suitable test for any proposals that the objector may bring forward for the site at Mill
Road, Stokenchurch.
RECOMMENDATIONS
q

C/12/1

No modification

C13: MAJOR DEVELOPED SITES IN THE COUNTRYSIDE

The Objections
0158/55
0366/7

High Wycombe and Marlow Green Party
Royal Borough of Windsor & Maidenhead – Planning Policy Unit

Summary of Objections
(a) The policy requires that a rural employment site remains so. How will it be enforced?
(b) Concern that Policy C13 and its supporting text does not adequately stress the importance
of protecting the AONB.
Inspector's Reasoning and conclusions
8.13.1 I consider that the Policy ensures that as far as is reasonable the employment use of a
site will be protected. This requirement can be adequately enforced. Although it is beyond the
remit of planning legislation to stop a business use ceasing, changes of use from an
employment use to other uses would in most instances require planning permission. Where a
site was last used for employment, the Policy clearly restricts future uses to new employment
uses. Therefore this requirement of the Policy is clearly enforceable.
8.13.2 I consider that there is no need for the Policy to be amended to take special account of
the development of major developed sites in the AONB. It should be remembered that the
Plan should be read as a whole and I consider that Policy L1, as amended, provides adequate
protection for the AONB. I note that AONB Policies are cross-referenced to in paragraph 8.03
of this chapter. Therefore to add a further cross reference in the Policy to Policies L1 and L2
would involve the Plan in an unnecessary level of detail. I consider that the Policy’s wording
clearly reflects Structure Plan policy OC3, which is referred to in the Policy’s supporting text
following FPIC 8/14. Furthermore I cannot see what useful purpose would be served by having
the supporting text state that there was not a presumption against development in the AONB,
as there is nothing in the Policy or its supporting text to suggest that there is such a
presumption. Similarly I do not think that the objector’s suggested rewording of Criterion i. of
the policy could be considered helpful as it would exceed both government and structure plan
guidance on the redevelopment of major sites in the countryside.
RECOMMENDATIONS
q

C/13/1

Modify the Plan in accordance with FPIC 8/14.
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C13: MAJOR DEVELOPED SITES IN THE COUNTRYSIDE - BOCM SITE, STOKE
MANDEVILLE (AS7)

The Objections
0042/1

Rudin MacLeod Asset Management

Summary of Objections
(a) The site should be added to the list of major developed sites, and either C13 applied to the
re-use/redevelopment of the site, or a separate policy for the site included in the plan. As
the site straddles the Wycombe District/Aylesbury Vale District boundary, the site should be
considered as a whole, not just in two parts.
Inspector's Reasoning and conclusions
8.13.3 The objection site is split between two Buckinghamshire Districts, Wycombe and
Aylesbury Vale. The adopted County Structure Plan refers to the question of the re-use of
existing buildings in the countryside in Policy OC1(c) and to major existing developed sites in
the open countryside in Policy OC3(a-g). These Policies equate to Policies C8 and C13 of the
Local Plan and there would appear to be no significant discrepancy between them or between
the latter and the advice contained in PPG 7(1997). In my view, there is no particular point or
purpose in putting in a cross-reference to the Structure Plan Policies in the supporting text (as
rectified by PIC8/14) or the wording of the Local Plan Policies. The Structure Plan is silent on
the subject of retaining existing employment uses in either of its Policies. However, I note that
the Local Plan (at paragraph 8.38) refers to a general need for strategic restraint in employment
activity. This requirement appears to me quite consistent with a Policy C13(2) indication that
existing or previous employment uses should be retained on the redevelopment of major
developed sites.
8.13.4 The BOCM site at Stoke Mandeville is within the open countryside in the sense used by
Chapter 8 of the Local Plan. It is about 2 km north of the nearest recognisable settlement in
Wycombe District, Ellesborough, which is adjoined by intermittent frontage development along
the A4010 road which links Stoke Mandeville (in Aylesbury Vale District) with Princes
Risborough via Butler’s Cross and Ellesborough. The site has a very long frontage of some
600 m along this road with a rather shorter frontage along a converging minor road which
intersects it just south of the site itself. The surrounding countryside is attractive but
undistinguished and lies just outside the Green Belt and Chilterns AONB although the site is
prominent in the wider rural prospect obtained from the summit of Coombe Hill, some 3 km to
the SSE. As noted in the report of a planning appeal inquiry in November 1989 (DoE ref:
A/89/113767), the extent of buildings and access roadways amounts to no more than some 5%
of the site’s overall area of about 14.9 ha. On my inspection, the above percentage figure
adopted by the Inspector, in reporting to the Secretary of State, looked to be inherently
plausible, assuming no significant change since 1989. A MAFF survey carried out in 1998
concluded that 58% of the land was in agricultural grade 3a and 11% in grade 3b.
8.13.5 The first issue that must be resolved is whether or not the BOCM site should have been
added to the list of Policy C13 sites set out at paragraph 8.57(i-iv) of the supporting text. My
conclusion, following an inspection of each of these sites, is that it bears no comparison with
any of them. The distinctive and distinguishing feature of the identified sites is that they are all
occupied by permanent and substantial buildings whose form, bulk and general design are in
keeping with their rural surroundings, as advised by paragraph 3.14(a) and (c) of PPG 7. In the
case of the BOCM site, the buildings appear either makeshift or dilapidated, as is fully
consistent with their post-war erection and nearly 40-year use as an agricultural research
establishment. They are not particularly sightly but neither are they especially prominent in the
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local or the wider scene. This is attributable to the buildings’ very limited footprint, their low
aspect and the extent of the site’s tree cover, recently the subject of tree preservation orders.
8.13.6 The second issue is whether the terms of Policy C13 ought to be varied in order to
make it more favourable to the prospect of the future redevelopment of the BOCM site. In
particular, Policy C13(2) is considered unduly restrictive since it is considered that an
appropriate form of redevelopment would be for both housing and ‘campus-style’ employment.
This request is somewhat academic; it would only apply if the BOCM site were identified as a
Policy C13 site. My view is that it should not, both for the reasons advanced by the LPA and
having regard to Structure Plan Policy OC3(a) and the advice of PPG7. A course open to any
intending developer of the land would be to invoke the provisions of Policy C8. Here there is a
preference for continued or increased rural employment uses but there is provision for
residential re-use and adaptation in appropriate circumstances. It is also noted that the LPA
has quite recently given outline planning permission for 8 dwellings here (on about 2 ha within
Wycombe District). This suggests an appropriate intensity of redevelopment consistent with
the possible planning advantage implicit in the partial clearance of existing unsightly buildings.
8.13.7 The remaining issue is whether a site-specific policy ought to be included in the Local
Plan by way of modification. This does not seem at all appropriate. The site does not qualify
as a developed site in the countryside, far less as a major developed site, for the reasons just
given. The certification of lawfulness for an existing use in September 1995 merely refers to a
sui generis use for agricultural and veterinary research and development. There is no evidence
of any extensive residential or intensive employment uses. Accordingly the site cannot be
regarded as even rural brownfield in character and I accept the LPA’s argument that PPG3
sequential testing would probably render it quite inappropriate for any significant housing
development. Given the probably low level of employment activity over the past 56 years, its
specific allocation would be contrary to strategic guidance in both RPG9 and the adopted
Bucks Structure Plan Policies H5 and E5. The location of the site is unsustainable relative to
scheduled and accessible public transport. The overall conclusion must be that a site-specific
Policy would be contrary to the Development Strategy set out in Chapter 2 of the Local Plan.
RECOMMENDATIONS
q

C/13/2

No modification

C13: MAJOR DEVELOPED SITES IN THE COUNTRYSIDE - FINNAMORE WOOD (AS28)

The Objections
0738/4

H M Prison Service

Summary of Objections
(a) The site should be identified as a Major Developed Site under C13, or alternatively, policy
C8 should set out the Planning Authority’s approach to re-use of buildings on large sites
such as this. Amendments suggested.
Inspector's Reasoning and conclusions
8.13.8 The objection relates to an extensive area located on the Class III road linking Lane End
and Marlow, some 4 km to the NW of the latter. The site was in use as a Young Offenders
Institution (YOI) (ie a Borstal) from 1960 to 1984 and had been originally established as a
summer camp for children, later used for housing urban evacuees and refugees during the
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Second World War and again used as a holiday camp during the 1950s. Its use as a Borstal
did not require planning permission but an agreement was concluded in 1960 between Bucks
CC and the Prison Commissioners to restrict the site’s use to uses of an institutional character
and to limit the extension of the buildings on the land. The present position is that the secure
and communal accommodation for prisoners is entirely vacant and derelict but roughly half of
the developed site is occupied by 21 single-storey residential buildings, formerly prison officers’
housing, which have mostly been sold to private owners.
8.13.9 The objection site is quite extensive, being some 25 ha in area, but only a relatively
small proportion (3.9 ha) has ever been developed. The available survey evidence is that
about 16% of the site is devoted to the prison establishment, some 16% to ancillary open
playing fields and the remaining 68% to mixed woodland. The site is located within the
Chilterns AONB but the vacant prison buildings and the residential staff accommodation are not
especially prominent, being largely tree-screened. The only discordant landscape feature is the
somewhat crudely levelled and terraced playing field that measures about 200 x 100 m and is
plainly visible, because of its absence of tree cover, from a variety of viewpoints within the
surrounding area. The former prison barracks huts are empty and present a very poor
appearance, being of utilitarian construction and crammed uncomfortably close to each other.
By contrast, the former prison officers’ housing has been visibly upgraded and is clearly very
well maintained.
8.13.10
The first issue raised by the objection is the site’s non-allocation under Policy
C13. By contrast with all the other non-Green Belt sites identified by the LPA, Finnamore
Wood YOI appears to me to fail some of the PPG7 criteria (set out in paragraph 3.14) for such
selection. In particular, although the site and most of the buildings within it are ‘of permanent
and substantial construction’, having mainly survived 63 years of varied and robust use, the
barracks blocks are certainly not ‘in keeping with their surroundings’. Moreover, the latter
especially are not, in my view, ‘capable of conversion without major or complete conversion’.
These are critical considerations given that the Policy C13 presumption is in favour of some
form of continued employment activity and bearing in mind the site’s location within the AONB.
The barracks accommodation would appear unsuitable for conversion by reason of its poor
internal layout, inadequacy of access and tight block spacing, for all but the most rudimentary
of future industrial or storage uses.
8.13.11
It was argued at the inquiry that PPG2 (Green Belt) criteria should apply to
replacement building on the site. This PPG sets out detailed criteria for the redevelopment (as
distinct from the re-use and adaptation) of major developed sites in its Annex C4(a-d). By
analogy, it was held that very similar criteria ought to apply to Finnamore Wood,
notwithstanding its location outside the Green Belt as defined in Wycombe District. However,
the PPG advice is specifically directed towards developed sites within Green Belts and gives no
indication whatsoever of its applicability outside them. It is true that the PPG7 (Countryside)
advice does not make explicit provision for the redevelopment of land or buildings. However,
the Local Plan does address the question of re-use in its Policy C8 and the question of new
building (ie redevelopment) in its Policy C13. The apparent gap in PPG policy coverage may
be explained by the fact that ‘very special circumstances’ or specific policy guidance are
needed to authorise inappropriate development within defined Green Belts but that rural
development may be treated in a more pragmatic way and subject to locally-adopted
development plan policies.
8.13.12
The fact is that the Finnamore Wood site is neither in the Green Belt nor does it,
in my opinion, fully meet the criteria for major developed sites clearly laid down in paragraph
3.14 of PPG7 (ignoring its Annex G which merely offers supplementary guidance). The
development or redevelopment of the site thus falls to be considered, as argued by the LPA,
under Policies C8 or C9 of the Local Plan. However, the objectors wish Policy C8 to be revised
so as to include specific criteria for the limited redevelopment of rural sites that are already built
upon. This could only be done by the insertion of the word ‘redevelopment’ after the words ‘reuse and adaptation’ in the first paragraph of Policy C8. Not only would this run counter to the
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comparable wording used in PPG7 (and hence conflict with its advice) but it would amount to
the modification of a district-wide policy in the interests of a single site. The legal maxim: ‘hard
cases make bad law’ is of clear application in this instance.
8.13.13
In the LPA evidence, reference was made to a current planning application (ref:
00/06884/FUL) in respect of 4 substantial dwellings following the demolition of the derelict
prison accommodation. This application was jointly made by HM Prison Service, the objectors
in the present case. At the close of the inquiry, the LPA (on being questioned as to the latest
position) indicated that the application had been referred to the Secretary of State under s77 of
the TCPA 1990. Such an application would presumably have been made outside the scope of
the 1960 agreement with the former LPA (ie within the context of normal land use planning
control). This form of limited redevelopment may well offer some scope for avoiding what the
objectors referred to, at the inquiry, as the ‘Scylla and Charybdis’ dilemma that Policies C8 and
C13 represent (in their eyes at least). In other words, such very restricted development might
secure planning advantages by way of removing unsightly dereliction in the AONB whilst not
seriously conflicting with the generality of Chapter 8 Policies.
8.13.14
This is a planning judgement which I am not in a position (or required) to make,
on the basis of the present evidence at least. The fact remains that the site and its
developmental history are such as to defy its easy categorisation. Even were I inclined to
recommend that it be given Policy C13 status, problems would still be posed by its resumed
(and presumably preferred) employment use. These problems would arise in view of its lack of
sustainability in relation to local services and public transport provision. There would also be
the inherent conflict between incoming economic activity and the amenity and wellbeing of what
is clearly a small but established residential community. It may accordingly be that some form
of incremental housing development would be best in relation to local service provision and
land use compatibility. However, that is for the LPA (or in the present case, the Secretary of
State) to determine, possibly in the general context of Policy C11(1-2) of the emergent Local
Plan.
RECOMMENDATIONS
q

C/13/3

No modification

C13: MAJOR DEVELOPED SITES IN THE COUNTRYSIDE - HARLEYFORD ESTATE,
MARLOW (AS38)

The Objections
1584/52
2038/1

The Marlow Group
Harleyford Estate Ltd

Summary of Objections
(a) The site should be included in the list of Major Developed Sites in the Countryside.
Inspector's Reasoning and conclusions
8.13.15
The site is a large riverside estate associated with Harleyford Manor, a grade 1
listed building. A substantial part of the site lies within the Chilterns AONB, much of the rest is
an AAL, the eastern end is within the green belt and much of the land around the manor is
designated as a Conservation Area and Park and Garden of Historic Interest. The southern
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part lies within the Thames floodplain.
8.13.16
Structure Plan Policy OC3 requires that any designation as a Major Developed
Site (MDS) in the countryside should be allocated in a Local Plan, and sets a number of criteria
for such designation. In this case the very extensive area of land alongside the Thames is
used for a variety of leisure uses, including golf course, marina, and holiday lodges. However,
the site does not have a developed appearance; rather it is generally open with scattered
parcels of buildings at including those associated with the marina, the lodges, which are at low
density in landscaped grounds, the house itself and a limited number of seasonal caravans.
The site is not subject to a specific policy, and needs no other context, given its commercially
successful operation so far.
8.13.17
I acknowledge that the site makes a major contribution to leisure provision and
the local economy, providing useful employment. However, a designation as an MDS would
encourage considerable employment growth in what is currently a large tract of countryside,
much of which is subject to special environmental protection. Furthermore, the site is not
especially accessible by public transport, falling within zone 5 of the Council’s index. In these
circumstances I consider a change to the planning policy context that might encourage a
substantial expansion of activity on the site should be resisted.
RECOMMENDATIONS
q

C/13/4

No modification

C15: DEVELOPMENT WITHIN RESIDENTIAL CURTILAGES IN THE COUNTRYSIDE

The Objections
0173/18

W J Whitehead

Summary of Objections
(a) Policy does not go far enough. Add a new Criterion ‘(iv) that need can be shown’. The
Policy should address traffic generation and the creation of additional dwellings by
conversion such as granny flats.
Inspector's Reasoning and conclusions
8.15.1 . In most circumstances, there is no requirement under government policy to show
need for an extension to a property. Where extensions would lead to the unacceptable creation
of additional traffic, these issues would be adequately addressed by the Plan’s transport
policies. Furthermore I find that Criterion (i) of the Policy addresses the issue of the creation of
effectively self contained extensions such as granny flats. I consider therefore that the policy
should not be amended.
RECOMMENDATIONS
q

C/15/1

No modification

C16: HAWKS HILL/HARVEST HILL - LAND AT HAWKS HILL, BOURNE END (AS69)
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The Objections
0838/2

Mr R Overall

Summary of Objections
(a) The policy, and its supporting text, is excessively restrictive and seeks to prevent
development on all green spaces, not just those designated under L3. There is no reason
to further strengthen the policies relating to the site, and the wording of Adopted Policy RC4
should be retained.
Inspector's Reasoning and conclusions
8.16.1 This objection to the wording of Policy C16 is inextricably linked to another objection to
the designation of the site under Policy L3; I deal with both in this section. I have noted the
long and complex planning history of the area as a whole, including the past decision not to
include this part of Cores End within the green belt. The policy carries forward a similar policy
from the adopted plan, RC4; its essence is to ensure that any development in this special policy
area retains its rural character. I saw that the rustic character of the area is such that housing
development of the type normally found in urban areas at anything like the minimum density
recommended in PPG3 would be inappropriate. The random pattern of development and
building styles, high level of tree cover, narrow country lanes all contribute to a rural ambience,
even though the main residential area of Cores End abuts the site.
8.16.2 Neither party disputed the validity of the objective to retain this character. Criterion (ii) is
intended to replace the thrust of another Policy, RC1 of the adopted Plan, which sought to
retain gardens incidental green spaces and gaps between buildings where these constitute
important elements of the character of the area. In line with current practice, the word normally
has been omitted from the wording of this Plan. However, I consider the revisions impart a
rather more restrictive regime to new development than the previous version; a strict
interpretation of the new criterion could prevent development where the broad intentions is to
permit limited infilling. By designation as being worthy of L3 protection, by definition the site it
must be considered to contribute to character, where development would not be permitted.
8.16.3 The green space notation protected under Policy L3 is normally found in the urban
areas of the District. I think there is some inconsistency of the application of this notation to an
area where some limited rural infilling may be allowed. I consider there are parallels with the
nearby Miller Humphreys site where the L3 designation was recommended for removal by the
previous Local Plan inspector, as it was on this site. In that instance legal cases eventually led
to the effective removal of the L3 designation.
8.16.4 In testing the site against the criteria for designation, it is greater than minimum size, but
is not accessible to the general public. The Council claimed that it had some accessibility
through visibility. Only the trees along the northern edge can be seen from Kiln Lane, which is
in cutting. Although some views can be obtained from the footpath along the wooded eastern
boundary, in general the site is a private, enclosed area. A key area of dispute between the
Council and the objector concerned the structural role of the site. I consider the most important
elements of the site in the intimate landscape of the Hawks Hill area are the tree belts around
the boundaries, which create the impression of woodland within. However, some development
within central open area of rough grassland and scrub, which is not particularly attractive, would
not affect this role. There was little evidence of any special ecological value, but the land would
clearly be part of a number of linking areas. I see no reason why this resource for wildlife could
not be retained, provided any development was set in plenty of open space, as could be
achieved by reworded policy.
8.16.5 However, I agree with the objectors that the policy is overly restrictive, and the strict
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application of the wording in the deposit plan could frustrate any development here. I consider
that the previous policy contains sufficient environmental safeguards concerning character,
access materials etc to retain the character of the area, as it appears to have done successfully
since it was introduced in the late 1980s. The wording of the old policy would be perfectly
adequate to protect the character of area.
RECOMMENDATIONS
q

C/16/1

Modify the Plan by deleting clause (ii) of Policy C16 and deleting the L3
designation from the site.

C16: HAWKS HILL/HAR VEST HILL - LAND AT HARVEST HILL, BOURNE END (AS68)

The Objections
0958/1

The Miller & Humphreys Families

Summary of Objections
(a) The policy, and its supporting text, is excessively restrictive and seeks to prevent
development on all green spaces, not just those designated under L3. The Hawks
Hill/Harvest Hill policy should not be in the countryside chapter of the plan, but in the
Housing chapter. There is no reason to further strengthen the policies relating to the site,
and the wording of Adopted Policy RC4 should be retained.
Inspector's Reasoning and conclusions
8.16.6 I have noted the long and complex planning history of the area as a whole, including the
past decisions on this site, which now has permission for 4 houses on the upper part of the site.
As I have said above, I appreciate the need for some guidance on the type of development that
would be allowed in an area close to Bourne End/Cores End, outside the green belt but with a
special character. However, subject to the deletion of clause (ii), for the reasons set out above,
I consider that the policy strikes the right balance between allowing for some limited rural infill
housing while protecting the character of the area based on a dispersed random pattern of
development. I consider that the wording of the previous policy, which appears to have been
successful at safeguarding the character of the area successfully since it was introduced in the
late 1980s, should be carried forward into this Plan. Although this recommendation meets the
broad thrust of the objection, I consider that in the area remains more rural than urban in
character and the policy is included appropriately in the countryside chapter.
RECOMMENDATIONS
q

C/16/1

Modify the Plan by deleting clause (ii) of the Policy

C16: HAWKS HILL/HAR VEST HILL (AS39)

The Objections
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1595/7

Berkeley Homes (Chiltern) Ltd

Summary of Objections
(a) Policy is too prescriptive and should allow for more flexibility in its interpretation. Site is
entirely appropriate for residential development. Alternative wording for policy suggested.
Inspector's Reasoning and conclusions
8.16.7 In essence the objectors seek to frame the policy in a more positive way by rewording it
to allow development except where it will cause harm by the three criteria listed in the policy.
As I have said above, I appreciate the need for some guidance on the type of development that
would be allowed in an area close to Bourne End/Cores End, outside the green belt but with a
special character. I accept that the rustic character of the area is such that housing
development of the type normally found in urban areas at anything like the minimum density
recommended in PPG3 would be inappropriate. However, subject to the deletion of clause (ii),
for the reasons set out above, I consider that the policy strikes the right balance between
allowing for some limited rural infill housing while protecting the character of the area based on
a dispersed random pattern of development. I consider that the wording of the previous policy,
which appears to have been successful at safeguarding the character of the area successfully
since it was introduced in the late 1980s, should be carried forward into this Plan
RECOMMENDATIONS
q

C/16/1

Modify the Plan by deleting clause (ii) of the Policy

C16: HAWKS HILL/HAR VEST HILL - FOLEY LODGE (AS30)

The Objections
1230/2

Mr Alan L Warnes

Summary of Objections
(a) Site should be removed from the Green Belt and included in the Hawks Hill/Harvest Hill
Residential Character Zone.
Inspector's Reasoning and conclusions
8.16.8 The site comprises a detached house and garden on the west side of Hawks Hill, within
the greenbelt and opposite the Hawks Hill/Harvest Hill Policy area. PPG2 states that green belt
boundaries should not be changed unless alterations to the Structure Plan have been
approved, or other exceptional circumstances exist. Neither of these criteria have been met in
this case. The boundaries of the adjoining policy area have been tightly defined, following
objections at an earlier Local Plan inquiry. For the most part they follow distinct physical
features on the ground, in this case the road itself. The property on the west side of the road
has a slightly different character to the defined policy area, particularly with regard to the
definition of a clear edge. The site forms part of a less densely developed or open area
separating the Hawks Hill area from the main settlement of Bourne End. Its designation as
green belt helps to prevent the encroachment of new building into the countryside and also
meets the policy objective of assisting urban regeneration. To allow the change to this green
belt boundary would undermine the effectiveness of the policy by creating pressure for further
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releases that would be hard to resist. No exceptional circumstances have been put forward by
the objector to support such a change.
RECOMMENDATIONS
q

C/16/2

No modification

C16: HAWKS HILL/HAR VEST HILL - HEAVENS LEA, BOURNE END (AS40)

The Objections
0360/3

Mr P Laws

Summary of Objections
(a) When read in conjunction with L3 and L2, C16 effectively confers Green Belt status on the
site. Delete policy C16, as C10-C15 give adequate policy guidance on countryside beyond
the Green Belt.
Inspector's Reasoning and conclusions
8.16.9 The site comprises a small field located at the south-western end of the Hawks
Hill/Harvest Hill Policy Area. The history of this policy area is complex, but the Adopted Plan
confirmed the boundaries and Policy RC4 set out the criteria under which limited infill
development would be allowed in this semi-rural area of special character. The Adopted Plan
also confirmed the designation of the site as a green space, to which Policy L3 applied.
8.16.10
These policies have been carried forward into this plan as C16, which protects
the low density, well landscaped and semi-rural nature of the area, and L3, which protects
important areas of open space within settlements. I deal with other objectors to the wording of
Policy C16 in this section above. I consider that this site is rightly designated as an L3 space: it
is large enough, it is an attractive open area within the wider AAL and forms an important
structural role at the edge of the C16 policy area and appears to have some ecological value.
8.16.11
The C16 policy, while not as restrictive as green belt policies, provides an
appropriate level of control in the Hawks Hill/Harvest Hill Policy Area. Policies C10-15 apply
slightly different criteria that are not directly applicable to this special area. I accept that in the
L3 policy also confers another test that has to be passed before development can be allowed,
but it is not as onerous as the very strict criteria for control of new building in the green belt and
does allow for exceptions to be made. In these circumstances I see no need to make a
different recommendation about this specific site than that of the previous Local Plan inspector.
RECOMMENDATIONS
q

C/16/3

No modification

POLICY OMISSION

The Objections
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0508/20

Sir Francis Dashwood, Mr E Dashwood and The Dashwood Wycombe Trust

Summary of Objections
(a) There is no reference to new dwellings in the countryside. A policy should be incorporated
relating to infill development.
Inspector's Reasoning and conclusions
8.17.1 PPG7 states that new residential development in the countryside should be strictly
controlled. Policy C11 of the Plan reflects this policy accurately; the provision of PPG7 for
sensitive infilling of small groups of houses or minor extensions to groups is included as
criterion (v) of the policy.
RECOMMENDATIONS
q

C/POM/1 No modification
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CHAPTER 9 - GREEN BELT
GB1: SAFEGUARDED LAND

The Objections

0571/21
0579/3
1200/13
1578/6
1935/9

Laing Homes Ltd
Michael Lambert
English Nature
M J Jeanes (Group) Ltd
Councillor Anthea Hardy

Summary of Objections
(a) A reassessment of the former ASRs should have been made to see whether retention of
their present extent continues to be warranted.
(b) The retention of expansion land in the former ASRs is questioned as there is clearly a need
to release this land for housing.
(c) Paragraph 9.08 is inconsistent with national policy guidance on AONBs.
(d) There is insufficient information with regard to the impact on nature conservation interests in
the areas of Safeguarded Land.
(e) The Handy Cross ‘clover leaf’, Grange Farm, Gomm Valley, Lane End Road, and Abbey
Barn should revert to Green Belt and AONB, and land to the south of Booker Airpark should
be taken out.
Inspector's Reasoning and conclusions
9.1.1 The former Areas of Special Restraint (ASRs) were re-assessed as part of the general
process of reviewing the Plan with particular regard to housing needs. All the sites are
discussed extensively in section 3.2 of my report. In general, green belt and AONB
designations are drawn tightly around the major towns in the district, with the exception of the
west side of Princes Risborough. In these circumstances I consider the retention of areas
suitable for urban extensions to meet future needs accords with the advice in paragraph 2.12 of
PPG2. The remaining areas would accommodate extensive development over many years.
9.1.2 I deal with the question of housing need in Chapter 3 of my report, where I concluded
that the shortfall of available land to meet Structure Plan requirements should be addressed. I
recommend a housing allocation on one of the ASLs at Terriers Farm to achieve this aim.
However, to release the other areas would result in a very substantial over-provision of housing
sites in conflict with Policy H2 of the Structure Plan and the guidance in RPG9.
9.1.3 As I have said in my discussion of objections concerning Grange Farm and Lane End
Road, I consider there is some inconsistency between the designation of land as an AONB and
its safeguarding for future development needs. At the inquiry there was some dispute as to
whether a need to meet Structure Plan housing requirements could ever equate to a national
need. In the current circumstances, where ASLs outside the AONB are available for
development, I agreed with the Council that the test of national need in paragraph 4.5 of PPG7
would not be met at present. I have suggested that the issue of potential long-term
development in the AONB to meet sub-regional housing needs should be addressed at the next
review of strategic policy.
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9.1.4 I have some sympathy with the objector’s concerns with the lack of detailed information
about nature conservation in the ASLs. Detailed scrutiny of this issue during the inquiry
sessions dealing with objections to Abbey Barn North (ABN) lead to in the first instance to a
reduction in suggested housing capacity by the Council and was a major factor in my
recommendation to delete the site as a housing area. The inquiry sessions into proposed
development at other ASLs all revealed the need for more detailed information to assess the
effects of development on wildlife than the surveys contained in Gillespies Comparative
Landscape Assessment (CD/I/12). However, even in the case of Gomm Valley, which contains
an SSSI and a proposed SINC, development may be constrained but not prevented by such
designations. The development principles for allocated sites take into account the need for
wildlife protection and direct potential developers towards ecologically sound proposals. The
provision of more information about these matters is a concern for the future review of the Plan
but there is no need for further modifications to this Plan.
9.1.5 I have dealt with Cllr Hardy’s proposal for a major satellite settlement and employment
area in the green belt on the south west side of High Wycombe in section 3.2. As already
mentioned, it is beyond the scope of this Plan to make major alterations to green belt
boundaries unless they have been approved in the Structure Plan. While I share many of the
objector’s views about the value of the Gomm Valley landscape in particular, I have no
jurisdiction over changes to AONB boundaries.
RECOMMENDATIONS
q

GB/1/1

No modification

GB1: SAFEGUARDED LAND - ABBEY BARN SOUT H

PIC 9/1 Objections
0524/33
0526/42
0974/13
1579/31
1739/5
1798/25
22063/11

Thames Valley Chamber
Chepping Wycombe Parish Council
Chiltern Society
Oxford Land Ltd
Lord Carrington’s Grandchildren’s Settlement
Buckinghamshire County Council – Environmental Services Department
Wycombe Summit Ltd/Wycombe Option Ltd

Summary of Objections
(a) Objection to the reinstatement of Abbey Barn South as Safeguarded Land.
(b) Infrastructure in the Wycombe Marsh and Abbey Barn North sites must have enough
capacity to allow for the future development of Abbey Barn South.
Inspector's Reasoning and conclusions
9.1.6 I have dealt with objections to the deletion of the mixed use allocation at the site from
the Deposit Plan in sections 3.2 and 4.2 of my report. This part of the report deals with the
objection to the re-instatement of the ASL designation on the grounds that it should be green
belt, as advocated by the Chiltern Society.
9.1.7 The purpose of the ASLs is to ensure that long-term maintenance of green belt
boundaries by providing land between the urban edge and the green belt to meet future
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development needs. The recent review of RPG9, setting out the level of additional housing
provision for Buckinghamshire at an average rate of 3,210 dwellings each year, gives an
indication that there will undoubtedly be a longer term need for housing land in the District.
While much of the need should be met on previously developed land within the urban area, the
Council is already above the government’s suggested minimum target. I agree with the Council
that requirements for employment land are less certain, but cannot be discounted.
9.1.8 In considering objections to the deletion of the site as an allocation for mixed use I took
into account the Council’s comparative site assessment and a variety of evidence from Oxford
land and other objectors about its suitability for development. I acknowledged that the site
suffered from disadvantages such as a poor relationship to public transport the need for
substantial investment in highway improvements and loss of best and most versatile
agricultural land in particular.
9.1.9 However, I consider that these constraints need not preclude development in the long
term. Public transport services to the site could be improved and the cost of highway works
would not undermine the fundamental viability of development. The loss of agricultural land is
one factor to be weighed in the balance with others, and affects the suitability of other sites,
albeit to a lesser extent. I have concluded therefore that there are no real impediments to the
development of the site, which the accords with the criteria for suitability as safeguarded land
as set out in Annex B of PPG2.
9.1.10 I note that the County Council’s objection has been conditionally withdrawn following
PIC 3/6, which ensures that development at Wycombe Marsh would cater for highway
improvements necessary to provide satisfactory access to this site. A similar point with regard
to ABN does not apply at this stage, following my recommendation to delete the housing
allocation in this Plan.
RECOMMENDATIONS
q

GB/1/2

Modify the Plan in accordance with PICs 4/2 and 9/1

GB1: SAFEGUARDED LAND - ABBEY BARN NORTH

PIC 9/1 Objections
0376/78

Axa Equity and Law Life Assurance Society

Summary of Objections
(a) Abbey Barn North should be included as Safeguarded Land and Gomm Valley deleted.
Inspector's Reasoning and conclusions
9.1.11 For the reasons set out in section 3.2.1 of the report, I have recommended in favour of
this objection with regard to Abbey Barn North (ABN). The ABN site fared less well than
Terriers Farm in my own comparative assessment of the suitability of competing sites for
primarily residential development. However, I consider the ecological constraints and the need
for highway infrastructure in association with Abbey Barn South (ABS) is not so severe as to
preclude development completely. In view of the severe constraints on some other ASLs, I
consider the site should be safeguarded for future use beyond the plan period, if required.
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RECOMMENDATIONS
q

GB/1/3

Modify the plan by deleting the housing allocation and re-instating the site as
Land Safeguarded from the Green Belt

GB1: SAFEGUARDED LAND - ASHWELLS AND PIMMS CLOSE

PIC 9/1 Objections
0526/41
0585/4
0804/2
0974/12
1170/7
1207/15
1437/6
1813/7
1862/7

Chepping Wycombe Parish Council
Ronald T Findlay
Mr & Mrs Bailey
Chiltern Society
Mrs James Bazell
Residents’ Action Group on Gomm Valley
Mr D Harris
Mrs Jean Rollason
Beaconsfield Constituency – Conservative Association, Tylers Green Branch

Summary of Objections
(a) Objection to the inclusion of the Ashwells and Pimms Close sites within the Gomm Valley
Safeguarded Land.
(b) The Gomm Valley, including Ashwells and Pimms Close, should become part of the Green
Belt.
Inspector's Reasoning and conclusions
9.1.12 I have dealt with objections to the Deposit Plan housing allocations primarily in section
3.2.1 of my report. The sites are also part of the larger Gomm Valley site proposed for major
mixed-use development by Axa, which is covered in section 3.2.4. This part of the report deals
with the objection to the retention of the ASL designation on the grounds that it should be green
belt.
9.1.13 The purpose of the ASLs is to ensure that long-term maintenance of green belt
boundaries by providing land between the urban edge and the green belt to meet future
development needs. The recent review of RPG9, setting out the level of additional housing
provision for Buckinghamshire at an average rate of 3,210 dwellings each year, gives an
indication that there will undoubtedly be a longer term need for housing land in the District.
While much of the need should be met on previously developed land within the urban area, the
Council is already above the government’s suggested minimum target. I agree with the Council
that requirements for employment land are less certain, but cannot be discounted.
9.1.14 In considering objections to proposing the allocation for mixed use in the Gomm Valley I
took into account the Council’s comparative site assessment and a variety of evidence from
Axa, Wimpey and other objectors about its suitability for development. I acknowledged that the
site suffered from disadvantages such as a poor relationship to public transport the need for
substantial investment in highway improvements and loss of best and most versatile
agricultural land in particular.
9.1.15 However, I consider that these constraints need not preclude development in the long
term. Public transport services to the site could be improved and the cost of highway works
would not undermine the fundamental viability of development. The loss of agricultural land is
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one factor to be weighed in the balance with others, and affects the suitability of other sites,
albeit to a lesser extent. I have concluded therefore that there are no real impediments to the
long-term development of the site, which the accords with the criteria for suitability as
safeguarded land as set out in Annex B of PPG2.
RECOMMENDATIONS
q

GB/1/4

Modify the plan in accordance with PIC 3/4

GB1: SAFEGUARDED LAND - GREEN FARM, HIGH WYCOMBE

The Objections
1578/5

M J Jeanes (Group) Ltd

Summary of Objections
(a) 50 acres of land at Green Farm should be identified as Safeguarded Land.
Inspector's Reasoning and conclusions
9.1.16 The site is an irregularly shaped parcel of land located on the northern edge of High
Wycombe to the rear of houses fronting White Hill and Green Hill, within the AONB as well as
the green belt. For the reasons I have stated at section 3.2.5, of this report, I consider that the
site should be retained within the green belt as it serves important green belt functions. I
recognise that, for the reasons set out in section 7.20, there is no necessity to safeguard the
route of the Hazlemere diversion. These included the low ranking of the Grange Farm site that
the road would serve in my comparative housing sites assessment possible and strong
protection against development afforded by its location in the AONB and green belt. There has
not been a recommendation in the Structure Plan to alter the green belt boundaries in this
location and I consider that no exceptional circumstances, such as the national need for
development, exist to justify the removal of the site from the green belt.
RECOMMENDAT IONS
q

GB/1/5

No modification

GB1: SAFEGUARDED LAND - LAND TO THE EAST OF ABBEY BARN LANE AND NORTH
OF M40

The Objections
2063/1

Wycombe Summit Ltd/Wycombe Option Ltd

Summary of Objections
(a) This land should be removed from the Green Belt.
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Inspector's Reasoning and conclusions
9.1.17 The objectors seek the removal of the site from the green belt, in order that the site
could be developed as a hotel. Section 12.6 deals with the hotel proposal, where I recommend
that the Plan makes adequate provision for new hotel development on sites outside the green
belt. As repeated elsewhere in the report, government policy in PPG2 is that green belt
boundaries should be changed only in response to Structure Plan alterations or otherwise in
exceptional circumstances, which do not apply here for the reasons in sub section 12.6.5.
RECOMMENDATIONS
q

GB/1/6

No modification

GB1: SAFEGUARDED LAND - TRALEE FARM, SOUTH OF HOLMER GREEN

The Objections
0709/2

Bryant Homes Technical Services Ltd

Summary of Objections
(a) Site should be removed from the Green Belt and designated as Safeguarded Land.
Inspector's Reasoning and conclusions
9.1.18 The objection site comprises about 7.1 ha of land adjoining the north-eastern boundary
of Hazlemere as shown on the Plan, within the green belt. In general terms new housing in the
green belt conflicts with government policy in PPG2 and in PPG3. My comments in the housing
chapter about the need for more housing on ‘greenfield’ land equally to this site. While I
identified a shortfall of allocated land to meet Structure Plan requirements to 2011, I consider
that this could be met for the most part by the allocation of a major site for 400 dwellings at
Terriers Farm, High Wycombe. Therefore I find no need to identify any additional land outside
the main urban areas. Even if there were, Policy H2 of the Structure Plan states that land
releases should take place outside the green belt. The Plan safeguards other areas excluded
from the green belt for possible development in the longer term.
9.1.19 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. This site lies within Accessibility Zone 5 and that
argument does not apply with any real force. A key facet of the green belt is its permanence;
PPG2 states that its boundaries should not be changed unless alterations to the Structure Plan
have been approved or other exceptional circumstances exist. In this case the site continues to
meet green belt functions of: preventing the spread of High Wycombe and its encroachment
into the countryside; providing a break in the vulnerable gap between Hazlemere and Holmer
Green; and encouraging the development of urban land. The removal of green belt designation
would conflict with established policies to protect the green belt. I have found no reason to take
a different view from the previous Local Plan Inspector who recommended no change to green
belt boundaries here, and no other exceptional circumstances to justify the release of the site
from the green belt.
RECOMMENDATIONS
q

GB/1/7

No modification
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GB1: SAFEGUARDED LAND - JACKSON'S FIELD, CORES END (AS48)

The Objections
1020/2

Reit Asset Management

Summary of Objections
(a) Site should be removed from the Green Belt and designated as Safeguarded Land.
Inspector's Reasoning and conclusions
9.1.20 I have dealt in detail with a related objection that the site should be developed for
housing in section 3.2.6 above. For the reasons set out there, I consider that the site should be
retained in the green belt. To allocate the site as safeguarded land would fundamentally
undermine the permanence of the green belt, one of its most important characteristics. I found
that the site was not more suitable as a development site than Slate Meadow. In the absence
of any approved Structure Plan boundary changes, exceptional reasons to justify removing the
site from the green belt are required. I found none.
RECOMMENDATIONS
q

GB/1/8

No modification

GB1: SAFEGUARDED LAND - TOWN FIELD, CORES END

The Objections
0348/1

Dawn Holdings SA

Summary of Objections
(a) Site should be designated as Safeguarded Land.
Inspector's Reasoning and conclusions
9.1.21 The site is a rectangular field of 3.4 ha located on the valley floor of the River Wye
between the former Wycombe to Marlow railway line and Town Lane. The site has been
included in the green belt since 1972. PPG2 states that green belt boundaries should not be
changed unless alterations to the Structure Plan have been approved or other exceptional
circumstances exist. Development of this site would destroy its open character and its long
term green belt role. In this case the site fulfils the important green belt functions of checking
the unrestricted sprawl of the High Wycombe urban area safeguarding the countryside from
encroachment, preventing the merger of Cores End with Wooburn and helping urban
regeneration by encouraging the recycling of urban land.
9.1.22 At present other areas of land remain safeguarded from the green belt to meet future
development requirements. There is no need to add to this resource during the life of this Plan
and no justification of the suitability of this site for that purpose has been advanced. There has
not been a recommendation in the Structure Plan to alter the green belt boundaries in this
location and I consider that no exceptional circumstances, such as the national need for
development, exist to justify the removal of the site from the green belt.
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RECOMMENDATIONS
q

GB/1/9

No modification

GB1: SAFEGUARDED LAND - LAND ADJACENT HILL FARM, MARLOW BOTTOM

The Objections
0937/1

Miss P M Kimber

Summary of Objections
(a) Site should be designated as Safeguarded Land.
Inspector's Reasoning and conclusions
9.1.23 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. Other areas of safeguarded land outside the green belt are available to meet
possible future housing needs. To allocate the site as an ASL or for housing would
fundamentally undermine the permanent boundaries of the green belt, one of its most important
characteristics. In the absence of any approved Structure Plan boundary changes there were
no exceptional reasons to remove the site from the green belt.
RECOMMENDATIONS
q

GB/1/10

No modification

GB1: SAFEGUARDED LAND - WYCOMBE ROAD, PRINCES RISBOROUGH

The Objections
0808/2

Linden Homes South East Ltd

Summary of Objections
(b) Site should be removed from the Green Belt and designated as Safeguarded Land.
Inspector's Reasoning and conclusions
9.1.24 I have dealt with a related objection that the site should be allocated for housing in
section 3.2.5. For the reasons stated there, I consider that the strength and doubtful
applicability of the sustainability arguments advanced by the objector were insufficient to
outweigh the harmful effects of releasing permanent green belt land. In the absence of
approved boundary alterations made by the Structure Plan or any exceptional circumstances
the site should remain in the green belt.
RECOMMENDATIONS
q

GB/1/10

No modification
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GB1: SAFEGUARDED LAND - LAND EAST OF THE LANE, STOKENCHURCH

The Objections
1006/2

Mr D J Giles

Summary of Objections
(a) Area A of AS83 should be designated as Safeguarded Land.
Inspector's Reasoning and conclusions
9.1.25 The site comprises two parcels off land both adjoining the north-eastern side of
Stokenchurch: one mainly open area of about 13.77 ha and a smaller parcel of about 0.9ha on
which is sited a former grain drier and attached open barn. The objector argues that the land
was wrongly defined as green belt in the Wycombe Rural Areas Local Plan (WRALP) which
dates back to 1991. However, whatever happened in the past, the site has been within the
green belt for many years without challenge, including at the last Local Plan inquiry.
9.1.26 Government policy in PPG2 emphasises the importance of maintaining permanent
green belt boundaries, which should only be altered in the event of approved changes to the
Structure Plan or other exceptional circumstances. The objector argued that some land was
needed to meet long term local needs in Stokenchurch. I have no firm evidence that these
needs could not be met within the existing settlement boundary or on land outside the green
belt. To provide for a major expansion of the village on a site of this size would conflict with the
broad thrust of Structure Plan Policy H2 and this Plan to direct major growth to the High
Wycombe urban area, where a wider range of employment opportunities and commercial and
community facilities are available. A range of sites on safeguarded land outside the green belt
remain available to meet this purpose. The Structure Plan has not made any changes to the
green belt boundary and I consider the local needs advanced by the objector are far short of
the exceptional circumstances required to justify releasing a substantial tract of land from the
green belt.
9.1.27 The gently sloping grass pasture of the larger parcel of land is an integral element of the
broad sweep of Chilterns landscape to the north of Stokenchurch. The site performs the
important green belt functions of preventing the outward spread of the village, safeguarding the
countryside from encroachment and helping urban regeneration. The boundary of the green
belt along the rear gardens of houses on this side of Stokenchurch is quite clearly defined on
the ground and needs no clarification.
9.1.28 With regard to the smaller parcel of land which includes the grain drier, paragraph 2.6 of
PPG2 states that green belt land should not be developed just because it has become derelict.
The objector argues that the site presents a strongly developed presence and should be
designated as land falling within the settlement boundary of Stokenchurch. However, although
the rather ramshackle building stands on higher ground when viewed from The Lane, the extent
of building footprint on this part of the site is low. The adjoining barn/shelter is open on two
sides and the site as a whole maintains a rustic appearance, with a character and density of
development quite distinct from the adjoining housing estate to the south. I do not therefore
consider that the state of the buildings or the appearance of the site represent the exceptional
circumstances required to remove the site from the green belt.
RECOMMENDATIONS
q

GB/1/11

No modification
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GB1i: SAFEGUARDED LAND - GRANGE FARM

The Objections
See Appendix 9A
Summary of Objections
(a) Add to local road congestion, noise and airborne pollution.
(b) Destruction of an area of versatile farmland.
(c) Loss of area of informal amenity and recreation.
(d) Destruction of a valuable natural environment in the AONB.
(e) Filling of a strategic gap.
(f) Reduction of quality of living environment in the vicinity.
(g) Conflict with the following policies and advice;
•

Government policy, advice and reports

•

European Environmental Directives

•

Agenda 21

•

SERPLAN’s Draft Development Strategy for the South East to 2016

•

Countryside Commission’s 1991 statement on AONBs

•

Environmental Guidelines for the Management of Roads in the Chilterns AONB

•

Draft Design Guidelines for Development within the Chilterns AONB

•

Buckinghamshire County Structure Plan

•

Wycombe District Council strategic aims

•

other policies within the Local Plan

•

sequential development

•

sustainable development

(h) Cause unacceptable demands on the local water supply infrastructure.
(i) Local services and facilities are not adequate to support additional population.
(j) Affect the value of properties in the immediate surrounding area.
(k) Increase in crime.
(l) Brownfield land should be used instead.
(m) Development should be distributed over a much wider area and not built as one massive
development.
(n) The site should be used for recreation – a ‘Millennium’ woodland could be planted on the
site instead of proposed development.
(o) Setting an undesirable precedent.
(p) No sustainable evidence demonstrating a need for development of the site.
(q) The site is not genuinely capable of development.
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(r) Overwhelming public opposition to the proposal.
(s) Safeguarded Land designation should be deleted. The site should become subject to the
restraints imposed on the remainder of the AONB, or replaced with Local Landscape Area,
Conservation Area, Strategic Gap or Green Belt designation.
(t) Visually intrusive from the AONB, including despoliation of views from the Hughenden
Estate, which is designated as a Park of Special Historic Interest.
(u) Development would threaten the Four Ashes Conservation Area and Listed Buildings at
Grange Farm.
(v) This countryside site has already been spoilt by the unsympathetic way in which it has been
farmed and managed. Development should therefore not be delayed and the site should
be allocated for immediate development. Grange Road (North) by the Royal Standard and
the tennis courts could bear some of the burden of future housing demands.
(w) There are serious problems with sites identified under Policy H2 and there are limited other
sites within the Safeguarded Areas to meet the scale of housing development required.
Therefore consideration should be given to release of Grange Farm during the plan period.
Inspector's Reasoning and conclusions
9.1.29 I have dealt in detail with objections proposing residential development on all or part of
this 109 ha site in section 3.2.4 of my report. In doing so I took account of these objections
taking the contrary point of view that safeguarded land designation should be deleted and the
site included in the green belt. I see no need to re-iterate all those detailed arguments in
support of my recommendation against housing allocation(s) in this part of the report.
However, I address the issue of whether the green belt boundary should encompass the site.
9.1.30 The prime purpose of the areas of safeguarded land (ASLs), formerly known as ASRs,
is to ensure the long term protection of the green belt by providing land for future development
needs. As I have already noted in relation to the Abbey Barn South site discussed above, there
is very little doubt that the High Wycombe area will continue to experience a need for
development land beyond the Plan period at some stage. Annex B of PPG2 sets out the
criteria to be applied in selecting ASLs, which should be genuinely capable of development
when needed. The factors to be taken into account, bearing in mind government policy in
PPGs 3 and 13, include the relationship of the land to existing development, public transport
links and other infrastructure, environmental and landscape quality, potential to improve urban
edges and advice about protecting the best agricultural land.
9.1.31 In this case a key issue is the location of the whole site within the AONB, a higher order
landscape designation than the Council’s LLAs. Notwithstanding the comments of the
Inspector who heard objections to the last Local Plan, I consider there is some inconsistency
between this designation and government policy for the AONB, as clarified by Ministerial
statement in June 2000. Development of the site would undoubtedly constitute ‘major
development’ in the terms of paragraph 4.5 of PPG7, and the threefold test would apply. The
Council acknowledged that the first two tests relating to national need for the development and
availability of alternative sites would not be met in the life of this Plan. If at some future date
they were met, it was argued that the environmental quality of the eastern part of the site was
such that this area had the potential to accommodate development, and the third test could be
met. There are differences in landscape character within the site; a more open pattern of large
arable fields in the east contrasts with a more enclosed pastoral area on the western side.
However, I draw no particular distinction between these areas in terms of landscape quality, as
the Countryside Commission did not on AONB designation.
9.1.32 A fundamental issue here is whether the expansion of High Wycombe, for example with
new housing in order to meet sub-regional requirements, could be considered to satisfy the test
of a national need that could not be met elsewhere. The relative weight to the protection of the
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green belt and the AONB would also need to be addressed, taking account of the guidance in
paragraph 68 of PPG3. I note that both PPG7 with regard to AONB revisions and PPG3 post
date GOSE’s comments on deposit version of the Plan, after which policy for this particular ASL
was unchanged. Following the guidance in paragraph 2.7 of PPG2, I consider that these
issues can only be resolved at strategic policy level, rather than through a Local Plan review.
In the meantime therefore I recommend that the safeguarded land designation should remain.
9.1.33 Setting aside the matter of whether the AONB designation means that the site was
genuinely capable of development I have considered whether any other matters would make
the site unsuitable for future development. The Council’s evidence was that the highway
network in this part of High Wycombe, and along the Amersham Road corridor in particular,
would be unable to cope with predicted traffic flows from development of the whole site without
unacceptable levels of congestion. This problem could be overcome by providing a new road
from Kingshill Road to White Hill, shown as a safeguarded line on the Proposals Map. I deal
with objections to this in section 7.20 of the report, where I concluded that there was no real
need to protect the route given the likely prospects for development of both the site on along
the protected line. The road would have severely adverse consequences on the environment
of another part of the AONB and Four Ashes Conservation Area, and for wildlife interests,
which would have to be assessed in any decision to proceed with development on Grange
Farm itself. However, there are no technical constraints which would prevent the provision of a
suitable access to the site.
9.1.34 I have taken into account the evidence of the Grange Action Group concerning the
ecology of the site, and the value of the existing habitats, which supplements the limited data
contained in the Council’s surveys. As a general point, the site is large enough to allow for any
detailed scheme to take into account the need to secure the measures to deal with protected
species such as badgers. It may be that some areas of the site would need to be set aside
from development to protect other valuable habitats, for example for moths, but the need to
protect wildlife interests would not prevent development of very substantial areas of the site.
9.1.35 Similar arguments apply to those areas of the site with historic associations, such as
Ladies Mile and the area around the farm buildings themselves. The site helps to form a break
between Widmer End and the Terriers area of High Wycombe and some loss of community
identity may result if the whole site were developed. However, as the Council suggest, a green
wedge based on land in the western half of the site could minimise this disadvantage.
9.1.36 The agricultural land value of the sites is mainly class 3B, with some areas of grade 3A.
Again, in the context of the advice of paragraphs 2.17 and 2.18 of PPG7, as revised by the
Minister in March 2001, the loss of some best and most versatile agricultural land would not be
an overriding constraint.
9.1.37 In summary therefore, the designation of the site within the AONB is a highly significant
constraint to ASL designation. If strategic policy continues to confirm the status of the site as
safeguarded land, its landscape quality is likely to be a critical factor in its ranking towards or at
the bottom of any list of competing development sites.
RECOMMENDATIONS
q

GB/1/12

No modification

GB1ii: SAFEGUARDED LAND – TERRIERS FARM
The Objections
See Appendix 9B
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Summary of Objections
(a) Add to local road congestion, noise and airborne pollution.
(b) Destruction of an area of versatile farmland.
(c) Loss of area of informal amenity and recreation.
(d) Destruction of a valuable natural environment.
(e) Filling of a strategic gap.
(f) Reduction of quality of living environment in the vicinity.
(g) Conflict with the following policies and advice;
•

Government policy, advice and reports

•

European Environmental Directives

•

Agenda 21

•

SERPLAN’s Draft Development Strategy for the South East to 2016

•

Environmental Guidelines for the Management of Roads in the Chilterns AONB

•

Draft Design Guidelines for Development within the Chilterns AONB

•

Buckinghamshire County Structure Plan

•

Wycombe District Council strategic aims

•

other policies within the Local Plan, including AONB

•

sequential development

•

sustainable development

(h) Cause unacceptable demands on the local water supply infrastructure.
(i) Local services and facilities are not adequate to support additional population.
(j) Affect the value of properties in the immediate surrounding area.
(k) Brownfield land should be used instead.
(l) Development should be distributed over a much wider area and not built as one massive
development.
(m) The site should be used for recreation – a ‘Millennium’ woodland could be planted on the
site instead of proposed development.
(n) Site should be used for a Park and Ride.
(o) Setting an undesirable precedent.
(p) No sustainable need for development of the site.
(q) Overwhelming public opposition to the proposal.
(r) Safeguarded Land designation should be deleted and replaced with Local Landscape Area,
Conservation Area, Strategic Gap or Green Belt status.
(s) Visually intrusive from the AONB.
(t) Development would threaten the Four Ashes Conservation Area and Listed Buildings at
Grange Farm.
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(u) The site is well located in relation to other development, roads and facilities and should
therefore not be safeguarded, but released for housing during the local plan period.
Inspector's Reasoning and conclusions
9.1.38 I deal in full with objections that the site should be allocated for mixed-uses, but
primarily housing, in section 3.2.4 of my report above. These include the possibility of a park
and ride facility. I concluded that Terriers Farm was the most suitable of the ASLs to make
good a shortfall of land to meet Structure Plan housing targets, to be programmed after all the
available previously developed sites have been taken up. For the reasons explained there,
which also took into account evidence in support of these objections, it follows that I consider
the site should not be included within the green belt.
9.1.39 In summary, I consider Terriers Farm is a high performing site where new housing
development would form a logical urban extension to High Wycombe. In comparison with other
sites it lies in a relatively good position for those residents without access to a car to be able to
reach a variety of facilities and services in High Wycombe by other modes of transport. I
disagree with the Council and residents about the landscape value of the site, which is
separated from the adjoining AONB by the firm boundary along Ladies Mile. Development
could be designed to retain a green wedge through the middle of the site, retaining a link
between the countryside of Grange Farm and the Kings Wood area to the south. I have no firm
evidence of infrastructure constraints, such as access or water supply, that could not be
overcome and the most important features of wildlife interest could be protected. The possible
effect of development on the value of nearby property, if any, is not a planning matter.
RECOMMENDATIONS
q

GB/1/13

Delete the safeguarded land designation on the Proposals Map and the
reference to the site in paragraph 9.08 of the Plan and allocate for housing in the
phase 2006-2011.

GB1iii: SAFEGUARDED LAND – GOMM VALLEY (INCLUD ING ASHWELLS AND PIMMS
CLOSE)

The Objections
See Appendix 9C
Summary of Objections
(a) Brownfield land should be used before greenfield.
(b) Quiet, rural nature of the Gomm Valley would be destroyed.
(c) Destruction of the last remaining dry valley in Wycombe.
(d) Objection to the ‘downgrading’ of Gomm Valley from Area of Special Restraint to
Safeguarded Land.
(e) Destruction of flora and fauna habitats, including impact on Site of Special Scientific Interest
(SSSI), Site of Importance for Nature Conservation (SINC) and Biological Notification Site
(BNS).
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(f) Loss of agricultural land.
(g) Development would represent a visual intrusion within the landscape.
(h) Loss of area for recreation.
(i) Loss of important corridor of undeveloped land between Penn/Tylers Green and High
Wycombe.
(j) Area is unsuitable for long term development.
(k) Contrary to previous assessments of the development potential of the site:
•

District Council’s Planning, Environment and Transport Committee of 7/4/98.

•

Comparative Site Assessment

•

Gillespies Report

(l) Contrary to other policies in the local plan, specifically L1, G10, T1c and T1d.
(m) Gomm Valley should be designated a Local Landscape Area.
(n) Overloading of local highway network.
(o) Site not easily accessible by public transport.
(p) Development would make rest of the valley highly vulnerable to further development.
(q) The proposal is unsustainable in environmental terms.
(r) Gomm Valley, including Pimms Grove should be allocated for housing to serve the needs of
High Wycombe.
(s) Delete Abbey Barn North, Abbey Barn South and Wycombe Marsh Sewage Treatment
Works and substitute Gomm Valley with an allocation of up to 600 dwellings.
Inspector's Reasoning and conclusions
9.1.40 I deal extensively with a number of objections concerning parts and the whole of the
Gomm Valley mainly in section 3.2.4, but also in sections 7.2 and 9.1 above. These parts of
my report took into account all of the representations about the site. For the reasons set out
there I consider that the landscape quality of the valley is such that development should not
take place during this Plan. In my view other sites may be more favourably placed in any list of
potential development opportunities in the longer term future. Parts of the site, including the
SSSI, would need to be protected for wildlife conservation and the retention of a break in
development between High Wycombe and Tylers Green would be highly desirable. Although
development would involve some loss of best and most versatile agricultural land, government
advice in PPG7 indicates that need not be an overriding constraint to development, depending
on other factors.
9.1.41 However, there is limited land around High Wycombe to meet long term development
needs, which are likely to continue in some form or other. In these circumstances I consider
the site should be retained as safeguarded land (ASL) to meet this requirement. In the
absence of a clear need to release all or part of the site, these comments apply equally to its
constituent parts including Ashwells, Pimms Close and Pimms Grove/Gomm Farm as to the
whole. Government policy in PPG2 states that green belt boundaries should be changed only
in exceptional circumstances, but there have been no material changes on the ground since the
last Local Plan inquiry. I therefore recommend that the safeguarded land designation should
be retained.
RECOMMENDATIONS
q

GB/1/14

No modification
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GB1iii: GOMMS FARM

The Objections
0378/8

George Wimpey Plc

Summary of Objections
(a) Abbey Barn North, Abbey Barn South and Wycombe Marsh Sewage Treatment Works
should be deleted. Gomms Farm should be allocated for 500 dwellings.
Inspector's Reasoning and conclusions
9.1.42 My immediately preceding comments in para.9.1.42 above apply to this objection. I
have dealt in full with individual objections concerning housing proposals on all the sites
mentioned in his objection, together with their comparative merits in section 3.2. Although this
site is not recommended for development during the life of this Plan, I consider it should be
retained as safeguarded land to meet future needs.
RECOMMENDATIONS
q

GB/1/15

No modification

GB1iii: PIMMS GROVE

The Objections
0378/10

George Wimpey Plc

Summary of Objections
(a) Abbey Barn North, Abbey Barn South and Wycombe Marsh Sewage Treatment Works
should be deleted. Site at Pimms Grove should be allocated as an H2 housing site.
Inspector's Reasoning and conclusions
9.1.43 The same comments as those made in relation to Gomm Farm (see para 9.1.43 above)
apply to this site. I have dealt with the relative merits of all the safeguarded land at High
Wycombe in section 3.2 of my report, which also contains my findings on site specific
objections. I consider that this part of the Gomm Valley ASL should be retained to meet long
term development needs and should not be developed in place of other sites allocated in the
Plan.
RECOMMENDATIONS
q

GB/1/16

No modification
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GB1iv: LANE END ROAD, SANDS

The Objections
0010/3
0368/7
0374/4
0391/1
0974/3
1082/1
1107/1
1115/2
1129/2
1130/2
1161/1
1517/1
2008/1

Banner Homes
Chiltern District Council – Planning Department
The Countryside Agency
Ian & Christine Shadbolt
The Chiltern Society
Sands Residents Association
Mrs M Leonard
Chilterns Conference
D J Hide
Mrs H L Hide
Mrs M Evans
Mr & Mrs Duke
R M McLelland FRICS

Summary of Objections
(a) This site should be developed for residential development. There are problems to be
overcome with some of the other Safeguarded sites and it would therefore be better to
release this Lane End Road site.
(b) The identification of Safeguarded land within the AONB conflicts with the purpose of AONB
designation/AONB policy. Safeguarded land designation should therefore be deleted.
(c) Site should be designated Green Belt instead of Safeguarded land.
(d) Increased pollution if the site is developed.
(e) Increase in traffic adding to existing congestion in this part of Wycombe.
Inspector's Reasoning and conclusions
9.1.44 I deal in detail with the objection that the site should be allocated for residential
development in section 3.2.4 of my report. In making my recommendation on this issue, I took
into account other objections that the ASL designation should be removed and the site included
in the green belt. Many of the same policy considerations set out in my discussion of
objections to ASL designation of Grange Farm apply to this site. Both sites are ASLs and the
total area of both lies within the AONB. In summary, the designation of the site within the
AONB is a highly significant constraint to development, despite the ASL designation. If strategic
policy continues to confirm the status of the site as safeguarded land, its landscape quality is
likely to be a critical factor in its ranking towards or at the bottom of any list of competing
development sites.
9.1.45 However, if the site continues to be needed in the long term there are no other
overriding constraints to development. The issue of the power line crossing the site could be
addressed, possibly at high cost. I consider that adequate access could be obtained, and the
loss of some grade 3A agricultural land would not be an overriding constraint. Government
policy in PPG2 states that green belt boundaries should be changed only in exceptional
circumstances, or following approved changes to a Structure Plan. I therefore recommend that
the safeguarded land designation should be retained.
RECOMMENDATIONS
q

GB/1/17

No modification
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GB1v: SAFEGUARDED LAND – SLATE MEADOW

The Objections
0065/3
0181/1
0483/5
0709/3
0730/2
1034/1
1646/1

K C & B A Harris
Mark Wooster
Wooburn Parish Council
Bryant Homes Technical Services Ltd
Mrs Dinnie Hawthorne
P Howe-Davies
John Dalton

Summary of Objections
(a) Slate Meadow should be kept as Green Space.
(b) Site should be designated as Green Belt.
(c) Site is an important gap between Bourne End and Wooburn.
(d) Safeguarded land allocation should be deleted and replaced with a housing allocation of
150 dwellings.
(e) Woodbury Cottages, Eastern Drive, Cores End should be excluded from the Slate Meadow
area of Safeguarded land, to allow for possible residential development.
(f) The site is needed now and should not be designated as Safeguarded land. Instead, it
should be designated and developed for leisure/recreation with possibly some housing.
The Bourne End/High Wycombe railway line should be reopened as a cycleway/footpath.
Inspector's Reasoning and conclusions
9.1.46 I deal extensively with objections concerning a housing allocation on parts and the
whole of Slate Meadow mainly in section 3.2.6, but also in section 9.1 above. For the reasons
set out there I consider that development should not take place during this Plan. However,
although the site does not have enjoy such good access to the wide range of commercial,
employment and community facilities as other safeguarded sites in High Wycombe, it has other
advantages that make it suitable for long term development. The land around High Wycombe,
Bourne End and Marlow to meet long term development needs, which are likely to continue in
some form or other, is limited. In these circumstances I consider the site should be retained as
safeguarded land (ASL) to meet this requirement.
RECOMMENDATIONS
q

GB/1/18

GB2: DEVELOPMENT IN THE GREEN BELT

The Objections
0076/1
0366/6
0831/18

Hughenden Parish Council
Royal Borough of Windsor & Maidenhead – Planning Policy Unit
Miss M B Messenger
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0872/4
0956/3
1006/6
1218/1
1319/3
1429/1
1475/2
1798/2
1806/1
1944/1

Government Office for the South East
R Lawton
Mr D J Giles
R J Newell
Ministry of Agriculture, Fisheries and Food
Christopher Dennis
Mr D V Baker
Buckinghamshire County Council – Environmental Services Department
Country Landowners Association
Mr D J Palmer

PIC 9/3 Objections
1584/74
1739/6
2063/12
2123/1

The Marlow Group (comprising J D Burnham, F R W Dagg, J A G Griffith, M
C Schonegevel, K M R Post, W K Purdie, S C Warren)
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit/Wycombe Option Ltd
Margaret Drage

Summary of Objections
(a) Reference to affordable housing in criterion (iii) should be deleted. Affordable housing
should not be allowed in the Green Belt.
(b) Change criterion (iii) to make clear that land for affordable housing will only be released
exceptionally.
(c) Wording not wholly in accordance with PPG2 or Structure Plan, including (i) relating to
agriculture and forestry buildings.
(d) Small loss of Green Belt should be allowed when this allows for traffic and environmental
improvements.
(e) Green Belt should not have its own chapter. AONB and Green Belt policies should be in
the same section.
(f) Term ‘very special circumstances’ should be better defined.
(g) More AONB should be designated as Green Belt to ensure its protection, and more
agricultural land as AONB.
(h) Mineral extraction should be listed as one of the exceptions to the general presumption
against development in the Green Belt.
(i) Objections to the change of wording in PIC9/3:
•

‘in exceptional circumstances’ should be deleted

•

Wording in the policy allowing for ancillary buildings relating to outdoor sport and recreation
should be reinstated.

•

PIC wording in (ii) is no better than that in the Deposit Plan, as it still allows sporadic built
development.

Inspector's Reasoning and conclusions
9.2.1 This policy sets out general requirements for the control of development in the green
belt, reflecting Policy GB3 of the Structure Plan and the policies in PPG2. A number of
objections have been conditionally withdrawn following PICs 9/3 and 9/13 which sought to
address a number of objectors’ concerns. I consider it unnecessary to deal with these points in
detail where I accept the revised policy wording.
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9.2.2 The deletion of ‘essential’ in criterion (i) accords with PPG2. Adding another category of
uses associated with agriculture would widen the policy beyond the intention of PPG2 that
development in the green belt should be very strictly controlled.
9.2.3 The criterion concerning outdoor sport accurately reflects the advice in PPG2, which
provides for only those ancillary buildings essential to enjoyment of the sporting activity itself.
9.2.4 Paragraph 18 and Annex B of PPG3 allow for the provision of affordable housing in
green belts, in exceptional circumstances, reflecting the advice in Circular 6/98. Policy GB2,
cross-referenced to Policy H12, now accords with this advice. The use of the phrase in
exceptional circumstances properly reflects the terminology in PPG2 and should be retained.
9.2.5 I concur with the Council that to amend the policy to cater for special situations where a
small loss of green belt land might be outweighed by the traffic and environmental benefits
would undermine its effectiveness. PPG2 states that green belt boundaries should only be
altered exceptionally and does not define ‘very special circumstances’. The Plan correctly
identifies what types of development are appropriate within the green belt; all other proposals
have to be determined on their own merits against the general presumption against them.
9.2.6 The issue of mineral extraction is not addressed by this Plan, as the proposed change
to the explanatory text helpfully explains.
9.2.7 AONB and green belt designations are quite different and to link them in the Plan would
cause confusion. The primary aim of the AONB is to preserve the natural beauty of the
landscape; the aim of green belt policy is to keep land open for structural planning reasons. I
consider that the detailed level of control in the green belt required to meet national policy
justifies a separate chapter in the Plan.
RECOMMENDATIONS
q

GB/2/1

Modify the Plan in accordance with PICs 9/3 and 9/13

GB2: TRALEE FARM, SOUTH OF HOLMER GREEN (AS139)

The Objections
0709/1

Bryant Homes Technical Services Ltd

Summary of Objections
(a) Site should be removed from the Green Belt and designated as Safeguarded Land.
Inspector's Reasoning and conclusions
9.2.8 I have dealt with essentially the same objection in section 9.1 above. For the same
reasons, principally the absence of exceptional circumstances to justify a change to green belt
boundaries, I recommend against this objection also.
RECOMMENDATIONS
q

GB/2/2

No modification
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GB2: TREMARTYN, HAMMERSLEY LANE, TYLERS GREEN (AS140)

The Objections
0708/2

Mr & Mrs C G Jamison, Mrs C Leslie & others

Summary of Objections
(a) Site should be removed from the Green Belt and designated for housing.
Inspector's Reasoning and conclusions
9.2.9 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.4 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/3

No modification

GB2: WELLESBOURNE, TERRIERS

The Objections
1125/2

Buckinghamshire Chilterns University College

Summary of Objections
(a) Site should be removed from the green belt.
Inspector's Reasoning and conclusions
9.2.10 The site is a triangular shaped parcel of land to the north of High Wycombe that forms
part of the playing fields of Buckingham Chilterns University College. The college site extents
to the south of the site and consists of playing fields and a former secondary modern school.
The site is in both the AONB and green belt, and outside any recognised settlement boundary.
9.2.11 A key facet of the green belt is its permanence; PPG2 states that the boundaries of the
green belt should be changed only as a result of approved Structure Plan alterations or in
exceptional circumstances. The College argues that the green belt designation is overly
restrictive, as it would not allow the potential development of this part of the College. The
College is an important employer and makes a significant contribution to the local community.
A recent application to develop an all weather pitch on the site for sporting use was turned
down on green belt grounds. Whilst I recognise the local significance of the College, I consider
that its possible expansion and any potential contribution to the community would not warrant
the removal of the site from the green belt. The site continues to meet green belt functions of
preventing the spread of High Wycombe to the north, the encroachment of urban land into the
countryside, and the development of urban land. There has not been a recommendation in the
Structure Plan to alter the green belt boundaries in this location and I consider that no
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exceptional circumstances, such as the national need for development, exist to justify the
removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/4

No modification

GB2: GREEN FARM, HIGH WYCOMBE

The Objections
1578/1

M J Jeanes (Group) Ltd

Summary of Objections
(a) Fifty acres of land at Green Farm is proposed for residential development: Green Belt
boundary should be revised accordingly.
Inspector's Reasoning and conclusions
9.2.12 I deal in detail with the residential allocation issue in section 3.2.4 above, and with
another objection that the site should be an ASL in section 9.1 above. For the reasons
explained in those parts of the report, I consider that the site should stay in the green belt.
There has not been a recommendation in the Structure Plan to alter the green belt boundaries
in this location and I consider that no exceptional circumstances, such as the national need for
development, exist to justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/4

No Modification

GB2: LAND AT PRIMROSE HILL, WIDMER END

The Objections
1053/1

The Executors of the late Miss G M Pearce

Summary of Objections
(a) Site should be excluded from the Green Belt to allow for limited infilling.
Inspector's Reasoning and conclusions
9.2.13 The site consists of a roughly rectangular area of land to the east of Widmer End. The
site lies in the Green Belt, outside the settlement boundary for High Wycombe. In general terms
new housing in the green belt conflicts with government policy in PPG2 and in PPG3. My
comments in the housing chapter about the need for more housing on ‘greenfield’ land equally
to this site. While I identified a shortfall of allocated land to meet Structure Plan requirements
to 2011, I consider that this could be met for the most part by the allocation of a major site for
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400 dwellings at Terriers Farm, High Wycombe. Therefore I find no need to identify any
additional land outside the main urban areas. Even if there were, Policy H2 of the Structure
Plan states that land releases should take place outside the green belt. The Plan safeguards
other areas excluded from the green belt for possible development in the longer term.
9.2.14 Green belt sites may only be considered for housing as an exception, where they may
prove more sustainable than other options. This site lies within Accessibility Zone 5 and that
argument does not apply with any real force. A key characteristic of the green belt is its
permanence; PPG2 states that its boundaries should not be changed unless alterations to the
Structure Plan have been approved or other exceptional circumstances exist. In this case the
site continues to meet the green belt functions of preventing the spread of the north east side of
Widmer End, the merging of Widmer End with Holmer Green, safeguarding the countryside
from encroachment and encouraging the development of urban land.
9.2.15 The site consists of a number of sporadic dwellings and commercial buildings
interspersed with open land. Although these buildings are fairly close towards the northern
end of the site, overall the site has a far more open appearance than the more dense urban
form of Widmer End to the east. I consider the site still makes a significant contribution to this
part of the green belt on the urban fringe. Even a further modest increase in the amount of built
development on the site would infill open gaps and would a have detrimental effect on the loose
knit form of the site. Similarly whilst some the site has been built on, there are large areas of
the site that remain open land. To suggest that the entire site could be considered as
previously developed land would be to over simplify a complex situation and would not justify
the release of the site from the green belt. The removal of green belt designation would conflict
with established policies to protect the green belt. I have found no exceptional circumstances
to justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/5

No Modification

GB2: GOMM VALLEY

The Objections
0470/3
0560/1
0615/4
0810/4
1463/2
1513/2

Mr & Mrs A Williams
Mr D H Hughes
Kevan Michael Keegan
Pamela & Charles Hoffman
Mr P J Barlow
Ms K A Marrinan

Summary of Objections
(a) Kings Wood and Gomm Valley should be designated as Green Belt to maintain the
character of Penn village. Some Green Belt should be taken away on the west side of High
Wycombe for a new town.
(b) The statement in paragraph 9.06 regarding changes to the Green Belt boundary should be
withdrawn: Gomm Valley and the Grange Farm areas of Safeguarded land should then be
added to the Green Belt.
(c) The Gomm Valley (including Ashwells) should be classified as Green Belt.
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Inspector's Reasoning and conclusions
9.2.16 I deal extensively with a number of objections concerning parts and the whole of the
Gomm Valley mainly in section 3.2.4, but also in sections 7.2 and 9.1 above. For the reasons
set out there I consider that the landscape quality of he valley is such that development should
not take place during this Plan, and other sites might be considered nearer to the top of the list
of potential development opportunities in the longer term future. However, The land around
High Wycombe to meet long term development needs, which are likely to continue in some
form or other, is limited. In these circumstances I consider the site should be retained as
safeguarded land (ASL) to meet this requirement.
RECOMMENDATIONS
q

GB/2/6

No modification

GB2: LAND ADJACENT GLORY MILL COTTAGE, WOOBURN (AS56)

The Objections
0348/2

Dawn Holdings SA

Summary of Objections
(a) Site should be excluded from the Green Belt and allocated as a housing site for a single
dwelling.
Inspector's Reasoning and conclusions
9.2.17 The site consists of a small triangular shaped parcel of land to the east of Wooburn
Moor, immediately to the north of the M40. The site is in the green belt and its outside of any
recognised settlement boundary. For the reasons I have stated at section 3.2.5, I consider that
the site should not be removed from the green belt as it serves important green belt functions
and there is no necessity for the allocation of additional housing sites. There has not been a
recommendation in the Structure Plan to alter the green belt boundaries in this location and I
consider that no exceptional circumstances, such as the national need for development, exist to
justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/7

No modification

GB2: SLATE MEADOW, WOOBURN GREEN

The Objections
0181/2
Mark Wooster
Summary of Objections
(a) Site should be upgraded to Green Belt.
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Inspector's Reasoning and conclusions
9.2.18 I deal extensively with a number of objections concerning a housing allocation on parts
and the whole of Slate Meadow mainly in section 3.2.6, but also in section 9.1 above. For the
reasons set out there I consider that development should not take place during this Plan.
However, although the site does not have enjoy such good access to the wide range of
commercial, employment and community facilities as other safeguarded sites in High
Wycombe, it has other advantages that make it suitable for long term development. The land
around High Wycombe, Bourne End and Marlow to meet long term development needs, which
are likely to continue in some form or other, is limited. In these circumstances I consider the
site should be retained as safeguarded land (ASL) to meet this requirement.
RECOMMENDATIONS
q

GB/2/8 No modification

GB2: JACKSON'S FIELD, PRINCES ROAD, CORES END

The Objections
1020/1

Reit Asset Management

Summary of Objections
(a) Jackson’s Field should be removed from the Green Belt and designated as Safeguarded
Land.
Inspector's Reasoning and conclusions
9.2.19 I have dealt with what is essentially the same objection in section 3.1 above. For the
reasons set out there, I consider that the site should be retained in the green belt.
RECOMMENDATIONS
q

GB/2/9 No modification

GB2: FOLEY LODGE, HAWKS HILL

The Objections
1230/1

Mr Alan L Warnes

Summary of Objections
(a) Site should be removed from the Green Belt and placed instead in the Hawks Hill
Residential Character Zone.
Inspector's Reasoning and conclusions
9.2.20 The site comprises a detached house and garden on the west side of Hawks Hill, within
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the greenbelt and opposite the Hawks Hill/Harvest Hill Policy area. I deal with the request for
inclusion within this special policy area in section 8.16 of my report above. PPG2 states that
green belt boundaries should not be changed unless alterations to the Structure Plan have
been approved, or other exceptional circumstances exist. Neither of these criteria has been
met in this case. The site forms part of a less densely developed or open area separating the
Hawks Hill area from the main settlement of Bourne End. Its designation as green belt helps to
prevent the encroachment of new building into the countryside and also meets the policy
objective of assisting urban regeneration. To allow the change to this green belt boundary
would undermine the effectiveness of the policy by creating pressure for further releases that
would be hard to resist. No exceptional circumstances have been put forward by the objector
to support such a change.
RECOMMENDATIONS
q

GB/2/10 No modification

GB2: BRANTRIDGE, NEW ROAD, BOURNE END (AS15)

The Objections
0733/1

Mr Arthur Wood

Summary of Objections
(a) Site should be deleted from the Green Belt and designated for housing.
Inspector's Reasoning and conclusions
9.2.21 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanence of the green belt, one of its most important characteristics. In the absence of any
approved Structure Plan boundary changes and any exceptional reasons to remove the site
from the green belt, to modify the boundary would be in clear conflict with long established
government policy to protect the green belt.
RECOMMENDATIONS
q

GB/2/11 No modification

GB2: WESSEX ROAD INDUSTRIAL ESTATE, BOURNE END

The Objections
0607/2

Glen House Estates

Summary of Objections
(a) Site should be removed from the Green Belt and incorporated into the industrial estate.
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Inspector's Reasoning and conclusions
9.2.22 The site is rectangular shaped parcel of land adjacent to the western side of the
Wessex Road industrial estate. PPG2 states that green belt boundaries should not be changed
unless alterations to the Structure Plan have been approved, or other exceptional
circumstances exist. Neither of these criteria has been met in this case.
9.2.23 At the time of the inquiry there was considerable demand for premises throughout the
District, and particularly the Bourne End area. However the Council argued that the local
economy was in some danger of overheating and that there was no need to allocate any more
employment land. I concluded that this strategy was likely to achieve the right balance in terms
of demand and supply for new employment land. In any event other sites on land outside the
green belt would be available if the need arose. I consider there are no exceptional
circumstances to justify the release of this part of the green belt, which continues to fulfil the
important functions of preventing the encroachment of Bourne End onto countryside to the
east, preventing the settlement from merging with the Hawks Hill/Harvest Hill area and
encouraging urban regeneration.
RECOMMENDATIONS
q

GB/2/12 No modification

GB2: LAND ADJACENT TO HILL FARM, MARLOW BOTTOM

The Objections
0937/2

Miss P M Kimber

Summary of Objections
(a) Site should be allocated as Safeguarded Land.
Inspector's Reasoning and conclusions
9.2.24 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/13 No modification

GB2: LAND OFF NEW ROAD MARLOW BOTTOM

The Objections
0840/53

Marlow and District Chamber of Trade & Commerce

Chapter 9 – Green Belt

page 471

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

Summary of Objections
(a) Site should be allocated for residential development.
Inspector's Reasoning and conclusions
9.2.25 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/14 No modification

GB2: KINGSLEY DRIVE, MARLOW BOTTOM

The Objections
0557/1

Mr J Perkins

Summary of Objections
(a) Amend Green Belt boundary to allow site to be developed for community/residential
development, to meet proven need of local organisations.
Inspector's Reasoning and conclusions
9.2.26 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/15 No modification

GB2: LAND NORTH EAST OF MARLOW & BYPASS

The Objections
0840/49

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) Site should be allocated for either housing or a hotel.
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Inspector's Reasoning and conclusions
9.2.27 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/16 No modification

GB2: LAND ADJACENT TO BOVINGDON GREEN

The Objections
0840/35

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) Site should be added to Policy GB4 (Built-Up Areas within the Green Belt).
Inspector's Reasoning and conclusions
9.2.28 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/17

No modification

GB2: LAND AT SPINFIELD LANE, MARLOW

The Objections
0731/3

Mr R Rockell

Summary of Objections
(a) Settlement boundary should be changed to allow this site to be used for residential
development.
Inspector's Reasoning and conclusions
9.2.29 I dealt in detail with a related objection that the site should be developed for housing in
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section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/18

No modification

GB2: LAND BETWEEN CHALKPIT LANE AND SPINFIELD LANE, MARLOW

The Objections
0840/33
1027/1

Marlow and District Chamber of Trade & Commerce
Cala Homes (South) Ltd

Summary of Objections
(a) Site should be allocated for residential development.
Inspector's Reasoning and conclusions
9.2.30 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/19

No modification

GB2: LAND SOUTH OF SEYMOUR PLAIN, MARLOW

The Objections
0840/45

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(b) These 3 sites should be allocated for residential development.
Inspector's Reasoning and conclusions
9.2.31 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
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absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/20

No modification

GB2: LITTLEWORTH ROAD, DOWNLEY

The Objections
1695/7

Mr A Rush

Summary of Objections
(a) The Green Belt boundary around High Wycombe is outdated and illogical and should be
amended (plan submitted).
Inspector's Reasoning and conclusions
9.2.32 The site consists of a small rectangular field on the eastern edge of Downley; the site is
in both the green belt and the AONB but outside any recognised settlement boundary. A key
facet of the green belt is its permanence; PPG2 states that its boundaries should not be
changed unless alterations to the Structure Plan have been approved or other exceptional
circumstances exist. In this case the site continues to meet the green belt functions of
preventing the spread of the urban area of High Wycombe, safeguarding the countryside to the
north west of High Wycombe from encroachment and encouraging the development of urban
land. The site consists of an area of overgrown scrub surrounded by hedgerows and is visually
linked to the open land to the east, and the site is very different in appearance to the dense
urban form to the west. I consider the site makes a significant contribution to this part of the
green belt on the urban fringe. The boundaries of the green belt are logically drawn in this
locality as they follow the line of a public footpath and boundaries to rear gardens in the built up
area to the west of the site, which constitutes a defensible boundary. There has not been a
recommendation in the Structure Plan to alter the green belt boundaries in this location and I
consider that no exceptional circumstances, such as the national need for development, exist to
justify the removal of the site from the green belt.

RECOMMENDATIONS
q

GB/2/21

No modification

GB2: LAND AT OAK FELL, DOWNLEY COMMON
The Objections
0508/22
Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust
Summary of Objections
(a) Site should be allocated for housing under H2.
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Inspector's Reasoning and conclusions
9.2.33 The site consists of a small square parcel of land on Downley Common to the north of
High Wycombe. The site is within the green belt and AONB but outside any recognised
settlement boundary. For the reasons I have stated at section 3.2.4, I consider that the site
should not be removed from the green belt as it serves important green belt functions and there
is no necessity for the allocation of additional housing sites. There has not been a
recommendation in the Structure Plan to alter the green belt boundaries in this location and I
consider that no exceptional circumstances, such as the national need for development, exist to
justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/22

No modification

GB2: DOWNLEY FARM BARNS & FIELDS

The Objections
0508/21

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.34 The site consists of a large irregularly shaped parcel of land at the north-western edge
of High Wycombe. The site is located in the green belt and the AONB and is outside any
recognised settlement boundary. For the reasons I have stated at section 3.2.5, I consider that
the site should not be removed from the green belt as it serves important green belt functions
and there is no necessity for the allocation of additional housing sites. There has not been a
recommendation in the Structure Plan to alter the green belt boundaries in this location and I
consider that no exceptional circumstances, such as the national need for development, exist to
justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/23

No modification

GB2: CHORLEY ROAD ALLOTMENTS

The Objections
0508/23

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
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Inspector's Reasoning and conclusions
9.2.35 The site comprises an area of allotments on Chorley Road about half a kilometre to the
north west of West Wycombe. The site is located in the green belt and the AONB, and is
outside any recognised settlement boundary. For the reasons I have stated at section 3.2.7, I
consider that the site should not be removed from the green belt as it serves important green
belt functions and there is no necessity for the allocation of additional housing sites. There has
not been a recommendation in the Structure Plan to alter the green belt boundaries in this
location and I consider that no exceptional circumstances, such as the national need for
development, exist to justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/24

No modification

GB2: LAND BETWEEN 94 & 116 CHORLEY ROAD

The Objections
0508/24

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.36 The site consists of a small rectangular plot of land in a gap at the northern end of a
ribbon of houses about half a kilometre to the north west of West Wycombe. The site is located
in the green belt and AONB and is outside any recognised settlement boundary. For the
reasons I have stated at section 3.2.7, I consider that the site should not be removed from the
green belt as it serves important green belt functions and there is no necessity for the allocation
of additional housing sites. There has not been a recommendation in the Structure Plan to alter
the green belt boundaries in this location and I consider that no exceptional circumstances,
such as the national need for development, exist to justify the removal of the site from the
green belt.
RECOMMENDATIONS
q

GB/2/25

No modification

GB2: GRANGE FARM, SAUNDERTON
The Objections
0356/1

Hearing Dogs for Deaf People

Summary of Objections
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(a) Hearing Dogs for Deaf People is a charity that operates from the site. The charity seeks
assurance that its use of the site is appropriate under the term ‘very special circumstances’
as contained in GB2.
Inspector's Reasoning and conclusions
9.2.37 The site consists of an irregularly shaped parcel of land to the north east of Saunderton
that lies in both the Green Belt and the AONB. The site lies outside any recognised settlement
boundary. I note that the Council state that permission was granted for the change of use of the
former agricultural buildings on the site to an office and training centre for hearing dogs for deaf
people, but it is not within the remit of this report to issue any assurance regarding the
acceptability of the site’s current uses. I note that the objection has been conditionally
withdrawn. There are no exceptional circumstances to justify a change to the green belt.
RECOMMENDATIONS
q

GB/2/26

No modification

GB2: WEST'S YARD, SLOUGH LANE, SAUNDERTON

The Objections
0905/7

Kenneth Barnes

Summary of Objections
(a) Site would be better used for additional housing.
Inspector's Reasoning and conclusions
9.2.38 The site consists of a small industrial estate immediately to the south west of
Saunderton, located in the green belt and AONB. I deal in more detail with other objections
that the policy should be designated as a MDS in section 9.8 below. For the reasons I have
stated at section 3.2.7 I consider that the site should not be removed from the green belt as it
serves important green belt functions and there is no necessity for the allocation of additional
housing sites. There has not been a recommendation in the Structure Plan to alter the green
belt boundaries in this location and I consider that no exceptional circumstances, such as the
national need for development, exist to justify the removal of the site from the green belt. Any
planning applications for housing would be considered under the existing policy context for the
green belt, whereby there would be a presumption against such development unless very
special circumstances related to the current use and buildings on the site were demonstrated.
RECOMMENDATIONS
q

GB/2/27

No modification
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GB2: LAND ADJACENT WEST'S YARD, SAUNDERTON

The Objections
0508/35

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust.

Summary of Objections
(a) Site should be allocated for housing under Policy H2.
Inspector's Reasoning and conclusions
9.2.39 The site comprises a large open field (4.6 hectares) on a valley slope immediately to the
south of the village of Saunderton, within both the green belt and the AONB. For the reasons I
have stated at section 3.2.7, I consider that the site should not be removed from the green belt
as it serves important green belt functions, the benefit of which would not be outweighed by a
potential park and rail scheme. There has not been a recommendation in the Structure Plan to
alter the green belt boundaries in this location and I consider that no exceptional
circumstances, such as the national need for development, exist to justify the removal of the
site from the green belt.
RECOMMENDATIONS
q

GB/2/28

No modification

GB2: LAND AT SAUNDERTON RAILWAY STATION

The Objections
0508/34

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under Policy H2.
Inspector's Reasoning and conclusions
9.2.40 The site consists of an irregular shaped parcel of land to the west of Saunderton close
to the Railway Station and railway line. The site lies within both the green belt and AONB but
outside any recognised settlement boundary. For the reasons I have stated at section 3.2.8, I
consider that the site should not be removed from the green belt as it serves important green
belt functions, the benefit of which would not be outweighed by a potential park and ride
scheme, and there is no necessity for the allocation of additional housing sites. There has not
been a recommendation in the Structure Plan to alter the green belt boundaries in this location
and I consider that no exceptional circumstances, such as the national need for development,
exist to justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/29

No modification
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GB2: HUNTS HILL & LEFLAIVE CENTRE, NAPHILL

The Objections
1695/3
1695/8

Mr A Rush
Mr A Rush

Summary of Objections
(a) Site should be allocated for either residential or commercial development.
(b) The Green Belt boundary around Naphill is outdated and illogical and should be amended
(plan submitted).
Inspector's Reasoning and conclusions
9.2.41 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.4 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanent boundaries of the green belt, one of its most important characteristics. In the
absence of any approved Structure Plan boundary changes there were no exceptional reasons
to remove the site from the green belt.
RECOMMENDATIONS
q

GB/2/30

No modification

GB2: GRACE COTTAGE, CHURCH LANE, LACEY GREEN

The Objections
0970/3

Sarah Morgan

Summary of Objections
(a) Site should be excluded from the Green Belt and included in the Settlement Boundary of
Lacey Green.
Inspector's Reasoning and conclusions
9.2.42 The site comprises a triangular small field to the west of Lacey Green adjacent to both
the village’s settlement boundary and Conservation Area. The site is located within both the
green belt and AONB. For the reasons I have stated at section 3.2.8, I consider that the site
should not be removed from the green belt as it serves important green belt functions and there
is no necessity for the allocation of additional housing sites. There has not been a
recommendation in the Structure Plan to alter the green belt boundaries in this location and I
consider that no exceptional circumstances, such as the national need for development, exist to
justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/31

No modification
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GB2: LAND ADJACENT TO CULVERTON MANOR & FARM, PRINCES RISBOROUGH

The Objections
0841/1

Lance Adlam

Summary of Objections
(a) Designate the paddocks north of Culverton Lane fronting Wycombe Road for residential
development, and allow use of land for new slip road to the station to relieve Poppy Road.
Inspector's Reasoning and conclusions
9.2.43 The site comprises two large detached houses in extensive grounds with mature trees
and a farmhouse and its associated barns, yards and outbuildings. The site is adjacent to the
southern built up edge of Princes Risborough on the A4010. The site is in both the green belt
and AONB. For the reasons I have stated at section 3.2.7, I consider that the site should not
be removed from the green belt as it serves important green belt functions. There is no
necessity for the allocation of additional housing sites. There has not been a recommendation
in the Structure Plan to alter the green belt boundaries in this location and I consider that no
exceptional circumstances, such as the national need for development, exist to justify the
removal of the site from the green belt. The value of potential highway improvements would be
a material consideration in any assessment of a planning application in a green belt policy
context.
RECOMMENDATIONS
q

GB/2/32

No modification

GB2: WYCOMBE ROAD, PRINCES RISBOROUGH (AS94)

The Objections
0808/1

Linden Homes South East Ltd

Summary of Objections
(a) Site should be removed from the Green Belt and either allocated for housing or designated
Safeguarded Land.
Inspector's Reasoning and conclusions
9.2.44 I have dealt with a related objection that the site should be allocated for housing in
section 3.2.5 and considered its potential designation as an ASL in section 9.1 above. For the
reasons stated there, I consider that in the absence of approved alterations in the Structure
Plan or any exceptional circumstances the site should remain in the green belt.
RECOMMENDATIONS
q

GB/2/33

No modification
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GB2: PRINCES RISBOROUGH SCHOOL

The Objections
0350/1
0379/20
1449/1

Princes Risborough School
Sport England
Buckinghamshire County Council – Education Department

Summary of Objections
(a) Move the Green Belt boundary so that the school grounds northwest of the Upper Icknield
Way are included within the settlement boundary and excluded from the Green Belt.
Inspector's Reasoning and conclusions
9.2.45 This objection is considered in Section 10.3 of the report, which recommends that the
green belt boundary should be amended to omit the whole of the school grounds and the
school playing fields be allocated as green space.
9.2.46 PPG2 states that the boundaries of the green belt should be changed only as a result of
approved Structure Plan alterations or in exceptional circumstances. In this case the school
argue that the green belt boundary is an anomaly, because it cuts the curtilage in two. The site
already contains a youth centre building, a hard surfaced playing area, a bus turning area and a
small car park, with the remainder laid out as playing fields. It cannot be described as
‘countryside’, which has already suffered encroachment. While the site remains largely open,
the green space notation under Policy L3 would help to retain this quality and prevent the
outward sprawl of Princes Risborough. Re-alignment of the green belt along Icknield Way
would remove an anomaly and create a very defensible boundary defined by a strong
hedgerow belt, which continues the firm line of rear gardens to the north.
9.2.47 The school wishes to provide a new indoor sports hall on the objection site, which is the
only available area for such development within the grounds. The Council appeared to accept
the significant community benefits that would be provided by the construction of this facility,
which could be managed in a way that allowed shared use by the school and general public. I
consider that the combination of the current use of the site, the existence of the youth centre,
the acknowledgement that another building would be allowed represent exceptional
circumstances in this case.
RECOMMENDATIONS
q

GB/2/34

Modify the Proposals Map by defining the GB2 boundary along the outside edge
of the Princes Risborough School curtilage and designating the excluded area
as green space.

GB2: RECTORY FARM & MONKS RISBOROUGH SCHOOL (AS62)

The Objections
1541/1
P Tapping
Summary of Objections
(a) Site should be removed from the Green Belt and designated for housing.
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Inspector's Reasoning and conclusions
9.2.48 I dealt in detail with a related objection that the site should be developed for housing in
section 3.2.6 above. For the reasons set out there, I consider that the site should be retained in
the green belt. To allocate the site for housing land would fundamentally undermine the
permanence of the green belt, one of its most important characteristics. In the absence of any
approved Structure Plan boundary changes and any exceptional reasons to remove the site
from the green belt, to modify the boundary would be in clear conflict with long established
government policy to protect the green belt.
RECOMMENDATIONS
q

GB/2/35

No modification

GB2: WYCOMBE WANDERERS FOOTBALL GROUND

The Objections
0508/36

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Leisure based uses eg golf driving range should be considered for the site, using the
existing car parking.
Inspector's Reasoning and conclusions
9.2.49 The site consists of an area of land next to Wycombe Wanderers Football Ground,
which is located in both the Green Belt and the AONB. Whilst activities such as a golf driving
range may be acceptable for the site in terms of green belt policy, an application for such a use
could be addressed by the Plan’s policies for protection of Green Belt and AONB. Policy RT16,
which specifically addresses development involving Golf Courses and Driving Ranges, would
also be applicable. Therefore it would involve the plan in an unnecessary level of detail to make
an allocation for such a scale of use.
RECOMMENDATIONS
q

GB/2/36

No modification

GB2: LAND NORTH OF HORNS LANE, BOOKER

The Objections
0818/3

Buckinghamshire County Council – Land & Property

Summary of Objections
(a) Site should be excluded from the Green Belt.

Chapter 9 – Green Belt

page 483

WYCOMBE DISTRICT LOCAL PLAN TO 2011 - Inspector's Report

Inspector's Reasoning and conclusions
9.2.50 The site consists of an irregularly shaped paddock adjacent to Booker Common
allotments. The site is in the Green Belt and outside of the AONB and any recognised
settlement boundary. A key facet of the green belt is its permanence; PPG2 states that its
boundaries should not be changed unless alterations to the Structure Plan have been approved
or other exceptional circumstances exist. In this case the site continues to meet the green belt
functions of preventing the spread of the western side of High Wycombe, the merging of High
Wycombe with Lane End and encouraging the development of urban land. I do not consider
that the green belt boundary has been illogically drawn in this instance.
9.2.51 The site is however quite well shielded and given its location next to the M40, it is not
strongly linked to the surrounding open countryside. However I do not consider that this would
be sufficient to overcome the harm to the green belt’s functions and the wider policy harm that
would occur as a result the release of the site. Similarly I do not consider that this site would
be in anyway a more logical extension to High Wycombe than the safeguarded land further
north along Lane End Road as both sites would involve a similar extension of the built up area
of High Wycombe. There has not been a recommendation in the Structure Plan to alter the
green belt boundaries in this location and I consider that no exceptional circumstances, such as
the national need for development, exist to justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/37

No modification

GB2: BOOKER COMMON ALLOTMENTS

The Objections
0508/33

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.52 The site consists of a roughly rectangular field, used as allotments, to the south west of
High Wycombe. The site is in the green belt and abuts the AONB, and is not within any
recognised settlement boundaries. For the reasons I have stated at section 3.2.4 I consider
that the site should not be removed from the green belt as it serves important green belt
functions and there is no necessity for the allocation of additional housing sites. There has not
been a recommendation in the Structure Plan to alter the green belt boundaries in this location
and I consider that no exceptional circumstances, such as the national need for development,
exist to justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/38

No modification
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GB2: LAND OFF SIMMONS WAY, LANE END

The Objections
0508/30

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.53 The site consists of a collection of mainly open sloping fields to the east of Lane End.
The site is in both the green belt and AONB, and outside settlement boundary of Lane End. For
the reasons I have stated at section 3.2.7 I consider that the site should not be removed from
the green belt as it serves important green belt functions. There is no necessity for the
allocation of additional housing sites. The benefit of possible improvements to public open
space and affordable housing provision would have to be weighed against any harm to the
green belt in consideration of any planning application for the site. There has not been a
recommendation in the Structure Plan to alter the green belt boundaries in this location and I
consider that no exceptional circumstances, such as the national need for development, exist to
justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/39

No modification

GB2: LAND OFF PARK LANE, LANE END

The Objections
0508/31

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.54 The site is located to the north east of Lane End between the village’s settlement
boundary and the embankment of the M40. The site is in both the green belt and the AONB.
For the reasons I have stated at section 3.2.7, I consider that the site should not be removed
from the green belt as it serves important green belt functions and there is no necessity for the
allocation of additional housing sites. There has not been a recommendation in the Structure
Plan to alter the green belt boundaries in this location and I consider that no exceptional
circumstances, such as the national need for development, exist to justify the removal of the
site from the green belt.
RECOMMENDATIONS
q

GB/2/40

No modification
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GB2: LAND EAST OF SIDNEY HOUSE, DENHAM ROAD, LANE END

The Objections
0508/32

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.55 The site is located to the north of Lane End between the settlement boundary and the
embankment of the M40. The site falls within both the green belt and the AONB. For the
reasons I have stated at section 3.2.7 I consider that the site should not be removed from the
green belt as it serves important green belt functions and there is no necessity for the allocation
of additional housing sites. There has not been a recommendation in the Structure Plan to alter
the green belt boundaries in this location and I consider that no exceptional circumstances,
such as the national need for development, exist to justify the removal of the site from the
green belt.
RECOMMENDATIONS
q

GB/2/41

No modification

GB2: FININGS FARM, LANE END

The Objections
1036/2
1036/4

I & M Mebbourne
I & M Mebbourne

Summary of Objections
(a) Site should either be taken out of the Green Belt to facilitate development, or policy should
be changed to allow for development of Green Belt sites.
Inspector's Reasoning and conclusions
9.2.56 The site comprises a rectangular grass field between two relatively isolated detached
houses to the north of Lane End, outside the settlement boundary. The site is located in the
green belt and the AONB and is immediately adjacent to the village’s Conservation Area. For
the reasons I have stated at section 3.2.8, I consider that the site should not be removed from
the green belt as it serves important green belt functions. The benefit any possible
improvements to nearby playing fields would have to be weighed against the harm to the green
belt arising from any proposal for inappropriate housing development. There has not been a
recommendation in the Structure Plan to alter the green belt boundaries in this location and I
consider that no exceptional circumstances, such as the national need for development, exist to
justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/42

No modification
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GB2: WHEELER END ALLOTMENTS

The Objections
0508/29

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.57 The site consists of two roughly square parcels of land adjacent to one another on
Wheeler End Common, approximately half a kilometre to the north of Lane End. The site lies
in the green belt and AONB, and is outside the village’s settlement boundary and Wheeler End
Common Conservation Area. For the reasons I have stated at section 3.2.8 I consider that the
site should not be removed from the green belt as it serves important green belt functions, and
there is no necessity for the allocation of additional housing sites. There has not been a
recommendation in the Structure Plan to alter the green belt boundaries in this location and I
consider that no exceptional circumstances, such as the national need for development, exist to
justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/43

No modification

GB2: LAND WEST OF PIDDINGTON VILLAGE

The Objections
0508/27

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under Policy H2.
Inspector's Reasoning and conclusions
9.2.58 The site consists of large rectangular open field immediately to the west of Piddington.
The site is in the green belt and AONB, and is outside of the village’s settlement boundary. For
the reasons I have stated at section 3.2.7 I consider that the site should not be removed from
the green belt as it serves important green belt functions, and there is no necessity for the
allocation of additional housing sites. There has not been a recommendation in the Structure
Plan to alter the green belt boundaries in this location and I consider that no exceptional
circumstances, such as the national need for development, exist to justify the removal of the
site from the green belt.
RECOMMENDATIONS
q

GB/2/43

No modification
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GB2: LAND EAST OF PIDDINGTON VILLAGE

The Objections
0508/28

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under Policy H2.
Inspector's Reasoning and conclusions
9.2.59 The site consists of a roughly triangular field to the east of the village of Piddington.
The site is located in both the green belt and the AONB and is immediately adjacent to, but
outside, the settlement boundary of the village. For the reasons I have stated at section 3.2.8, I
consider that the site should not be removed from the green belt as it serves important green
belt functions, and there is no necessity for the allocation of additional housing sites. There has
not been a recommendation in the Structure Plan to alter the green belt boundaries in this
location and I consider that no exceptional circumstances, such as the national need for
development, exist to justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/44

No modification

GB2: FIELD AT TOP OF OLD DASHWOOD HILL

The Objections
0508/25

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.60 The site comprises a flat rectangular parcel of land close to a short ribbon of housing on
Old Dashwood Hill approximately 500 metres from Beacons Bottom. The site is in the green
belt and AONB, and is outside of the settlement boundary of Beacons Bottom. For the reasons
I have stated at section 3.2.7, I consider that the site should not be removed from the green belt
as it serves important green belt functions, and there is no necessity for the allocation of
additional housing sites. There has not been a recommendation in the Structure Plan to alter
the green belt boundaries in this location and I consider that no exceptional circumstances,
such as the national need for development, exist to justify the removal of the site from the
green belt.
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RECOMMENDATIONS
q

GB/2/45

No modification

GB2: LAND AT BEACON'S BOTTOM

The Objections
0508/26

Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust

Summary of Objections
(a) Site should be allocated for housing under H2.
Inspector's Reasoning and conclusions
9.2.61 The site comprises a rectangular steeply sloping field immediately adjacent to the
eastern edge of the village of Beacons Bottom outside the settlement boundary. The site is in
both the green belt and the AONB. For the reasons I have stated at section 3.2.8, I consider
that the site should not be removed from the green belt as it serves important green belt
functions, and there is no necessity for the allocation of additional housing sites. There has not
been a recommendation in the Structure Plan to alter the green belt boundaries in this location
and I consider that no exceptional circumstances, such as the national need for development,
exist to justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/46

No modification

GB2: LAND EAST OF THE LANE, STOKENCHURCH

The Objections
1006/1

Mr D J Giles

Summary of Objections
(a) Site should be taken out of the Green Belt.
Inspector's Reasoning and conclusions
9.2.62 I have dealt with this objection in combination with objection 1006/2 discussed in
section 9.1 above.
RECOMMENDATIONS
q

GB/2/46

No modification
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GB2: LAND BETWEEN M40-B482 AT STOKENCHURCH

The Objections
0842/1

Mr P Langston

Summary of Objections
(a) Site should be removed from the Green Belt.
Inspector's Reasoning and conclusions
9.2.63 The site consists of a long (approximately 5 km), narrow strip of land between the M40
and the B482 running from the western end of Lane End to the east of Stokenchurch . The site
is located in the green belt and the AONB and is largely outside any recognised settlement
boundary. A key facet of the green belt is its permanence; PPG2 states that its boundaries
should not be changed unless alterations to the Structure Plan have been approved or other
exceptional circumstances exist. In this case the site continues to meet several green belt
functions. It prevents the spread of the western side of Lane End, the merger of Lane End with
Bolter End and on a larger scale the merger of Lane End with Stokenchurch. It protects the
countryside from encroachment to the west of Lane End and south of the M40. And the green
belt designation encourages the development of urban land elsewhere.
9.2.64 The B482 has been designated as the green belt boundary since 1972 and forms a
robust and logical boundary for the green belt. Although sandwiched between the B482 and
the motorway, this section of land has a largely open aspect and an extension of the western
edge of High Wycombe would introduce an intrusive ribbon of development into the open
countryside. This is also particularly significant given the location of the site in the AONB.
Including land within the green belt limits the range of development that would be considered
appropriate, as set out in PPG 2. I do not consider the restrictions on largely urban forms of
development could be considered to blight the land, as appropriate countryside development
would still be acceptable.
9.2.65 In sections 3.2 and 9.1 of this report I conclude that there are still substantial areas of
safeguarded land in High Wycombe, which is identified in Policy H2 of the Structure Plan as a
location for major housing development. The objection site is not in a more sustainable
position than these already identified ASLs. These sites are sufficient to meets the needs of
High Wycombe certainly for the period of this development plan and for the foreseeable future
thereafter and the allocation of additional safeguarded land is unnecessary. Therefore I
consider that no exceptional circumstances, such as the national need for development, exist to
justify its removal from the green belt. As there has not been a recommendation in the
Structure Plan to alter the green belt boundaries in this location, I can see no good reason to
justify the removal of the site from the green belt.
RECOMMENDATIONS
q

GB/2/47

No modification
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GB3: DEVELOPMENT ADJOINING THE GREEN BELT

The Objections
0158/56
0526/1
1006/7

The High Wycombe and Marlow Green Party
Chepping Wycombe Parish Council
Mr D J Giles

Summary of Objections
(a) Query scores given to GB3 in the Policy Impact Matrix.
(b) Development at Ashwells, Pimms Close, Abbey Barn North and Abbey Barn South should
be made to comply with this policy. The Safeguarded Land at Gomm Valley – safeguarded
land should also be subject to GB3.
(c) Policy should be recast in positive terms.
Inspector's Reasoning and conclusions
9.3.1 I note that the Council have explained that Policy GB3 has a negative score under the
Housing and Economy criteria because of the restrictive nature of this green belt Policy. In
order to comply with the advice set out in PPG 3, green belt policies have to be restrictive and I
consider that this explanation seems logical.
9.3.2 As regards issue (b), for the reasons that I set out in section 3.2, I have recommended
that these sites remain as safeguarded land. In the future, as they are adjacent to the green
belt, if these sites are developed, they will be subject to the conditions of Policy GB3. However
it would not be reasonable to apply this Policy to land adjacent to safeguarded land as this land
is not adjacent to the green belt. Safeguarded land may be suitable for appropriate
development at some stage in the future and is not intended to meet the functions and
objectives of land designated in the green belt.
9.3.3 As regards the wording of the policy, I have already explained above that green belt
policies have to be restrictive in order to comply with government planning guidance. Whilst
where possible Plan Policies should be positively worded, in this instance to do this would
lessen the effectiveness of a Policy that is by necessity restrictive.
RECOMMENDATIONS
q

GB/3/1

No modification

GB4: BUILT-UP AREAS WITHIN THE GREEN BELT

The Objections
0265/1
J Walker
0553/1
Norman Leiserach
0554/1
Frances Leiserach
0572/1
Fairview New Homes Plc
1260/9
The Marlow Society
1279/3
Mr David Coe
1281/3
Great Marlow Parish Council
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PIC 9/4 Objections
1279/8
1281/7

Mr David Coe
Great Marlow Parish Council

Summary of Objections
(a) GB4 is too restrictive. Definition of ‘very limited infilling’ (in criterion iii) should be relaxed.
(b) GB4 (iii) appears to allow more latitude within the Green Belt than outside it (cf. Policy C11).
This apparent imbalance should be redressed.
(c) Policy effectively precludes windfall urban renewal sites in settlements washed over by the
Green Belt. Flexibility needs to be introduced to ensure opportunities for recycling land are
not prejudiced.
(d) Extensions to dwellings in built-up areas within the Green Belt should not be subject to H18,
but to the more stringent GB5 and GB6 Policies.
(e) PIC objections: delete ‘extensions to dwellings and’ in paragraph 9.17. Replace reference
to ‘H18’ in 9.17 and GB4 (iv) with ‘GB6’.
Inspector's Reasoning and conclusions
9.4.1 PPG 2 sets out a series of options for dealing with development in existing villages
within the green belt, one of which allows for limited infilling in identified villages. More
substantial development can take place in other villages that have been inset from the green
belt. As it is clear from Para 2.11 of PPG 2 that development can take place in identified
villages provided that this does not have an adverse effect on the character of the village or the
openness of the green belt, the definition of what constitutes suitable development, including
limited infilling, would therefore by necessity be quite restrictive. This is reflected in Policy GB 4
which allows appropriate development for suitable development, including limited infilling where
appropriate whilst maintaining village character and the openness of the green belt and I do not
consider these requirements to be overly restrictive.
9.4.2 Policy C11 concerns development in a wide range of settlements in the open
countryside outside the green belt. Given government policy on development in the open
countryside and the green belt, both policies are necessarily restrictive, but I consider different
circumstances apply to identified settlements in the green belt and settlements that have not
been specifically identified by the Plan in the open countryside. As both Policies comply with
relevant national planning guidance, I find that comparing the relative strength of these policies
is not helpful.
9.4.3 Policy GB4 does not preclude windfall urban renewal sites in washed over settlements.
It must be remembered that national planning guidance in PPG 3 considers that windfall only
refers to previously developed land. GB4, together with Policy GB7, is sufficiently flexible to
allow for the recycling of small areas of previously developed land providing the character of
the village and the openness of the green belt is maintained, which accords with PPG2. The
identification and development of more substantial previously developed sites is dealt with by
Policy GB 8.
9.4.4 I will address issues (d) & (e) together for convenience. PPG 2 clearly identifies a
different policy context for settlements suitable for infilling within the green belt and settlements
and dwellings that are not suitable for infilling, which has been reflected in Policy GB4. Given
this less restrictive policy context in identified settlements, it is logically consistent that the
Policy does not apply the more rigorous context of GB6 to extensions. Therefore I consider that
amendment of the Policy is unnecessary, as Policy H18 would adequately protect the character
of identified settlements in the green belt and thus accords with PPG 2.
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RECOMMENDATIONS
q

GB/4/1

Modify the Plan in accordance with PIC 9/4

GB4: CHINNOR ROAD, BLEDLOW RIDGE

The Objections
2039/3

Project Planning Associates Ltd

Summary of Objections
(a) Include the reminder of Bledlow Ridge within the boundary of the built-up area.
Inspector's Reasoning and conclusions
9.4.5 The objector suggests that a roughly rectangular parcel of land south of the Chinnor
Road in Bledlow Ridge be included in the settlement boundary. The site lies within the green
belt and the AONB. Bledlow Ridge is a built up area designated under Policy GB4 on the
proposals map. The current development boundary surrounds a dense core of housing to the
north of the Chinnor Road. The site consists of a ribbon of less dense, mainly detached
housing on relatively large plots, together with some village shops and services. Chinnor Road
provides both a physical and visual boundary between the two areas. I consider that the green
belt south of Bledlow Ridge serves the important green belt functions of restricting the growth of
High Wycombe, preventing encroachment into the open countryside and encouraging the
development of urban land. Although fairly well screened from the southern side, this objection
site has a significantly more open character than the more densely developed land to the north.
Limited infilling as permitted by Policy GB4 would significantly reduce the openness of the
green belt in this location. As this loss of openness would be contrary to green belt objectives, I
find that the settlement boundary should not be amended. Not including this land within the
settlement boundary would not fundamentally restrict the development of the village to the
extent that it would have a detrimental effect on local services.
RECOMMENDATIONS
q

GB/4/2

No modification

GB4: GRACE COTTAGE, CHURCH LANE, LACEY GREEN

The Objections
0970/1

Sarah Morgan

Summary of Objections
(a) Site should be included within the settlement boundary.
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Inspector's Reasoning and conclusions
9.4.6 The site comprises a triangular small field to west of Lacey Green adjacent to both the
village’s settlement boundary and Conservation Area. The site is located within the green belt
and AONB. Lacey Green is a built up area designated under Policy GB4 as being suitable for
limited infilling. The settlement boundary currently runs along Church Lane to the east of the
site, which I consider forms a strongly defensible boundary. For the reasons I have stated at
section 3.2.7, I consider the site serves important green belt functions. Extending the
settlement boundary over this road would have the effect of introducing infill development into
part of the green belt that is largely open in nature. I find that this loss of openness would be
contrary to green belt objectives and that the settlement boundary should not be amended.
RECOMMENDATIONS
q

GB/4/3

No modification

GB4: WHITELEAF (AS153)

The Objections
0643/1

Mrs Maggie Wooster

Summary of Objections
(a) Whiteleaf should be included as a ‘built-up area within the Green Belt’: add it as (xii) to the
list in paragraph 9.15.
Inspector's Reasoning and conclusions
9.4.7 The site consists of an irregularly shaped parcel of land in the village of Whiteleaf to the
east of Princes Risborough. The site is in the green belt and AONB and is outside any
recognised settlement boundary. Whiteleaf is not designated as a built up area to which policy
GB4 applies.
9.4.8 Whiteleaf is a long dispersed ribbon of development mostly on Upper Icknield Way.
The area has a largely open appearance, with most buildings consisting of detached properties
on relatively large plots blending in well with the surrounding attractive open countryside. The
dwellings are separated from the more urban form of Monks Risborough to the west and do
does not have the dense nucleated form of other built up areas designated under Policy GB4.
Whilst I accept that some individual houses are quite prominent in the landscape, they are
sufficiently dispersed not to give an overall impression of density. The green belt in this
location performs the important functions of reducing the spread of Princes Risborough,
preventing encroachment into the open countryside and encouraging the development of urban
land. The limited infilling that would be permissible under GB4 would reduce the openness of
the green belt in this location and would compromise important green belt objectives. I can
therefore see no justification for designating the village under Policy GB4. As regards the site
itself, I consider that this parcel of open land contributes to the green belt functions listed above
and to allow development on this site would have a detrimental effect on the openness of the
green belt in this location.
RECOMMENDATIONS
q

GB/4/4

No modification
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GB4: HUGHENDEN PUMPING STATION

The Objections
0703/1

Three Valleys Water

Summary of Objections
(a) Site should be included within the Hughenden Valley settlement boundary.
Inspector's Reasoning and conclusions
9.4.9 The site consists of a roughly square parcel of land, immediately to the south of
Hughenden. The site is in both the green belt and the AONB. Hughenden is a built up area
designated under Policy GB4 as being suitable for limited infilling.
9.4.10 The development boundary of Hughenden Valley is located directly to the north of the
site and contains the dense, semi-urban built up area of Hughenden Valley. The boundary is
defined to the north of the site by the southern boundaries of the gardens of homes in the
settlement. Although the site has been built on, this is an isolated building in a large plot that is
visually very different from the houses to the north and has more in common with the open
countryside between Hughenden and High Wycombe. Whilst the Community Health Centre on
the opposite side of the road is currently outside the settlement boundary, I do not find that its
presence reduces the appearance of the pumping station as an isolated building.
9.4.11 The green belt south of Hughenden Valley serves the important green belt functions
preventing the merging of High Wycombe and Hughenden Valley, preventing encroachment
into the open countryside and encouraging the development of urban land. Extending the
settlement boundary introduces the possibility of infill development into part of the green belt
that is largely open in nature. As this loss of openness would be contrary to green belt
objectives, the settlement boundary should not be amended. Whilst the operational
requirements of the pumping station may require expansion in the future, I do not consider that
this could be considered as sufficient justification for changing this boundary. Any proposals
would have to be considered on their own merits in the context of green belt policy at that time.
RECOMMENDATIONS
q

GB/4/5

No modification

GB4: SPINFIELD LANE, BOVINGDON GREEN

The Objections
0731/1
1255/1

Mr R Rockell
Mr P Allen

Summary of Objections
(a) Site should be included within the settlement boundary of Bovingdon Green.
Inspector's Reasoning and conclusions
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9.4.12 I have dealt with a related objection concerning a proposal for housing allocation of the
site in section 3.2.6. Bovingdon Green is a small, distinct, outlying group of dwellings about 1.5
km north-west of Marlow town centre. The objection site is a small parcel of land comprising a
bungalow known as ‘Acres View’ and its garden, together with an adjoining strip of grassland. I
consider the site plays a particularly important role in the green belt function of maintaining the
vulnerable gap that separates Bovingdon Green from Marlow. Any additional building on the
site would not be infilling, but would extend the settlement. To include the site within the GB4
boundary could lead to pressure for another dwelling to the south-east, which would encroach
into this attractive countryside gap. The resulting loss of openness would be contrary to green
belt objectives and would adversely affect the rural character of the area. PPG2 stresses the
importance of permanent boundaries for the green belt. I consider therefore that there are no
exceptional circumstances in this case to justify including the site within the GB4 area and that
the policy context for land should remain unchanged.
RECOMMENDATIONS
q

GB/4/6

No modification

GB4: PARTRIDGE LODGE & KEEPERS, BOVINGDON GREEN

The Objections
0277/4
1997/1

Graham Parcell
Mr & Mrs Michael Brown

Summary of Objections
(a) Partridge Lodge and Keepers should be included within the Bovingdon Green settlement
boundary.
Inspector's Reasoning and conclusions
9.4.13 The site comprises a small parcel of land of similar density and character to the pattern
of development within the GB4 boundary, which it adjoins. The Council agrees to the very
minor modification to the policy area boundary proposed by the objectors, which I consider
would form a logical and defensible boundary to the area.
RECOMMENDATIONS
q

GB/4/6

Modify the Plan in accordance with PICs 9/4 and M/49

GB5: REPLACEMENT DWELLINGS IN THE GREEN BELT

The Objections
0072/1
0366/2
0415/1

Boyer Planning Ltd
Royal Borough of Windsor & Maidenhead – Planning Policy Unit
Mrs Clare Thrush
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0421/1
0821/2
1024/1
1075/1
1279/1
1281/1
1595/1
1935/1
2039/1
2074/1

Mr Giles Thrush
James Michael Campbell
Michael Tebbot, Tebbot & Wells Ltd
Little Marlow Parish Council
Mr David Coe
Great Marlow Parish Council
Berkeley Homes (Chiltern) Ltd
Councillor Anthea Hardy
Project Planning Associates Ltd
Debra Jackson

PIC 9/5 Objections
1279/9
1281/8
2039/4

Mr David Coe
Great Marlow Parish Council
Project Planning Associates Ltd

Summary of Objections
(a) Policy and accompanying text should be framed in the positive rather than in the negative to
accord with PPG2 and paragraph 9.19. Needs an explanation of what constitutes an
‘inappropriately large’ dwelling. Non-integral outbuildings should be considered in the
floorspace calculations.
(b) Policy is too prescriptive. Replacement dwellings need not be inappropriate development,
but should not result in materially larger dwellings. Floorspace should only be one of the
guiding factors in determining whether a proposal is materially larger.
(c) 50% rule places an arbitrary restriction on development that may be totally inappropriate
and inequitable. Relaxation of 50% rule in ribbons of development should not be
dependent upon definition of that ribbon.
(d) 50% rule should be reconsidered/removed. Conversely the calculation of suitability should
remain based on arithmetic grounds and no subjectivity should be involved.
(e) Need to relook at definition of ‘original dwelling’.
(f) PIC objections:
•

objections to the detailed wording of the policy.

•

the caveat that replacement dwellings should not appear to be disproportionately large
relative to the original dwelling is neither necessary nor reasonable.

Inspector's Reasoning and conclusions
9.5.1 As regards the objector’s concerns whether the policy should be positively worded, I
consider that green belt policies have to be restrictive in order to comply with national planning
guidance.
Although suitable replacement dwellings are recognised as appropriate
development by PPG 2, the Policy has to have a restrictive nature in order to protect the
openness of the green belt from intrusive replacement dwellings. Whilst Plan policies should
be positively worded wherever possible, in this instance to do this would lessen the
effectiveness of a Policy that is by necessity restrictive. I note that PIC 9/5 removes the term
“inappropriately large” and replaces it with the term “disproportionately large” which I consider
to be clearer. Similarly I find that this PIC clarifies how outbuildings would be taken into
consideration and I believe this change meets the objector’s concerns regarding these two
matters.
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9.5.2 For reasons of brevity I will address matters (b), (c) and (d) together. I recognise that
suitable replacement dwellings are recognised as appropriate development by PPG 2, but it is
reasonable that the Policy has a restrictive nature in order to protect the openness of the green
belt, which PPG2 states is its most important attribute. The approach taken by the Council in
basing their assessment of the suitability of a new dwelling on floorspace is acceptable as this
measure would give a reasonable indication of the effect of proposals on the openness of the
green belt. There is a requirement in PPG 2 that new dwellings should not be materially larger
than those they replace and I find the use of a 50% rule provides an easily understood bench
mark on which decisions can be based. To base an assessment of suitability on a more
subjective landscape approach may not afford the rigorous protection of openness that is
required by national planning guidance. PIC 9/5 introduces a further degree of flexibility into
this assessment that goes some way to meeting objectors concerns, particularly in terms of
ribbons of development, very large or very small dwellings, which I consider is reasonable.
However to increase this degree of flexibility further might allow development that affected the
open nature of the green belt and undermined the purpose of this Policy. Conversely a purely
arithmetic assessment of suitability would, in certain cases, provide an unnecessarily rigid test
that would not give any real benefit to the protection to the green belt.
9.5.3 As regards objectors concerns over the use of the term original dwelling, the term is
defined in the General Permitted Development Order, which I have no remit to alter. I consider
that it is reasonable that the Council use this term as this specifically referred to in PPG2 at
paragraph 3.6. The suggested PICs do however increase the flexibility and equity of this policy
and I consider that this goes some way to meeting objectors concerns.
9.5.4 As regards objector’s concerns about the wording of PIC 9/5, I consider that the policy
is satisfactorily worded. To add the phrase “total floorspace” after 120 square metres would
change the meaning of the Policy so as to make it unduly restrictive. Similarly I consider that it
would be unnecessary to add the phrase “or plot size”, as to determine the suitability of a
replacement dwelling based on plot size would be contrary to PPG2 that clearly states that
assessments of the suitability of any replacement dwelling should be based on the size of the
dwelling. Furthermore I consider that the objector’s suggested deletion of the phrase
“satisfactorily designed” and its replacement with the phrase “satisfactorily and sufficient”
introduces an unnecessary degree of ambiguity into the policy.
9.5.5 As I have already explained above, I find PIC 9/5 acceptable. As regards changing the
wording of the final paragraph to refer to dwellings that are disproportionately large, there is a
requirement found in PPG 2 that new dwellings should not be materially larger than those they
replace. This wording adequately reflects this requirement and should not be deleted.
RECOMMENDATIONS
q

GB/5/1

Modify the Plan in accordance with PIC 9/5

GB6: EXTENSIONS TO DWELLINGS IN THE GREEN BELT

The Objections
0366/3
0821/3
0913/1
1024/2
1075/2

Royal Borough of Windsor & Maidenhead –Planning Policy Unit
James Michael Campbell
Mrs Jean Gabbitas
Michael Tebbot, Tebbot & Wells Ltd
Little Marlow Parish Council
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1279/2
1281/2
1595/2
1681/1
1935/2
2039/2

Mr David Coe
Great Marlow Parish Council
Berkeley Homes (Chiltern) Ltd
Cllr Mrs P Priestly
Cllr Anthea Hardy
Project Planning Associates Ltd

PIC 9/6 Objections
1218/17
1279/10
1281/9
2039/5

R J Newell
Mr David Coe
Great Marlow Parish Council
Project Planning Associates Ltd

Summary of Objections
(a) Policy is too prescriptive. Extensions need not be inappropriate development. Floorspace
should only be one of the guiding factors in determining whether an extension is
disproportionate.
(b) The 50% rule should be reconsidered:
•

biased against smaller dwellings

•

would allow greater flexibility in assessing all pertinent factors

•

extensions should be judged against their impact on the landscape/open character of the
Green Belt

•

application of the 50% rule outside ribbons of development is inequitable

(c) No need for criterion (ii) in light of policy’s final paragraph.
(d) Reconsider term ‘dwelling’.
(e) Objection to proposed maximum figure of 120sqm in PIC 9/6.
(f) Substitute ‘satisfactory and sufficient’ for ‘satisfactorily designed’ in GB6 (b) (PIC 9/6). The
caveat that extensions should not appear to be disproportionately large relative to the
original/existing dwelling is neither necessary nor reasonable.
(g) The caveat that extensions should not appear to be disproportionately large relative to the
original dwelling In PIC 9/6 is neither necessary nor reasonable
Inspector's Reasoning and conclusions
9.6.1 For brevity I will deal with issues (a) and (b) together. I do not consider that the Policy is
overly prescriptive. I recognise that suitable extensions are recognised as appropriate
development by PPG2, but it is reasonable that the Policy has a restrictive nature in order to
protect the openness of the green belt. The approach taken by the Council in basing their
assessment of the suitability of a new dwelling on floorspace is reasonable, as this measure
would relate strongly to the effects on the openness of the green belt, which is its most
important attribute. PPG2 requires that extensions to buildings in the green belt should not
result in disproportionate additions to buildings. I consider the use a 50% rule provides an
easily understood benchmark on which decisions can be based. To base an assessment of
suitability on a more subjective landscape approach may not afford the rigorous protection of
openness that is required by national planning guidance.
9.6.2 PIC 9/6 introduces a further degree of flexibility into this assessment that goes some
way to meeting objectors’ concerns, particularly with regard to very large or small buildings.
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Similarly PIC9/5 clarifies how outbuildings would be taken into consideration, which also goes
some way to meeting objectors’ concerns regarding this matter. However, I consider that
increasing this degree of flexibility further might allow development that affected the open
nature of the green belt and undermine the purpose of this policy. Conversely a purely
arithmetic assessment of suitability would, in certain cases, provide an unnecessarily rigid test
that would not give any real benefit to the protection of the green belt. Similarly I consider that
it would be unnecessary to add the phrase “or plot size”. To determine the suitability of a
replacement dwelling based solely on plot size would be contrary to the spirit of policy in PPG2,
which clearly states that assessments of the suitability of any extension should be based on the
size of the original dwelling. As regards the potential difference in the application of the 50%
rule to extensions inside or outside ribbons of development, I accept that this may initially
appear to be somewhat inequitable. However extensions in groups of dwellings are likely to
have less impact on the green belt in landscape terms.
9.6.3 Although I accept that the final paragraph of the policy would also probably restrict the
creation of extensions that were dwellings in their own right, I consider that Criterion (iii), should
remain in the Plan as it provides unequivocal guidance on this matter. Turning to issue (d) I do
note that the term dwelling has been replaced by the term building, which I consider satisfies
the objector’s concern regarding this issue.
9.6.4 I consider that the use of a maximum figure of 120 square metres is acceptable as it
helps to protect the green belt from disproportionately large extensions. The most important
attribute of the green belt is its openness, and unnecessarily large extensions would reduce
this. PIC 5/6 introduces a degree of flexibility into the policy which I consider allows for the
particular circumstances of very large or small dwellings to be taken into account. As regards
issue (f), I consider that the objector’s suggested deletion of the phrase “satisfactorily designed”
and its replacement with the phrase “satisfactorily and sufficient” introduces an unnecessary
degree of ambiguity into the Policy that should not be made.
9.6.5 Turning to issue (g), I find PIC 9/6 acceptable as regards changing the wording of the
final paragraph to refer to extensions that are disproportionately large. This wording
adequately reflects the requirement in PPG2 that new extensions to buildings in the green belt
should not result in disproportionate additions to buildings and should not be deleted.
RECOMMENDATIONS
q

GB/6/1

Modify the Plan in accordance with PIC 9/6

GB6: MUNDAYDEAN LANE, MARLOW

The Objections
1600/1

David J Rogers

Summary of Objections
(a) Should be greater flexibility applied in relation to 50% rule where original property is very
small, and particularly on large plots.
Inspector's Reasoning and conclusions
9.6.6 For the reasons given above I consider that Policy GB6, following PIC 9/6 is acceptable.
I consider that the suitability of extensions on individual plots could be adequately assessed by
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this Policy and following PIC 9/6 the Policy allows for the particular circumstances of small
dwellings in the green belt to be taken into account. It is would however involve the Plan in an
unnecessary level of detail to make recommendations as to the suitability of particular
extensions to dwellings and there is no specific need to address this issue in the Policy.
RECOMMENDATIONS
q

GB/6/2

No modification

GB6A: DETACHED OUTBUILDINGS

PIC 9/7 Objections
1279/11
1281/10
1739/7
2063/13

Mr David Coe
Great Marlow Parish Council
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd/Wycombe Option Ltd

Summary of Objections
(a) Add ‘or plot size’ after ‘original dwelling’.
(b) Outbuildings can assist in re-use of existing structures in the Green Belt, and the policy
should therefore be flexible enough to allow for this.
Inspector's Reasoning and conclusions
9.6.7 I consider that it would be unnecessary to add the phrase “or plot size”, because to
determine the suitability of an extension to a building based on plot size would be contrary to
PPG2. That clearly states that assessments of the suitability of extensions should be based on
the size of the dwelling. As regards the beneficial effects of the re-use of existing structures in
the green belt, it should be remembered that this policy applies solely to residential
development and the reuse of buildings for other purposes, such as hotel use, is addressed by
Policy GB7. I consider that the Plan’s green belt Policies are sufficiently flexible to take any
relevant considerations into account, and there is no specific need to address this issue in the
Policy.
RECOMMENDATIONS
q

GB/6/3

Modify the Plan in accordance with PIC 9/7

GB7: RE-USE AND ADAPT ATION OF BUILDINGS IN THE GREEN BELT

PIC 9/8 Objections
0428/4
0524/34

Bible Lands
Thames Valley Chamber
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1218/23
1739/8
2063/14

R J Newell
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit/Wycombe Options Ltd

Summary of Objections
(a) The changes clearly intend to stop any extension to a converted building in the Green Belt.
This could restrict the ability to convert redundant buildings. The text should be reinstated.
(b) Deletion of the wording in Policy GB7 is considered inappropriate and unduly restrictive in
seeking to find a beneficial use for land that falls within Green Belt.
Inspector's Reasoning and conclusions
9.7.1 For reasons of brevity I will deal with both issues (a) & (b) together as they are
concerned with similar matters. Whilst PIC 9/8 effectively removed the scope for any
extensions to buildings being reused in the green belt, this change has been superseded by
PIC 9/11 which allows for extensions in the green belt, subject to certain criteria. I consider that
PC 9/8 was unduly inflexible and that this later proposed change more correctly reflects
national planning guidance and objectors’ concerns regarding the policy wording and the status
of extensions as appropriate development.
RECOMMENDATIONS
q

Modify the Plan in accordance with PIC 9/11 but not PIC 9/8

GB8: MAJOR DEVELOPED SITES WITHIN THE GREEN BELT

The Objections
1293/1
1293/21
1475/1

Naphill & Walter’s Ash Residents Association
Naphill & Walter’s Ash Residents Association
Mr D V Baker

Summary of Objections
(a) Should reference be made to site specific development briefs
(b) Criterion 1 does not accord with PPG 2
(c) Criterion a is ambiguous
(d) Criterion f is contrary to PPG 13 and the aims of SERPLAN Strategy as it could lead to a
massive increase in employment.
(e) An additional criterion cross-referencing to GB2 should be introduced.
(f) Boundary lines for major development sites should be correctly and tightly drawn.
(g) There should be an apostrophe in Walter’s Ash.
(h) AONB and Green Belt policies should be in the same section. This would help to
strengthen the case for controlling development already in these areas, and particularly
major developed sites such as RAF High Wycombe which hide behind Circular 18/84.
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Inspector's Reasoning and conclusions
9.8.1 PPG2 states that major developed sites within the green belt should be identified in
local plans to allow both infilling or acceptable redevelopment and that in the case of
redevelopment the Council should consider producing briefs for these sites. The Policy has
identified major developed sites, which are suitable for infilling or some form of redevelopment.
The suggested amendment to the first paragraph of the supporting text by the Royal Borough
of Windsor and Maidenhead would require the Council to produce site specific policies for all
these sites, which total 11 in number. PPG12 warns against the use of too many site-specific
policies in a Plan and I consider that this amendment would be inappropriate as it would involve
the Plan in excessive detail and could lead to unacceptable inflexibility. I appreciate that the
Council’s approach concerning major developed sites in the green belt differs from that of the
Royal Borough of Windsor and Maidenhead. However, but there is nothing in the Council’s
approach that does not broadly accord with national planning guidance and the policy does not
preclude the use of site specific briefs, where these are considered appropriate. I note that the
Wycombe Airpark site merits a specific policy in the Plan. Conversely I note that another
objector has questioned if the Council are reasonable in asking for a comprehensive long-term
plan to be produced for an entire site as part of any redevelopment proposals.
As this
approach is supported by paragraph C7 of Annex C of PPG2, and refers to both full and partial
redevelopment, I consider that this requirement is perfectly reasonable.
9.8.2 Annex C of PPG2 states that the impact of redevelopment should not exceed the
current impact of the site on the green belt. It is clear from the supporting text to the Policy that
the Council will seek to reduce the impact of major developed sites on the green belt where this
is possible. Criterion (i) of the Policy complies with the requirements of PPG2 and the
introduction of the suggested wording to the criterion would be unnecessary. I consider that
Criterion (a) is clear and unambiguous. There is no necessity to add the suggested wording as
the concerns of the objector regarding traffic generation are adequately addressed by the
Plan’s Transport Policies.
9.8.3 As regards the objector’s concerns over Criterion (f), the retention of employment uses
within the green belt would not be contrary to advice in PPG2. Similarly the aim of the criterion
reasonably reflects Policy E5 of the Structure Plan, which supports the protection of current
employment uses in an environmentally constrained area. I have seen no evidence to support
the suggestion that this Policy would lead to increased employment use. Whilst the creation of
new net employment generating uses in inaccessible locations would clearly be contrary to
both PPG13 and SERPLAN advice, these concerns could be adequately addressed by the
Plan’s Policies on the location of employment generating development. As regards the
suggestion that a cross reference to GB2 should be added as an additional criterion, I do not
consider this is necessary as the Plan should be read as a whole document.
9.8.4 Turning to issue (f), I note that the boundary lines on the proposals map do include land
outside the developed area of these sites. However the policy is clear in stating the restrictions
on the redevelopment of sites in green belts and that no additional impact will be permitted to
the green belt. Therefore I can see no necessity to redraw these boundaries more tightly;
development detrimental to the overall openness of the site would not be permitted by the
policy.
9.8.5 I note that the objector’s concerns regarding issue (g) has been addressed by PIC 9/9.
As regards issue (h), I do not consider that green belt policies and AONB policies should be in
the same section, as each type of Policy has a fundamentally different objective. Green belts
are primarily concerned with keeping land open, as opposed to the landscape and nature
conservation objectives of AONB.
Furthermore within green belts there is the unique
presumption against inappropriate development. I consider that it would be confusing to place
both policies in the same chapter, and I find that the order of the Plan is clear and
understandable.
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RECOMMENDATIONS
q

GB/8/1

Modify the Plan in accordance with PIC 9/9

GB8: GRANGE FARM, SAUNDERTON

The Objections
0356/2

Hearing Dogs for Deaf People

Summary of Objections
(a) Site should be classified as a Major Developed Site within the Green Belt.
Inspector's Reasoning and conclusions
9.8.6 PPG 2 offers no specific guidance as to what constitutes a major developed site within
the green belt. Clearly there is a need for such sites to be substantial, and some of the types of
use site that would be considered as major developed sites are listed. The Council have based
their assessment of what constitutes a major developed site on a number of criteria, including
the size of the site, extent and presence of development, employment activity and use. I
acknowledge that the Council state that permission was granted for the change of use of the
former agricultural buildings on the site to an office and training centre for hearing dogs, but I
consider that this site falls outside the criteria set out in this topic paper. I note that this
objection has been conditionally withdrawn.
RECOMMENDATIONS
q

GB/8/2

No modification

GB8: WEST'S YARD, SAUNDERTON

The Objections
0699/1

The Frank West Trust

Summary of Objections
(a) Site should be identified as a Major Developed Site.
Inspector's Reasoning and conclusions
9.8.7 The site comprises a former timber yard of about 1.65 ha, located to the south of Slough
Lane, Saunderton, within the green belt. The site is now occupied by a range of businesses
occupying a variety of premises and open yards. The objectors seek the designation of the site
as a MDS, to allow for potential infill development to improve the site and facilitate the provision
of a park and ride facility. I deal with an objection regarding a housing proposal in section 3.2.7
of my report. A further objection to the proposal as a park and ride site was conditionally
withdrawn following the deletion of specific P&R sites from the Deposit Plan; however, at the
inquiry the objector indicated a change of view about this possibility, in conjunction with
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employment development infill.
9.8.8 At present the policy context for the site is provided by Policy GB2 of the plan, which
reflects the presumption against development (apart from limited categories) in the green belt
except in very special circumstances, and Policy GB7 which allows the re-use of rural buildings
subject to a number of criteria. The objectors argued that allocation of the site as a MDS would
comply with the purpose of such sites, in that limited infill would promote economic activity
without encroaching on the green belt or affecting its main purpose. It would also enable some
environmental enhancement of the site.
9.8.9 The criteria for MDS appraisals are set out in Topic Paper 7, which is available to he
public but not subject to participation. The Council argued that the criteria followed closely
guidance of PPG2, for example with regard to the type of uses that might be considered. A key
area of dispute was the criterion specifying a minimum size of 2 ha. PPG2 does not put
forward any guidance on the issue of what constitutes ‘major’, which could be interpreted as
indicating that local circumstances should guide the threshold. The Council referred to a study
published by Oxford Brookes University, which showed a range of practice by different LPAs,
with most adopting a minimum of 2 ha or more. Clearly the site falls below the Council’s
adopted threshold.
9.8.10 In this case a large proportion of the site was covered by either buildings or
‘development’ in the planning sense of uses such as open storage of building materials,
vehicles etc that would normally require planning permission if site on land with no such
previous use. As such the building and uses dominate the site, which has tightly drawn
boundaries. The site provides valuable local employment for up to 70 persons but could not be
described as being of special importance to the District or region.
9.8.11 The form and ‘presence’ of development on the site was more contentious. Most of the
buildings are single storey, and of basic quality in terms of construction and facilities, as the
objectors admitted. The ratio of buildings to open and storage land is low. I consider they do
not create an established major presence. The objectors compared the level of development
on the site with that at Binder’s yard, which has been designated as a MDS. I saw the
similarities between the sites, noting that Binders yard is larger and has a couple of two storey
buildings, but less site cover. It is not for me to comment on the validity of the MDS notation at
Binder’s yard since that site is not subject to objection. Whatever the distinction the Council
drew, I consider that it was correct to exclude Wests yard, primarily because of its small size
and lack of substantial buildings.
9.8.12 I note that he criteria for MDS designation make no reference to P&R sites. PPG13
provides for such schemes in the green belt subject to certain safeguards but the potential
suitability for this use if it is require at some future date does not warrant breaching the normal
considerations of green belt policy with regard to MDSs.
9.8.13 While some redevelopment may well secure an improvement in the untidy appearance
of the site, that is in it is not sufficient to justify designation as a MDS. Any redevelopment
proposal would have to be considered against the policies normally applicable to employment
sites in the green belt. Policy E5 is generally permissive of development for employment uses
on scattered employment sites such as this, subject to compatibility with surrounding land uses.
In the case of inappropriate development, positive benefits would be weighed against any harm
to the green belt to establish whether any very special circumstances exist to justify setting
aside the presumption against the scheme.
RECOMMENDATIONS
q

GB/8/3

No modification
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GB8: LITTLE MARLOW SEWAGE WORKS

The Objections
0366/5

Royal Borough of Windsor & Maidenhead (RBWM)– Planning Policy Unit

Summary of Objections
(a) Policy needs reference to preparation of site briefs; criterion (i) not in accordance with
PPG2; criterion (a) is ambiguous; criterion (f) should be deleted and additional criterion
required to ensure no conflict with GB2 or other Plan policies.
Inspector's Reasoning and conclusions
9.8.14 . For the reasons I have given in dealing with general objections to Policy GB8, I do not
consider that the wording of the Policy should be amended. In particular I consider that there is
no necessity to include site-specific briefs for all identified major developed sites. The stance of
the policy regarding the protection of employment land is acceptable both in terms of local and
national planning guidance regarding the preservation of the green belt and the location of
employment generating land uses.
9.8.15 I now turn to the site-specific issues raised by the objector. The site is located to the
south of Little Marlow village and is in the green belt and the Thames floodplain. It is of critical
importance in securing a key element of the Plan, the redevelopment of Wycombe Marsh
sewage treatment works through its relocation to Little Marlow.
9.8.16 PPG2 offers no specific guidance as to what constitutes a major developed site within
the green belt, apart from describing them as substantial, although it does list some of the types
of use that would normally be considered as major developed sites. These include use as a
sewage treatment works. Thus the site clearly meets the first of the Council’s criteria for MDS
select as RBWM acknowledge.
9.8.17 The sewage works site extends to about 16 ha, well in excess of the minimum threshold
specified by the Council. In the absence of any guidance in PPG2, the Council referred to a
study published by Oxford Brookes University, which showed a range of practice by different
LPAs, with most adopting a minimum of 2 ha or more. This site is positioned at the very top
end of the range of thresholds identified in the study. In my opinion it is certainly reasonable to
say that it meets requirements for a MDS on this count.
9.8.18 RBWM has suggested that the site in fact does not meet the requirement for a major
developed presence, because it only contains 7400 m2 of buildings. Whilst I recognise that
the site contains a smaller proportion of buildings than some other major developed sites such
as hospitals, the site has a developed appearance due in part to the presence of the large area
of sewage treatment tanks. The composting building is a large dominant structure, prominently
open to view from the hills on the other side of the Thames. On balance therefore, I consider
that the nature and scale of buildings and other structures on the site meets this test.
9.8.19 A similar argument is used by the objector regarding the level and form of development
on site. I consider that although the large sewage treatment tanks are low level, they are
clearly visible and have a very different appearance to the surrounding open countryside.
Therefore the site has a sufficiently high level and form of development, to meet the criteria
concerning these matters in the Topic Paper. It does not look unusual compared with other
sewage works, which are specifically mentioned in PPG2 as a potential MDS.
9.8.20 There no dispute that the other criteria set out in the Topic Paper are not met. Topic
Paper 7 does not require that all selection criteria must be met and states that the acceptability
of a site should be based a balanced judgement taking all relevant factors into account. I
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consider that the site has met a sufficient number of these criteria, particularly regarding its use,
the size of the site and nature of development, to justify its allocation as a major developed site
in the Plan. Given the intended consolidation and improvement of the works associated with
the relocation of the Wycombe Marsh site, I consider that a redevelopment resulting in a
change of use is highly unlikely. In any event other policies in the Plan for the protection of the
green belt and the location of employment generating development would ensure that an
intrusive redevelopment that lead to a significant increase in car based travel would not be
permitted.
RECOMMENDATIONS
q

GB/8/3

No modification

GB8: WYCOMBE AIRPARK

The Objections
1703/1

Captain Tim Orchard

Summary of Objections
(a) Concerned by detailed wording of the policy.
Inspector's Reasoning and conclusions
9.8.21 Wycombe Airpark is designated as a MDS to which a special policy for the control of
development, GB9 applies. I deal with objections to that policy in section 9.9 below. The
objectors concern with the requirement for a long-term plan for comprehensive redevelopment
of a MDS is understandable, given the rather ad hoc incremental way the Airpark has evolved.
However, the policy accords fully with PPG2, which requires such sites to be considered in the
round, whether or not all buildings are to be developed. This helps to ensure that the
redevelopment of individual buildings does not undermine the fundamental concept that the site
as a whole does not reduce the openness of the green belt.
RECOMMENDATIONS

GB8: WYCOMBE WEST SCHOOL, DOWNLEY

The Objections
1201/1

Mr C G Hamilton, Clerk to Downley Parish Council

Summary of Objections
(a) Redevelopment of the site could have an adverse effect on the surrounding area. Any
redevelopment proposals should take account of the school’s facilities and ensure that they
continue on the site. Removal or reduction of height of ‘tower block’ would benefit visual
amenity.
Inspector's Reasoning and conclusions
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9.8.22 I recognise that the objector is not opposed in principle to the listing of Wycombe West
School as a major developed site but has suggested that the criteria of the policy be amended
to reflect particular concerns. These concerns relate to the visual amenity of the site,
particularly in relation to the tower block, as well as associated concerns over increased traffic
generation and the community use of the School’s facilities. I consider that the suggested
amendments to the Policy would involve the Policy in an overly high level of detail and that the
Policy as currently worded provides sufficient protection for the visual amenity and openness of
the site. I note that the Council considers that the objector’s concerns have been addressed
as part of the recent consent granted for the site.
RECOMMENDATIONS
No modification

GB9: WYCOMBE AIRPARK

The Objections
0158/57
0224/3
1279/4
1279/5
1281/4
1281/5
1414/2
1703/2
1703/3
2062/1

High Wycombe and Marlow Green Party
John Howard Spanner
Mr David Coe
Mr David Coe
Great Marlow Parish Council
Great Marlow Parish Council
Michael Overall
Captain Tim Orchard
Captain Tim Orchard
Mr M Batt

PIC 9/10 Objections
1279/12
1281/11
1703/4

Mr David Coe
Great Marlow Parish Council
Captain Tim Orchard

Summary of Objections
(a) Query scores given to GB9 in the Policy Impact Matrix.
(b) Provision should be made for a footbridge over the M40 in the position of the ‘lost’ road
between Booker Common and the Airpark.
(c) Pressures to use the Airpark as a commercial facility will lead to increased flying activity
and threaten training and recreational opportunities. Add ‘for training or recreational
purposes’ at the end of the first sentence of the policy statement.
(d) The existing developed area should be defined on the Proposals Map.
(e) Wording is unduly restrictive, impracticable and, in part, unenforceable. No development is
likely to be justified as ‘essential’. Some limited development should be allowed to relieve
pressure for development elsewhere in the District.
(f) The requirement that development must not give rise to increased flying activities and must
be limited to aviation-related uses, is unnecessarily restrictive. Terminology used is
confusing. Extensions to buildings should be detailed as permissible under GB9.
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(g) A development brief or detailed guidance should be produced for development at the
Airpark and agreed between operators and the local authority.
(h) There should be an addition to the text in recognition of the importance of the Airpark as a
local facility.
(i) The changes to GB9 (iv) in PIC 9/10 continue the tenuous link between development and
increased flying activity. ‘Significantly’ is imprecise and should be replaced with ‘capacity
for’.
Inspector's Reasoning and conclusions
9.9.1 The Wycombe Airpark is a former World War Two airfield now used for commercial
aviation by light aircraft, helicopters and gliders. It covers an extensive area to the south west
of the M40, within the green belt and, along its northern boundary, the AONB. The site has a
very long and involved planning history, involving well over 100 planning applications, several
appeals and a High Court challenge that went to the Court of Appeal.
9.9.2 The planning policy context for development at the site in the Adopted Plan is provided
by policy C15, which set out a number of criteria whereby development, could be assessed.
Given its location within the green belt, the policy sought in particular to restrict new building
and activity to that related to the use as an airfield. The proposed policy continues this
approach, with some minor modifications.
9.9.3 The council argue that the policy has stood up well to sustained attack from the
occupiers of the Airpark, who wish to develop activities, as opposed to nearby residents and
the Council, who wish to restrict them. I note however that the inspector who determined an
appeal in June 2000 concerning an extension to a hangar pointed out that the policy did not
comply with paragraph C3 of PPG2, which states that LPAs may define the boundary of the
present extent of development within a MDS.
9.9.4 The Council state that their approach to the site is more sophisticated than merely to
allow infilling. However, the policy includes a criterion that development shall be within ’the
existing developed area of the Airpark’. I find their reasons for not establishing a clear boundary
on a plan unconvincing. I have seen no strong argument as to why this approach, which
follows PPG2, would not help to avoid the type of disputes that have occurred in he past. From
what I saw, Dr Batt’s suggested boundary appears tightly drawn up to the group of existing
buildings and associated hard surfaces for car parking and circulation. However, it includes
buildings outside the MDS area within the green belt, where the policy does not apply, and I
have not been asked to re-consider the boundary of the whole site. The ‘developed area’
shown would have to be amended therefore and cannot be recommended on its current
alignment.
9.9.5 I do not see this as a ‘de facto’ relaxation of the policy, because all the provisions of
Policy GB8 would continue to apply. Thus, the footprint, scale and height of new buildings
should not have any greater impact on the openness of the green belt than existing
development. As the Council say, the cumulative impact of all existing and proposed buildings
has to be considered across the site as a whole. This does not mean that the ‘developed area
boundary has to be drawn so tightly around individual buildings that no re-organisation of
development can take place. However, any additional guidance in the form of a development
brief appears unnecessary at this stage in the development of the site and could encourage
undesired increases in development and consequent activity.
9.9.6 Turning to the criteria themselves, I see no objection to including helicopters in criterion
(i) but otherwise consider that this states clearly a specific type of development that may be
allowed. I consider criterion (ii), which provides for ancillary activities that may possibly include
training, meets the overriding policy objective to prevent a major expansion of activity in the
green belt and is not unduly restrictive. The issue of extensions would be partly addressed by
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Policy GB8, although GB9 would be relevant to their use. I have some concerns about the
precision of criterion (iv) which leaves considerable scope for argument, based on past
experience. However, the broad thrust of the intention to prevent substantial increases in
activity at the site accords with PPG2 and it would be for developers to produce evidence to
support any claim that this leg of the policy would not be breached. I accept that there is a link
between hangar capacity at the airport and the number of potential flights; this factor would be
taken into account with any other relevant information in the determination of any planning
application or appeal.
9.9.7 The role of the Airpark is evident to its users and need no reference in the supporting
text of the plan. The objection concerning the sustainability appraisal appears historic and
seeks no change to the plan. The policy seeks only to control development within the site; I
agree with the Council that provision of major infrastructure such as a footbridge over the M40
would be an unnecessarily onerous requirement on any new Airpark development.
RECOMMENDATIONS
q

GB/9/1

Modify the Plan in accordance with PIC9/10

q

GB/9/2

Prepare a plan appended to the policy that shows the ‘developed area’ boundary
to which criterion (iii) applies, based on the objector’s plan D.C.A.P. but
excluding any areas outside the MDS area
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CHAPTER 10 - LANDSCAPE AND NATURE CONSERVATION

L0: POLICY FRAMEWORK

The Objections
1294/16

Environmental Records Officer, Bucks County Museum

Summary of Objections
(a)

Add ‘international’ before ‘national’ in paragraph 10.06(ii) to reflect support for
international nature conservation designations.

Inspector's Reasoning and Conclusions
10.0.1 The objection by the ERO at the Buckinghamshire County Museum has been met by
PIC 10/3. The addition of the word ‘international’ is appropriate in the light of EC conservation
directives, past and future, and the modification is accordingly endorsed.
RECOMMENDATION
q

LN00/1

Modify paragraph 10.06(ii) in accordance with PIC 10/3.

L1: THE CHILTERNS AR EA OF OUTSTANDING NATURAL BEAUTY

The Objections
0379/32
0526/21
0543/5
0571/19
0842/2
0842/2
0874/5
0917/2
0937/3
0956/2
0956/4
0995/3
1006/8
1125/3
1207/6
1293/5
1293/19
1319/15
1475/3
1541/2
1578/2

Sport England
Chepping Wycombe Parish Council
Richard Pushman
Laing Homes Ltd
Lance Adlam
Mr P Langston
National Farmers Union
M J Seddon
Miss P M Kimber
R Lawton
R Lawton
Mr Edward Morton
Mr D Giles
Buckinghamshire Chilterns University College
Residents’ Action Group on Gomm Valley
Naphill & Walter’s Ash Residents Association
Naphill & Walter’s Ash Residents Association
Ministry of Agriculture, Fisheries and Food (now DEFRA)
Mr D V Barker
P Tapping
M J Jeanes (Group) Ltd
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1695/6

Mr A Rush

1798/4
1944/2

Buckinghamshire County Council – Environmental Services Department
Mr D J Palmer

PIC 10/4 Objections
1006/10

Mr D J Giles

PIC 10/5 Objections
1319/20

Ministry of Agriculture Fisheries and Food (now DEFRA)

PIC 10/13 Objections
0368/14
1115/9

Chiltern District Council – Planning Department
Chilterns Conference

Summary of Objections
(a)

The Buckinghamshire Tree and Woodland Strategy should be endorsed in the Local
Plan, and reference should be made of the Chilterns AONB management plan.

(b)

L1 should be amended to take account of the AONB’s role in meeting recreational
demand.

(c)

L1 should include provision for the protection of the AONB from development outside of
the AONB, but which would be conspicuous from it.

(d)

L1 should require development to enhance the environment and protect villages from
over-development.

(e)

The policy should be redrafted to allow for development in such parts of the AONB
where this would not materially damage the special character of the AONB.

(f)

The wording of L1 is inconsistent with LS2 of the Structure Plan and PPG7.

(g)

The policy should not obstruct the building of new agricultural buildings.

(h)

The AONB should have its own chapter in the Local Plan, and should be identified as a
premier and overriding policy.

(i)

AONB and Green Belt policies should be in the same section of the Plan.

(j)

There should be a legal responsibility on organisations who undertake works in the
AONB to do so in a manner which does not conflict with the purposes of the
designation.

(k)

Policy L1 is too restrictive and seeks arbitrarily to limit the scale of development in the
AONB.

(l)

The Policy should preclude use of prefabricated flint panels.

(m)

The Policy needs to be clarified regarding settlements which are not covered by the
Green Belt but are covered by the AONB, to avoid the confusion of L1 being thought to
apply only to open spaces and not to settlements.

(n)

The Policy should be amended to be less restrictive on major development, and ‘major’
defined to avoid confusion.
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(o)

No housing should be permitted in the AONB.

(p)

Major residential development may be appropriate in AONBs in certain circumstances.
Amend paragraphs 10.07-10.09a.

(q)

The word ‘adopted’ should be used in paragraph 10.09b rather than ‘approved’

(r)

Gomm Valley should be included in the AONB.

(s)

Green Farm, High Wycombe (AS36); Land adjacent to Culverton Manor and Farm,
Princes Risborough (AS60); Rectory Farm and Monks Risborough School (AS62).
These sites should be deleted from the AONB to allow for residential development.

(t)

Land adj. Hill Farm, Marlow Bottom (AS61); land between M40 and B482, Stokenchurch
(AS106). These sites should be deleted from the AONB.

(u)

Wellesbourne, Terriers (AS146). Delete site from the AONB to allow relocation of
Buckinghamshire Chilterns University College.

Inspector's Reasoning and Conclusions
10.1.1 The many objections to Policy L1 and to the designated extent of the Chilterns AONB
are very varied and the Pre-Inquiry Changes are numerous. For these reasons, the objections
are addressed individually although, in a number of cases, they cannot be supported because
the future designated extent of the AONB is for the Countryside Agency to propose and for the
Secretary of State to confirm. It is not for the LPA to determine.
(a)

This objection has been conditionally withdrawn in the light of PIC 10/11 and the
proposed inclusion of paragraph 10.09b and paragraphs 10.30a-e and Policy L7A which
relate to Woodlands. These changes are endorsed since the policy coverage now
relates to a wider area than the AONB which is only partly afforested.

(b)

This objection has also been conditionally withdrawn in the light of PIC 10/4 and the
proposed insertion of paragraph 10.09a which stresses the recreational functions of the
AONB. This is also reflected in the wording of Policy L1(1) and is endorsed since,
although recreation is not a statutory function of the AONB, the available evidence
shows that it is nevertheless locally a most important one.

(c)

This objection is effectively met by the wording of Policy L1(4). This wording remains
unchanged from the Deposit version of the Local Plan. It is justified on the analogy with
conservation areas, although these are locally rather than nationally determined. It
would be possible to compromise the natural beauty of the AONB by development that
impinges on views out of, into and across its designated extent.

(d)

It is not a requirement of statute law or policy guidance that development should
‘enhance’ the AONB. Enhancement of landscape quality and the appearance of
buildings may come about as a result of development but cannot be prescribed as a
policy objective. Policy L1 is concerned with the qualitative aspects of appropriate
development that is otherwise acceptable in a rural area or settlement.

(e)

It is not possible to categorise certain parts of the AONB as more suitable for
development than others are. The tests of acceptability are set out in Policy L1(1-4)
which derives from advice contained in PPG7. Other policies of the Plan relate to
appropriate or otherwise acceptable development in the Countryside and Green Belt; to
that extent development may be facilitated but is all (where relevant) subject to Policy
L1

(f)

This objection is met by PIC 10/5 which proposes the modification of Policy L1(1) and
the deletion of the word ‘very’ in relation to the ‘special attention’ given to the
conservation of the natural beauty of the area. Policy L1 and its supporting text, as
proposed for modification by PICs 10/4, 10/5 and 10/13, appear to be consistent with
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PPG7 advice and Ministerial Statements and any reference to the PPG is unnecessary
(g)

Policy L1 is not intended to restrict the erection of farm buildings over and above the
limits which may be set for such development within Chapters 8 and 9 of the Local Plan.
The essential points of the Policy are to restrict inessential or unjustified major
development in the AONB and to secure the seemly design and siting of rural building
such that the area’s essential landscape character is not needlessly compromised.

(h-i)

It is not desirable to differentiate the landscape conservation aspects of general
development control as between land inside and outside the AONB. This is merely a
matter of degree since both AALs and LLAs (see Policy L2) are themselves worthy of
protection from insensitive development. Conversely, in the AONB and Green Belt
there are differing standards of what constitutes acceptable (as distinct form insensitive)
development and their physical extent is determined by different procedures.

(j)

The LPA and the Local Plan cannot impose legal obligations upon developers or any
other organisation except in the course of exercising powers conferred on the authority
by the relevant planning legislation. Planning permission (where required) may be
made subject to relevant conditions, legal agreements or undertakings but these arise in
the case of specific applications which will be determined in accordance with the Plan.

(k)

It is a matter of long-standing national policy, most recently expressed in PPG7, that
most forms of development (the definition of which at present mainly excludes
agriculture and forestry) are severely restricted in the countryside. Since the
designation of the AONB is confined to rural areas and small settlements, it follows that
it places no novel limitations on development. Policy L1 is mainly directed at largely
qualitative control on what are otherwise acceptable forms of development in such rural
areas.

(l)

The preclusion of certain specific building materials in Policy L1 is far too detailed and
prescriptive for a Local Plan policy. PICs 10/5 and 10/13 propose that Policy L1(2) be
modified to require that new building in the AONB should be ‘in sympathy’ with the local
landscape and with traditional styles of buildings. This is endorsed as a reasonable
design benchmark, not specifically requiring (or implying) any slavish adherence to
vernacular forms of architectural expression.

(m)

The peculiar restrictions on most forms of development within defined Green Belts are
intended to maintain its essential planning functions. These are defined in PPG2 and
are mainly applicable outside settlements. Only if development is then held to be
appropriate does its impact upon the openness of the area fall to be considered. Policy
L1 is largely a qualitative test and broadly assumes that the intended development
satisfies the other relevant policies of the Plan as well as PPG advice. The wording of
Policy L1 might with advantage be modified to make its application somewhat clearer.

(n-p)

The objections (n) and (p) are substantially met by the altered wording of paragraphs
10.08a and 10.09 as proposed by PICs 10/4 and 10/13. These modifications are
endorsed since there may well be situations where social housing, the subject of Policy
H12, may be authorised in or very near settlements within the designated AONB but
outside the Green Belt. In such situations, the largely qualitative design controls and
criteria envisaged by Policy L1(1-2) would come into play. Major development, of
whatever character, would have to satisfy the content of Policy L1(3)(a-c). It would not
be appropriate to impose stricter limits on residential development (as urged by
objection (o)) than are envisaged in PPG7. It is impossible to define ‘major
development’ for the purposes of Policy L1(3) simply because issues of ‘need’ and
‘impact’ will usually need to be very carefully balanced; setting a comparative test is
thus more helpful than the imposition of an absolute threshold.

(q)

This objection is largely semantic since the future status of the 1999 Chilterns Buildings
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Design Guide is scarcely in doubt. Clearly it will be cited as supplementary planning
guidance (SPG) in the determination of future applications and appeals. As a matter of
fact, the publication was ‘approved’ by the Chilterns Conference, of which the LPA is
one of several constituent members. It follows that the LPA cannot unilaterally
‘approve’ the document but may quite properly ‘adopt’ it, in common with some or all of
the other Chilterns Conference members, for development control purposes.
(r-u)

It is not possible either to propose or effect the inclusion or exclusion of land from the
AONB since this is for the Secretary of State in future periodic review of its boundaries.

10.1.2 The conclusions on the wording of Policy L1 and its now lengthy supporting text are set
out above. It will be obvious from the many references to the Policy’s individual paragraphs
that their numbering is found necessary in the interests of brevity and accuracy. The point has
been made before that all Policies of the Local Plan, where they contain two or more
paragraphs, ought to be numbered. This would serve to allow references, for example in
planning decision notices, to be more closely related to the reasons for refusing planning
permission or for the imposition of conditions. In the interests of consistency, the individual
sub-paragraphs of policies (generally containing criteria) should be indicated by lower case
letters in brackets (a-n) rather than a mixture of large and small Roman numerals. This
convention has been used in proposing certain modifications to the wording of Policy L1.
10.1.3 The first paragraph of Policy L1 should be slightly reworded in the interests of clarity
and by reference to the ‘public enjoyment’ of the AONB, which bears on its recreational
function. The use of the word ‘conservation’ is appropriate since it now connotes ‘preservation
and enhancement’ (which accurately reflects the objectives stated in section 1(2)(a) of the
National Parks Act 1949. The expression ‘built environment’ is not legally defined; presumably
what is meant is ‘operational development’ or ‘building operations’ as distinct from material
change of use. This qualification is not necessary since the context clearly envisages the
erection or extension of buildings. Conversely, the insertion of the word ‘building’ before ‘styles’
is necessary in the interests of clarity. Minor modifications are also proposed to Policy L1(1)
and (2) again in the interests of clarity. As already noted, PICs 10/3, 10/4 and 10/13 are
endorsed with very minor exception of the retention of the word ‘adopted’ in paragraph 10.09b.
RECOMMENDATIONS
q

LN01/1

Modify Policy L1 and its supporting text in accordance with PICs 10/3, 10/4 and
10/13 but retain the word ‘adopted’ in relation to the Chilterns Design Guide in
paragraph 10.09b.

q

LN01/2

Further Modify Policy L1 to read as follows:
POLICY L1
(1)
IN CONSIDERING PROPOSALS FOR ANY DEVELOPMENT WITHIN
THE CHILTERNS AONB, SPECIAL ATTENTION WILL BE PAID TO THE
CONSERVATION OF ITS SCENIC BEAUTY AND TO ANY WILDLIFE
INTEREST. DEVELOPMENT WILL NOT BE PERMITTED IF IT IS LIKELY TO
DAMAGE THE SPECIAL CHARACTER, APPEARANCE OR NATURAL
BEAUTY OF THE LANDSCAPE OR THE FUTURE PUBLIC ENJOYMENT OF
THE AREA.
(2)
WHERE OPERATIONAL DEVELOPMENT IS ACCEPTABLE, IT
SHOULD BE OF THE HIGHEST QUALITY; ITS DESIGN SHOULD BE IN
SYMPATHY WITH THE LOCAL LANDSCAPE AND LOCALLY TRADITIONAL
BUILDING STYLES.
(3)
MAJOR DEVELOPMENT WILL NOT BE PERMITTED EXCEPT WHERE
IT IS PROVEN TO BE IN THE PUBLIC INTEREST AND WHERE NO
SUITABLE ALTERNATIVE SITE IS AVAILABLE, EITHER WITHIN OR
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OUTSIDE WYCOMBE DISTRICT. SUCH PROPOSALS WILL BE ASSESSED
HAVING REGARD TO:
(a)

THE NEED FOR THE DEVELOPMENT, IN THE LIGHT OF NATIONAL
CONSIDERATIONS AND THE IMPACT OF AN ADVERSE OR
FAVOURABLE DECISION UPON THE LOCAL ECONOMY;

(b)

THE COST OF AND SCOPE FOR SUCH DEVELOPMENT
ELSEWHERE OUTSIDE THE AONB OR FOR MEETING THE NEED
FOR IT IN SOME OTHER WAY; AND

(c)

ANY DETRIMENTAL EFFECTS ON THE ENVIRONMENT AND THE
LOCAL LANDSCAPE AND THE EXTENT TO WHICH SUCH EFFECTS
MAY BE AVOIDED OR MITIGATED.

(4)
DEVELOPMENT WILL NOT BE PERMITTED WHICH, ALTHOUGH NOT
ITSELF LOCATED WITHIN THE AONB, WOULD HAVE A DEMONSTRABLY
DETRIMENTAL EFFECT ON ITS SPECIAL CHARACTER OR APPEARANCE.

L2: AREAS OF ATTRAC TIVE LANDSCAPE (AAL) & LOCAL LANDSCAPE AREAS (LLA)
The Objections
0379/31
0872/11
0874/3
1260/40
1806/2

Sport England
Government Office for the South East
National Farmers Union
Marlow Society
Country Landowners Association

PIC 10/6 Objections
1739/9
2063/16

Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd + Wycombe Option Ltd

Summary of Objections
(a)

The requirement for proposals to ‘conserve and enhance’ should be properly justified.
The criteria used to define AALs or LLAs and the special qualities of each site should be
detailed in the text.

(b)

‘Adverse impact’ should be deleted, along with the whole of the second part of the
policy.

(c)

Development should be required to respect, enhance and conserve landscape quality.

(d)

‘Resist’ is not strong enough and is too imprecise.

(e)

Use of additional designations such as AALs and LLAs is unhelpful. Use of the concept
of Countryside Character might be better.

Inspector's Reasoning and Conclusions
10.2.1 The objection that the expression ‘conserve and enhance’ in Policy L2 should be
changed is partly met by PIC 10/6. However, the effect of this change would be to retain the
word ‘conserve’. This is inappropriate because its usual connotation is that of preserving or
enhancing (something). The comparison with the statutorily-determined need to ‘preserve or
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enhance’ the ‘character or appearance’ of designated conservation areas is obvious. The use
of the simple word ‘preserve’ is to be preferred. There may well be cases where development
within AALs and LLAs may remove ugly features or buildings but these may best be dealt with
on a case by case basis, obviously with careful regard to chapter 2 policies. Although it is true
that the individual characteristics of both types of area are detailed in Appendix 12, it would be
helpful to detail the criteria that have been used to identify such areas in the Local Plan.
10.2.2 The effect of PIC 10/6 would be to remove the word ‘resist’ and to alter the second part
of the Policy to indicate that development in conflict with the objectives of designating both
AALs and LLAs will not be authorised. This is an essential arm of the Policy since without it
there would be no specific justification for withholding planning permission and hence no raison
d’etre for the Policy itself. Any requirement to ‘respect, enhance and conserve the landscape
quality of such areas would be inappropriate. Conservation, as already concluded, embraces
both preservation and enhancement. The application of this test to locally-determined
landscape designations would be excessive since it would in fact exceed that which is laid
down for conservation areas, with statutory justification.
10.2.3 The Local Plan recognises a three-tier system of landscape identification, with
appropriate levels of protection in the course of development control. The AONBs are
designated by the Countryside Agency, the AALs are identified in Policy LS3 of the 1996 Bucks
Structure Plan and defined by the Local Plan whilst the LLAs designation is at the discretion of
the LPA. The tenor of the advice in PPG7 is to resist ‘a multiplicity of (unnecessary) local
countryside designations’. In the case of Wycombe District, both the AAL and LLA
designations have been applied very selectively, with commendable restraint and only where
both necessary and appropriate. Inspection suggests that they have been accurately identified
and applied to areas where short to medium term urbanisation is improbable (unlike AONBs
where major or extensive development is to be avoided in the longer term).
RECOMMENDATIONS
q

LN02/1

Modify Policy L2 and supporting text in accordance with PICs10/6 and10/19.

q

LN02/2

Further Modify Policy L2 to read as follows:
POLICY L2
(1)
THE DISTRICT COUNCIL WILL EXPECT DEVELOPMENT
PROPOSALS WITHIN AALs AND LLAs TO PRESERVE THEIR INDIVIDUAL
LANDSCAPE QUALITIES. DEVELOPMENT PROPOSALS THAT WOULD
HAVE AN ADVERSE IMPACT UPON THEIR RECOGNISED CHARACTER OR
APPEARANCE WILL NOT BE PERMITTED.
(2)
THE INDIVIDUAL AREAS WHICH HAVE BEEN DESIGNATED FOR
THE PURPOSES OF THIS POLICY ARE LISTED (AND LOCATED) IN
APPENDIX 12 AND IDENTIFIED ON THE PROPOSALS MAP. THE REASONS
FOR DESIGNATION INCLUDE THE FOLLOWING:
(a)

EXTENSIVE AREAS BETWEEN THE CHILTERNS AONB AND THE
URBAN EDGE;

(b)

RIVERSIDE MEADOWS AND WOODED AREAS OVERLOOKING THE
THAMES;

(c)

PROMINENT HILLSIDE
THAMES AND WYE;

(d)

SIGNIFICANT OPEN COUNTRYSIDE AREAS SEPARATING URBAN
AREAS;

(e)

PROMINENT UNDEVELOPED
URBAN AREAS;
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(f)

ENCLOSED LANDSCAPES THAT RETAIN A PRIMARILY RURAL
CHARACTER.

L2(1): LOCAL LANDSCAPE AREA – ABBEY BAR N NORTH

The Objections
0506/15
0571/7
1264/1

Bassetsbury Area Protection Group
Laing Homes Ltd
Stephen Robert Cooper

Summary of Objections
(a)

Site should be designated a Local Landscape Area.

Inspector's Reasoning and Conclusions
10.2.1.1
These objections relate to the area of Housing Allocation H2(i)(a). This is the
subject of detailed consideration earlier in this report. The recommendation was then to
designate all but the safeguarded land (3.1 ha net) as a Policy L2 Local Landscape Area
meeting the thrust of these objections.
RECOMMENDATION
q

LN02.1/1 Designate as Policy L2(1) LLA in accordance with earlier recommendation.

L2(2): LOCAL LANDSCAPE AREA – ABBEY BARN SOUTH

The Objections
1264/3

Stephen Robert Cooper

Summary of Objections
(a)

Site should be designated a Local Landscape Area.

Inspector's Reasoning and Conclusions
10.2.2.1
This objection relates to the area of Housing Allocation H2(i)(b). This is the
subject of detailed consideration earlier in this report. The recommendation was then to delete
the allocation in accordance with PIC3/4 and PIC M/1. In view of the area’s potential for longer
term development and lack of obvious landscape quality, it would seem inexpedient to make an
immediate Policy L2 designation.
RECOMMENDATION
q

LN02.2/1 No modification.
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L2(3): LOCAL LANDSCAPE AREA – GOMM VALLEY

The Objections
See Appendix 10A
PIC 10/6 Objections
0376/54

Axa Equity and Law Life Assurance Society Plc

Summary of Objections
(a)

Gomm Valley, including Ashwells should be designated either a Local Landscape Area
or Area of Attractive Landscape.

(b)

Concern that the development of the Gomm Valley would put at risk the LLA covering
Gomms Wood and Kings Wood. Gomm Valley should be retained as open countryside
and protected.

(c)

The inclusion of the Gomm Valley as an LLA in PIC 10/6 should be deleted.

Inspector's Reasoning and Conclusions
10.2.3.1
This objection relates to the area the subject of detailed considerations
elsewhere in this report, principally section 3.2.4. The recommendation was then not to
allocate the land for mixed-use development. Although the valley is an attractive landscape of
high quality, it has long been recognised as having potential for longer term development. It
would seem inexpedient to make either Policy L2 or L3 designations that might prejudice that
role.
RECOMMENDATION
q

LN02.3/1 No modification.

L2(4): LOCAL LANDSCAPE AREA – GRANGE FARM
The Objections
0837/20
1337/19

Hazlemere Parish Council
Gordon Hooper

Summary of Objections
(a)

Delete safeguarded land designation and replace with Local Landscape Area or
Strategic Gap designation.

Inspector's Reasoning and Conclusions
10.2.4 This objection relates to the area the subject of detailed consideration earlier in this
report. The recommendation was then not to allocate the land for housing. In view of its
inclusion within the 1990 AONB designation, which gives greater protection than an LLA, it
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would be quite inappropriate to designate it under Policy L2 (or any other provisions) of the
Local Plan.
RECOMMENDATIONS
q

LN02.4/1 No modification.

L2(5): LOCAL LANDSCAPE AREA – TERRIERS FARM

The Objections
0837/19
0839/17
1186/5
1337/18

Hazlemere Parish Council
Grange Action Group (David J Wainman)
Miss P Densham
Gordon Hooper

Summary of Objections
(a)

The site should be identified as a Local Landscape Area.

(b)

The landscape value of Terriers Farm should be afforded greater recognition.

Inspector's Reasoning and Conclusions
10.2.5 This objection relates to the area the subject of detailed consideration earlier in section
3.2.4 of this report. The recommendation was then to allocate the land for housing. It would
therefore be inappropriate to designate it under Policy L2 (or any similar provisions) of the
Local Plan.
RECOMMENDATION
q

LN02.5/1 No modification.

L2(6): LOCAL LANDSCAPE AREA – HEAVENS LEA, BOURNE END

(AS40)

The Objections
0360/1

Mr P Laws

Summary of Objections
(a)

The site should be deleted from Policy L2.

Inspector's Reasoning and Conclusions
10.2.6 I deal with a related objection concerning inclusion in the Hawks Hill/Harvest Hill Policy
Area in section 8.16. I concluded that the area is an attractive space that plays a significant
structural role at the approach to Hawks Hill. It meets the criteria set out in Policy L2(2) and its
designation as LLA is accordingly supported.
RECOMMENDATION
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q

LN02.6/1 No modification.

L2(7): AAL – LAND BETWEEN CHALPIT LANE AND SPINFIELD LANE, MARLOW (AS129)

The Objections
1027/4

Cala Homes (South) Ltd

Summary of Objections
(a)

The land should not be allocated as an Area of Attractive Landscape.

Inspector's Reasoning and Conclusions
10.2.6 The area would appear to meet the criteria set out in Policy L2(2) and its designation as
AAL is accordingly supported.
RECOMMENDATION
q

LN02.7/1 No modification.

L3: GREEN SPACE
The Objections
0379/30
0872/12
1193/19

Sport England
Government Office for the South East
Environment Agency

PIC 10/7 Objections
0872/38

Government Office for the South East

Summary of Objections
(a)

Green spaces as stepping stones for the movement of wildlife should be mentioned,
along with PPG9.

(b)

Specific reference to playing fields and pitches should be made in Policy L3 and on the
proposals map.

(c)

The term ‘resist’ is too imprecise.

(d)

‘Will not be permitted’ does not allow for development where loss, fragmentation or
reduction in size of an open area could be mitigated.

Inspector's Reasoning and Conclusions
10.3.1 Policy L3 is carried forward from the Wycombe District Local Plan and has been in place
for some time. Its intentions are clear; they are to protect significant areas of open land within
settlements for purely urban design reasons (whether or not these areas have an active
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recreational function) and also to protect open areas in rural settlements where these have
recreational, amenity or nature conservation functions. The former are identified as Policy L3
areas on the 1:10 000 (and larger) scale Proposals Maps and Insets; the latter are not. This
distinction would seem partly to have been forced on the LPA because of limitations of scale
and quite possibly because rural settlements have not always been the subject of a detailed
survey. This is not an entirely satisfactory situation, especially within conservation areas where
a Policy HE8 survey has not been undertaken or in Policy GB4 settlements in the Green Belt.
In both these cases, considerable development pressure may be exerted and Policy L3 may
accordingly have to be invoked. No doubt the LPA will wish in due course to clarify these
aspects of policy coverage.
10.3.2 PIC 10/7 would have the effect of protecting the nature conservation value of open
areas within rural settlements. Despite the fact that such open areas are not specifically
identified, the modified wording would meet the objection and is endorsed as a reasonable
application of the Policy. As the LPA rightly points out, playing fields and pitches (in urban
areas at least) are given adequate protection by Policy RT3 and presumably by inclusion in the
‘Local Cultural Strategy’ as and when adopted. The objection relating to the use of the word
‘resisted’ has been overtaken by the deletion of the relevant paragraph by PIC 10/14. This has
been balanced by the presumption against development having adverse impacts upon Policy
L3 areas generally. The Policy recognises that, in a minority of cases, such adverse impact
might be offset by the substantial retention of open space or by its replacement elsewhere.
This is essentially the formulation adopted by Policy RT3(1)(b) and is accordingly endorsed.

RECOMMENDATIONS
q

LN03/1

Modify Policy L3 and its supporting text in accordance with PICs 10/7 and 10/14.

L3(1): GREEN SPACE – DOWNLEY

(AS23)

The Objections
1201/6

Mr C G Hamilton, Clerk to Downley Parish Council

PIC 10/7 Objections
0579/27
0579/24

Michael Lambert
Michael Lambert

Summary of Objections
(a)

(1) Gosling Grove, (2) Downley Middle School Playing Fields, (3) Plomer Green Avenue
and (4) Selwood Way should all be designated as Policy L3 Green Spaces.

(b)

Objection to the addition to the Proposals Map of Policy L3 designation for the small
greens which are part of housing estates in Plomer Green Avenue and Selwood Way
(PIC M/34 and PIC M/35). Addition serves no planning purpose and Green Space
designation should be deleted.

Inspector's Reasoning and Conclusions
10.3.1.1
Downley is a very extensive and mainly residential area at the extreme northwest corner of the urban area of High Wycombe. It is very elevated at about 160 m AOD at its
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highest point and the area lies between radial routes A40 and A4128. Much of its development
is visibly post-war and some housing has clearly been added over the past 20 years. The area
has a certain secluded character since it can only be approached by car from the two radial
routes to the south and east and then only by a limited number of road connections. Its
character is enhanced by being grouped around the formerly detached village of Downley, now
designated as a conservation area that includes the large open space of Downley Common to
the north. This area is accessible over a very wide system of public rights of way that also
penetrate the urbanised area of Downley.
10.3.1.2
The effect of implementing PICs 10/7 and 10/14, together with PICs M/33-35
(inclusive) would be to add three Policy L3 areas within the residential areas of Downley.
These have all been inspected and their designation is endorsed for the following reasons:
(a) PIC M/33 Gosling Grove
This is an open area of about 2000 sq m within a very extensive and recent residential area laid
out around a series of dead end roads that all terminate in shared surface vehicle accesses on
the Essex Design Guide model. It is an entirely logical extension of the comparably-sized but
much more generously planted open space to its east. The area would fulfil all the urban
functions that are envisaged by Policy L3(1), the more so since it would be easily and safely
accessible from most of the dwellings that surround it. It also provides a good setting for the
County First School and playing field that adjoin it to the south and it accordingly fully justifies
its Policy L3 designation.
(b) PIC M/34 Selwood Way
This is an open area of about 1000 sq m that is enclosed by a loop at the end of a lengthy dead
end access road serving about 40 dwellings. It is grassed and evidently well maintained. It
provides a focus for the surrounding dwellings and is attractively planted with some five or so
ornamental street trees that appear to be reaching maturity. Its loss as landscaped open space
would reduce the attractively spacious character of what is a relatively densely developed
urban area and for this reason alone it fully justifies its Policy L3 designation.
(c) PIC M/35 Plomer Green Avenue
This is a triangle of open land that extends to about 1250 sq m at the intersecting arms of
Plomer Green Avenue. The Avenue would appear originally to have been a dead end road
system serving 35-40 semi-detached houses. One of the dead end roads has been later
connected to form part of the local distributor system serving the western part of the greater
Downley area of recent years. Immediately to the west is an extensive district centre. The
open land forms the centrepiece and focus of the immediate housing. It is grassed and
attractively planted by six ornamental street trees, including some very fine semi-mature
Norwegian Maples. It appears to be well used for informal games and generally fully justifies
its Policy L3 designation.
RECOMMENDATION
q

LN03.1/1 Modify the Proposals Map in accordance with PICs M/33-M/35 (inclusive).

L3(2): GREEN SPACE – TURNERS FIELD, DOWNLEY
`

(AS141)

The Objections
0579/1

Michael Lambert

Summary of Objections
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(a)

Turners Field should be designated as Green Space for its contribution to amenity,
recreation, landscape and nature conservation.

Inspector's Reasoning and Conclusions
10.3.2.1
This is an extensive area of about 6000-7000 sq m that is somewhat anomalous
in character. It is located within a very large street block that is served by a number of dead
end roads, including Selwood Way, the subject of objection L3(1) above. It is totally landlocked
and without formal public access although it is fair to say that some informal use for leisure is
evident on inspection. It is roughly the same size as the fenced-in school playing field to the
west, from which it is separated by a public footpath. Presumably its use as a school playing
field extension was made difficult or inconvenient by the presence of this evidently very longstanding public right of way leading south from Downley Common. It has a single locked and
gated access from a short dead end road serving five dwellings, also known as Turners Field.
It performs no very obvious Policy L3 urban design function, being simply secluded backland,
and there would seem no very obvious local deficiency of public open space in the area since it
is adjacent to the extensive common land enjoying secure Policy GB2, L1 and HE8 protection.
RECOMMENDATION
q

LN03.2/1 No modification

L3(3): GREEN SPACE – HATTERS LANE SECONDARY SCHOOL

(AS32)

The Objections
0818/4

Buckinghamshire County Council – Land & Property

Summary of Objections
(a)

Object to Green Space designation for land to Hatters Lane frontage – should be part of
the surrounding Established Residential Zone designation.

Inspector's Reasoning and Conclusions
10.3.3.1
The prominent bulk and extent of Hatters Lane Secondary School and its very
large playing fields are very readily visible from Hatters Lane. The frontage road functions as
an important district distributor linking the main radial routes A4 and A404 to the east and north
of High Wycombe. It is accordingly fairly heavily trafficked by vehicles. The school and
grounds are currently the subject of comprehensive improvement and adaptation. These works
include most attractive planting, hard and soft landscaping and the laying out of parking
spaces; presumably for the buildings’ intended dual use for adult education. The wide street
frontage open space, designated integrally as Policy L3 Green Space, provides a good setting
for the school buildings and lends a degree of interest to the otherwise suburban street scene.
RECOMMENDATION
q

LN03.3/1 No modification

L3(4): GREEN SPACE – WELLESBOURNE, TERRIERS

(AS146)

The Objections
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1125/1

Buckinghamshire Chilterns University College

Summary of Objections
(a)

Green Space designation needs to be removed if the College is to fulfil its important
local educational and economic role.

Inspector's Reasoning and Conclusions
10.3.4.1
The Policy L3 designations around the various educational establishments (as in
the L3(3) designation just considered) have been made without including any existing buildings.
The effect of these designations has been judiciously to safeguard the immediate settings and
open aspect of these buildings. These are important urban design considerations and well
worthy of support. Policy L3 clearly provides for exceptions to be made in the case of
necessary development. With respect to educational buildings, this would seem to allow future
ancillary building or other development to take place.
RECOMMENDATIONS
q

LN03.4/1 No modification.

L3(5): GREEN SPACE – GOMM VALLEY
The Objections
0549/2

Maurice Young

Summary of Objections
(a)

L3 should distinguish between Green Space of moderate value and those of
significance to the conservation of biodiversity within the district. Gomm Valley should
be designated one of the latter.

Inspector's Reasoning and Conclusions
10.3.5.1
This objection relates to the area the subject of detailed considerations
elsewhere in this report, principally section 3.2.4. The recommendation was then not to
allocate the land for mixed-use development. Although the valley is an attractive landscape of
high quality, it has long been recognised as having potential for longer term development. It
would seem inexpedient to make either Policy L2 or L3 designations that might prejudice that
role.
RECOMMENDATION
q

LN03.5/1 No modification.

L3(6): GREEN SPACE – REAR OF 42-80 KINGSMEAD, HIGH WYCOMBE

(AS124)

The Objections
0270/1
0390/1
0858/1

Mrs Louise Groom
Mr B Groom
Mrs V E Frost & Mrs J Barrows
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0939/1
0986/2
1009/3
1049/1
1066/1
1149/1
1313/1
1438/4
1459/1
1565/1
1569/1
1606/1
1996/1

Neil Morley
Mr & Mrs M J Unwin
Mr J E Pickering
Mr R G Lewis
Mrs Carol-Ann Cafferty
Kim Rose
Mary Whitmore
Mr Paul Hussey
D R Smith
C J Humphry
Tracy Morley
A S Jackson
G Harding

Summary of Objections
(a)

The designation of this site as Green Space is in conflict with the planning permission
granted in 1995 for its use as residential curtilage. The land should be redesignated as
residential curtilage.

Inspector's Reasoning and Conclusions
10.3.6.1
These objections to Policy L3 designation raise substantially the same issues as
those raised by the objectors further along Kingsmead Road. For that reason, both groups will
be considered together (see L3(7)) and the same recommendation will be made in both cases.
RECOMMENDATION
q

LN03.6/1 See LN03.7/1-2 below.

L3(7): GREEN SPACE – 80-112 KINGSMEAD ROAD, HIGH WYCOMBE

(AS2)

The Objections
1188/3
2098/1
2099/1

Simon Wingrove
Mr P J Sullivan
Mrs S A Sullivan

Summary of Objections
(a)

Green Space designation contradicts the principles of residential use that has
previously been granted planning permission on this land.

Inspector's Reasoning and Conclusions
10.3.7.1
Over much of Kingsmead Road, the former railway formation runs very close to
the frontage housing. Indeed, the overall distance across the single track right of way and the
depth of residential curtilage scarcely exceeds 40 m in some cases. The difference between
the levels of trackbed and back gardens varies considerably owing to the falling gradient of the
railway and its need to pass under the road bridge at Abbey Barn Lane and over the former
railway bridge at Spring Lane. Where the railway and back gardens are at roughly the same
level behind Kingsmead Road, several of the latter have been extended. This effectively blocks
the previous right of way of the abandoned railway. The available evidence indicates that this
transfer was authorised either by the former British Railways Board or Railtrack. In most cases,
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planning permission has been granted for the requisite change of use.
10.3.7.2
What is now at issue is the interim planning status of the former railway land at
rear of 42-112 Kingsmead Road, whether this has been converted into garden ground or not.
The local objectors resist any designation of the railway land as Policy L3 Green Space since
they point out that this is inconsistent with its existing or authorised use as residential. They
would therefore call for its allocation as Policy H14 residential land. The LPA point out the
intention of using the trackbed for some future transport use. The recommended policy position
(see T11-12) is to safeguard the entire abandoned railway for a local transport use, consistent
with the advice of PPG13. It is of little moment whether any interim and ancillary residential
uses are authorised, provided that no substantial operational development takes place, as has
been the case in the past (eg at Willow Close). Given the safeguarding of local transport
functions under Policy T11, the best course would appear to be to delete the Green Space
notation at rear of 42-80 Kingsmead Road. The H14 frontage allocation may be extended over
the railway land, as it has been at Boundary Road, but it would still remain subject to Policy T11
restrictions.
RECOMMENDATIONS
q

LN03.7/1 Modify the Proposals Map by the deletion of the Policy L3 designation at rear of
42-80 Kingsmead Road and substitute a Policy H14 residential allocation.

q

LN03.7/2 Modify the Proposals Map by the deletion of the Policy L3 designation at rear of
82-112 Kingsmead Road and substitute a Policy H14 residential allocation.

L3(8): GREEN SPACE – WYCOMBE MARSH

The Objections
1679/14

Mr & Mrs Brant, Kingsmead Road Caring Residents

PIC 10/7Objections
1679/6

Mr & Mrs Brant, Kingsmead Road Caring Residents

Summary of Objections
(a)

Objection to the deletion of the allotment Green Space designation and amended
boundary to include the north allotments at Wycombe Marsh. Concern at the impact of
development on the wildlife and ecology of the site.

Inspector's Reasoning and Conclusions
10.3.8.1
This objection relates to the larger Wycombe Marsh development area (Policy
H5A) and, in the view of my conclusions earlier in the report, a Policy L3 designation would be
inexpedient in the interests of securing comprehensive redevelopment. Provision for alternative
allotment gardens is available and the scheme as a whole should create the opportunity to
make attractive green corridors along both branches of the River Wye.
RECOMMENDATIONS
q

LN03.8/1 No modification.
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L3(9): GREEN SPACE – BOURNE END TO HIGH WYCOMBE DISUSED RAILWAY LINE

The Objections
0526/18

Chepping Wycombe Parish Council

Summary of Objections
(a)

Objection to the loss of designated Green Space which may be required for an
extension of the busway (referred to in Policy T11).

Inspector's Reasoning and Conclusions
10.3.9.1
This objection makes the same general point as many of those in relation to
Policy T11; that is the retention of the substantial surviving parts of the railway trackbed. This,
as reported earlier, is fully consistent with PPG13 advice. However, the precise future use of
the abandoned railway is a matter for the Bucks CC Local Transport Plan. This is because the
emergent planning policies of Wycombe DC are merely to safeguard the railway route’s
integrity for some (as yet unspecified) form of local transport use. It is inherently most probable
that this will take the form of long distance footpath, cycleway and bridleway. If that happens, it
may well form a linear open space as envisaged by PPG17. Nevertheless, it is conceivable
that some other more intensive transport use, such as LRT, might be selected. It would
therefore be premature to designate the whole or substantial lengths of railway line as Green
Space.
RECOMMENDATION
q

LN03.9/1 No modification.

L3(10): GREEN SPACE – FLACKWELL HEATH LIBRARY SITE

The Objections
0526/4

Chepping Wycombe Parish Council

PIC 10/7 Objections
0526/37

Chepping Wycombe Parish Council

Summary of Objections
(a)

In view of recent proposals to relocate the library in redundant school buildings, this
pleasant green amenity area is no longer required for a branch library and should now
be designated as a Green Space.

Inspector's Reasoning and Conclusions
10.3.10.1
This area is the subject of consideration elsewhere in this Report (see CF8).
There it is recommended that the previous allocation of the land for a branch library was to be
deleted but that a residential allocation was not favoured. The essence of the Parish Council’s
continuing objection is that the area should be designated under Policy L3 since it
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demonstrably performs an open space function. This is supported, for reasons given later (in
CF8), notwithstanding the somewhat arbitrary 1000 sq m threshold for designation. It is
accordingly recommended that the land be so designated and that a complementary revision of
the text at paragraph 10.13 be made.
RECOMMENDATIONS
q

LN03.10/1 Designate the Library site at Flackwell Heath as Policy L3 Green Space.

q

LN03.10/2 Modify the Proposals Map accordingly.

q

LN03.10/3 Modify the supporting text to Policy L3 by the insertion of the word ‘generally’
after the words ‘although 0.1 hectares is’ in paragraph 10.13.

L3(11): GREEN SPACE – CEMETERY EXTENSION, WOOBURN

(AS19)

The Objections
1646/9

John Dalton

Summary of Objections
(a)

Green Space designation should extend over the cemetery extension.

Inspector's Reasoning and Conclusions
10.3.11.1
On inspection, the proposed Policy L3 designation was found to be an area of
steep open hillside overlooking the River Wye Valley at Cores End. It has been fenced off and
provided with a rough gated access track and vehicle turning space. The intention is clearly to
use it as an extension to the established cemetery which runs down the hillside towards the
A4094 road between Bourne End and Wooburn Green. The area of land in question is very
prominent in view from both the Policy L2 LLA on the opposite hillside and also from the wider
expanse of Policy L2 AAL on the same slope. Apart from the other considerations in this case,
including the prematurity of applying an L3 designation to land not yet actively in an open space
use, the designation is primarily an urban one and the objection site lies within the defined
Green Belt around Bourne End.
RECOMMENDATION
q

LN03.11/1 No modification.

L3(12):GREEN SPACE – HAWKS HILL & HARVEST HILL

(AS39)

The Objections
1208/1

Sally Lloyd Parry

Summary of Objections
(a)

Site should not be designated as Green Space, but should be subject to the usual
provisions of Policy C16.

Inspector's Reasoning and Conclusions
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10.3.12.1
I deal with a related objection concerning the C16 Policy area in section 8.16 of
my report. Bearing in mind the Council’s criteria for assessing L3 open spaces and the
previous Local Plan inspector’s recommendation, I concluded that the value of this private
undeveloped area was not sufficient to justify continued designation.
RECOMMENDATION
q

LN03.12/1

No modification.

L3(13): GREEN SPACE – LAND AT HAWKS HILL, BOURNE END

(AS 69)

The Objections
0838/1

Mr R Overall

Summary of Objections
(a)

Delete L3 designation from this site.

Inspector's Reasoning and Conclusions
10.3.13.1
I deal with a related objection concerning the C16 Policy area in section 8.16 of
my report. Bearing in mind the Council’s criteria for assessing L3 open spaces and the
previous Local Plan inspector’s recommendation, I concluded that the value of this private
undeveloped area was not sufficient to justify continued designation.
RECOMMENDATION
q

LN/3.13/1

Delete the notation

L3(14): GREEN SPACE - HEAVENS LEA, BOURNE END

(AS40)

The Objections
0360/2

Mr P Laws

Summary of Objections
(a)

A Policy L2 designation, combined with Policies L3 and C16 effectively confers Green
Belt status on the land. The Policy L3 designation should be deleted from the site.

Inspector's Reasoning and Conclusions
10.3.14.1
I deal with a related objection concerning the C16 Policy area in section 8.16 of
my report. I concluded that this site is rightly designated as an L3 space: it is large enough, it is
an attractive open area within the wider AAL, it forms an important structural role at the edge of
the C16 policy area and appears to have some ecological value. The two policies are intended
to meet different purposes and have to be considered concurrently if any development
proposals were to come forward.
RECOMMENDATION
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q

LN03.14/1

No modification

L3(15): GREEN SPACE – SLATE MEADOW, WOOBURN GREEN

The Objections
0483/6
0730/3

Wooburn Parish Council
Mrs Dinnie Hawthorne

Summary of Objections
(a)

Objection to the temporary nature of Safeguarded Land designation. The site should be
designated as Green Space.

Inspector's Reasoning and Conclusions
10.3.15.1
In view of my earlier recommendations regarding this area (see section
3.2.6) a Policy L3 designation would appear to be inappropriate. The site is one of the few
areas outside the green belt that is available to meet future development needs. While some
green space alongside the river might be appropriate for L3 designation if development takes
place, the exact extent of such an amenity area could only be determine when full details of a
scheme are known.

RECOMMENDATIONS
q

LN03.15/1

No modification.

L3(16):GREEN SPACE – LAND AT WELL END FARM, BOURNE END

(AS77)

The Objections
0959/1
1486/1
1739/1
2080/1

Millgate Homes & Mr J Nicholson
Raymond Jack Williams
Lord Carrington’s Grandchildren’s Settlement
Prince & Princess Emanuel Galitzine

Summary of Objections
(a)

The southern part of the paddock should not be designated under Policy L3, but should
be designated as suitable for residential development.

Inspector's Reasoning and Conclusions
10.3.16.1
It is relatively uncommon to find significant areas of open land within the urban
areas in Wycombe District that are designated under both Policies L3 and HE8. Moreover, the
land subject of the objections comprises much of an autonomous conservation area and is also
sandwiched between the AONB to the north and the Thames Flood Plain to the south. Not only
does it lie between Policy H15 and H16 residential areas to east and west but also between the
inner edges of the defined Green Belt. The existence of the Well End Conservation Area is of
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particular significance since, despite objectors’ claims to the contrary, it is separate from both
the Conservation Areas of Abbotsbrook and Bourne End proper. In the absence of a Policy
HE8 Area Character Study, it is difficult to determine the precise reasons for the designation of
the Conservation Area. It is reasonable to surmise however that its essential special character
resides in the tightness and antiquity of the street scene along Marlow Road and the distinctive
features of the still isolated Well End Farm, a listed building, and its adjacent expanse of
agricultural land (OS field nos: 6107, 6400, 7600 and 6472 totalling 7.7 hectares).
10.3.16.2
The Policy L3 designation clearly performs an urban amenity function in a
visual sense, despite being quite inaccessible by the general public on foot. It also performs
the more specific function of providing a good setting for Well End Farm. This last fact is
acknowledged by the objectors. They also distance themselves from the suggestion of the
Inspector reporting on the 1993 Inquiry, to the effect that acceptable access to a southern area
of housing development might be contrived somewhere beside the listed building group. This
view is noted and agreed. The key issue therefore is whether the retention of the whole of the
erstwhile farmland, with its prominent backdrop of riverside trees, is of the essence of the
character of the area. From an urban design point of view it may reasonably be concluded that
it is. It would also be perverse to allocate as yet unbuilt land for housing and prematurely to
designate it as a Policy H15 area when no previous urban character has been established.
Although the vestigial open space might provide some form of setting for the listed buildings, it
would not provide the fuller setting as recognised by the original designation of the wider area.
RECOMMENDATION
q

LN03.16/1 No modification

L3(17): GREEN SPACE – LAND OFF QUOITINGS DRIVE, MARLOW

(AS91)

The Objections
0704/1
0840/37

Berkeley Homes (Chiltern) Ltd
Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a)

The land does not fulfil any of the criteria for Policy L3 Green Space designation and
should be designated as a Policy H14 residential area.

Inspector's Reasoning and Conclusions
10.3.17.1
I have dealt with an objection concerning the residential allocation of the site in
section 3.2.5. The ‘paddock’ area of the site provides an important link in the chain of green
spaces in this part of the Conservation Area, particularly with regard to the unbroken green
area between west street and the new flats at Quoitings. However, I consider the western part
of the site, notated ‘scrub’ on the objector’s plan CgMs01, has far less significance in the
overall open space network and has limited value as private open space. What role it has as a
setting for the town centre is outweighed by the benefit of providing more housing in a relatively
accessible location within the urban area of Marlow. I therefore recommend a modification to
the boundary of the green space.
RECOMMENDATION
q

LN03.17/1 Modify the Proposals Map to exclude the area notated ‘scrub’ on Drawing
CgMs01, Appendix 1 to the objector’s representation No. CG/2485/P0001 from
the designation as open space to which Policy L3 applies.
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L3(18): GREEN SPACE – BERWICK ROAD, MARLOW

(AS9)

The Objections
0840/39

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a)

Reinstate previous designation for residential development on allotments.

Inspector's Reasoning and Conclusions
10.3.18.1
In the light of my conclusions in section 3.2.6 of the report, the Policy L3
designation appears to be justified and to accord with the relevant criteria of the Local Plan.
RECOMMENDATION
q

LN03.18/1 No modification

L3(19):GREEN SPACE – LAND ADJACENT SEYMOUR COURT ROAD, MARLOW

(AS63)

The Objections
0840/43

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a)

All or part of this land could be designated for residential development.

Inspector's Reasoning and Conclusions
10.3.19.1
In the light of my conclusions in section 3.2.6 of the report concerning an
objection for a housing allocation, the Policy L3 designation appears to be justified and to
accord with the relevant criteria of the Local Plan.
RECOMMENDATIONS
q

LN03.19/1 No modification

L3(20):GREEN SPACE – PRINCES RISBOROUGH SCHOOL

(AS122)

The Objections
0350/2
0350/3

Princes Risborough School
Princes Risborough School

Summary of Objections
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(a)

If Green Space designation were to replace Green Belt designation on the site, an
exception to Green Space policy should be made in respect of development at Princes
Risborough School to enable extension of facilities to meet a proven need.

Inspector's Reasoning and Conclusions
10.3.20.1
Princes Risborough School is of mainly post-war construction and is located on
high ground on the extreme south-eastern edge of the town. It stands at the north-eastern
corner of extensive level playing fields which are adjoined on two sides by open agricultural
land within the Chilterns AONB and Metropolitan Green Belt. The adjacent urban area is
entirely residential. A slight oddity of the local layout is that the two vehicle accesses to the
school complex are somewhat tortuously contrived through the ends of residential dead end
roads. This is not entirely a convenient or desirable arrangement and the available evidence
suggests that the school authorities would like to arrange wholly independent access from a
main framework road if this were possible. By contrast, pedestrian access for schoolchildren is
very well arranged; there being a safely segregated footpath approach from the north, leading
all the way to the edge of the town centre. The south-east edge of the school grounds is
defined by the long-distance Icknield Way, the subject of Policy RT15 (The Ridgeway Path).
10.3.20.2
The existing school curtilage (the buildings and the playing fields) is roughly
bisected by the defined inner edge of the Green Belt. The school governors would like to
provide indoor recreational accommodation within the playing fields. To secure planning
approval would require there to be proved ‘very special circumstances’ as the Green Belt only
excludes those buildings that preceded its definition. Their preference is to adjust the boundary
so that it excludes the entire curtilage and to designate the playing fields as Green Space. The
LPA does not oppose development within the school curtilage for purely sporting activities. In
all the circumstances, it would seem preferable to use the occasion of the Local Plan’s adoption
to modify the Green Belt boundary. It is anomalous to divide a composite planning unit such as
a secondary school and playing fields by such a boundary. It would be preferable to control
future appropriate development by Policy L3(2) and thereafter to rely on the policy content of
PPG17 to resist further diminution of the available open space.
RECOMMENDATION
q

LN03.20/1 Modify the Proposals Map by defining the Policy GB2 boundary as outside the
curtilage of Princes Risborough School and designating the excluded Green Belt
area as Policy L3 Green Space.

L3(21): GREEN SPACE - 55-57 EASTWOOD ROAD , STOKENCHURCH

The Objections
0673/1

D J Vaughan

PIC 10/7 Objections
2114/1

Mr M R Chadwick

Summary of Objections
(a)

Delete Green Space designation and include in Established Residential Zone.
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(b)

Objection to the deletion of Green Space designation in PIC 10/7.

Inspector's Reasoning and Conclusions
10.3.21.1
External inspection of the site subject of the objections revealed that it is a small
area of virtually landlocked open space on the southern urban fringe of Stokenchurch. It is
accessible only along a metre-wide pedestrian way between two groups of post-war estate
houses. Its condition would appear to be overgrown and its only future function would seem to
be some very limited form of communal use eg as an area of allotment gardens or as children’s
playspace. It would probably have no significant development potential since it lacks direct
vehicular access. It would most appropriately be included within the adjoining Policy H14
established residential zone in view of its urban edge location and the type of activity it might
conceivably support in the future.
RECOMMENDATION
q

LN03.21/1

Modify the Proposals Map in accordance with PIC 10/7.

L4: INCIDENTAL OPEN SPACE

The Objections
1293/18

Naphill & Walter’s Ash Residents Association

Summary of Objections
(a)

Strengthen wording of policy to effectively resist inappropriate infilling housing on areas
of open land in Naphill and Walters Ash.

Inspector's Reasoning and Conclusions
10.4.1 The purpose of Policy L4 is in many ways comparable to the application of Policy L3
within rural settlements. In other words, the LPA rightly conclude that incidental open space
generally less than 1000 sq m in area (the threshold that is introduced by PIC 10/8) may often
have urban design significance but whose size precludes its being shown on the Proposals
Map. Policy application will necessarily be on a case by case basis. It is intended to apply to
open land within the visible public realm, but possibly not accessible or of immediate use by the
public. The objection however clearly envisages its potential application to spaces between
buildings such that infilling development would generally be precluded. Not only is Policy L4
quite obviously not intended for this purpose but PPG3 (paragraphs 69-71) specifically provides
for such a form of development in suitable rural situations. To alter the wording of the Policy in
this way might be held to be contrary to the tenor of the policy guidance.
RECOMMENDATION
q

LN04/1

Modify paragraph 10.16 in accordance with PIC 10/8 (but see also LN03.10/1).

L5: THE RIVER THAMES AND THAMES VALLEY
L6: THE RIVER WYE AND MINOR WATERCOURSES

The Objections
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0055/1
0197/1
0379/29
0475/3
0475/4
0475/5
1193/26
1193/27
1193/28
1200/16
1632/4
1632/6
1676/1

William John Pressney
Mr & Mrs McGarel Groves
Sport England
Upper Thames Sailing Club
Upper Thames Sailing Club
Upper Thames Sailing Club
Environment Agency
Environment Agency
Environment Agency
English Nature
G R Curtis
G R Curtis
Richard Clive Collier

PIC 10/9 Objections
0376/55

AXA Equity and Law Life Assurance Society Plc

Summary of Objections
(a)

Riverside development should respect the existing character of long stretches of both
banks of the river, not just that of the buildings surrounding the local site. Amend
paragraph 10.21 accordingly.

(b)

Paragraph 10.22 should reflect that Policy RT9 also addresses the recreational use of
the river and the valley.

(c)

Policy L5 should mention buffer zones, public access and the requirement to obtain
Land Drainage Consent from the Environment Agency. ‘Designated’ in part 2 should
read ‘designed’.

(d)

Wording should be added to the policy to highlight the nature conservation importance
of the river environment.

(e)

Include headwaters of River Thames in the Princes Risborough area and Hambleden
Stream.

(f)

Paragraph 10.18g should include the Environment Agency’s requirement for a 5-metre
buffer zone around a pond and a buffer zone of at least 8 metre wide on both sides of a
watercourse. It is not clear in paragraph 10.19 why the Rivers Pang and Wye are
considered to share a catchment area.

(g)

Concerned at the effect that proposed development at Wycombe Marsh could have on
the amenity value of (and water levels in) the River Wye.

(h)

Policy should enhance public access to rivers and riverbanks by requiring the provision
of appropriate car parking and additional slipways or moorings.

(i)

Alter line 4 of paragraph 10.25 to ‘equivalent to…twice the height…’.

(j)

The provisions of this policy should also include the River Thames. Policy should state
that a greater buffer than the statutory 8 metres to the river may be required, and that
opportunities will be taken to reinstate an appropriate buffer zone on redevelopment of a
site.

(k)

Policy L6 should refer not only to the River Thames, but also the Rivers Pang, Wye and
Thame.

Inspector's Reasoning and Conclusions
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10.5.1 The objections to both Policies L5 and L6 will be considered together since the LPA put
forward PIC 10/9 that would have the effect of amalgamating the two in favour of a combined
Policy L6 ‘River Environments’. Since the objections and the proposed alterations to the text
are numerous, the same approach as with Policy L1 will be taken; to review the individual
objections in turn. In considering these objections to the component Policies, it should be
borne in mind, firstly, that the River Thames in particular is the subject of specific Structure Plan
Policies W2 and W3 and policy guidance in RPG3 (Regional Planning Guidance for the South
East). Secondly, as far as Wycombe District is concerned, the course of the Thames is entirely
through areas designated as having a very fair degree of policy protection and the river’s
recreational potential is also safeguarded by a number of Chapter 12 policies. Some of the
objectors may have been inclined to take an unnecessarily narrow view of the overall policy
protection of the development plan.
(a)

Riverside development will be judged by Policy L6 against (a) river ecology (b)
landscape character and (c) possibly enhanced public access. Together with the
relevant provisions of Policies RT11-14 (inclusive) it is difficult to see how a more
holistic approach to policy formulation could be taken.

(b)

It is certainly possible that the application of Policy RT9 (Camping and Caravanning)
may be of some relevance to riverside sites. However, there is no direct reference in
that Policy to riverside locations and hence no very obvious need for a cross-reference.
If the objector means Policy RT19 (Little Marlow Gravel Pits), then this is a discrete and
site-specific policy that will almost certainly be the subject of SPG in due course (and
hence additional consultation (see RT19)).

(c)

The LPA take the view, which is supported, that it is not necessary and very possibly
confusing to itemise all the relevant consents which may be required for riverside
development. The unfortunate use of the word ‘designated’ has been avoided as a
result of PIC10/9 and the objection has therefore been met to that extent.

(d)

The nature conservation aspects of riparian development has been met by PIC 10/9
and the wording of Policy L6(1), which is accordingly endorsed.

(e)

The headwaters of the River Thames and other watercourses are now referred to in the
supporting text at paragraph 10.18 as a consequence of PIC 10/9.

(f)

The general safeguarding of an 8-metre buffer zone is mentioned only in the supporting
text at paragraph 18g and the reasons for it are there set out. Policy L6(2)(b) makes
reference only to an ‘adequate buffer zone’ and this would seem to be as prescriptive as
the Policy should be. If the Environment Agency requires any other dimension to be
kept clear, this will no doubt be established case by case during statutory consultation.
The catchment area point cannot be supported since the wording of paragraph 10.19
was apparently scrutinised and implicitly approved by both English Nature and the
Environment Agency.

(g)

The effect of the development of Wycombe Marsh on the River Wye was the subject of
considerable debate at the Local Plan Inquiry. The relevant conclusions are sitespecific and are accordingly set out elsewhere (see H5A and S2).

(h)

Access to the river and the provision of car parking and slipways is essentially a matter
for Chapter 12 and the recreational aspects of the Local Plan (see RT12-14 (inclusive)).

(i)

This objection is met by PIC 10/9 which is endorsed in this respect as in others.

(j)

Policy L6 would apply to all the rivers in Wycombe District, specifically including the
Thames. The LPA’s approach to the retention or the increase of riverside buffer zones
is supported as being essentially pragmatic ie the matter will be determined case by
case and with the advice of the Environment Agency. A rigid requirement in every case
to provide an 8-metre zone would not only be onerous; it might also act against the
design merits of specific development schemes where a lesser dimension might be
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aesthetically or locally justified or necessary.
(k)

The inclusion of the Rivers Pang, Wye and Thame and the application of Policy L6 to
them is clearly set out in paragraphs 10.18 and 10.19 of the supporting text.

RECOMMENDATION
q

LN05/1

Modify Policy L6 and its supporting text in accordance with PIC 10/9 and delete
Policy L5 with consequential re-numbering of the succeeding Policies.

L7: COMMUNITY WOODLAND, PRINCES RISBOROUGH

The Objections
0087/2
0345/6
0513/1
0841/5
1200/18
1294/14
1898/3

Council for the Protection of Rural England (Mid-Chiltern District)
Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnership Ltd
Mark Scales
Lance Adlam
English Nature
Environmental Records Officer, Bucks County Museum
Princes Risborough Area Heritage Society

Summary of Objections
(a)

The proposed woodland would not control the spread of northwards development. In
order to provide adequate separation of settlements and prevent further urban sprawl,
The woodland should be twice the proposed size.

(b)

Would exacerbate the sense of loss of open fields in views from the AONB.

(c)

The issue of a landscape buffer should be dealt with in the context of development
principles for the site, and not as a national or strategic policy designation. Objection to
the preclusion of development on the site prior to the woodland being created.

(d)

Use of the allotments would be affected, contrary to Policy RT18.

(e)

Woodland could be ecologically damaging to streams, flora and fauna in the vicinity. In
particular, the proposed area of woodland includes part of Longwick Bog (a Bucks Alert
Map Site and SINC), which could be seriously damaged by the planting of trees.

Inspector's Reasoning and Conclusions
10.7.1 The LPA have resolved to delete the Oak Tree Farm component of housing allocation
H2(2)(c) and accordingly reduce the extent of the retained allocation from 45.0 to 26.2 ha as a
result of PIC 3/4. In consequence, the Policy L7 land allocation for the Community Woodland
at Princes Risborough is no longer needed as a buffer zone to the new housing area and PIC
10/10 would have the effect of deleting the allocation and its supporting text. The LPA say that
the three objections that have not been conditionally withdrawn need not be given further
consideration since they relate either to the principle or the method of establishing woodland in
this sensitive location. Since PIC3/4 is elsewhere supported in this report, it is logical to
endorse PIC 10/10 as being entirely consistent. The outstanding objections need not be further
considered since they are, in effect, supported as a result of this modification.
RECOMMENDATION
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q

LN07/1

Delete Policy L7 and its supporting text in accordance with PIC 10/10.

L7A: WOODLANDS

PIC 10/11 OBJECTIONS
0376/56

AXA Equity and Law Life Assurance Society Plc

Summary of Objections
(a)

Delete Policy L7A as Policy L9A will adequately deal with the nature conservation
aspects.

Inspector's Reasoning and Conclusions
10.7.2The omission of a specific policy in relation to woodland protection was the subject of
objection by English Nature. Policy 7A is fully supported by this body who have conditionally
withdrawn their objection. PIC 10/11 is endorsed as being in accordance with the advice of
PPG9 since it recognises the very substantial area of Wycombe District and the AONB that is
afforested and the fact that not all forest areas are covered by other Chapter 10 policies.
Additionally and importantly, the new Policy takes full account of locally-prepared nature
conservation surveys such as the 1998 Bucks Tree and Woodland Strategy. The remaining
objection is not upheld since it would be somewhat unwise to rely on Policy 9A alone for
comprehensive woodland protection in the case of certain rural development proposals.
RECOMMENDATION
q

LN07/2

Insert Policy L7A and supporting text in accordance with PIC 10/11.

L8: NATURE CONSERVATION (STATUTORILY PROTECTED SITES)
L8A: NATURE CONSERVATION (STATUTORILY PROTECTED SITES)
L9: NATURE CONSERVATION (NON-STATUTORILY PROTECTED SITES)
L9A NATURE CONSERVATION (NON-STATUTORILY PROTECTED SITES)
L10 OTHER NATURE CONSERVATION AND BIODIVERSITY FEATURES
APPENDIX 13: SITES OF NATURE CONSERVATION INTEREST

Objections to Policy L8
0595/1
1193/21
1193/22
1200/21
1200/23
1200/25

Berks Bucks and Oxon Wildlife Trust
Environment Agency
Environment Agency
English Nature
English Nature
English Nature
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Objections to Policy L9
0158/66
0595/3
0872/13
0922/1
1200/26
1207/9
1294/5

High Wycombe and Marlow Green Party
Berks Bucks and Oxon Wildlife Trust
GOSE
House Builders Federation
English Nature
Residents’ Action Group on the Gomm Valley
Environmental Records Officer, Bucks County Museum

Objections to Policy L10
0595/2
0595/7
1193/24
1200/27
1200/28

Berks Bucks and Oxon Wildlife Trust
Berks Bucks and Oxon Wildlife Trust
Environment Agency
English Nature
English Nature

Objections to PIC 10/12
0376/57
0595/19
1200/46
1579/32

Axa Equity and Law Life Assurance Society PLC
Berks Bucks and Oxon Wildlife Trust
English Nature
Oxford Land Limited

Objections to Appendix 13
0483/7
1193/13
1193/23
1200/30
1294/7
1646/3

Wooburn PC
Environment Agency
Environment Agency
English Nature
Environmental Records Officer, Bucks County Museum
Mr John Dalton

Objections to PIC A13/1
0595/1
1193/13
1193/21
1193/22
1193/23
1200/25
1294/7
1646/3

Berks, Bucks and Oxon Wildlife Trust
Environment Agency
Environment Agency
Environment Agency
Environment Agency
English Nature
ERO Bucks County Museum
Mr John Dalton

Objections to PIC A13/2
0376/58

Axa Equity and Law Life Assurance Society PLC

Summary of Objections
(a)

There should be more information available on nature conservation and biodiversity in
the district. Mention should be made of the UK Biodiversity Action Plan and the
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developing Bucks Biodiversity Action Plan. Biological Notification Sites (BNSs) should
be afforded more protection by the Local Plan.
(b)

Clarify hierarchy of nature conservation designations.

(c)

Special Areas of Conservation (SACs) are sites of European importance and should be
referred to in the policy. National Nature Reserves (NNRs), SACs and candidate SACs
should be included in Appendix 13 and on the Proposals Map.

(d)

Paragraph 10.36 could be expanded to contain more information about Local Nature
Reserves (LNRs).

(e)

Detailed objections to the wording of the Policies and their supporting text: various
amendments suggested.

(f)

Criterion (c) of Policy L8A should be deleted and a separate species policy included.

(g)

The definitive list of Biological Notification Sites (BNSs) and Sites of Importance for
Nature Conservation (SINCs) should be made available before the policy can be
agreed. If a definitive list is not possible, listings of BNSs and SINCs and their current
status should be included in the plan and shown on the Proposals Map.

(h)

‘Kept’ should replace ‘maintained’ in paragraph 10.38.

(i)

Policy L9 and its supporting text are contrary to parts of Planning Policy Guidance
Notes (PPGs) 9 and 12.

(j)

Regionally Important Geological (and geomorphologic) Sites (RIGS) should be
mentioned in the policy.

(k)

Detailed objections to the wording of the Policy and its supporting text – amendments
suggested.

(l)

Policy L9A should only apply to SINCs that are identified on the proposals map

(m)

Policy L9A is contrary to PPG9 because it gives the same weight of protection to local
sites as it does to other sites of substantive importance.

(n)

There should be more information available on nature conservation and biodiversity in
the district. Mention should be made of the UK Biodiversity Action Plan and the
developing Bucks Biodiversity Action Plan. Biological Notification Sites (BNSs) should
be afforded more protection by the Local Plan.

(o)

Wildlife corridors and stepping stones should be identified in the Local Plan.

(p)

Direct reference should be made to paras 16 and 23 of Planning Policy Guidance (PPG)
9. The word ‘management’ needs to be incorporated into L10.

(q)

Reference should be made to English Nature’s Natural Areas Strategy, which is of
direct relevance to the application of Policy L10.

(r)

Alteration to the wording of the Policy is required to encourage creation of new
landscape features.

(s)

Appendix 13 should be renamed.

(t)

Reference should be made in the Appendix to the holding of information by the
Environmental Records Centre.

(u)

Spelling errors in some site names and the omission of two sites need to be corrected.

(v)

Appendix 13 should contain criteria that will govern the determination of planning
applications in SINCs and BNSs, especially the former since they have no statutory
force.
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(w)

References to ‘environmental assessment’ in Policies L8A and L9A are not appropriate
since it weakens the principle of not allowing development on designated sites.

Inspector's Reasoning and Conclusions
10.8.1 As with the objections to Policy L1, those relating to Policies L8-10 and Appendix 13 are
very varied. Accordingly, the objections will be addressed in turn, using the lower case letters
against which they have been summarised. Two general points need to be made. One is that
Local Plans need to have policies for all nature conservation sites (PPG 9: paragraph 25) and
should also indicate SSSIs, NNRs, SPAs and SACs on the relevant Proposals Maps as well as
‘sites of local nature conservation importance’ (ibid). The obvious implication is that any sites
of international importance should be indicated and that sites of local importance may be
indicated. It is therefore a matter for the LPA’s discretion which local sites need be shown.
The second point is that some objectors have said, in passing, that there should be better
cross-references as between the Proposals Maps and the Written Statement. This view is
certainly endorsed; the LPA may wish to indicate and number the individual sites on the former
and to include the 100-m National Grid Reference of each site in Appendix 13 of the latter.
(a-b)

References are now made to the UK Biodiversity Plan and to the Bucks Biodiversity
Action Plan in the Written Statement. Since these are clearly matters of fact, these
revisions are endorsed. It would be helpful to express the somewhat confusing
hierarchy of designations in the Local Plan; perhaps the best place would be in
Appendix 13, which is the subject of extensive proposed change.

(c-d)

There is a proposed reference to Special Areas of Conservation (SACs) and candidate
SACs in paragraphs 10.35 and 10.38 (PIC 10/20) and these are to be shown on the
Proposals Maps. This is endorsed as reflecting the European dimension of these areas
that were previously designated as Sites of Special Scientific Interest (SSSIs) under
national legislation.

(e)

National Nature Reserves (NNRs) need not be specifically identified since they are all
based on SSSIs and enjoy protection and identification in Appendix 13 and the
Proposals Map for this reason.

(f)

There would seem to be particular purpose served by the inclusion of additional
information regarding Local Nature Reserves (LNRs) beyond their listing and location in
the Local Plan; this being a feature carried forward from the 1995 Wycombe District
Local Plan.

(g)

It would be premature to indicate emergent designations such as Sites of Importance for
Nature Conservation) SINCs, Biological Notification Sites (BNSs) and Regionally
Important Geological and Geomorphological Sites (RIGS) for the reasons advanced by
the LPA. They are nevertheless included in Appendix 13 by PIC A13/3 and it is clear
that Policy 9A will apply to them where this is appropriate.

(h)

The use of the word ‘maintained’ rather than ‘kept’ (in paragraph 10.38) is supported
because it connotes the keeping up to date as well as the physical location of the
records in question.

(i)

PPG 9 (paragraph 24) certainly encourages the protection of sites of local nature
conservation interest. However, Policy 9A should perhaps not specify emergent
designations such as County Wildlife Sites (CWSs) for the simple reason that they are
not shown on the Proposals Map. A modification of the Policy is accordingly suggested.

(j)

The effect of PIC 10/20 would be to refer to RIGS in the supporting text to Policy L9A.
This is endorsed but specific reference in the Policy formulation is premature pending
the completion of the review of these sites; interim protection is given to them.

(k)

Policy L9A carries forward the protective approach contained in the adopted
development plan; it is in line with the advice of PPG 9 with regard to sites of
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substantive importance such as RIGS and BNSs. The precise application of the Policy
is a matter for the LPA on receiving competent advice from English Nature, Bucks CC
and other authoritative bodies.
(l)

SINCs will enjoy interim protection under Policy L9A but they cannot be immediately
identified on the Proposals Map for the reasons already given.

(m)

The wording of Policies L8A and L9A clearly differ, as does the map identification of
sites covered. The Local Plan makes a distinction between statutorily and nonstatutorily sites and thus follows the advice given in PPGs 9 and 12.

(n)

This objection is largely met by the combined effects of PICs 10/12, 10/15, 10/17 and
A13/1-3 which are all mainly endorsed. The interim level of protection given to BNSs by
Policy L9A seems appropriate for the reasons advanced by the LPA.

(o)

Wildlife corridors and ecological stepping stones are difficult to define but easy to
recognise. It would probably unduly complicate the detail of the Proposals Map to
attempt to show them even if they were clearly defined. Moreover, many protected
linear features such as disused railway lines (Policy T11-12) and cycle routes (Policy
T17) may very well serve the same purpose. However, it may be appropriate to reflect
the relevant advice of PPG 9 in the formulation of Policy L9A in particular.

(p)

There is no need specifically to refer to advice contained in PPG 9 since it is implicit that
adopted Local Plan policies follow national guidance unless circumstances otherwise
dictate. The word ‘management ‘ has been inserted in Policy L10 by PIC 10/12 and is
supported.

(q)

The objection relating to English Nature’s Natural Areas Strategy has been met by PIC
10/12 and amendments to paragraph 10.42 which are endorsed as offering helpful
advice to applicants.

(r)

The LPA and the Local Plan have no advocacy role in nature conservation. The main
purpose of Chapter 10 policies is to reflect national and regional guidance and to
identify sites that are the subject of statutory designation and to provide policy protection
to other sites that are not subject to such formal designation.

(s)

Since the apparent intention is to append a list of both areas and sites of nature
conservation interest, it might be helpful to rename Appendix 13 as proposed by A13/1.

(t)

Reference is now made in the text of Appendix 13 to the Environmental Records Office.

(u)

The relevant spelling errors and site omissions have now been corrected.

(v)

The criteria that will be applied to the consideration of development proposals within
non-statutory sites are now contained in Policy L9A.

(w)

The references to ‘environmental assessment’ does not imply any weakening of
planning policies; merely that additional information may be required in order to assess
any development proposals that may be permitted subject to conditions, agreements or
undertakings.

10.8.2 The effect of the various PICs, which are endorsed as being in line with PPG 9 and
PPG 12 guidance, has been to meet most of the objections to Policies T8-10. The remaining
objections may partly be met by minor modification of the policy wording and by substantial
recasting of Appendix 13. It is important to keep a sense of proportion when assessing the
likely future impact of all the nature conservation policies. Firstly, they are essentially
countryside policies. That is to say, the sites to which they primarily relate are mainly in rural
locations. Here the tenor of planning guidance is severely to restrict most forms of operational
development. Secondly, unlike in urban situations of restraint like conservation areas (where
the LPA will usually determine planning applications quite independently), guidance will almost
always be sought from outside expert agencies. Thirdly and lastly, given the nature of such
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specialist advice, it would be virtually impossible to specify the criteria that will apply to the
determination of applications, whether they be for (comparatively rare) instances of operational
development or (more commonly) for changes of use for (eg) rural recreational activity.
RECOMMENDATIONS
q

LN08/1

Modify Policy L8A and supporting text in accordance with PICs 10/12 and 10/15.

q

LN08/2

Modify Policy L9A and supporting text in accordance with PIC 10/12.

q

LN08/3

Modify Policy L10 and supporting text in accordance with PIC 10/12.

q

LN08/4

Further modify supporting text in accordance with PIC 10/15.

q

LN08/5

Further modify supporting text in accordance with PIC 10/17.

q

LN08/6

Modify Appendix 13, in accordance with PICs A13/1-3, to read as follows:

APPENDIX 13 – AREAS AND SITES OF NATURE CONSERVATION INTEREST

Map
Ref

Name of Area or Site

Status

OS Grid Ref

Area
(ha)

Special Areas of Conservation
L8

NA

None Confirmed

NA

000

L8

Chiltern Beechwoods

Candidate SAC

NA

000

Aston Rowant

National Nature Reserve (part)

SU 000 000

00.0

Aston Rowant Woods

Within Chilterns Beechwoods
SU 000 000

00.0

SU 000 000

00.0

Sites of Special Scientific Interest
L8a1
L8a2

Bolter End Sand Pit

L8a3

Bradenham Woods

L8a4

Buttler’s Hangings

SU 000 000

00.0

L8a5

Coombe Hill

SU 000 000

00.0

L8a6

Ellesborough
Warren

SP 000 000

00.0

L8a7

Fayland Chalk Bank

SU 000 000

00.0

L8a8

Fern House Gravel Pit

SU 000 000

00.0

L8a9

Frieth Meadows

SU 000 000

00.0

L8a10

Gomm Valley

SU 000 000

00.0

L8a11

Grangelands and Pulpit Hill

SP 000 000

00.0

L8a12

Hollowhill
Woods

SU 000 000

00.0

L8a13

Homefield Wood

SU 000 000

00.0

and

and

Within Chilterns Beechwoods

Kimble

Pullingshill
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L8a14

Lodge Hill

SU 000 000

00.0

L8a15

Millfield Wood

SU 000 000

00.0

L8a16

Moorend Common

SU 000 000

00.0

L8a17

Naphill Common

SU 000 000

00.0

L8a18

Rodbed Wood

SU 000 000

00.0

L8a19

Swains Wood

SU 000 000

00.0

L8a20

Temple Island Meadows

SU 000 000

00.0

L8a21

Turville Hill

SU 000 000

00.0

L8a22

Widdenton Park Wood

SU 000 000

00.0

L8a23

Windsor Hill

SP 000 000

00.0

L8a24

Wormsley Chalk Banks

SU 000 000

00.0

Local Nature Reserves
L8b1

Brush Hill

SP 000 000

00.0

L8b2

Chairborough Nature
Reserve

SU 000 000

00.0

L8b3

Prestwood Picnic Site

SU 000 000

00.0

L8b4

Sands Bank

SU 000 000

00.0

L8b5

Warren Nature Reserve

SU 000 000

00.0

L8b6

Whiteleaf Hill

SU 000 000

00.0

County Wildlife Sites (CWSs)…………………..Policy L9A will be used to protect sites of
substantive nature conservation and geological value [as wording in PIC A13/2]
q

LN08/7

Modify Policy L9A in accordance with PIC 10/20 and further modify Policy L9 to
read as follows:
POLICY L9
(1)
DEVELOPMENT
THAT
WOULD
HARM
THE
NATURE
CONSERVATION OR GEOLOGICAL INTEREST OF THE WHOLE OR ANY
PART OF COUNTY WILDLIFE SITES OR OTHER SITES OF SUBSTANTIVE
OR ASSOCIATED NATURE CONSERVATION AND GEOLOGICAL
IMPORTANCE, SUCH AS RIGs, BNSs AND SINCs WILL NOT BE
PERMITTED.
(2)
THE COUNCIL MAY REQUIRE AN ASSESSMENT OF THE
ECOLOGOCAL EFFECTS OF DEVELOPMENT AND IT WILL ONLY BE
PERMITTED ON OR NEAR SITES WHERE ADVERSE EFFECTS UPON
THEIR NATURE CONSERVATION INTEREST ARE SATISFACTORILY
MITIGATED BY MEANS OF APPROPRIATE CONDITIONS OR THE
CONCLUSION OF A MANAGEMENT AGREEMENT WITH THE APPLICANT.

L11: LANDSCAPE AND NATURE CONSERVATION - POLICY OMISSIONS
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The Objections
1193/25
1200/22
1200/24
1200/29

Environment Agency
English Nature
English Nature
English Nature

Summary of Objections
(a)

There should be policies to cover the promotion of biodiversity targets for habitats and
species.

(b)

The mention of the production of Biodiversity Action Plans is a significant omission from
the Plan.

(c)

The Plan should include a policy which aims to identify suitable sites for designation and
management as Local Nature Reserves (LNRs).

(d)

The Plan should include a specific policy that gives woodland significant protection from
development.

Inspector's Reasoning and Conclusions
10.11.1
These objections mainly relate to matters already covered in considering the
many objections to Policies L8-10. It is not the function of LPAs actively to promote
biodiversity; it is merely to ensure that the use of land and buildings within its jurisdiction does
not seriously harm areas that are significant from the point of view of biodiversity. Biodiversity
plans are now referred to in paragraph 10.33a. The process of finding and designating future
LNRs is not for the LPA; the function of the Local Plan is to indicate their presence and put in
place policies for their protection. There effect of PIC 10/11 has been to introduce Policy L7A
which specifically covers the subject of woodland protection throughout Wycombe District.
RECOMMENDATION
q

LN11/1

No modification
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CHAPTER 11 - HERITAGE
HE1: DEMOLITION OF LISTED BUILDINGS

The Objections
0356/6
0872/5
1218/3
1260/11

Hearing Dogs for Deaf People
Government Office for the South East
R J Newell
The Marlow Society

Summary of Objections
(a)

Policy would prevent demolition that may be necessary in the best interest of a listed
building. Refurbishment may require partial demolition.

(b)

Policy relates to listed buildings. Inclusion of such a policy is contrary to PPG15.

(c)

Policy exercises no control over the owner who deliberately allows or encourages the
property to fall into disrepair.

Inspector's Reasoning and Conclusions
11.1.1 A number of Chapter 11 objections (0872/5-7 and 9) by GOSE relate to the allegedly
inappropriate inclusion of Policies which refer to either listed building or conservation area
consents. These objections appear to be based on a misinterpretation of PPG15 advice.
Since the LPA have proposed changes to the Local Plan on the basis of these objections it is
necessary to look at the relevant advice very carefully. The most directly applicable official
guidance is set out in paragraph 2.4 of PPG15 (1994) which is worth quoting in full (the LPA
evidence only quotes part of the first sentence of the paragraph):
‘2.4 The Courts have accepted that section 54A [TCPA 1990] does not apply to
decisions on applications for listed building consent or conservation area consent,
since in those cases there is no statutory requirement to have regard to the provisions
of the development plan. However, [LPAs] should ensure that aspects of conservation
policy that are relevant, directly or indirectly, to development control decisions are
included – for instance, policies for alterations or extensions to listed buildings that
also constitute development (to which section 54A will directly apply). In view of the
statutory requirements [viz s66(1) and s72(1) LBCA1990] that [LPAs] should have
special regard to the desirability of preserving any listed building or its setting or any
features of special architectural or historic interest which it possesses and should pay
special attention to the desirability of preserving or enhancing the character or
appearance of any conservation area in exercising their development control
functions, plans should also include policies for works of demolition or alteration which,
while not themselves constituting development, could affect a decision on a related
application for planning permission.’ [Inspector’s emphasis].
11.1.2 Accordingly, the only obviously objectionable wording in Policy HE1 (and also HE2-4) is
the inclusion of the phrase ‘listed building consent’. GOSE suggest that these Policies should
be entirely deleted and the LPA appears partly to accede to this suggestion. This is not right
since it directly conflicts with PPG15 advice. Because of the requirements of section 54A of the
1990 Act, it is important that development plans include all the policy criteria that will apply in
making directly relevant planning decisions. This includes local plan policies appropriate to
cases where development and conservation area issues may well be linked, such as:
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(a)

demolition (whether of listed buildings or of buildings within conservation areas);

(b)

extension or alteration (of listed buildings);

(c)

change of use (of listed buildings); and

(d)

development affecting the setting of listed buildings.

11.1.3 The confusion that apparently surrounds the GOSE objections is not uncommon. The
connection between the listed building and planning control regimes is complicated. Firstly, the
relevant applications for consents under the parallel statutes may be made separately and may
be determined separately (although it is fair to comment that this practice is not generally to be
encouraged). However, the LPA may well wish to have regard to the listed building merits or
implications in determining, for example, a planning application for development solely or
ostensibly involving a change of use. Listed building consent is not required for this since such
consent may only authorise ‘works’ and not ‘development’. By the same token, the LPA may
wish to withhold planning permission for development (otherwise in substantial or indeed in
complete conformity with the Local Plan) which would call for the demolition or alteration of a
listed building or would adversely affect its setting. For all these reasons, the LPA may wish to
rely on explicit Chapter 11 Policies to explain (or later to justify) a development control decision.
11.1.4 PIC 11/2 is accordingly not wholly endorsed. However, neither is a reversion to the
original Policy HE1 wording recommended. This dwells unduly on the condition and the
possible repair of listed buildings. It implies that the site of a listed building that has been
neglected, for whatever reason, may enjoy a better prospect of obtaining planning permission
following its demolition. This aspect of the Policy is the subject of a valid objection and also
runs counter to the advice of PPG15. Considerations of poor physical condition, the possibility
of repair and of so-called ‘enabling development’ are more germane to a listed building consent
application for demolition, alteration or extension. It is hard to conceive of demolition being in
the best interests of the public unless there are consequential benefits. The Courts have held
that partial, rather than outright, demolition should be treated as alteration to a listed building
and hence will be dealt with under Policy H3. Refurbishment, possibly associated with an
acceptable change of use, may indeed require a degree of alteration but, by definition, it cannot
justify outright demolition
RECOMMENDATIONS
q

HE01/1

Modify paragraph 11.17 (third and fourth sentences) to read:
‘Such consent may also be required to demolish buildings within the curtilage of
a listed building. These may often significantly relate to the physical context ,
history or setting of the principal building’.

q

HE01/2

Modify paragraph 11.18 (first sentence) to read:
‘In assessing development proposals, necessarily involving the demolition of any
listed building, the District Council will consider the possible continuation of its
present use or function and its sensitive adaptation for its original, previous or
other use’. (remainder of paragraph as proposed by PIC 11/2).

q

HE01/3

Modify Policy HE1 to read:
POLICY HE1
(1)
DEVELOPMENT REQUIRING THE DEMOLITION OF A LISTED
BUILDING OR ANY BUILDING LISTED BY VIRTUE OF BEING WITHIN ITS
CURTILAGE, WILL ONLY BE PERMITTED IF, WHERE RELEVANT, THE
FOLLOWING CRITERIA ARE MET:
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(a)

IT IS NOT POSSIBLE TO CONTINUE TO USE THE LISTED BUILDING
FOR ITS EXISTING, PREVIOUS OR ORIGINAL PURPOSE OR
FUNCTION, AND;

(b)

EVERY EFFORT HAS BEEN MADE TO CONTINUE THE PRESENT
USE OR TO FIND ANOTHER USE, WITH OR WITHOUT PHYSICAL
ALTERATION, OR;

(c)

THE HISTORIC CHARACTER OR APPEARANCE OF THE MAIN
BUILDING WOULD BE RESTORED OR IMPROVED BY THE
DEMOLITION OF CURTILAGE BUILDING(S), OR;

(d)

SUBSTANTIAL BENEFITS TO THE COMMUNITY WOULD DERIVE
FROM THE NATURE, FORM AND FUNCTION OF THE PROPOSED
DEVELOPMENT, AND (IN ALL CASES);

(e)

DEMOLITION WOULD NOT RESULT IN THE CREATION OF A
PERMANENTLY CLEARED SITE TO THE DETRIMENT OF ADJACENT
LISTED BUILDINGS

(2)
IF PERMISSION IS GRANTED IN CONFORMITY WITH ANY OF THE
ABOVE CRITERIA, IT WILL BE MADE SUBJECT TO A CONDITION,
AGREEMENT OR UNDERTAKING THAT ANY NECESSARY DEMOLITION IS
NOT TO BE CARRIED OUT UNTIL ALL THE RELEVANT DETAILS OF THE
SUCCESSOR DEVELOPMENT HAVE BEEN APPROVED AND A CONTRACT
HAS BEEN ENTERED INTO FOR ITS SUBSEQUENT EXECUTION.

HE2: EXTENSIONS TO LISTED BUILDINGS
HE3: ALTERATIONS TO LISTED BUILDINGS

The Objections
0872/6
1293/3
0356/5
0872/7
1218/2
1584/21

Government Office for the South East
Naphill & Walter’s Ash Residents Association
Hearing Dogs for Deaf People
Government Office for the South East
R J Newell
The Marlow Group

PIC 11/4 Objections
1739/10
2063/16

Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Limited and Wycombe Option Limited

Summary of Objections
(a)

Policy relates to listed buildings. Inclusion of such a policy in development plans is
contrary to PPG15.

(b)

Policy should preclude use of prefabricated flint panels on walls.

(c)

Policy requires better definition as to what is deemed acceptable.

(d)

Policy is imprecise. Suggest replacing ‘harm’ with ‘affect’ or ‘change’.
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(e)

Proposed PIC does not allow for much flexibility in bringing listed buildings back into
beneficial use. Supporting text is unduly restrictive, by preventing appropriate uses
coming forward.

Inspector's Reasoning and Conclusions
11.2.1 The inclusion of a Policy directed at the extension or alteration of listed buildings is fully
appropriate for the reasons already given. It is both convenient and logical to consider
objections to Policies HE2 and HE3 together. One reason is that these two aspects of planning
and listed building control are dealt with together in PPG15. Another is that these two aspects
of ‘works’ to listed buildings may often raise very similar and related planning considerations.
Although ‘development’ is commonly of impact only upon the external appearance of a listed
building, this is not invariably the case (as is indeed recognised by paragraph 11.23 of the
supporting text (modified according to PIC 11/2)). Examples are the subdivision or the
amalgamation of dwellings or the creation of a separate planning unit or units by the
subdivision of the curtilage of a listed building. For that reason, Policies HE2 and HE5 ought to
reflect the fact that planning permissions may have an adverse impact upon the historic
interiors or upon the curtilage or immediate settings of listed buildings.
11.2.2 The objection that refers to the ‘harm’ to a listed building, arising from alterations or
extensions, has a degree of force. The use of this word in Policy HE3 is inappropriate since an
absence of harm is not a sufficient test of acceptability in the specific case of listed building
control (see PPG15 at paragraph 3.3). It follows that if development proposals are unlikely to
obtain subsequent (or concurrent) listed building consent, the LPA is fully entitled to take this
factor into account in their determination. The PPG1 test of ‘demonstrable harm’ might be
inappropriate in such cases. Policy HE2, in its deposited version, is inadequately precise as to
what might be held to be satisfactory development. Accordingly, it should be made clear that
development involving alteration or extension should serve to preserve, restore or complement
the character or appearance of listed buildings or their immediate or wider settings. Details of
access, siting, design or external appearance may need to be submitted with such planning
applications. The specification or proscription of certain facing materials is out of place in such
policy formulation since these matters may better be set out in supplementary planning
guidance (SPG) or in area appraisals.
11.2.3 The alternative Policy HE3 formulations (ie the deposit version or that proposed by PIC
11/5) would not seem unduly restrictive. The relevant advice of PPG15 (eg at paragraph 3.10)
is that development plan policies and standards may be flexibly interpreted and applied in the
case of changes of use of listed buildings and consequential works of alteration. This means
that certain uses or operational development that would normally be refused planning
permission because of the site’s location (eg in the Buckinghamshire countryside or in the
Chilterns AONB) might, in certain circumstances, obtain such permission. In this sense, a
change of use may often itself constitute ‘enabling development’ (ie development which allows
a listed building’s appearance to be either restored, improved or maintained) for which
relaxation of the current Building Regulations may also be required. The corollary of this is that
any impact on the character and appearance of the building must be assessed in line with the
criteria set out in PPG15 paragraph 3.5(i-iv). In other words, flexibility in applying other policies
for development control must be balanced with due regard to the likelihood or propriety of any
applicable listed building consents being granted. For that reason, there is no obvious case for
added flexibility in the application of Policies HE1-HE6 of the Local Plan.
11.2.4 The question of access for disabled people is covered in paragraph 3.28 of PPG15.
The effect of PIC 11/4 would be to insert another paragraph (11.24a) in the supporting text to
Policy HE3 which would urge such provision and refer to Policy G9A. The relevant PPG15
advice is that it is important that disabled people have dignified access into and within listed
buildings. Such access can usually be contrived in or around historic buildings by careful
design and by the provision of ramped access, lifts and similar devices. It has to be recognised
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that this is not especially easy in many old buildings that were constructed, for the most part,
before the pressing needs of minority groups were fully appreciated or accommodated. Such
adaptation will be rather more easily achieved where substantial alterations or extensions are
proposed. It is probably not appropriate to incorporate an explicit requirement for disabled
access into Chapter 11 policies but to make suitable cross-reference to the directly relevant
Chapter 2 policy. Accordingly, PICs 11/3 and 11/4 are endorsed.
RECOMMENDATIONS
q

HE02/1

Modify the Plan as proposed by PICs 11/3 and 11/4.

q

HE02/2

Modify Policy HE3 to read:
POLICY HE3
DEVELOPMENT REQUIRING THE INCIDENTAL ALTERATION OR
EXTENSION OF ANY LISTED BUILDING (OR BUILDINGS) WILL NOT BE
PERMITTED UNLESS, WHERE RELEVANT, MEANS OF ACCESS TO AND
THE SITING, DESIGN AND EXTERNAL APPEARANCE OF THE PROPOSED
DEVELOPMENT WOULD RESPECT THE LISTED BUILDING’S CHARACTER
AND APPEARANCE AND WOULD ALSO SERVE TO PRESERVE, RESTORE
OR COMPLEMENT ITS FEATURES OF SPECIAL ARCHITECTURAL OR
HISTORIC INTEREST AND, WHERE APPLICABLE, TO CONTRIBUTE TO THE
CHARACTER OR APPEARANCE OF ANY GROUP OF LISTED BUILDINGS
OR CONSERVATION AREA OF WHICH IT FORMS PART OR WITHIN WHICH
IT IS LOCATED.

q

HE02/3

Delete Policy HE2.

HE4: USE OF MATERIALS

The Objections
0872/8
1293/2

Government Office for the South East
Naphill & Walter’s Ash Residents Association

Summary of Objections
(a)

Policy relates to listed buildings. Inclusion of such a policy in development plans is
contrary to PPG15.

(b)

Policy should preclude use of prefabricated flint panels on walls.

Inspector's Reasoning and Conclusions
11.4.1 Whereas Policies HE1and 3 are appropriately included in the Local Plan since they
cover works to listed buildings for which concurrent planning permission will usually be sought,
Policy HE4 is concerned solely with the use of materials. This amount of detail will commonly
be relevant to minor works of maintenance, improvement or repair (for which planning
permission may well not be required) which are very adequately covered in Annex C to PPG15.
Very little purpose is served in attempting to condense or to paraphrase this advice which may
primarily be germane to listed building consent applications and only to a very few planning
applications. Indeed, the inclusion of Policy HE4 may be positively undesirable in that
applicants might be forgiven for concluding that the entire gamut of control on the use of
materials is contained there, which it is not. Moreover, it may quite often be necessary to
require the submission of details when relevant planning applications are made and they may
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then be assessed against the requirements of both Policy HE3 and all the directly applicable
advice of PPG15.
RECOMMENDATION
q

HE04/1

Delete Policy HE4 and paragraphs 11.25 and 11.26.

HE5: DEVELOPMENT AF FECTING THE SETTINGS OF LISTED BUILDINGS

PIC 11/7 Objections
0571/37

Laing Homes Ltd

Summary of Objections
(a)

The setting of unlisted buildings of special architectural or historic interest also warrant
policy protection. PIC should be deleted.

Inspector's Reasoning and Conclusions
11.5.1 The objection seeks to extend Policy HE5 protection to ‘unlisted buildings of special
(sic) architectural interest’. This category seemingly refers to locally listed buildings which are
the subject of Policy HE7. Advice on the subject of ‘locally important buildings’ is set out in
paragraph 6.16 of PPG15. This encourages LPAs to draw up such lists and to adopt
development plan policies for their protection. However, the concept of protecting the settings
of statutorily listed buildings is legally incorporated in section 66(1) (LBCA1990) which has
already been referred to.
Furthermore, section 67 (LBCA1990) lays down specific
requirements for the advertisement of planning applications that might affect listed buildings’
settings. The objection is accordingly not directly supported (a) because the use of the word
‘special’ only applies to statutory listing (b) because there is no need generally to advertise
applications affecting locally listed (ie locally important) buildings and (c) adequate protection to
the settings of the latter will be given by Policy HE7.
RECOMMENDATIONS
q

HE05/1

No modification to Policy HE5.

q

HE05/2

Modify Policy HE7 as proposed by PIC 11/25.

HE6: CHANGES OF USE OF LISTED BUILDINGS
The Objections
0356/11

Hearing Dogs for Deaf People

Summary of Objections
(a)

The word ‘adversely’ should be placed before ‘structural integrity’.
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Inspector's Reasoning and Conclusions
11.6.1 The sole objection to this Policy relates to specific property in Wycombe District but
usefully illustrates the way in which Policy HE3 (as recommended for modification) might apply
in future. Without wishing to comment on the merits of an individual application for listed
building consent, it should be noted that the objection refers to ‘partial demolition’. As already
explained, this should now be regarded as an application for works of alteration. Policy HE3
would therefore apply. The insertion of the word ‘adversely’ as sought by the objectors, is
already contained in the Policy. However, it may be that its wording might be phrased more
positively. Policy HE3 would require development, involving alteration or extension, either to
preserve the (present) character of a building or to restore its (previous) appearance or to
extend it (in future) in a way which is complementary to its special character or appearance.
Indeed, given sufficient architectural virtuosity, development might well achieve one or more of
these objectives.
RECOMMENDATION
q

HE06/1

Modify Policy HE6 to read:
POLICY HE6
DEVELOPMENT INVOLVING THE CHANGE OF USE OF A LISTED BUILDING
MAY BE PERMITTED WHERE IT WOULD CONTRIBUTE TOWARDS THE
RESTORATION, RETENTION OR FUTURE MAINTENANCE OF THE LISTED
BUILDING WITHOUT SUCH DEVELOPMENT ADVERSELY AFFECTING THE
SPECIAL ARCHITECTURAL OR HISTORIC INTEREST OF THE BUILDING OR
ITS SPATIAL OR STRUCTURAL INTEGRITY AND, WHERE DEVELOPMENT
INVOLVES WORKS OF EITHER ALTERATION OR EXTENSION (OR BOTH),
THAT THESE CONFORM TO POLICY HE3 OF THE LOCAL PLAN.

HE7: LOCALLY-LISTED BUILDINGS OF ARCHITECTURAL OR HISTORIC INTEREST

The Objections
0224/2
1260/19

John Howard Spanner
The Marlow Society

Summary of Objections
(a)

Suggest listing of ‘The White House’ as it is a necessary flagship and landmark.

(b)

Local List should be updated as a matter of urgency and included as an Appendix to
the Plan. Current list is very out of date.

(c)

‘Encourage’ should be replaced with ‘vigorously pursue’ as present wording lacks
conviction.

Inspector's Reasoning and Conclusions
11.7.1 It would be quite inappropriate to recommend the listing of any individual building in this
report. The reasons are that, where statutory listing is concerned, this is the prerogative of the
Secretary of State and, where local listing is concerned, this is entirely at the discretion of the
LPA. In both cases, there is no impediment to members of the public making such requests to
the relevant quarter. It is evident that local listing of buildings is incomplete in Wycombe District
and that some aspects of listing may be out of date. The LPA will no doubt be pursuing this
very useful aspect of topographical survey with urgency and seemingly intend to issue
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supplementary planning guidance in due course. The usefulness of local listing and its
relevance to both plan preparation and development control can be easily illustrated with
reference to the present report. It will be seen that details of the Marlow local listing were
referred to in the evidence of objectors to Policies M4 and M5. This evidence is of considerable
cogency to a proper consideration of these objections and will no doubt influence any
subsequent development control decisions.
11.7.2 The inclusion of locally listed buildings in the Plan (as an Appendix) might well be useful
but cannot be positively supported for two reasons. One is the obvious fact that the districtwide list is incomplete. The other is that the ultimate list is likely to be lengthy (to judge by the
number of such buildings in Marlow Town Centre) and it would needlessly add to the size and
weight of the Written Statement. Details of locally listed buildings’ positions would, even at the
larger scale used for Inset Maps, unreasonably complicate the graphical presentation of policy
boundaries, land allocations and planning commitments (which is the prime function of
Proposals Maps). However, such detail of locally and statutorily listed buildings (ideally
indicating their immediate settings) would be very highly desirable in the proposed
Conservation Area Character Surveys
11.7.3 Since it is the LPA’s evident intention to complete and keep updated the Local List of
Buildings of Architectural or Historic Interest, there would seem to be good reason to refer to
this List in Policy HE8 and to insert a cross-reference in Policy HE7. Both the Local List itself
and an identification of the precise locations of buildings contained in it should the subject of
SPG. It would therefore be helpful to state this in the Policy so that developers (and the public)
are fully aware of the relevance of such guidance in appropriate cases. If this were done, the
actual choice of words (ie ‘encourage’ or ‘vigorously pursue’) would be less important. It is
implicit in PPG15 (paragraphs 4.27 and 6.16) that locally listed buildings in conservation areas
will enjoy a general presumption against demolition whereas elsewhere ‘their contribution to the
local scene or…local historical associations’ will be very material planning considerations. All
these matters should be referred to in the wording of Policy HE7 itself.
RECOMMENDATION
q

HE07/1

Modify Policy HE7 to read:
POLICY HE7
THE EXISTENCE, CHARACTER AND CONTRIBUTION TO THE LOCAL
SCENE OF BUILDINGS OF ARCHITECTURAL OR HISTORIC INTEREST
WHICH HAVE BEEN RECOGNISED AS SUCH IN SUPPLEMENTARY
PLANNING GUIDANCE, SUCH AS CONSERVATION AREA CHARACTER
SURVEYS, WILL BE OF RELEVANCE TO THE APPLICATION OF POLICIES
G4-G8.

HE8:
DEVELOPMENT IN CONSERVATION AREAS AND CONSERVATION AREA
CHARACTER SURVEYS
The Objections
0828/1
1036/5
1584/19

Mcarthy & Stone (Developments) Limited
I & M Mebbourne
The Marlow Group

Summary of Objections
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(a)

Policy wording will place undue restrictions on development in the District. Suggest
replacing ‘character and appearance’ with ‘character or appearance’ in line with
PPG15.

(b)

Principles of policy are ignored in practice.

(c)

Propose amendment to Conservation Area boundary to exclude a site at Finnings
Farm, Lane End, in order to facilitate development.

Inspector's Reasoning and Conclusions
11.8.1 The wording of Policy HE8 need not have an unduly restrictive impact upon
development or redevelopment in Wycombe District. The LPA have a legal obligation to pay
special attention to the (previously acknowledged) desirability of preserving the character or
appearance of all conservation areas. The use of the conjunction ‘and’ between ‘character’ and
‘appearance’ is inappropriate, not only because it diverges from both section 72 (LBCA1990)
and PPG15 but because it sets too high a standard for conformity with Policy HE8. There may
be situations where a difficult or finely-balanced choice has to be made between an area’s
existing character and its future appearance. Such choices may commonly occur, for example,
where a proposed change of use may be alien to an area’s present character but may fund or
otherwise justify development that significantly enhances its future appearance.
11.8.2 The objection that alleges past non-compliance with the Policy (or presumably its
erstwhile equivalents) cannot be commented on, in the absence of compelling evidence. It is
however right to strengthen the Policy with reference to the LPA’s evident and no doubt
welcome intention to carry out the conservation area surveys referred to in the supporting text.
As already reported in the context of Policies M4 and M5, the information and any authoritative
value judgements and assessments contained in such surveys may be of the greatest use
when planning applications are considered. For this reason, it would be helpful to indicate that
the SPG containing area surveys will also indicate, in cartographical form, the extent and
locations of both listed buildings and those referred to in Policy HE7. The alteration or
extension of conservation areas in a Local Plan is inappropriate; such changes must be
separately made by the LPA under section 69(2) of the LBCA1990. The use of the word ‘New’
in the sub-heading above paragraph 11.36 might be better omitted since it contributes nothing
to the supporting text and is ambiguous in view of the specific legal meaning attached to the
phrase ‘new development’.
RECOMMENDATIONS
q

HE08/1

Modify the sub-heading before paragraph 11.36 to omit the word ‘New’.

q

HE08/2

Modify Policy HE8 to read:
POLICY HE8
WITHIN CONSERVATION AREAS, PLANNING PROPOSALS WILL BE
ASSESSED IN RELATION TO THEIR EFFECTS ON THE CHARACTER OR
APPEARANCE OF THE AREAS AND THE DEGREE TO WHICH THEY
WOULD SERVE TO PRESERVE OR ENHANCE THEM, WITH REFERENCE
TO DETAILED CHARACTER SURVEYS OF THESE AREAS WHERE ISSUED
AS SUPPLEMENTARY PLANNING GUIDANCE. THESE SURVEYS WILL
INDICATE THE POSITIONS OF LISTED BUILDINGS AND ALSO THOSE
COVERED BY POLICY HE7. THE SURVEYS MAY BE REFERRED TO IN
ANY OVERALL ASSESSMENT OF THE EFFECT OF FUTURE
DEVELOPMENT
AND
THE
DETERMINATION
OF
INDIVIDUAL
APPLICATIONS FOR PLANNING PERMISSION EITHER IN RESPECT OF
OPERATIONS OR CHANGES OF USE IN CONSERVATION AREAS
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HE9: USE OF MATERIALS IN CONSERVATION AREAS

The Objections
1293/4
1584/27

Naphill & Walter’s Ash Residents Association
The Marlow Group

Summary of Objections
(a) Policy should preclude use of prefabricated flint panels on walls.
(b) Emphasis should be placed on resultant colours and textures of external walls.
Inspector's Reasoning and Conclusions
11.9.1 As earlier stated, the prescription or prohibition of certain facing materials is too detailed
for inclusion in a Local Plan. However, as is mentioned in the supporting text, the identification
of traditional or locally vernacular facing materials will form part of the Conservation Area
Character Studies. Such surveys may well, in addition to recording merely facing materials,
record other characteristic features of the townscape or topography of conservation areas.
These may include both roofing and paving materials as well as the means employed to
demarcate, divide or protect the curtilages and immediate settings of historic buildings. Since
these are likely to figure in such surveys and hence in SPG, it would be advisable to give them
some Policy protection. Recent DTLR design guidance, as well as PPG1 (paragraph 32),
stresses the importance of good overall design. This may well show itself in the use of
unashamedly modern materials and of modern architectural idioms in historic areas. It is
important that Policy HE9 fully recognises the suitability of innovative design solutions and
modern materials in certain cases.
RECOMMENDATION
q

HE09/1

Modify Policy HE9 to read:
POLICY HE9.
CONTROL WILL BE EXERCISED OVER THE METHOD OF USE OF LOCALLY
AND HISTORICALLY CHARACTERISTIC MATERIALS IN DEVELOPMENT
INVOLVING NEW OR EXTENDED BUILDINGS WITHIN CONSERVATION
AREAS. SUCH CONTROL WILL TAKE INTO ACCOUNT THE AVAILABLE
INFORMATION CONTAINED IN THE CHARACTER SURVEYS AND THE
PREVALENCE OF TRADITIONAL AND OF OTHER FACING, ROOFING AND
PAVING MATERIALS USED IN BUILDINGS AND OTHER MEANS OF
ENCLOSURE AS WELL AS, IN APPROPRIATE CASES, THE IMPACT AND
ACCEPTABILITY OF EITHER ATYPICAL MATERIALS OR INNOVATIVE
FORMS OF BUILDING DESIGN.

HE10: DEMOLITION OF UNLISTED BUILDINGS IN CONSERVATION AREAS

The Objections
0351/1
0872/9

John Laing Property
Government Office for the South East
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Summary of Objections
(a)

Policy is insufficiently flexible and should allow for demolition where the replacement
buildings are of sufficient quality or where existing buildings do not make a positive
contribution to the character and appearance of the Conservation Area.

(b)

Policy relates to Conservation Area Consent.
Development Plan is contrary to PPG15.

Inclusion of such a policy in a

Inspector's Reasoning and Conclusions
11.10.1
Where development, involving the demolition and replacement of either statutory
or locally listed buildings is proposed, it is open to the LPA to make an informed value
judgement of the comparative quality of the original and the successor buildings. The important
distinction is that such a favourable decision (and hence permission to demolish and to
redevelop) may only be made in very exceptional circumstances where statutorily listed
buildings are concerned. In the case of locally listed buildings, it is perfectly proper to make a
straightforward judgement as to the comparative merits of the existing building or buildings and
what is intended to replace them. The only caveat is that the LPA may wish to impose a
condition on the relevant planning permission (and conservation area consent) to ensure that
there is a firm commitment to redevelopment in a specific form and within a defined timescale.
A policy to secure this would seem perfectly proper in the Local Plan provided that it is quite
clear that it only applies to applications for planning permission.
11.10.2
Since GOSE have referred to the advice of PPG15, it is as well to look at this
advice as it might affect locally listed buildings. Again, the explicit advice is of such cogency as
to be worth quoting in full:
‘4.27 The general presumption should be in favour of retaining buildings which make a
positive contribution to the character or appearance of a conservation area. The
Secretary of State expects that proposals to demolish such buildings should be
assessed against the same broad criteria as proposals to demolish listed buildings. In
less clear-cut cases – for instance, where a building makes little or no such
contribution – the [LPA] will need to have full information about what is proposed for
the site after demolition. Consent for demolition should not be given unless there are
acceptable and detailed plans for any redevelopment. It has been held [ie by the
Courts] that the decision-maker is entitled to consider the merits of any proposed
development in determining whether consent should be given for the demolition of an
unlisted building in a conservation area’.
11.10.3
Several inferences may be drawn from the above advice. The first is that any
locally-listed building in a conservation area would be, almost by definition, one that ‘makes a
positive contribution to the character or appearance of (the) area’. Secondly, the PPG15
advice is to balance the present contribution of the existing building against the apparent
design-worthiness of the successor building (or buildings) in making an informed decision.
Thirdly, although it is not appropriate to specify, in a development plan, the circumstances in
which conservation area consent (as such) will be granted, it is not only proper but indeed
essential to embody the PPG15 advice in policy formulation where planning control is
concerned. It is clearly very much better to have the relevant Policy HE8 SPG in place as soon
as possible in order to alert developers and the public to the nature and presence of all or most
locally-listed buildings. Policy HE10 is admittedly capable of operation, albeit on an ad hoc
basis, without such guidance since individual assessments can still be made.
11.10.4
One objection (0351/1) generally supports the changes (PIC 11/9) proposed by
the LPA but considers that additional flexibility is needed in Policy HE10 in order to
accommodate exceptional situations that may justify demolition without evidence of any details
of successor development. The objector’s suggested wording should not be adopted. One
reason is that the Policy must be concerned with the propriety of planning permission for
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development which calls for incidental demolition and is not intended to relate to conservation
area consent which, as GOSE rightly contends, is not an appropriate Local Plan policy matter.
Secondly, the effect of PIC 11/9 requires there to be approved redevelopment proposals in
place before any conservation area consent is granted (and such consent would then be tied to
the implementation of that specific scheme). Both these formulations are inappropriate since
they both lay down implicit policy parameters for conservation area consent. This is contrary to
PPG15 advice. It would be best to adopt a Policy that simply requires the relevant
development proposals to be an enhancement of the area’s appearance and an assurance that
any proposals (which might even be for the creation, layout and landscaping of an open space)
will be implemented.
RECOMMENDATION
q

HE10/1

Modify Policy HE10 to read:
POLICY HE10
DEVELOPMENT WITHIN CONSERVATION AREAS, REQUIRING OR
INVOLVING DEMOLITION, MAY BE PERMITTED IF THE BUILDINGS IN
QUESTION MAKE A NEGATIVE OR INSIGNIFICANT CONTRIBUTION TO
THE CHARACTER OR APPEARANCE OF THE AREA OR IF THE DESIGN
QUALITY OF THE PROPOSED REDEVELOPMENT IS CONSIDERED TO BE
ENHANCEMENT. THERE SHOULD ALSO BE FIRM AND APPROPRIATELY
DETAILED PROPOSALS FOR THE REDEVELOPMENT OF THE SITE THAT
HAVE BEEN APPROVED AND THEIR IMPLEMENTATION ASSURED BY
CONDITIONS OR AGREEMENTS. BUILDINGS IDENTIFIED AS OF LOCAL
INTEREST WILL ENJOY A GENERAL PRESUMPTION AGAINST SUCH
DEMOLITION.

HE11: ARTICLE 4 DIRECTIONS

The Objections
0872/10

Government Office for the South East

Summary of Objections
(a) It is unclear how ‘appropriate situations’ will be defined for the purposes of this policy.
Inspector's Reasoning and Conclusions
11.11.1
PPG15 contains advice regarding the making of Article 4(2) Directions within
conservation areas only. Paragraph 11.46 of the supporting text and Policy HE11, if altered as
in PIC11/10, would appear to follow this advice as far as conservation areas are concerned.
However, there may well be situations outside conservation areas where such Directions may
need to be made. Just as conservation area designation does not in itself either require or
solely justify the LPA’s making such Directions, it is not axiomatic that buildings outside such
areas do not merit such extra protection. This may be necessary or expedient in certain cases.
The best way of extending the coverage of the Policy would be to expand it in order to indicate
the ‘appropriate situations’, that are the subject of the conditionally withdrawn objection by
GOSE. These situations should describe both the types of development that may need to be
brought under planning control and the types of buildings or areas that may also and equally
justify the withdrawing of specific permitted development rights.
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RECOMMENDATIONS
q

HE11/1

Modify paragraph 11.46 in accordance with PIC 11/10.

q

HE11/2

Modify Policy HE11 to read:
POLICY HE11
(1)
IN ORDER TO GIVE NECESSARY ADDITIONAL PROTECTION TO
THE CHARACTER AND APPEARANCE OF CONSERVATION AND OTHER
SENSITIVE AREAS AND OF INDIVIDUAL BUILDINGS OF CHARACTER,
DIRECTIONS MAY BE MADE UNDER ARTICLE 4(2) OF THE TOWN AND
COUNTRY PLANNING (GENERAL PERMITTED DEVELOPMENT) ORDER
1995. TYPES OF GENERALLY PERMITTED DEVELOPMENT TO WHICH
DIRECTIONS MAY APPLY WILL INCLUDE THE FOLLOWING:
(a)

PAINTING, CLADDING AND RENDERING OF THE FACADES OF
BUILDINGS;

(b)

INSERTION OR REPLACEMENT OF DOORS AND WINDOWS;

(c)

REMOVAL OR ERECTION OF BOUNDARY WALLS AND FENCES;

(d)

ALTERATION OF ROOF PROFILES AND USE OF ROOFING
MATERIALS;

(2)

SUCH ADDED POWERS OF PLANNING CONTROL MAY IN FUTURE
BE APPLIED TO THE FOLLOWING AREAS OR TYPES OF
DEVELOPMENT:

(a)

DESIGNATED OR PROPOSED CONSERVATION AREAS;

(b)

BUILDINGS (OR GROUPS) LOCALLY-LISTED;

(c)

RECENT DEVELOPMENT OF INDIVIDUAL MERIT OR CHARACTER;

(d)

RESIDENTIAL AREAS AS DEFINED UNDER POLICIES H14-16;

(e)

DEVELOPMENT IN SENSITIVE LOCATIONS IN THE CHILTERNS
AONB;

(3) THE EXISTENCE OF SUCH DIRECTIONS WILL BE TAKEN INTO
ACCOUNT IN THE AUTHORISATION OF DEVELOPMENT THAT MAY ITSELF
BE MADE SUBJECT TO THE REMOVAL OF PERMITTED DEVELOPMENT
RIGHTS, IN APPROPRIATE INDIVIDUAL CASES.

HE12: BURGAGE PLOTS AND HISTORIC PLOTS AND THEIR BOUNDARIES

The Objections
1260/15

The Marlow Society

Summary of Objections
(a)

List of burgage and other historic plots should be included in an Appendix to the Plan.
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Inspector's Reasoning and Conclusions
11.12.1
The inclusion of details of historically interesting burgage plots in either the Local
Plan’s Appendices or Proposals Map is not appropriate. The reasons are similar to those that
apply to statutory and locally-listed buildings. Appended lists would merely add undesirably to
the bulk of the printed document and would be largely valueless in themselves without a
precise definition of the areas involved. This definition would complicate the cartography of the
Proposals Map. On the reasonable assumption, confirmed by inspection, that all burgage plots
are located in conservation areas in Wycombe District, they should be cartographically defined
in any future detailed character surveys. The LPA may wish to modify Policy HE12 in order to
refer to this but no formal recommendation is made.
RECOMMENDATION
q

HE12/1

No modification.

POLICY HE13: DEVELOPMENT ADJOINING CONSERVATION AREAS
The Objections
0874/1

National Farmers Union

Summary of Objections
(a)

Policy should be deleted. Not aware of any Government guidance to support Policy.

Inspector's Reasoning and Conclusions
11.13.1
It is correct to say that there is indeed advice in PPG15 regarding development
outside but close to conservation areas. Paragraph 4.14 of the PPG makes it clear that
development which, for example, directly intrudes within ‘views into or out of’ conservation
areas may justify the refusal of planning permission for such development. The nature of the
objection itself suggests that certain vested interests may be unaware of the existence of this
advice and hence its necessary and proper application to sections 72 and 73 of LBCA 1990.
This suggests a detailed modification of Policy HE13. This modification should make it clear
that the LPA may well wish to advertise planning applications which, despite being outside a
conservation area, may need to be considered in relation to the effects of proposed
development upon established views across and within it. These might well figure in future
Conservation Area Character Studies. The use of the word ‘adjoining’ is probably unwise in the
sense that implies actual contiguity, which may not necessarily be the case.
RECOMMENDATIONS
q

HE13/1

Modify the sub-heading above paragraph 11.49 to read:
‘Development Affecting Conservation Areas’

q

HE13/2

Modify Policy HE13 to read:
POLICY HE13
DEVELOPMENT WILL NOT BE PERMITTED WHICH, ALTHOUGH NOT
WHOLLY OR PARTLY LOCATED WITHIN A CONSERVATION AREA, MIGHT
NEVERTHELESS HAVE A VISIBLY ADVERSE EFFECT UPON THE AREA’S
SPECIAL CHARACTER OR APPEARANCE, INCLUDING INTRUSIVENESS
WITH RESPECT TO ANY RECOGNISED OR RECORDED FAMILIAR VIEWS
AFFECTING THE DESIGNATED AREA .
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HE14: SHOP FRONT DESIGN IN CONSERVATION AREAS
The Objections
1260/12
1584/20

The Marlow Society
The Marlow Group

Summary of Objections
(a)

Enlarged upper floor windows are likely to be detrimental to the appearance of a
building in a Conservation Area and should not be enlarged for any reason.

(b)

With regard to the harmonising of shop fronts and upper floors, the meaning of
paragraph 11.54 is obscure.

Inspector's Reasoning and Conclusions
11.14.1
It is probably both unwise and unnecessary to proscribe the enlargement of any
or most upper floor windows in conservation areas in Policy HE14. The reason is that the
Policy relates only to shop front design. The patent wish of the objectors to resist any such
enlargement is very well understood (see S8 in Chapter 5). However, upper floor windows in
residential property may often not need explicit planning permission for their enlargement.
Where appropriate, such additional control would probably be better and more reliably secured
by an Article 4(2) Direction in accordance with Policy HE11(2)(a) (if modified as
recommended). It is open to the objectors to ask the LPA to make such a Direction at any time.
The original wording of Paragraph 11.54 was indeed somewhat obscure and ambiguous. The
changes proposed by PIC 11/12 overcome this lack of clarity and the cross-reference inserted
by PIC 11/11 is equally helpful; both are accordingly endorsed.
RECOMMENDATION
q

HE14/1

Modify paragraphs 11.53 and 11.54 in accordance with PICs 11/11 and 11/12.

HE15: AD VERTISEMENTS AND SHOP SIGNS IN CONSERVAT ION AREAS
The Objections
1260/13

The Marlow Society

Summary of Objections
(a)

Policy HE15 should be cross-referenced to Policy S8 ‘Shop Front Design’ in the Retail
Chapter of the Plan.

Inspector's Reasoning and Conclusions
11.15.1
The advice of the 1997 POS publication (‘Better Local Plans’) that has already
been referred to (see Policy HE1) is for the general avoidance of cross-references in the
formulation of planning policies (as distinct form their often useful insertion in supporting text)
unless they are required for the clear understanding and application of policies. This seems
eminently sensible and, in the present case, a cross-reference is not necessary. The reason is
that the supporting text to Policy S8 at paragraph 5.46 now contains (as a consequence of a
recommended PIC) a cross-reference to Policies HE14 to HE18 (inclusive). Since Policy S8 is
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of district-wide application and Policy HE15 is of more specialised and localised application, it is
logical that the cross-reference is contained in the text which refers to the more general Policy.
RECOMMENDATION
q

HE15/1

No modification.

HE16: ILLUMINATION OF SIGNS IN CONSERVATION AREAS

The Objections
1584/31

The Marlow Group

Summary of Objections
(a)

Internally illuminated signs should be forbidden save in the most exceptional
circumstances.

Inspector's Reasoning and Conclusions
11.16.1
The use of internally-illuminated signs is now commonplace in shopping areas
and is often held to enhance their general appearance and vitality after dark. The objection
tends to imply that they are invariably harmful to local amenity. This is not the case since
internal illumination merely increases the visibility of signs whose intrinsic design may range
from the very elegant and discreet to the outright ugly and intrusive. It is instructive to note that
the relevant PPG19 scarcely mentions the subject of illuminated signs and only does so, in the
context of amenity, to discuss appropriate levels of illumination in sensitive areas (paragraphs
11-12). Policy HE16 appears fully to accord with and usefully to elaborate the advice of PPG19
and is accordingly supported.
RECOMMENDATION
q

HE16/1

No modification.

HE18: BLINDS ON SHOPFRONTS

The Objections
1260/14

The Marlow Society

Summary of Objections
(a)

Propose replacing ‘untraditional form’ with ‘of a form untraditional to the area’.

Inspector's Reasoning and Conclusions
11.18.1
The LPA has responded to the conditionally withdrawn objection by adopting the
suggested wording of the objectors in PIC 11/13. The resultant formulation reads a little oddly
although its content appears unexceptionable. The LPA may wish to consider the following
revised and expanded wording but no formal recommendation for modification is made:
THE INSTALLAT ION OF PROJECTING BLINDS OR CANOPIES ON SHOPFRONTS AND
SIMILAR PREMISES WILL NOT BE PERMITTED WITHIN CONSERVATION AREAS UNLESS
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THEY REFLECT THE FORMS WHICH HAVE BEEN TRADITIONALLY USED IN THE AREA
AND EMPLOY MATERIALS COMMONLY ASSOCIATED WITH SUCH FORMS IN THE PAST.
RECOMMENDATIONS
q

HE18/1

Modify Policy HE18 in accordance with PIC 11/13.

HE21: ARCHAEOLOGY

The Objections
1260/16

The Marlow Society

PIC 11/17 Objections
1798/28

Buckinghamshire County Council – Environmental Services Dept

Summary of Objections
(a)

Title of policy should be changed to ‘Archaeology – Unscheduled Sites and
Monuments’.

(b)

Reference should be made to the Buckinghamshire County Council Sites and
Monuments record.

(c)

The Sites and Monuments Record should be included as an Appendix to the Plan.

(d)

Reference to sites of ‘local’ importance is potentially at variance with more generally
used archaeological terminology. Reference to ‘local’ should be deleted.

Inspector's Reasoning and Conclusions
11.21.1
The effect of the changes to the wording of the supporting text contained in
paragraphs 11.68 and 11.69 and of Policy HE21 appear to meet the above objections. Since
the Policy is supported by Buckinghamshire County Council and appears not to conflict with the
advice contained in PPG16, they are accordingly endorsed.
RECOMMENDATION
q

HE21/1

Modify Policy HE21 in accordance with PICs 11/16 and 11/17.

HE22: PARKS AND GAR DENS OF SPECIAL HISTORIC INTEREST

The Objections
1260/10
1597/2

The Marlow Society
The National Trust, Thames & Chiltern Region

Summary of Objections
(a)

Higginson Park and Court Garden, Marlow should be added to Appendix 14.
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(b)

Policy HE22 and supporting text should be more tightly worded. Suggest the
inclusion of the word ‘or setting’ to address the wider historic landscape.

(c)

In the event of major proposals affecting a Park and Garden, a detailed assessment of
the visual impact and any long-term implications of such a proposal should be
required.

Inspector's Reasoning and Conclusions
11.22.1
It is inappropriate to add any Parks or Gardens of Special Historic Interest to
Appendix 14 of the Local Plan. The reason is that the National Register of these Parks and
Gardens is maintained exclusively by the Historic Buildings and Monuments Commission (for
England) (commonly referred to as ‘English Heritage’). It is open to the objectors to suggest to
the Commission that the Park and Garden at Marlow be added to the Register. The other
objections that relate to the wording of the supporting text seem consistent with PPG15 advice
and are accordingly endorsed. The only additional and informal comment that might be made
(and this also applies to most of the Appendices) is that the Policy HE22 sites would usefully be
named and numbered on the Proposals Map. Their respective 100 m OS National Grid
References might also be inserted in the Appendix against their names. This comment is made
in response to a subsequent objection and it would certainly assist in an easier understanding
of the Local Plan by those not entirely familiar with the area.
RECOMMENDATION
q

HE11/1

Chapter 11 – Heritage

Modify paragraphs 11.7-11.72 and Policy HE22 in accordance with PICs
11/18-11/20.
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CHAPTER 12 - RECREAT ION AND TOURISM
RT0: POLICY FRAMEWORK

The Objections
0379/13

Sport England

Summary of Objections
(a)

Chapter 12 fails to take a strategic approach to the provision of sport and recreation.
Seek a strategic approach to provision based on sound assessments of current and
future needs for strategic and local sport and recreation, taking account of
deficiencies. A more specific link is required between the Local Plan policies and the
requirements and priorities set out in ‘Leisure 21’

(b)

Increased emphasis required on principles of equity and participation.

Inspector's Reasoning and Conclusions
12.0.1 The Local Plan has obviously had regard to published guidance set out in PPG17
(1991) and its most recent draft revision. The changes to the supporting text and the six
Chapter 12 Objectives have evidently met the objections raised by Sport England. The
approach taken by the LPA towards leisure and recreation planning is a distinctively corporate
one. That is to say, the policies for the implementation of indoor and outdoor facilities of all
kinds are set out in the emergent documents ‘Leisure 21’ and a ‘Local Cultural Strategy’ for
Wycombe District. The latter is not due finally to be adopted until the middle of 2002. It alone
will now precisely define both the locational and statistical deficiencies of ‘publicly accessible
open space’. Such spatial standards were hitherto to be identified in development plans (see
Table B in PPG17). The LPA have taken the course of specifying these and other deficiencies
in its corporate plan and has kept the protective land use policies to a minimum (effectively
RT1-RT5). To the extent that this approach has satisfied the objectors, it is accordingly
endorsed.
RECOMMENDATION
q

RT00/1

Modify paras 12.02, 12.03 and 12.07 in accordance with PICs 12/1 and 12/15.

RT1: PROTECTION OF EXISTING RECREATIONAL AND LEISURE FACILITIES

The Objections
0379/5
1584/1

Sport England
The Marlow Group

Summary of Objections
(a)

Criterion (ii) should be clarified; appropriate alternative provision should comprise like
for like replacement. This should be equivalent in terms of quantity, quality and
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accessibility, and be made available prior to the development of the original site, or a
financial contribution should be sought to enable the Council to make such provision.
(b)

It should be made clear that sites for recreational and leisure proposals include
allotments.

Inspector's Reasoning and Conclusions
12.1.1 The LPA’s response to the objection by Sport England has been substantially to
augment Policy RT1(1)(b) (nb: if renumbered using the conventions earlier advocated). This
would seem to meet the main thrust of the objection. It is therefore supported. The Policy relies
on emergent planning guidance but this is acceptable given the long-standing resistance to loss
of accessible leisure provision. However, this raises the key question of accessibility. As it
stands, RT1 is slightly ill-defined in its scope; it implies but does not specifically state that
accessible land (or buildings) may well be functionally redundant for their present use or
function but nevertheless fully capable of serving another community use in that particular
location. This is important from the point of view of both sustainability and the need for ease of
local access. A slight modification to the wording is accordingly recommended. Proposals that
affect statutory (or other) allotments would certainly be covered by Policies L3, RT1 and RT18.
RECOMMENDATIONS
q

RT01/1

Modify Policy RT1(1)(b) in accordance with PICs 12/2.

q

RT01/2

Modify Policy RT1(1)(a) to read as follows:
(a)

IT CAN CLEARLY BE DEMONSTRATED THAT THERE IS NOT ANY
LONGER A CURRENT LOCAL DEMAND FOR THE FACILITY IN
EITHER A RECREATIONAL, LEISURE OR OTHER COMMUNITY USE,
THAT THERE IS NO REAL PROSPECT OF ANY SUCH DEMAND
ARISING WITHIN A REALISTIC TIMESCALE OR THAT AN
ACCEPTABLE ALTERNATIVE MEANS OF MEETING SUCH A
DEMAND IS OR WILL BECOME AVAILABLE; OR…..

RT2: FUTURE LEISURE PROVISION

The Objections
0153/38
0379/11
0872/1
1205/2
2063/4

High Wycombe and Marlow Green Party
Sport England
Government Office for the South East
Princes Risborough Town Council
Wycombe Summit Ltd / Wycombe Option Ltd

PIC 12/3 Objections
1739/11
2063/17

Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Limited and Wycombe Option Limited

Summary of Objections
(a)

Policy irrelevant; if population remains static and extra houses are only required for
those families who have ‘split-up’, then there are no more people to provide for.
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(b)

Policy not clear as to whether applied to all development which will generate demand
for new indoor and or outdoor recreational facilities, or only strategic housing
allocations; all new developments can potentially generate demand for more places
for sport. RT2 appears to relate to new residential developments of 40 dwellings or
more. Amend to require appropriate developer contributions towards enhanced or
new open space and sport and recreational facilities from all new development likely
to generate additional pressure on existing facilities, taking account of a thorough
local assessment of existing provision and need.

(c)

RT2 states that provision on strategic sites should be in accordance with Appendix 2,
however, no reference in Appendix 2 to new indoor facilities; it may be appropriate to
require new provision off site or a contribution towards existing local facilities.

(d)

Circular 1/97 makes it clear that there should not be an attempt to impose commuted
maintenance sums, however specific exception to this rule is made for small areas of
open space, recreational facilities and children’s play space. RT2 should be amended
to reflect this opportunity to secure proper future maintenance arrangements.

(e)

Policy is contrary to Government policy Circular 1/97. RT2 does not allow for
negotiation on proper and appropriate planning obligations on their merits in relation
to individual planning proposals.

(f)

Insufficient proposals to address lack of recreational facilities in Princes Risborough.

(g)

New and future provision should be provided adjacent to existing leisure facilities to
assist complementary functioning and the best use of existing land e.g. Wycombe
Summit site off Abbey Barn Lane.

(h)

In response to PIC 12/3, object, as replacement wording suggests that housing
proposals would be premature pending the Council’s investigation of shortfall in sport
and recreational facilities within the District. The study should be completed and form
part of the review process, influencing policy at the right stage of the review. Future
leisure provision to address shortfalls would therefore be encouraged on specific sites
identified in the Plan.

Inspector's Reasoning and Conclusions
12.2.1 Policy RT2 is not invalidated merely because the population size of Wycombe District is
relatively static and because much of the additional housing capacity is required as a result of
increased space standards and demographic change (eg the trend to smaller and more
numerous separate households). As the LPA point out, there are certain deficiency areas in
the District and certain forms of recreation that are not adequately provided for at present.
Moreover, national participation rates in sport show consistently rising levels and certain new or
(newly popular) forms of sporting activity require additional provision. The latter may include
such facilities as mini-soccer pitches, artificial ski slopes and golf driving ranges. Policy RT2 is
accordingly supported since it is necessary, in present circumstances, to include a Policy to
require private sector development to accommodate or provide additional recreational facilities
in accordance with the advice of C1/97 and the terms of the Local Plan’s Chapter 2 Policies.
12.2.2 The objection of Sport England has been met by PIC 12/3. This is supported since
Policy RT2 is meant to be of wide application; not merely restricted to the potential contribution
of strategic housing site development. It is recognised by the LPA that its ‘Local Cultural
Strategy’ will be needed to justify and specify individual development contributions to be sought
under Policy RT2. The further change proposed by PIC 12/3, the deletion of references to the
Appendix 2 Development Principles, is also supported in the interests of clarity. PIC 12/3 also
recognises that it is consistent with C1/97 guidance that developer contribution may be sought
towards recurrent maintenance costs as well as the initial provision of recreational open space
or other facilities. The GOSE objection relating to the use of the less prescriptive word ‘may’
rather than ‘will’ in the wording of the Policy is supported as being more in line with current
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official guidance. On the other hand, the insertion of the word ‘new’ before ‘development’ is
both confusing and unnecessary in its particular context.
12.2.3 The objection relating to Princes Risborough is slightly misplaced in that Policy RT2 is
directed against additional recreational facilities that may be required as a consequence of
development and is not intended to address existing local deficiencies. In this sense, the Policy
is designed to be long-term and district-wide and it would be wrong to modify it to refer to sitespecific leisure development such as that which has taken place at Wycombe Summit on
Abbey Barn Lane. The extension or diversification of what is at present a dry-ski slope and
ancillary meeting accommodation is properly the subject of consideration under Policy RT4. It
would also be inappropriate to defer the adoption of Policy RT2 until such time as the ‘Local
Cultural Strategy’ is finalised. Firstly, an enabling policy is needed now to deal with recreational
provision in parallel with the other Local Plan Policies. Secondly, the probable date of
publication of the LPA document is the middle of 2002. It may therefore quite confidently be
expected to be available at roughly the same time as this report and hence in advance of the
Local Plan’s adoption.
RECOMMENDATIONS
q

RT02/1

Modify Policy RT2 and paragraphs 12.10-12.11 in accordance with PICs 12/3
and 12/16.

q

RT02/2

Modify Policy RT2 by the deletion of the word ‘NEW’ before the word
‘DEVELOPMENT’.

RT3: PLAYING PITCH PROVISION

The Objections
0158/39
0379/6
1260/2

High Wycombe and Marlow Green Party
Sport England
The Marlow Society

Summary of Objections
(a)

Retention of playing pitches is important. Object to Section (b) of the policy which
allows for ‘convenient swaps’ of playing pitches to take place, e.g. Great Marlow
School.

(b)

Object as policy seeks to maintain current level of pitches; no additional allocations of
land for recreational land have been made in the Plan. This makes Section (b)
difficult to implement, as no alternative sites have been formally allocated. A playing
pitch assessment is required. Where a deficiency is recognised, consideration should
be given to the allocation of additional sites.

(c)

The distinction between ‘recreational purposes’ and ‘outdoor sports provision’ requires
clarification. Paragraph 12.12 states that the requirement for outdoor sports provision
is independent of the requirement for open space provision as outlined in Policy H21.
However, paragraph 10.15 states that provision of public open space for recreational
purposes is addressed by Policy H21. Furthermore, paragraph 12.12 states that the
standards for outdoor sport and children’s play space are assessed against the NPFA
guidelines and refers the reader to Appendix 7.

(d)

All playing fields should be identified on the Proposals Map.
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(e)

Concern at the loss of grassed playing pitches. Once converted, the are unlikely to be
recovered. Propose additional wording to policy: ‘grassed playing areas will be
maintained unless it can be clearly demonstrated that there is a need to convert them
to a more appropriate, more durable or more weatherproof surface’.

Inspector's Reasoning and Conclusions
12.3.1 Policy RT3 is fully consistent with existing and emergent PPG17 advice in that it resists
any loss of playing fields unless equivalent or better provision is secured. This provision may
take the form of replacement indoor facilities or alternative or more extensive sports pitches in a
possibly better and more accessible location. It is essential that the Policy be flexibly applied in
site-specific cases. Whether land exchanges are ‘convenient’ or not will depend on the view
taken by the LPA in response to individual circumstances and representations made at the
appropriate time and place. This is a matter for individual planning judgement. It is significant
that the wording employed in the existing (1991) and draft (2001) versions of PPG17 is
somewhat more emphatic in the latter case. Accordingly, the wording of Policy RT3 might well
be modified to reflect the relatively firmer presumption against the future loss of playing fields in
Wycombe District.
12.3.2 The evidence of the LPA is that there is overall adequacy and in some cases a surplus
of playing field and pitch provision in Wycombe District. The supporting text is proposed for
revision (PIC 12/4) to reflect the recent research and survey carried out. The thrust of Policy
RT3 is to safeguard existing provision and not to specify additional sites to offset established
deficiencies. If the Policy is strengthened, as suggested above, by the deletion of the words
‘seek to’, it would seem to reflect the advice of PPG17 and to be adequate to resist unwelcome
and unreasonable development pressures. The methodology chosen for estimating local
deficiencies is much more detailed than the long-standing one advocated by the NPFA. This is
reflected in the revised wording of paragraph 12.13 and is accordingly supported. Criterion (b)
of the Policy would thus appear to be adequate to evaluate individual proposals and the prior
phasing of any alternative provision is noted as especially appropriate.
12.3.3 Paragraph 12.12 is the subject of objection by Sport England and the LPA has
responded with alternative wording set out in PIC 12/4. This is seemingly acceptable to Sport
England and is accordingly endorsed as reflecting the overall assessment made against NPFA
standards and also the need to have regard to more local considerations. The objection that all
playing fields should be indicated on the Proposals Map is not supported, for a variety of
reasons. Firstly, it is established PPG17 policy to safeguard the integrity and availability of all
open playing fields, regardless of ownership or pattern of use. Secondly, their function as local
open space is recognised but this is secondary to their continued active use for recreation. In
other words, most open space enjoys protection under Policy L3 (or L4) purely for amenity
reasons, regardless of use. The openness and current use of playing fields, which may well be
within Policy L3 or GB2 protected areas in any case, are protected both by virtue of Policy RT3
and of PPG17 advice. An additional Proposals Map notation would be both confusing and
redundant.
12.3.4 The question of whether grassed playing fields or pitches, as such, should be
specifically safeguarded as a matter of planning policy is difficult to determine. Such
replacement might or might not need planning permission. It is certainly a fact that recent
advances in artificial surfaces have resulted in wider use of so-called ‘all-weather’ pitches and
may extend their effective availability. However much this may be regretted aesthetically, it is
doubtful whether it is an appropriate matter for an overall Local Plan policy. What may lie
behind the objection is hostility to the partial loss of playing fields in the past by the more
intensive use of the smaller part that is retained and provided with an all-weather surface.
Equally, the objection may be directed at the use of both artificial lighting and artificial surfaces
to extend hours of play. It is fair to point out that both these contingencies are recognised in
the Local Plan, as witness the instant Policy RT3 and the earlier Policy G16. No modification to
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any of the Chapter 12 Policies is needed to meet this particular objection.
RECOMMENDATIONS
q

RT03/1

Modify paragraphs 12.12-12.13 in accordance with PIC12/4.

q

RT03/2

Modify Policy RT3(1) by the deletion of the words ‘SEEK TO’.

RT4: COMMERCIAL LEISURE

The Objections
2063/5

Wycombe Summit Limited and Wycombe Option Limited

Summary of Objections
(a)

Existing leisure uses, for example Wycombe Summit, should be identified as suitable
for further commercial leisure uses. Policy should refer to the acceptability of
expanding and intensifying commercial leisure uses on or adjacent to existing
commercial leisure sites as a further criterion.

Inspector's Reasoning and Conclusions
12.4.1 Policy RT4 and its supporting text are the subjects of substantial proposed change.
This has been suggested by the LPA in order to bring the Policy fully into line with the
sequential approach adopted by PPG6. In this context, commercial leisure facilities are
regarded as prime town centre uses. The Policy and its detailed criteria have been revised to
steer commercial development towards the town centres of Wycombe District, mainly in the
interests of accessibility by a variety of modes and hence overall sustainability. This approach
is endorsed as being in line with both PPG6 and PPG13 advice. The main reservation is that of
the policy definition of the town centres’ physical extent (see also Policy S1 and earlier
recommendations). Given the very varied nature of commercial leisure activities, it would be
wise to allow them as much space as possible and not to confine their preferred location to
what are essentially shopping frontages. The LPA may, as elsewhere, wish to assign Arabic
numerals to paragraphs and small letters to criteria in Policy RT4. Otherwise, a reference to
Policy RT4(i) would be needlessly ambiguous and might equally apply to a first or second
preference commercial leisure location.
12.4.2 The objection by Wycombe Summit Limited is clearly related to their leisure activities on
Abbey Barn Lane. These comprise dry-ski slopes and purpose-built ancillary accommodation
that is now used for a variety of purposes. Leaving aside the propriety of modifying a districtwide policy to reflect wholly site-specific aspirations, the objection is not sustained precisely
because of its possible weakening of the emergent Policy RT4 itself. No doubt the existing
facility might well be looked on as acceptable, within the terms of emergent Policy RT4(2),
purely and simply because of the precise siting requirements of artificial ski slopes (gradients of
between 5% and 6%). In other words, leisure development needs to be judged on a case by
case basis and not mainly on arguments of the benefits of incremental provision, relevant
though these may be. The essential point of the Policy is to facilitate multi-modal access for all
members of the public. The Wycombe Summit site is conspicuously awkward of access on foot
and by public transport. There may be excellent reasons for establishing a ski slope there but
they would not necessarily apply to the majority of leisure activities needing a wider variety of
travel modes.
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RECOMMENDATIONS
q

RT04/1

Modify Policy RT4 and paragraphs 12.18 and 12.18a in accordance with PIC
12/14.

q

RT04/2

Modify Policy RT4(1)(a) to read as follows:
(a)

THEIR LOCATION DOES NOT CONFLICT WITH POLICIES S1, S3
AND S4.

RT5: RECREATIONAL USES IN THE COUNTRYSIDE

The Objections
0379/14

Sport England

PIC 12/5 Objections
0379/64
1739/12
2063/18

Sport England
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Limited and Wycombe Option Limited

Summary of Objections
(a)

No justification given for the restriction that recreational development in the
countryside must be compatible with the quiet enjoyment of the rural area.

(b)

Where there is a clear demand for noisy sports activities, planning authorities should
seek to identify sites which minimise conflicts with other uses.

(c)

Policy is too lengthy and overly restrictive. Criterion (i) is open to different
interpretations; no definition is given as to how the value of environmental
characteristics and resources of the area will be assessed.

(d)

Criterion (ii) is overly restrictive (noise and light can be effectively controlled by
conditions).

(e)

Criterion (iii) (b) and (viii) should be amalgamated. Criterion (viii) and the term
‘environmentally accommodated’ is ambiguous and needs clarification.

(f)

Criterion (iv) is worded in an unnecessarily negative way. Landforming works and
landscaping can often enhance visual amenity. Policy as worded, assumes that
landscaping is only for car parking.

(g)

Criterion (vii) is a general principles, applied to all development.
reiterated here.

(h)

In response to PIC 12/5, support changes, but maintain objection to criterion (iii), (iv)
and (v), as above.

(i)

In response to PIC 12/5, object, as recreation development including outdoor sport
may well enhance the character and quality of the rural area by ensuring its long term
viability be identifying a valid future use; it may bring land into beneficial use in a time
where agriculture cannot be depended on to do so. This diversification should be
supported.

Question why

Inspector's Reasoning and Conclusions
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12.5.1 Policy RT5 is proposed for substantial change, largely on account of many detailed
objections by Sport England. The effect of PIC 12/5 would be to accommodate these detailed
points but somewhat at the expense of clarity and coherence. A balance must also be struck
between the understandable desire of Sport England to encourage the widest public use of
rural areas as a valuable resource and the undoubted fact of the Green Belt and AONB status
of much of Wycombe District. Moreover, the Policy as drafted and as proposed for change
very slightly tends to dwell on possible harm rather than seeking to encourage the
enhancement of the rural scene; one of the objectives of AONB designation. The Policy also
includes too much by way of cross-referencing in its formulation; this is better confined to the
lower case supporting text. It is therefore recommended that the Policy be simplified and
condensed to set out (a) the basic acceptability of rural recreation relative both to its
quantifiable aspects of character and to local landscape quality (b) the key criteria (the subject
of other Local Plan Policies) to be assessed during consideration of individual proposals and (c)
guidance as to the form that operational development should take in a countryside setting.
RECOMMENDATIONS
q

RT05/1

Modify Policy RT5 to read as follows:
POLICY RT5
(1)
RECREATIONAL DEVELOPMENT IN THE COUNTRYSIDE, WHETHER
FOR LOCAL OR GENERAL USE, WILL BE ACCEPTABLE IN PRINCIPLE,
PROVIDED THAT THE RURAL CHARACTER, QUALITY AND AMENITY OF
THE PARTICULAR AREA IS RESPECTED AND THAT THE PROPOSED
RECREATIONAL ACTIVITIES, BY THEIR NATURE, EXTENT, INTENSITY,
FREQUENCY OR TIMING HAVE REGARD TO THE FOLLOWING
CONSIDERATIONS:
(a)

NOISE LEVELS LIKELY TO BE GENERATED BY THE PROPOSED
ACTIVITIES;

(b)

THE IMPACT OF VEHICULAR OR OTHER TRAFFIC MOVEMENTS TO,
FROM AND WITHIN THE DEVELOPMENT SITE;

(c)

ANY ADVERSE EFFECTS CREATED BY THE ARTIFICIAL LIGHTING
OF THE AREA.

(d)

THE EXTENT AND VISUAL IMPACT OF LANDFORMING WORKS
INCLUDING THE FORMATION OF PLAYING SURFACES,
TERRACING OR MOUNDING OR THE PLANTING OF TREES AND
OTHER FORMS OF LANDSCAPING;

(e)

EASE OF ACCESS BY ALL FORMS OF MOVEMENT, INCLUDING
WALKING AND CYCLING AND THE EXISTENCE OR CREATION OF
PUBLIC RIGHTS OF WAY;

(f)

THE EXTENT AND VISUAL IMPACT OF THE SITING AND LAYOUT OF
PARKING;

(2)
RECREATIONAL DEVELOPMENT SHOULD, AS FAR AS POSSIBLE,
USE (OR SUITABLY CONVERT FOR USE) ANY EXISTING BUILDINGS AND
ENSURE THAT NEW BUILDING IS LOCALLY UNOBTRUSIVE AND WOULD
SERVE TO MAINTAIN THE OPEN CHARACTER OF THE RURAL
SURROUNDINGS AS REGARDS OVERALL EXTENT, HEIGHT, EXTERNAL
APPEARANCE AND USE OF FACING AND ROOFING MATERIALS.
q

RT05/2

Modify the supporting text, generally in accordance with PIC 12/5.
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POLICY RT6: HOTEL SITES

The Objections
0158/40
0211/4
1031/1
1205/1
1414/16

High Wycombe and Marlow Green Party
K P Hale
Harleyford Leisure Enterprises
Princes Risborough Town Council
Michael J Overall

Summary of Objections
(a)

Object to ‘policy impact matrix’ of hotel sites which shows many negative marks
against two of the sites, with the third escaping any. Marking appears subjective.

(b)

Question location of hotels on urban fringe and conformity with Government guidance.

(c)

To ensure appropriate provision of hotel accommodation, there should not be a rigid
allocation without any flexibility. There is a need to take account of possible
opportunities elsewhere to provide an appropriate scale of hotel development
compatible with the requirements of other relevant policies. Amend policy to state that
‘elsewhere, proposals will be considered for hotel accommodation in appropriate
locations where association with compatible existing development. Proposals should
be of a scale and character so as not to conflict with other relevant policies.’

(d)

Wish to see provision of a site to accommodate a small hotel unit in the North of the
District, to satisfy the needs of people visiting this part of the Chiltern’s, where there is
at present a lack of hotel rooms available.

(e)

Suggest a town centre location for an hotel, which would be consistent with the Plan’s
sustainability objectives, rather than an edge of town site.

Inspector's Reasoning and Conclusions
12.6.1 Policy RT6 follows PPG21 advice and allocates three (or two if PIC 12/6 is adopted)
sites for hotel development. This reflects 1996 survey findings (CD/R/1-2) that suggested a
shortfall of 210 bed-spaces in the 2000-2011 period. There is no permissive or criterion-based
policy to judge ad hoc proposals since the LPA do not recognise extra demand and point to the
constraints imposed by Green Belt and AONB restrictions. The RT6(1)(a) and (b) allocations
will comfortably meet the survey recommendations. Indeed one site at Marlow Sewage Works
is under construction and it will provide 168 bedrooms (300+ bed-spaces) or substantially more
than the indicative level. The second allocation at Wycombe Marsh is of unspecified size but
will certainly augment the overall accommodation, probably in the period 2006-2011 (this
assumption is based on conclusions reached relative to implementation of Policies H5A and
S2). There is accordingly no very obvious case for a more flexible policy although the absence
of a site in the northern part of Wycombe District should perhaps be viewed with some concern.
12.6.2 It is doubtful whether the policy impact matrix has a great deal of relevance to hotel site
selection. Such selection is made difficult on account of the inherently conflicting requirements
of hotel operators, their resident clientele and the public at large. Hotels need to be easily
accessible by visitors, staff and servicing vehicles. Commercial operation requires, or at least
commonly demands, car parking on a scale which may conflict with emergent planning policies.
Successful operation is often held to require prominence and easy access from principal traffic
routes which may not sit easily with strategies of countryside conservation and reduction of
traffic congestion (see also later consideration of objections to Policy RT19). Undue emphasis
is in many cases placed on ease of access by private cars, to the neglect of adequate mobility

Chapter 12 – Recreation and Tourism

page

573

Wycombe District Local Plan to 2011 - Inspector's Report

on foot or by scheduled public transport. In short, the considerable difficulties of siting are such
as to make any Sustainability Appraisal of limited relevance to selection. In any case, the two
allocated sites seem acceptably sustainable, being close to or within urban areas and at least
potentially accessible by a variety of modes.
12.6.3 As the LPA points out, town centre siting may be highly desirable from an overall
accessibility point of view but is unlikely to be achieved because of other developmental
pressures. It is noticeable that the two most recent large hotels to be developed in the area are
the Travel Inn and Post House establishments in High Wycom be. They exemplify operators’
wishes for high visibility and very extensive car parking areas but nevertheless are (or might
be) tolerably well served by frequent public transport. Such favoured sites will be relatively few
and future development proposals will no doubt be assessed against a broad range of Local
Plan Policies, such as G9 and T1. To attempt to formulate another Chapter 12 Policy to
control, rather than to specify, hotel development would risk merely restating a number of other
policies. It would not be justified in the light of apparent adequacy of short to medium term
provision. There is little doubt that the third urban area, Princes Risborough, is at present
conspicuously lacking in adequate hotel accommodation. Notwithstanding its situation in areas
of planning policy constraint, the town’s distinctly nodal character suggests that the LPA might
wish to look again for a suitable hotel location in or very near to it.
RECOMMENDATIONS
q

RT06/1

Modify paragraphs 12.27, 12.28 and 12.30 in accordance with PIC 12/6.

q

RT06/2

Modify the Policy RT6 allocations (1-3) as (1-2) in accordance with PIC 12/6.

RT6(1) : HOTEL SITE – LITTLE MARLOW FORMER SEWAGE WORKS
The Objections
0366/4
0840/1
0872/2
1144/2
1260/3
1584/2
1597/1
1798/1

Royal Borough of Windsor and Maidenhead
Marlow and District Chamber of Trade & Commerce
Government Office for the South East
Mr R and Mr A Mash
The Marlow Society
The Marlow Group
The National Trust, Thames & Chiltern Region
Buckinghamshire County Council – Environmental Services Dept

Summary of Objections
(a)

Proposal contrary to PPG2 ‘Green Belt’. An hotel would represent inappropriate
development and conflict with National, Regional and Structure Plan policy. Question
the exceptional circumstances which warrant identification of this site for an hotel.

(b)

Site is in a very prominent and sensitive location which can be viewed from Winter Hill
in Cookham (National Trust land) and which is a very much enjoyed beauty sport.
The area is sensitive in environmental terms, an area of special landscape importance
and an important setting of the Thames.

(c)

Proposal has already been in the Development Plan for 15 years and has not been
built on. Site can not be built on quickly.

(d)

Site has access constraints; poor access to the town centre. Proposed site is far
removed form the town centre and unrelated to the existing built up area of Marlow.
Site is not sustainable.
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(e)

Object that proposal concentrates on recreational and tourism requirements for an
hotel, when no mention is made of an hotel for business users and the general needs
of Marlow.

(f)

If an hotel is built, then there should be provision for Park and Ride.

(g)

Site is entirely within the River Thames flood plain, therefore constrained by Local
Plan policy (G20).

(h)

Propose that the best use of the site is for leisure related purposes with Green Belt
designation in line with Policy RT19 ‘Little Marlow Gravel Pits’ as outdoor recreation.

(i)

Object to the word ‘identified’ in the policy, and suggest that ‘preferred’ is more
appropriate as the word identified suggests the exclusion of other uses.

Inspector's Reasoning and Conclusions
12.6.1.1
Notwithstanding the number and substantial nature of the objections to this
Policy, they have been overtaken by events in that the hotel in question is now under
construction. Site preparation was well under way before the inquiry closed in October 2001.
This construction was authorised by the renewal of a long-standing planning permission for this
Green Belt site. Any comment on the validity of the objectors’ arguments would accordingly be
unhelpful and probably irrelevant. However, the establishment of a significant traffic generator
in this particular location to the east of Marlow has considerable relevance with respect to other
but related objections (see RT6(6), RT6(7). RT6(8) and RT6(10)). It also impinges on the wider
proposals set out in Policy RT19 and therefore will be considered under these various headings
later in the report.
RECOMMENDATION
q

RT06.1/1 Modify Policy RT6 by the inclusion of Little Marlow Sewage Works as allocation
RT6(1)(a).

RT6(2) : HOTEL SITE – WYCOMBE MARSH ALLOCATION

PIC 12/6 Objections
See Appendix 12B
Summary of Objections
(a)

No guidance has been issued on the size, style or need for an hotel on the site.

(b)

As part of the proposal to reinstate the Abbey Barn South allocation, feel that the
Abbey Barn area is appropriate for the provision of an hotel, but that a new,
alternative site is preferable to either a reinstated Abbey Barn South hotel allocation,
or the proposed Wycombe Marsh allocation. Alternative site suggested.

Inspector's Reasoning and Conclusions
12.6.2.1
The proposal to locate a new hotel within the Policy H5A Wycombe Marsh
allocation derives from Proposed Changes which removed the various Abbey Barn South
allocations for housing, employment and other activities. In that sense, the more recent
allocation of an hotel site in the Wycombe Marsh area invites a direct comparison between the
two locations. Given the prominence of Wycombe Marsh and its relative centrality in High
Wycombe, it is probable that an hotel site thereabouts would be more immediately attractive to
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commercial developers and operators. An hotel site would be a relatively economical use of
land within an extensive Policy H5A allocation of some 20.2 ha although it would presumably
have to occupy a visible and prominent position. This might be either on or near the main A40
London Road or fronting any spine road serving the development area (or ideally on both from
an operator’s point of view). Beyond these reasonable assumptions, it would be unwise for the
Local Plan to make any more detailed or prescriptive requirements.
12.6.2.2
At all events, siting, site area, parking provision, inclusion of leisure facilities and
overall size must be a matter for a detailed Planning Brief, as the LPA suggest. The Local Plan
should go no further than specify the need for a site at this stage. The 1996 survey figures (see
RT6) may need to be updated but the fact that the Little Marlow enterprise will be in business
well within the 2000-2011 timescale suggests that an hotel completion at Wycombe Marsh
within the 2006-2011 period would be both timely and eminently capable of implementation. By
comparison, a site within the now discarded Abbey Barn South allocation could not be
authorised independently and its development would rely on the progress of major investment
on the site which is far from assured. Moreover, an Abbey Barn hotel site would not appear to
enjoy the prominence or the direct access that most developers might reasonably look for. In
addition (and this is also a matter that particularly affects the various objection sites in or near
Marlow) the site is at present poorly served by public transport and hence might generate
unduly high levels of guest and employee travel by car.
RECOMMENDATION
q

R06.2/1

Modify Policy RT6 by the inclusion of Wycombe Marsh Site as allocation
RT6(1)(b).

RT6(3) : HOTEL SITE – ABBEY BARN SOUTH
The Objections
See Appendix 12A
PIC 12/6 Objections
1579/33
1739/17
2063/23

Oxford Land Limited
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd / Wycombe Option Ltd

Summary of Objections
(a)

Site is unsuitable; proposal will lead to loss of open rural land that should be left for
future generations; will affect public rights of way; should be designated as a Local
Landscape Area and as Green Belt.

(b)

An hotel would generate additional traffic, adding to existing congestion.

(c)

Object on grounds of prematurity, until such time as the results of a study to consider
the proposed development and traffic impact of the four eastern sector sites (Abbey
Barn North, Abbey Barn South, Wycombe Marsh and the Paper Mill) are available.

(d)

Proposal would lead to loss and impact on local landscape and natural habitats. Loss
of amenity. Proposal would be visually intrusive; attractive valley sides would be

Chapter 12 – Recreation and Tourism

page

576

Wycombe District Local Plan to 2011 - Inspector's Report

obliterated. Infringement of skyline. Impact on Thames Valley Rural Ridge and
landscape. Loss of woodland which acts as a buffer.
(e)

Development of Abbey Barn South site would lead to amalgamation of Flackwell
Heath and High Wycombe, loosing one of the few remaining ‘green’ areas. Lead to
over-intensification without consideration of established communities.

(f)

Inappropriate use of best and most versatile agricultural land.

(g)

Poor access for an hotel; not on a main route or near rail. Would have no benefit to
commercial users in High Wycombe or from M40. Inappropriate location for hotel on
urban fringe. Unacceptable to mix housing, industry and an hotel. Proposal too
highly dependent on developer contributions.

(h)

Development of Abbey Barn South would lead to commercialisation of peaceful
community; lead to increased crime, unemployment; set a precedent for infill
development.

(i)

Concern that existing ski centre will increase to a full blown leisure service. Hotel will
include a restaurant, late night opening etc leading to increased disturbance in
otherwise quiet area.

(j)

No requirement for an hotel; refer to existing hotels at Thanstead Farm, nearby Travel
Lodge and proposals in Marlow for 168 bedroom hotel. Existing over capacity in
numerous hotels in High Wycombe. High Wycombe is not a tourist destination.
[In response to PIC 12/6 to delete the hotel allocation]:

(k)

Object, as the site provides a sustainable location for the development of employment
and housing.

(l)

As part of the proposal to reinstate the Abbey Barn South allocation, feel that the
Abbey Barn area is appropriate for the provision of an hotel, but that a new,
alternative site is preferable to either a reinstated Abbey Barn South hotel allocation,
or the proposed Wycombe Marsh allocation. Alternative site suggested.

Inspector's Reasoning and Conclusions
12.6.3.1
Most of the objections effectively relate to the large-scale allocation of
land under Policies H2 and E2 for housing and employment uses. In view of the earlier
recommendation in the report not to restore this allocation (which is currently proposed for
deletion by PIC 12/6) no further comment is necessary. Whether or not an hotel might
independently be established on any part of the former allocation and the possible objections to
this are not matters that need to be considered at this juncture. The clear inadequacies of
multi-modal access, the existing rural use and character of the land and its topographical
prominence would all seem to argue against isolated hotel development. On the other hand,
an hotel would be a complementary use to the established ski slope. It might therefore be
examined as a possible component of future mixed use development if this were to be
reconsidered in a later review of the Local Plan. Such a review would naturally benefit from a
more detailed hotel needs and capacity survey and from information on the progress made on
the two sites now allocated.
RECOMMENDATION
q

RT6.3/1

Modify Policy RT6 by exclusion of Abbey Barn South as allocation RT6(1)(a).
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RT6(4): HOTEL SITE – BELLFIELD HOUSE, OXFORD ROAD
The Objections
0481/4

Berkeley Eastoak Investments Limited

Summary of Objections
(a)

Site is currently the subject of current proposals to build a commercial development.
Unlikely that an hotel will be provided as part of these proposals.

Inspector's Reasoning and Conclusions
12.6.4.1
The evidence of the LPA is that the allocated site has been given planning
permission for Class B1 office development and the objectors confirm that it is unlikely that an
hotel or any form of residential accommodation will be provided as part of the authorised
development. The deletion of the allocation from the Local Plan is accordingly supported. It is
conceivable that future trends in property development and marketing might lead to a
subsequent proposal for a change of use from Class B1 to Class C1 but this would be entirely a
matter for a future development control decision. Certainly the fact that this extremely
accessible and very prominent edge-of-centre frontage site is being developed for a highdensity employment use tends to substantiate the LPA’s claim (reported earlier) that hotels
sites are unlikely to become easily available in or adjacent to the major town centres of
Wycombe District.
RECOMMENDATION
q

RT06.4/1 Modify Policy RT6 by exclusion of Bellfield House as allocation RT6(1)(c).

RT6(5) : HOTEL SITE - ABBEY BARN FARM

The Objections
2063/7

Wycombe Summit Ltd and Wycombe Option Limited.

Summary of Objections
(a)

Support Abbey Barn South allocation, particularly the case, assuming that the hotel is
to be adjacent to the existing Wycombe Summit site as this will provide substantial
complementarity between the hotel and existing site uses. Alternatively, in order to
optimise land use at the allocated site, believe that the existing Abbey Barn Farm
complex could appropriately be converted to an hotel.

Inspector's Reasoning and Conclusions
12.6.5.1
The essential difference between the previous allocation of an hotel site at
Abbey Barn South and that suggested at Abbey Barn Farm is that the former is located in land
safeguarded for possible urbanisation whilst the latter is within the defined Green Belt.
Moreover, the Green Belt site is further protected as a Policy L2 Local Landscape Area and
much of the farmstead group that would form the nucleus of the proposed development are
statutorily listed buildings. The last two policy considerations are not critical to a possible Local
Plan allocation but the Green Belt siting is an over-riding matter. Even if the Abbey Barn South
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allocation were to be revived in a Review Local Plan, the clear and present defensibility and
intended permanence of the Green Belt boundary along Abbey Barn Lane argue against the
conversion or significant extension of this very fine listed group of buildings. There is no
obvious shortfall of hotel bed-spaces in Wycombe District to 2011 and accordingly no very
special circumstances to set aside long-standing policies regarding the safeguarding of the
openness of the defined Green Belt.
RECOMMENDATION
q

RT06.5/1 No modification.

RT6(6) : HOTEL SITE - JUNCTION OF MARLOW BYPASS AND BOURNE END ROAD

The Objections
0840/2

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a)

There is a requirement in Marlow for mid-priced hotel accommodation for business
use and visitors. Proposals in the Plan concentrate on recreational and tourism
requirements; this is an omission. Propose land at the junction of by-pass and Bourne
End Road to be developed for an hotel in association with improvements to the
junction, car park (for long stay) and shuttle bus.

Inspector's Reasoning and Conclusions
12.6.6.1
This objection cannot be supported for a variety of reasons. Like the others that
are proposed around the A404-A4155 junction, the land is included within the defined Green
Belt and no very special reasons have been given to allocate land for such an inappropriate
use. In addition, the site is within the Policy RT19 proposal for a future country park. Although
hotel development might be complementary to such a proposal, the fact remains that an hotel
is currently being developed under Policy RT6(1)(a) some little way to the south. It is doubtful
whether another hotel could be justified for Policy RT19 reasons in this very sensitive area of
Green Belt. If it were, it would have to await the preparation and future publication of the
Supplementary Planning Guidance by which Policy RT19 is to be implemented. There are
additional traffic objections; one is that access to the future Country Park might be needlessly
complicated by multiple side road construction so close to the major intersection. The other is
that the siting of a P+R operation (consistent with Policy T17 as recommended for modification)
might be largely prevented by the allocation of an hotel site in this particular location. It would
be difficult to argue for a grouping of functions on account of Policy T17(2)(f) (see T17).
RECOMMENDATION
q

RT06.6/1 No modification.
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RT6(7) : HOTEL SITE - JUNCTION OF THE A404 AND PUMP LANE SOUTH

The Objections
1144/1

Mr R and Mr A Mash

Summary of Objections
(a)

Propose site between A404 and Pump Lane South (to the north of Marlow Road) as a
more suitable site for an hotel than the former Marlow Sewage Works site. This
proposed site is on a junction; all services are readily available on site; site can be
developed quickly; good road connections; close to town centre and Globe Park. To
aid Globe Park parking problems, site could also provide Park and Ride facilities, or
long term contract parking.

Inspector's Reasoning and Conclusions
12.6.7.1
Like the proposed alternative hotel site at Abbey Barn Lane, this objection site is
located within the defined Green Belt. In addition, it is also within the Chilterns AONB, the
subject of Policy L1. There is no doubt that it is eminently developable, being located on level
land in the angle of the A404 and A4155 roads at their grade-separated intersection to the east
of Marlow. However, the site is very visible and prominent, a clear commercial advantage but
highly undesirable on both AONB and Green Belt grounds. There are no very obvious special
circumstances that would justify an allocation for such inappropriate development in the Green
Belt whose urban appearance, unlike the adjacent garden centre, would also be inimical to the
high landscape quality of the AONB. Moreover, it is not capable of easy access by existing
scheduled public transport and the necessary highway improvements for access might well
needlessly complicate those that may be required for safe and easy access to the Policy RT19
area to the south of the A4155.
RECOMMENDATION
q

RT06.7/1 No modification.

RT6(8) : HOTEL SITE - LAND TO THE NORTH-WEST OF MAR LOW BYPASS (A404)

The Objections
0840/48

Marlow and District Chamber of Trade & Commerce.

Summary of Objections
(a)

Propose area of land between existing housing (in the North East of Marlow) and the
by-pass. Whilst the area is designated as AONB and Green Belt, the reality is that is
contributes very little to these areas and the site should be allocated for either
residential or an hotel.

Inspector's Reasoning and Conclusions
12.6.8.1
This site cannot be recommended for allocation as an hotel site under Policy
RT6 for many of the same Green Belt reasons as apply to the Pump Lane and Abbey Barn
Lane sites. The suggested site is in many ways even less suitable than the former, being
wholly amorphous and ill-defined. There is no nucleus of existing buildings to mitigate its visual
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impact as there is on the latter. Although it is technically capable of being served by scheduled
public transport, it has the distinct disadvantage of being adjacent to an established residential
area on the north-east urban fringe of Marlow. An hotel located here would be a poor
neighbour for such a relatively sensitive area and its probable access point and traffic
generation would be such as to unduly and unfairly induce increased vehicle traffic flows along
a residential distributor road at possibly unsocial hours. Neither this site nor the Pump Lane
site would have such easy or obvious physical liaison with the Globe Park Estate as to argue
for any useful synergetic function as might well be established by the nearby authorised hotel
development, the subject of Policy RT6(1)(a).
RECOMMENDATION
q

TR06.8/1 No modification.

RT6(9) : HOTEL SITE – PORTLANDS

The Objections
0840/3

Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a)

Preferable for an hotel in the town centre; the Portlands site would provide one in the
central area (above a new Waitrose store). Policies in the Plan should enable an
hotel in association with other development in the town centre.

Inspector's Reasoning and Conclusions
12.6.9.1
The objection proposes the dual use of the Policy M5 allocation for retail Class
A1 retail and Class C1 hotel development. The first thing that needs to be said is that this
proposal does not seemingly have the support of the main objectors to Policy M5 and the
intending retail operators, Waitrose Limited. The second thing is that such a hybrid form of
development would be uncommon (if not unprecedented) and the juxtaposition of uses might
possibly give rise to severe conflicts at certain times. Moreover, the earlier recommendation in
this report was to support the LPA’s residential allocation of all the land and to reject the
counter-proposal by Waitrose. In other words, retail development of the site will probably not
take place and thus no hybrid building form is likely to be considered. As for a possible partial
or total Class C1 allocation, this cannot be supported. The reasons are that an hotel would
require substantial and dedicated car parking and this would be objectionable for the very
reasons given in relation to the Waitrose proposal. In addition, the loss of the land for housing
would be doubly unfortunate. Firstly because private residential redevelopment would be to the
benefit of the character and appearance of the Marlow Conservation Area. Secondly, because
the consequential loss of housing potential would significantly upset the Policy H2 land
availability calculations.
RECOMMENDATION
q

RT06.9/1 No modification.
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RT6(10) : HOTEL SITE - WESTHORPE HOUSE, LITTLE MARLOW

The Objections
0481/12

Berkeley Eastoak Investments Limited

PIC 12/6 Objections
0481/10

Berkeley Eastoak Investments Limited

Summary of Objections
(a)

Propose land at Westhorpe House on basis of the benefits of proposed location.
Although in the Green Belt, the requirement for such a use constitutes very special
circumstances that warrant setting aside the presumption against inappropriate
development in the Green Belt. Hotel could be developed in a manner that would not
affect the setting of Westhorpe House and in a manner that is sensitive to the
landscape setting of the site. Proposed site is brownfield, having been previously
developed. Site could use the existing spur off the main roundabout. Site would have
advantage of consolidating development adjacent to existing offices, avoiding a
spread of development within the gravel works area.

(b)

Policy RT6 makes insufficient provision for hotel sites in the District. It is unusual for
such a policy to be site specific with regard to hotel sites. Policy should be reworded
to provide for flexibility with the hotel industry. Policy should list location criteria for
hotel sites.

(c)

In response to PIC 12/6, object that the policy does not adequately address the need
for hotel accommodation in Marlow. The former Marlow Sewage Works site has
never been implemented and there is no current prospect of implementation. The
policy therefore gives an insufficient choice of readily available sites to meet the
needs of the District. Propose that allocation at Former Marlow Sewage Works be
deleted and replaced with land at Westhorpe House.

Inspector's Reasoning and Conclusions
12.6.10.1
To an extent, the above objections have been addressed in relation to Policy
RT6. That is to say, the LPA’s decision not to propose a criterion-based policy but to nominate
hotel sites to satisfy apparent demand during the plan period is supported. This policy does not
preclude other sites coming forward and their being duly considered. The LPA merely takes
the view that the two sites are preferred, the one because of an outstanding planning
commitment and the other for reasons of regenerating an accepted brownfield site in an
accessible location. It is very doubtful whether any criterion-based policy for hotel development
could do other than apply a presumption against new hotel building (as distinct from
conversion) in the Green Belt or the AONB. Such exceptions to firm local and national planning
policies can only be made on a case by case basis and in the light of special local
circumstances. Such decisions would not usefully be informed by a criterion-based Policy RT6;
(a direct comparison with Policy T17 in this context is both obvious and relevant).
12.6.10.2
The objection relating to the improbability of the Policy RT6(1)(a) site’s being
developed is simply answered by the obvious fact of the hotel’s current construction there. As
for further development near Westhorpe House, the LPA draw attention to the erection of an
office block close to the listed building. This was seemingly permitted in the Green Belt as
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‘enabling development’ which was only justified by the continuing preservation and related use
of the main listed building. Site inspection revealed the development to have taken place and
the listed building to be occupied and in apparently very sound condition. A reasonable
conclusion would be that no further enabling development needs to be sanctioned. There are
accordingly no very special circumstances to justify an hotel in this very prominent part of the
Green Belt, roughly equidistant from the Policy RT6(1)(a) allocation and the Policy GB8 major
established site at the Marlow Sewage Works. Moreover, the objection site is within the Policy
RT19 allocation for the establishment of a future country park. Any decision now on a possible
additional hotel site allocation would accordingly be premature.
RECOMMENDATION
q

RT06.10/1

No modification.

RT9: CAMPING AND CARAVANNING

The Objections
1260/1
1798/21

The Marlow Society
Buckinghamshire County Council – Environmental Services Department

Summary of Objections
(a)

The term ‘small scale’ is too loose; amend to read ‘up to six spaces’ as a definition.

(b)

Require confirmation that applications for gypsy transit site development will be
judged against RT9 and not H28. Applications may be discriminated against if judged
against H28.

Inspector's Reasoning and Conclusions
12.9.1 The objection by Bucks CC has been met by PIC 3/20 which amends the supporting
text to Policy H28 at paragraph 3.99. The objection that ‘small scale’ is ill-defined has some
weight but it is difficult to see how the Policy might be sharpened in this respect. As the LPA
fairly point out, the sensitivity of the AONB in particular makes it difficult to set a district-wide
threshold. It is quite possible that even six pitches on a small or steeply sloping site might be
objectionable. It is accordingly better to apply the Policy selectively, using ‘small scale’ as an
admittedly relative term which applies to Policy L1 and L2 areas only. It may be, for example,
that Policy RT9 will be applied to control site occupancy levels in order to reduce or limit the
density of pitches on particularly sensitive sites. What the objectors may have in mind is the
statutory limit set for site licensing purposes. However, this is a limit set by central government
and it relates essentially to public health matters. It is not appropriate to adopt it for land use
planning purposes where local visual amenity is one of the prime considerations.
RECOMMENDATION
q

RT09/1

No modification.
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RT10: STORAGE OF CARAVANS

The Objections
1260/6

The Marlow Society

Summary of Objections
(a)

Policy should be more restrictive, with the addition of the word ‘only’ when referring to
‘will only be permitted’.

Inspector's Reasoning and Conclusions
12.10.1
The wording of Policy RT10 succinctly sets out the situations where out-ofseason touring caravan storage will be permitted. Such open storage may be allowed on
permanently screened parts of established or authorised camping and caravan sites or within
redundant buildings, presumably wherever the latter may be located. This seems an
adequately permissive policy, bearing in mind the continuing and pressing need to keep vacant
caravans discreetly stored away from residential areas whenever they are not in use for active
recreational purposes. The insertion of the objectors’ word ‘only’ would not only add nothing to
the precision of the Policy and its reasonable application, it would merely put a very slightly
negative gloss on wording that is positively intended to preserve the rural landscape and
protect the public environment at large,
RECOMMENDATION
q

RT10/1

No modification.

RT11: MOORING AND BOATING FACILITIES ON THE RIVER THAMES

The Objections
0379/8
1193/3
1260/7

Sport England
Environment Agency
The Marlow Society

Summary of Objections
(a)

Recreational potential of river should be recognised and enhanced. Policy should be
amended to include a clause that seeks to resist development that would have an
adverse effect on the sport and recreational potential of the river.

(b)

Policy should make provision for adequate car parking at reasonable distance from
water edge to enable potential of river to be maximised.

(c)

Reference should be made to Thames Recreation Strategy (1995), that can be used
as a source and reference document when determining any recreational development
alongside the Thames.

(d)

Policy precludes additions to the existing rowing and sailing clubs or the starting of
new ones. Last paragraph of policy is too onerous on sporting activities as it places
additional restrictions on organised, non-commercial boating activities. Amend policy
to read ‘existing riverside facilities and services for boaters will be protected and the
provision of additional services supported in appropriate areas’.
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(e)

Policy precludes installation of additional visitor moorings. Suggest the word ‘or’ (no
new or permanent) should be removed.

(f)

Question whether the policy is needed. Whilst the River seems crowded at peak
periods, the reaches between locks are much less so. Paragraph 12.38 should be
amended to reflect that traffic has markedly reduced, and congestion in general is not
an issue.

(g)

No mention is made of the need to relocate the launching slip in St Peter’s Street, or
to improve the Higginson Park visitor moorings.

Inspector's Reasoning and Conclusions
12.11.1
The LPA’s argument that Policy RT13 is a more appropriate place than Policy
RT11 to insert a reference (by means of PIC 12/9) to the general encouragement of the
development of water-related recreation is supported. The reason is that the latter specifically
refers to riparian boating facilities along the Thames. Given the possibly conflicting interests of
both land and river-based recreational users and of local residents (these categories may
indeed overlap) in such a popular and sometimes crowded location, Policy RT11 is bound to be
somewhat restrictive in tone and content. Policy RT13(2)(a) as amended already covers added
facilities for visitors and it is quite unnecessary to include a reference to car parking that may be
difficult or undesirable to accommodate. Reference to the 1995 ‘Recreational Strategy’ is now
included by PIC 12/7 which is accordingly endorsed. The objection by the Environment Agency
is also met by PIC 12/7 which amends Policy RT11(3) to safeguard existing riverside facilities
and is obviously to be welcomed.
12.11.2
The remaining objections (e-g above) have been largely covered by PIC 12/7.
These relate to the added provision of visitor moorings where these are clearly demanded and
where they will have no adverse impact on wildlife or the river environment. Policy RT11(1-2)
sets out clear limitations on these additional facilities and there is a distinct policy preference for
‘off-river’ moorings as environmentally preferable but presumably more expensive and difficult
to accommodate. A reference is made in the supporting text to the marked reduction in river
traffic which suggests that additional provision for moorings is not as pressing as once it was.
These policy and text changes are supported by the Marlow Society and the Environment
Agency. They appear to unexceptionable and are endorsed. The detailed site-specific slipway
and mooring facilities in Marlow are too detailed for inclusion in a Local Plan and, moreover,
they would be out of place in what is essentially a criterion-based Policy RT11(1-3).
RECOMMENDATION
q

RT11/1

Modify Policy RT11(1) & (3) and paras 12.38-12.39 in accordance with PIC 12/7.

RT12: BOURNE END MARINA

The Objections
0065/2
0475/2
0730/1
1632/1

K C & B A Harris
Upper Thames Sailing Club
Mrs Dinnie Hawthorne
G R Curtis
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Summary of Objections
(a)

Suggest addition of wording; ‘the area of public open space fronting the River Thames
must have an unobstructed view’.

(b)

Reference to Abbotsbrook should read Abbotsbrook Stream.

(c)

Amend (line 19, after properties) to read ‘along the reach on both banks’.

(d)

Reference to the need to set an area of land aside as public open space for local use
should be made. Amenity value would however, be diminished, if any boats were
able to tie up on the river frontage during daylight, and obscure the view. Policy could
be last opportunity to rectify the deficit of publicly owned riverside land in Bourne End;
there are no riverside amenities which non-riparian owners can enjoy.

Inspector's Reasoning and Conclusions
6.12.1 The Policy RT12 allocation was the site of a planning application during the time that
the public inquiry was in progress and it is understood that the development in question was not
authorised. The decision presumably was made in the light of the emergent policy. Regard was
had to the details of the application when the site was inspected in the course of considering
the policy objections. The omission to paragraph 12.40 is made good by PIC 12/8 and is
endorsed as being factually correct. The effect of Policy RT14 (which is later confirmed in its
post-PIC form) will be to keep largely open the views obtained from the public realm along the
riverside. Additional local policy protection is not necessary. It is not necessary to specifically
mention the setting or outlook of the dwellings on the opposite side of this reach; these are in
the adjacent LPA’s area and will no doubt be the subject of consultation in the event of future
planning applications. The allocated land is evidently to be the subject of a development brief
and this would be the appropriate way of safeguarding public open space. It is not at all clear
how it would be possible to embargo the riverside mooring of vessels within the marina since
this would seem very largely to negate the purpose for which the facility is designed.
RECOMMENDATION
q

RT12/1

Modify Policy RT12 and paragraph 12.40 in accordance with PIC 12/8.

RT13: RECREATION AN D THE RIVER THAMES AND ITS TRIBUTARIES

The Objections
0158/41
0379/9
1193/1

High Wycombe and Marlow Green Party
Sport England
Environment Agency

Summary of Objections
(a)

The old towpath between Marlow Bridge and the parkland to the east should be
reintroduced and returned to public access.

(b)

Propose additional sub-clause concerning public access; ‘development proposals
should take every opportunity to increase public access to rivers and riverbanks. This
is particularly important in relation to improved access to the Thames (e.g. slipways
etc).

(c)

Wording of policy not consistent with lower case text (paragraphs 12.41 and 12.42),
this advocates increased access to the towpath and river edge and which seeks to
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encourage the provision of visitor facilities. Wish to see the recreational potential of
the river recognised and where possible enhanced. Policy should be amended to be
more positive.
Inspector's Reasoning and Conclusions
12.13.1
The objections raised by Sport England and the Environment Agency have been
met by PIC 12/9 which amends the supporting text and adds another criterion (RT13(2)(b))
which requires development to increase, where possible, public access to (and along) the
riverside. These changes are supported, the more so because the added criterion has some
direct relevance to the objection by the Green Party. Whilst the general stance of the LPA is
supported in rejecting any detailed proposals for riverside footpath realignment, the specific
case mentioned by the objectors does seem worthy of closer examination. Inspection reveals
that the riverside footpath east of Marlow Bridge is excessively circuitous. Whereas the
existence of private property immediately east of the bridge probably permanently prevents a
more direct footpath connection (the properties in question are all in the Marlow Conservation
Area) this is not the case to the east of Lock Island (the subject of Policy H25). Here there is a
clear possibility of bridging the water gap (for pedestrians only) between the island and the
public open space immediately to the east. No specific recommendation is appropriate but the
case very clearly and usefully illustrates the possible future application of Policy RT13 as
currently proposed.
RECOMMENDATION
q

RT13/1

Modify Policy RT13 and paras 12.41 and 12.42 in accordance with PIC 12/9.

RT14: THAMES PATH NATIONAL TRAIL

The Objections
0065/1
0311/1
0475/1
1260/8
1632/3

K C & B A Harris
Richard J L Boas
Upper Thames Sailing Club
The Marlow Society
G R Curtis

Summary of Objections
(a)

Wherever possible, the trails should not be dominated on the land site of the path.
The trail should have same buffer zone, similar to the river. Amend paragraph 4
criterion (i) after band, add ‘no new building with 8 metres of this band’. Criterion (i),
add ‘no new buildings will be permitted close to the Thames Trail’.

(b)

Propose additional criterion; ‘fences of hedges bordering the development between
the path and the river should be of a height which does not impede views of the river’.
There are stretches of the path where an uninterrupted view of the river is denied to
the walked due to fences of approximately 2 m in height.

(c)

Signage is inadequate on the path in places; suggest amendment to policy with
additional wording: ‘adequately signed’ between the extant text of ‘high quality’ and
‘public right of way’.
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Inspector's Reasoning and Conclusions
12.14.1
There is no doubt that the Thames Path National Trail is one of the most
important and strategic elements in the overall footpath network in Wycombe District. Along
with the (connecting) Ridgeway Path (Policy RT15) it forms part of the national long-distance
footpath system. Its importance is increased by its potential further integration with the
safeguarded High Wycombe-Bourne End railway formation and the Beeches Way (see T11).
There is also a possible linkage with National Cycle Network (NCN) Route 4 (see T7). Having
said all that, it is doubtful whether either its local transport or its wider recreational functions call
for specific limits on new building for development control purposes. As the LPA fairly point
out, it is the physical continuity, accessibility and integrity of the footpath which are at issue and
which the Policy seeks to protect. Indeed, given the fact that long and open views of the river
predominate along the length of the Thames Trail (and are reliably certain of being preserved in
perpetuity), limited and local enclosure by buildings might be a welcome contrast from a purely
urban design point of view. PIC 12/10 is a minor textual change that meets the relevant
objection and is accordingly supported.
RECOMMENDATION
q

RT14/1

Modify paragraph 12.43 in accordance with PIC 12/10.

RT16: GOLF COURSES AND DRIVING RANGES

The Objections
0158/44
0379/10
0872/3

High Wycombe and Marlow Green Party
Sport England
Government Office for the South East

Summary of Objections
(a)

The desire to convert land into golf courses is a short-term measure. The long-term
objective of growing organic crops on more land rather than highly fertilised crops on
little land will eventually prevails. Lost land will not be easily converted back.

(b)

The term ‘resisted’ is imprecise. Policy should set out circumstances under which
planning permission would be granted.

(c)

Policy effectively imposes a presumption against any additional floodlit facilities.

(d)

Policy only allows for the use of existing buildings.

(e)

Provision of new golf courses and driving ranges should be allowed to meet identified
need. Advocate a planned approach to facility provision based on an assessment of
supply of existing facilities and their catchment, and existing and future demand.
Sites should either be allocated or criteria identified against which proposed new
facilities can be assessed.

Inspector's Reasoning and Conclusions
12.16.1
The objection that (in effect) golf course development or expansion should be
subordinated to the future growth of organic farming is not a matter that can be resolved in a
statutory land use plan. The nature of the objection is clearly understood; that British
agriculture should be less intensive and more extensive. This view enjoys substantial support
but is not easily translated into development plan policies for a number of reasons. Firstly, use
of land for agriculture is not at present defined as development. Secondly, there is no explicit
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policy guidance in PPGs 7 or 17 regarding a change of use from agriculture to recreation, apart
from the need to avoid the loss of the best land in grades 1, 2 and 3a (this is reflected in Policy
C1 of the Local Plan). Thirdly, there is no clear evidence that golf course layout and
development is in fact irreversible. Indeed, the fairly strict criteria laid down in Policy RT16
would suggest that additional golf courses in Wycombe District will only be allowed in cases
where environmental and ecological impacts are absolutely minimal. Reversion to arable
farming would seem possible. The objection is therefore not supported.
12.16.2
The objection to the words ‘will be resisted’ is met by PIC 12/11, which is
endorsed. Floodlighting (presumably mainly of driving ranges in this context) is actually not
ruled out in the wording or supporting text of Policy RT16. Nor should it be; certain relatively
new sporting facilities such as golf driving ranges and dry ski slopes are expensive to construct
and Sport England’s evident desire to encourage such innovative forms of physical recreation
is understandable. Such facilities need often to be fairly intensively used to justify their capital
and running costs. That is not to say that they should be widely or uncritically located or
accepted. Floodlighting is an aspect of development proposals that can be brought within strict
control by conditions restricting hours of operation, levels of illumination and the design and
performance of luminaires. The matter has already been considered in this report (see G16).
The combination of that Policy and the content of paragraph 12.50 of the supporting text should
be adequate for development control purposes.
12.16.3
The re-use of existing buildings in the countryside is actively and strongly
advocated in Policy RT16(2). This policy preference is consistent with PPG 7 and the related
policies of the Local Plan. Given the rural character of much of Wycombe District, the extent of
Green Belt and AONB, this is a wholly realistic and reasonable requirement. A minor change in
the wording might indicate that both the existence and suitability of existing buildings will need
to be considered when any golf-related development is being planned and approved. If such
buildings do not exist, no doubt the LPA will take a view on new construction on a case by case
basis. There would seem to be no great purpose in trying to assess demand or allocate sites
for new courses. As the LPA points out, not many such requests, enquiries or applications
have recently been made and this rather reflects the national situation, particularly where
courses in AONBs are concerned. Policy RT16(1)(a-d) would appear to be an admirably
detailed yet flexible criterion-based policy and would seem an adequate basis for determining
any future applications.
RECOMMENDATION
q

RT16/1

Modify Policy RT16 in accordance with PIC 12/11.

q

RT16/2

Modify Policy RT16(2) to read as follows:
(2)
PROPOSALS IN THE COUNTRYSIDE SHOULD USE EXISTING
BUILDINGS FOR CLUBHOUSES AND OTHER ESSENTIAL FACILITIES
WHERE THESE ARE AVAILABLE AND SUITABLE FOR CONVERSION,
HAVING APPROPRIATE REGARD TO POLICIES GB2, C11 AND L1 OF THE
LOCAL PLAN. BUILDINGS THAT ARE NOT ESSENTIAL AND ANCILLARY TO
GOLF-PLAYING, PRACTICE OR TUITION WILL NOT BE PERMITTED.
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RT17: HORSE RELATED FACILITIES

The Objections
1319/2

Ministry of Agriculture, Fisheries and Food (now DEFRA)

PIC 12/12 Objections
1281/1

Great Marlow Parish Council

Summary of Objections
(a)

Criterion (iii) adds a restriction that may not always apply; access to bridleways will
depend upon the precise nature of the horse-related facility proposed. Many horserelated activities involve horses leaving and returning by horse-box with no riding out.
Amend criterion (iii) to start ‘in the case of facilities involving riding out into the
countryside…’

(b)

In response to PIC 12/12, object and propose amended wording; ‘there are adequate
off site bridleway facilities leading from and to the site, or if not, adequate transport
(horse boxes) are used, without exception, to convey horses and rider to such
bridleways’. This will provide a workable alternative consistent with the policy
intentions.

Inspector's Reasoning and Conclusions
12.17.1
The two objections clearly regard proximity to the bridleway network as being
desirable for establishments such as riding schools and livery stables where riding out is
involved. This is an important point since there may be a tendency for smaller riding
establishments in particular to locate where premises happen to be available without too much
regard for the existence of safe, secure and segregated access to bridleways or suitable
byways open to all traffic (BOATs). It is not possible to apply conditions to planning
permissions such that riding-out on to other public highways (open to frequent or fast vehicle
traffic) is prohibited. All that feasibly may be done is to refuse planning permission where
equestrian access is not entirely satisfactory for reasons of traffic safety. Accordingly, although
there may well be some cases where the exclusive use of horse-box transport is intended for
animal movements, it is necessary to have policy backing in other cases where planning
permission is judged to be inappropriate for reasons of access. Chapter 7 Policies do not
adequately cover this contingency. The Policy RT17 criterion (c) accordingly needs
strengthening but perhaps not precisely as sought by the Great Marlow Parish Council.
RECOMMENDATION
q

RT17/1

Modify Policy RT17(1)(c) to read as follows:
(c)

THERE IS ADEQUATE AND ADJACENT ACCESS TO EXISTING OFFSITE BRIDLEWAYS
(OR SUITABLE BYWAYS OPEN TO ALL
TRAFFIC) LEADING TO AND FROM THE SITE IN THE CASE OF ALL
EQUESTRIAN FACILITIES WHICH INVOLVE RIDING OUT INTO THE
COUNTRYSIDE.
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RT18: ALLOTMENTS

The Objections
0158/45
1075/4
1260/5

High Wycombe and Marlow Green Party
Little Marlow Parish Council
The Marlow Society

Summary of Objections
(a)

Replace the word ‘several’ with ‘many’, as a more accurate word in paragraph 12.56.

(b)

Policy should be deleted; there is a tendency (within modern housing) towards smaller
gardens and allotments should be made available to satisfy increasing interest in
organic production. Most allotments in the District are owned and administered by
Parish Councils, who should determine their future.

(c)

Policy should be amended; add ‘current’ after (line 7) and word ‘meet’; add ‘or any
real prospect of a demand arising with a realistic timescale’ (after ‘local demand’); in
order to combat short term fluctuations in demand which could lead to closure.

Inspector's Reasoning and Conclusions
12.18.1
The latest advice to LPAs on allotment provision is set out in Annex 3 to the
March 2001 draft revision of PPG17. Since this advice is most likely to be issued in definitive
form by the time that this report is submitted and the Local Plan adopted, some weight is
accordingly attached to it. The key words in the PPG are ‘authorities should undertake an
assessment of the likely demand for allotments and their existing allotment provision and
[should] prepare policies which aim to meet the needs in their area’. As noted earlier (see RT0)
Wycombe DC is taking an overall corporate view of all leisure facilities provision and demand
and in the main is restricting land use planning policies to the protection of existing facilities.
This is not inconsistent with the latest PPG advice but the objection relating to phenomenon of
decreasing garden size has some force. It is certainly the case that higher residential densities
are envisaged by PPG3. This may well result in housing layout designs that will make it difficult
to grow vegetables within individual private gardens.
12.18.2
It is probably not enough to rely exclusively on district-wide monitoring to
balance future supply and demand for allotment provision. There may well be cases where the
extent of new residential development permits integral allotment provision to be set aside
without any loss of overall housing density. The analogy with incidental open space provision
is obvious. The LPA will have to take a view as to whether local demand for allotments and the
size of private gardens in new housing would justify a Policy RT2 requirement. A simple
addition to the wording of Policy RT18 would cover this sort of situation. The replacement of
the word ‘several’ with ‘many’ would be a fairly meaningless and purely semantic change to the
supporting text with no very direct policy implications. The obvious desire to see that longerterm allotment needs are met can also be met by a Policy RT18 wording modification. Most of
the allotment land may well be administered by Parish Councils but the Policy will have to be
implemented by the LPA, no doubt in consultation with the latter.
RECOMMENDATION
q

RT18/1

Modify Policy RT18 to read as follows:
POLICY RT18
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PLANNING PERMISSION WILL NOT BE GRANTED FOR THE
REDEVELOPMENT OF PART OR ALL OF ANY ALLOTMENTS SITE UNLESS
AN EQUIVALENT OR BETTER REPLACEMENT SITE IS AVAILABLE OR IT
CAN BE DEMONSTRATED THAT A REDUCED AREA OF ALLOTMENTS
WOULD BE SUITABLE TO MEET PROJECTED LOCAL DEMAND INCLUDING
ANY DEMAND ARISING FROM INCREASED RESIDENTIAL POPULATION,
MAKING DUE ALLOWANCE FOR ADDITIONAL FACILITES SECURED
UNDER POLICY RT2.

RT19: LITTLE MARLOW GRAVEL PITS

The Objections
0481/1
0840/51
1075/3
1260/4
2037/1

Berkeley Eastoak Investments Limited
Marlow and Distrcit Chamber of Trade & Commerce
Little Marlow Parish Council
The Marlow Society
Harleyford Holdings

Summary of Objections
(a)

Propose preferable location for hotel site at the junction of the by-pass and Bourne
End Road, as a gateway to the Country Park. Location is the only opportunity to
resolve many problems in an integrated way.

(b)

Object to reference to a Country Park; suggests much more formalised leisure
activities than are considered desirable. Request official definition of Country Park.
Commercial leisure activities should be restricted to the Westhorpe area.

(c)

Question why the reference to Policy RT6 has disappeared from the preamble to
paragraph 12.61.

(d)

Identified area should be extended to include Well End Pit, Marlow Road. This site is
suitable for sustainable recreation.

(e)

Policy should be revised to provide for additional hotel facilities.

Inspector's Reasoning and Conclusions
Introduction
12.19.1
The Policy RT19 land allocation is one of the largest (at about 3.3 sq km) in
Wycombe District but as yet there are no definitive published details of its component uses or
their means of access. The Policy has not attracted many objections, considering its scale and
likely impact. No doubt this is a reflection of the fact that the county and district authorities
have chosen to embark on a lengthy and detailed consultative exercise (see WDC/RT19/1
Appendix 3). This involves a large number of local, regional and national bodies as well as
local residents and the landowners whose property is affected by the proposed development.
This is no doubt commendable but the timing of the consultations (December 2000 to March
2001) has so far resulted in only a very broad indication of what the overall patterns of activity
and access arrangements might be. The end result is that a significant number of very critical
planning decisions were left open-ended by the time that the public inquiry closed. There is
accordingly a wealth of inconclusive evidence and no formal mechanism of taking into account
later decisions of the LPA, short of re-opening the Local Plan Inquiry
12.19.2

An additional problem in reporting is that only one relevant appearance was
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made at the inquiry (1023/1/12.61 Pelhamcrest Limited) and that by a nominal supporter of the
Policy by way of an informal hearing on 11 April 2001. Subsequent written representations
were made by objectors (0481/1/RT19 Berkeley Eastoak Investments Limited) and received by
the LPA on 1 October 2001, shortly before the formal close of the inquiry on 3 October. These
representations refer to a consultation document entitled ‘A Vision for Little Marlow Lakes
Country Park’ published in September 2001 and the subject of a public exhibition in Marlow
from 14 September to 12 October 2001. This adds little to the evidence since the LPA are
content to rely on their submitted rebuttal (reference as above) but it is helpful in that at least a
name has been attached to the proposal. However, very little weight can be attached to the
otherwise informative ‘Draft Masterplan’, illustrating which of the consultative development
scenarios (1-3) is likely to be adopted. Additionally, it includes schematic diagrams that show
the likely pattern of access, parking and circulation by all modes of transport, predominantly on
foot and by cycle. This section of this report can only have regard to what is contained in the
representations and what is visible on site inspection. However, it will take a synoptic view of
the various objections in relation to the proper planning of the area, falling short of seeming to
involve the Inspector in the consultation process itself.
Green Belt and Landscape
12.9.3
The salient feature of the Policy RT19 area is that it is entirely located within the
defined Metropolitan Green Belt. Not only that, but this particular part of the Green Belt
performs the vital function of preventing urban coalescence. In this case, it separates the
settlement boundaries of Marlow and Bourne End, scarcely 2 kilometres apart. The allocated
area has good defensible boundaries, the hard line of the A404 road to the west and the
unnamed but extensive water feature to the east. The actual boundaries of the future Country
Park are equally firm; the River Thames to the south and the A4155 road to the north.
Although the area is just outside the Chilterns AONB, its riverside fringe is rightly protected by
Policy L2 as an Area of Attractive Landscape and the remainder is of a character that is quite
clearly capable of substantial regeneration. Moreover, the site of the Country Park is extremely
prominent in views from National Trust land at Winter Hill, just to the south of the Thames. It
may reasonably be concluded that the site and its proposed development are fully in accord
with Policy E3 (a-b) of the March 2001 Regional Planning Guidance (RPG9).
Footpath Linkages
12.9.4
The footpath system of the area is fairly limited and rudimentary. The only
means of east-west linkage across the site, apart from the Thames Path, is a public footpath
linking Marlow, Little Marlow and Bourne End. This is crossed at right angles within the Little
Marlow Conservation Area (the focus of existing development in the allocated area) by a northsouth footpath. This north-south footpath is potentially of wider than local interest since it leads
north through the AONB towards High Wycombe and south to the Thames Path. However, the
footpath network is by no means as dense as might be expected in a potential recreational area
although no doubt some of the other public and private metalled highways are used informally
for access. More importantly, from the point of view of future accessibility, there are no really
adequate linkages for segregated cycle and foot movement to the north across the A4145 or to
the south across the Thames. The only segregated approaches are on the riverside from east
and west, if one excepts a rather gaunt, uninviting and utilitarian footbridge across the A404
which provides linkage with the extensive Globe Park employment area in Marlow.
Road Access
12.9.5
All the available vehicle approaches are effectively dead ends leading from the
A4155 Marlow-Bourne End single carriageway road. This road carries a fair amount of daytime
traffic and is locally subject only to the national speed limit. The side road junctions are not
especially well laid out but suffice for the limited vehicle traffic serving Little Marlow, the
Sewage Works and the various active mineral extraction workings. No doubt the development
potential of the Country Park would be limited by the available capacity of the side road
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junctions and indeed all the consultation scenarios envisage improved access arrangements at
only the A404-A4155 junction and the railway bridge at the south-west corner of the site. This
bridge also offers access at present over an unsurfaced track as far as the hotel site that is
under construction. For this reason, it is reasonable to conclude that most intensive leisure
activities, regardless of which development scenario finds expression in Supplementary
Planning Guidance (SPG), will be located on the western third of the allocation.
Public Transport
12.19.5
At present, there is effectively no public transport access to the site of the
intended Country Park. There is clear scope for improvement since the intermittent bus service
from Marlow to Little Marlow could be strengthened, and an intermediate railway halt could be
located at or near the new hotel site. A shuttle bus link might be introduced between Marlow
and the western part of the Policy RT19 site. All this would require substantial capital
investment. The limited evidence available suggests that enquiries of Railtrack and Thames
Trains have been unpromising. The question of a local bus service linking the Country Park,
the Globe Park Estate and Marlow Town Centre is to be examined in the context of the Marlow
Parking and Transportation Study (see M0). However, there appears to be substantial support
from a large number of quarters for a future P+R site east of the A404, a location in the southeast angle of the A404-A4155 junction being currently the most favoured. Notwithstanding its
being in the Green Belt, the provisions of (modified) Policy T17 might allow of its being
established here. An alternative interchange location further south might also be justified, also
on the basis of a modified Policy T17(1).
12.19.6
All the foregoing tends to suggest a certain lack of progress in both the statutory
and non-statutory processes of land use and transport planning. The question of a so-called
‘link road’ between Fieldhouse Lane and Marlow Road (A4155) parallel but to the east of the
A404 was raised at the inquiry. This proposal was made in the context of P+R and Park +
Walk facilities established along it. This discussion was dismissed as speculative by the LPA
so that it is slightly odd to find the link road emerging as a feature of the Draft SPG. This is set
out in the document published in September 2001 (ie between the end of consultation in March
2001 and the date of its publication and public exhibition in Marlow). Nevertheless, the
existence of this link, however funded, would provide the opportunity to improve public
transport integration. This is probably not the prime purpose of its construction but it might well
bring forward additional funding through the Bucks LTP. In short, a P+R site adjacent to a new
railway halt (or a relocated railhead) might provide easy undercover interchange between rail
services, a local bus loop within Marlow and an enhanced bus service between High Wycombe
and Marlow via the A404 (see T11-12 and T17)
Recreational Facilities
12.19.7
The consultative process of 2000-2001 was based on three recreational
development scenarios. These were tabulated in the Stage I consultation exercise and ranged
in order of impact on the local environment. For example, walking routes were held to be of low
impact, a rowing centre of medium impact and a football stadium of high impact. It was clear
that the degree of impact was not only relevant to environmental quality and general
sustainability but also raised issues of the capital and revenue costs of the recreational facilities
and hence the question of ‘enabling development’. The evidence of the various analyses of
response to this consultation suggests that, of those actually responding, opinion favoured the
low-medium impact activities and development. The ratio in favour appears to be about 3:1.
The inference is that the upper limit of development within the area will be characterised by
such facilities as a riverside marina, a golf course, P+R terminus, water skiing and a new
railway halt or station. Some of these might be appropriate development in the Green Belt but
some might need ‘very special circumstances’ justification (eg conformity with Policy T17).
Enabling Development
12.19.7

The question of ‘planning gain’ versus ‘enabling development’ has exercised
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developers and LPAs over the past 20 years or more. In the Local Plan, it is broadly covered
by Policy G3. National policy is to restrict developer contributions or ‘planning gain’ to that
which is related in scale and substance, directly or indirectly, to the specific development which
is proposed on a given site. It is normally the subject of negotiation, case by case, either
before or during the submission of a planning application. This is not the case with the
proposed Little Marlow Country Park, to give it its probable future title. The problem here is that
some of the objectors seek a commitment to certain planning proposals in the expectation that
these would provide funding for recreational facilities that have not yet been specified by SPG.
This is unreasonable since the calculations involved in the computation of appropriate levels of
enabling development are intricate and complicated. It is difficult to assess, on the one hand,
the capital value of profitable development and, on the other, both the capital and net running
costs of non profit-making sporting and leisure facilities. This computation is contentious
enough with the benefit of fully worked-up and costed development; it is nearly impossible in
the case of broad development plan land allocations and their need for conformity with national,
regional and local policies.
12.19.8
It is therefore not at all coincidental that the current Green Paper on the Future
of Planning has introduced a debate on what used to be called ‘betterment’ (or the recoupment
of part of enhanced land values generated by planning permission). In essence, the proposals
seek to set tariffs in the case of land allocations for specific development. The general idea is
to get away from the direct or indirect linkage of planning gain to the circumstances of individual
development sites and proposals. It is not the purpose of this report to comment on the
likelihood of such a radical revision of planning procedures or the financial provisions of future
primary legislation. It is enough to say that the confirmation of Policy RT19 may now be
justified on the evidence of consultative procedures but that any view on the scale and nature
of enabling development would be both premature and unwise. It would be difficult enough, on
any greenfield site, to strike a coherent balance between, planning gain, sustainability,
infrastructure improvements and enabling development. In such a sensitive context as this, it is
effectively impossible, certainly without seeking to anticipate or to prejudice the outcome of the
lengthy consultative procedures being carried out by the county and district planning and
highway authorities.
Overall Conclusions
12.19.9
A number of specific conclusions may be reached in relation to the
comparatively few duly-made objections to Policy RT19. The first is that there is no obvious
case for additional hotels within the allocation in view of the progress made in constructing one
and hence the improbability of justifying such development locally in the Green Belt (see RT6).
The reference to a ‘Country Park’ in the supporting text appears fully justified, not only as a
result of parallel consultation, but by its seeming conformity with regional planning guidance
and the active collaboration of county and district councils. As has been noted, there is a
likelihood of most operational development taking place in the western third of the site,
essentially centred on Westhorpe House. It would be premature to specify recreational
activities at this stage of SPG consultation. As a matter of fact, reference to Policy RT6 is
made in the text. The proposal that Well End Pit be included within the Policy RT19 allocation
is not appropriate on account of the area’s being outside the firm natural boundaries selected
by the LPA and being inside the AONB. The changes proposed by PIC12/13 are purely
typographical and are endorsed. The only technical error noted is in paragraph 12.57 that
states that the Policy RT19 area ‘wraps around’ the Policy GB8 area. This is not only at odds
with the Proposals Map but contrary to the apparent intentions of the Draft SPG diagram.
RECOMMENDATIONS
q

RT19/1

Modify paragraph 12.57 by the deletion of the last sentence.

q

RT19/2

Modify paragraph 12.59 in accordance with PIC 12/13.
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RT20 : POLICY OMISSIONS

The Objections
0379/15
0402/1
0508/19

Sport England
Mrs B K Wallis
Sir Francis Dashwood, Mr E Dashwood and the Dashwood Wycombe Trust.

Summary of Objections
(a)

There is a need for an additional policy to address sport and recreational
requirements for rural communities within built-up areas of rural settlements. Local
needs recreation will not just be for informal use of the countryside, but will comprise
the need for formal and built facilities.

(b)

Propose new policy relating to Sustrans cycle path; there is a need for a policy for the
route as it is more likely to be a leisure route than a ‘day-to-day’ route and should
therefore be in the Recreation Chapter rather than the Transport Chapter.

(c)

Refer to the Wycombe Wanderers Football Ground and propose that leisure based
uses for the site be considered, e.g. a golf driving range utilising the existing car
parking for the football club. The football club are proposing to develop part of the site
for a practice pitch.

Inspector's Reasoning and Conclusions
12.20.1
As noted, the LPA has taken a distinctly corporate approach to leisure provision
and planning. It refers to work carried out in preparing a Local Cultural Strategy that
encompasses both cultural and physical activities. This planning framework will comprise an
inventory of resources and an assessment of additional facilities that may be needed in future.
This is an exercise that has been traditionally been carried as part of the physical or land use
planning process. However, the LPA have restricted their Local Plan policies, in the main, to
those that resist the unnecessary loss of existing facilities and to a requirement that new
development makes appropriate provision. This is perhaps a narrow approach but does not
seem inconsistent with the published PPG17 advice or indeed that contained in the emergent
version. It may be noted that the leisure planning framework has not attracted an ‘in principle’
objection from GOSE. Accordingly, it would be very difficult, if not anomalous, to introduce a
specific ‘local needs’ policy in chapter 12 and this is not recommended.
12.20.2
The LPA’s argument that cycling provision policies are equally at home in
chapters 7 or 12 has a great deal of force. The preference for a chapter 7 policy has the merit
of being better related to the purely practical aspects of implementation. It seems highly likely
that enhancement of the cycleway network is going to come about, in the main, either as a byproduct of the development of land or as a result of highway layout improvements. These are
likely to be ad hoc in nature and only occasionally will they have wider strategic or network
implications. In other words, they will assist local movement which is inherently a function of
transport and not of leisure, if a distinction has to be made. The work of SUSTRANS is wellknown and widely admired. The wide national network for Great Britain that is being developed
is par excellence for use as a recreational facility, although there may well be local transport
needs that are served by it. The probability is that network continuity will be prescribed at a
strategic level, ie by county structure plans or their future equivalents. Until such requirements
are known, it would be difficult to formulate chapter 12 policies with any sort of precision.
12.20.3
The proposed allocation of land as a practice football pitch and golf driving range
to the west of the Wycombe Wanderers Football Stadium at Adams Park cannot be supported
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for a variety of reasons. The site is within the Green Belt and there would appear to be no very
special circumstances to justify either activity, other than simple convenience and proximity in
the case of the former and inadequacy of current provision in the case of the latter. Secondly,
the site is also within the Chilterns AONB and both the facilities would very probably require
significant earth-moving and artificial lighting, given their nature and probable intensity of use.
The local topography is too steeply sloping to permit of easy adaptation for either purpose and
this would be especially intrusive in this part of the AONB which closely adjoins the Policy
HE22 allocation of West Wycombe Park. Finally, the site is not easy of access by means other
than private vehicles; this would raise severe doubts as to its sustainability as compared with
other fringe urban sites possessing road frontages served by scheduled public transport.
RECOMMENDATION
q

RT20/1

No modification.
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CHAPTER 13 - COMMUNITY FACILITIES
CF01: POLICY FRAMEWORK

PIC 13/1 Objections
0408/33
0579/25

Ercol Furniture Ltd
Michael Lambert

Summary of Objections
(a)

Amend paragraph 13.03; the word ‘require’ should be replaced with ‘seek’ in order to
reflect advice in Circular 1/97.

(b)

Object to wording. Communities should not be seen as separate to the role of
agencies in making provision through partnership.

Inspector's Reasoning and Conclusions
13.0.1 It is important to note that the first objection relates to the wording of the reasoned
justification to the Chapter 13 Objectives; not to any of the individual Policies set out later. To
the extent that it is an objection to a specific Policy, it is an objection to Policy G3. The
proposed change (PIC 13/1) refers to this Policy in the context of paragraph 13.05(iii). This is
logical. The evident intention is to seek contributions by developers to necessary community
facilities within development areas. The inference is that this will mainly relate to residential
development. It is implicit in the wording of Policy G3 (both in its present form and as
recommended for modification) and its supporting text that developer contributions will meet the
tests of C1/97. All that Policy G3 requires is that, if the relevant contribution cannot be made in
kind and on-site, it may be made off-site, in cash and in proportion to the specific needs
generated. This methodology seems to be consistent with the Chapter Objectives (i-iv).
Whether the form of words employed is ‘may seek’ or ‘may require’ seems unimportant as long
as the tests of C1/97 are fully applied in all cases.
13.0.2 The objection that relates to local community involvement appears to raise some issues
earlier considered under Chapter 2 (General Development). It appears to suggest more active
community involvement in the specification of local facilities, approval of the provision made in
development proposals and the need to engage communities in the ownership and running of
facilities, once provided. It is difficult to see how these aspirations can reasonably be given
effect in Local Plan policies. It is indeed possible and perfectly proper to involve local interests
in the development briefing process (see Policy G5(2) as recommended for modification). To
accord a privileged policy position or special locus to community groups (who may or may not
be entirely representative of their communities) would come uncomfortably close to giving them
powers of veto over LPA planning decisions. Finally, the actual agency of provision or
management of community facilities must remain for the local authorities and voluntary sector
to determine, case by case. These are not in any event land use planning matters. For all
these reasons, the second objection cannot be supported by means of any change to the
wording of the supporting text or Chapter 13 Policies.
RECOMMENDATION
q

CF00/1

Modify paragraph 13.03 in accordance with PIC 13/1.
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CF1: COMMUNITY FACILITIES

The Objections
0557/3
1205/4
1584/8

Mr J Perkins
Princes Risborough Town Council
The Marlow Group

Summary of Objections
(a)

The Council should give active support to ensure retention of Youth Club and Day
Centre in Princes Risborough.

(b)

Dual use of school buildings should be encouraged.

(c)

Green Belt boundary should be amended to allow for community and residential
development, in order to meet the proven need of local organisations and to provide a
formal community facility for Marlow Bottom.

Inspector's Reasoning and Conclusions
13.1.1 The purpose of Policy CF1 is to indicate where and when future community facilities
may be granted planning permission by whatever agency may be involved. As the LPA rightly
point out, it is not the purpose of the Policy to resist land use changes which may result in the
loss of such facilities. Such changes are proper land use planning considerations and
accordingly are the subject of Policy CF2 (to which no objections have been made). It follows
that the future of a site-specific community facility will be considered under Policy CF2 if and
when the County Council come to review its continued functioning. In any event, it would not
be appropriate for a Local Plan Policy to specify the retention of individual premises, even if the
LPA were the agency for their management, which it is not. The County Council appear to be
party to the active use of school premises, out of hours and by the community. This is covered
by Structure Plan Policy SR2 and is also referred to in the supporting text to Local Plan Policy
CF6. Accordingly, no modification requiring ‘encouragement’ is considered necessary.
13.1.2 The composite proposals for a variety of community facilities, funded by residential
development at Marlow Bottom, would conflict with Policy CF1(1)(c) (nb: here as elsewhere the
LPA may wish to allocate paragraph numbers and sub-paragraph letters to individual Policies
simply to make it easier to cite specific criteria). This aspect of the Policy is in accord with
PPG2 which requires that there be ‘very special circumstances’ and not merely evidence of
need to justify Green Belt development. It would not be appropriate to modify a district-wide
Policy such as this merely to accommodate a single site-specific objection, however worthy or
deserving it might be. From a local community perspective, there may well be a pressing need
for additional facilities in this location. Since it is open for the Local Plan preparation and
adoption process to modify the detailed boundaries of the previously defined Metropolitan
Green Belt, it is possible to do so in the course of adopting the Wycombe District Local Plan.
However, this is a matter better considered in the context of objections to Chapter 9 (Green
Belt) in view of the close proximity of the settlements of Marlow and Marlow Bottom.
RECOMMENDATION
q

CF01/1

No modification.
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CF3: COMMUNITY FACILITY REQUIREMENTS FOR STRATEGIC HOUSING SITES

The Objections
1584/7

The Marlow Group

Summary of Objections
(a)

A general indication of the principles on which amounts of contributions are assessed
should be made public, together with a clearer description of the nature and extent of
the provision of community facilities.

Inspector's Reasoning and Conclusions
13.3.1 The LPA now propose to drop Policy CF3 and its reasoned justification because the
latter merely restates (with specific reference to new community facilities in strategic housing
allocations) the general intention of seeking Policy G3 developer contributions. This appears
logical since it will be here that new facilities are most lilkely to be needed and where
developers will be able and disposed to provide them, in accordance with C1/97 advice.
Accordingly, there is no need to modify the wording of the Policy or to make it more explicit, as
the objectors would wish. An informal additional comment might be that a statement of
principles is not necessary since this is set out in C1/97 and referred to in Policy Q6(a)(iv) of
Regional Planning Guidance (RPG9). It is not possible to be precise about the nature of the
community facilities that will be sought from any developers, apart from those which are
specified in Appendix 2 of the Local Plan.
RECOMMENDATION
q

CF03/1

Delete paragraphs 13.13-13.14 and Policy CF3 in accordance with PIC 13/2.

CF5: MEETING HALLS AND PLACES OF WORSHIP

The Objections
1042/1
1400/1

Mr J D Burnham
Risborough Christian Fellowship (Rev Martin Rowley).

Summary of Objections
(a)

Amend policy text and delete the word ‘large’. In many cases a small number could
result in disturbance.

(b)

Request that within the Princes Risborough strategic housing site at Park Mill Farm,
an area of land is provided on which to build a place of worship. Facility could be
opened up for community use during the week.

Inspector's Reasoning and Conclusions
13.5.1 The LPA point out that two general tests for compliance with Policy CF5 will need to be
met in residential areas. One relates to the attraction of ‘large numbers’ (of worshippers or
patrons) and the other to any ‘undue disturbance’ that may be caused. It is easy to imagine the
sorts of invasive effects that may be caused by attendance at places of worship or cultural
facilities. There may be, for example, inordinately large numbers of vehicles bringing people
from far away if the cultural activity has a particularly large catchment area. Disturbance may
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also be caused if, for example, a place of worship is sought by Moslems (or people of other
religious faiths) who may want access to it at what might normally be regarded as odd or
unsocial hours. In other words, conformity with Policies CF1 and CF5 will need to be tested on
a case by case basis. Permission may be granted on a time or capacity-limited basis or,
indeed, it may have to be made personal to the applicants. There is accordingly no point in
trying to tailor the Policy, at this stage, simply in order to specify a single determinant of
acceptability out of many that may well eventually apply.
13.5.2 The objection that requires the Policy to be modified so that a site for a place of
Christian worship is reserved and provided cannot be supported. The reasons are several.
The first is that Policy CF5 is intended to be district-wide and permissive in character and to set
out the framework to judge development proposals in future, as advised by PPG12. The
second is that the provision of community facilities is required of the developer in question and
is stipulated in Appendix 2 of the Local Plan. In accordance with the advice of C1/97, this
provision relates to the needs of the additional residential population and accordingly may be
regarded as proportionate and related directly to the housing development. Thirdly, the
provision of a place of worship would appear to relate to an existing need rather than a
deficiency created by the allocated development. Since the community facility in this case may
well turn out to be indoor meeting accommodation, it would be open to the congregation
involved to seek its Sunday use for worship, rather than vice versa as they now propose.
RECOMMENDATION
q

CF05/1

No modification.

CF6: EDUCATIONAL LAND AND BUILDINGS

The Objections
0579/4
0579/5
0579/6
1201/2
1201/3
1663/2

Michael Lambert
Michael Lambert
Michael Lambert
Mr C G Hamilton, Clerk to Downley Parish Council
Mr C G Hamilton, Clerk to Downley Parish Council
Mrs M Judd

Summary of Objections
(a)

Paragraph 13.23 should set out that the Council will not consider school closure
proposals, unless full and effective consultation has been carried out with all
residents, and that there is overwhelming support for such a proposal from that
community.

(b)

Paragraph 13.23 should be amended to read: ‘If a school site is to be redeveloped,
the Council expects the retention of a community facility which meets the local needs,
to be incorporated within the new development.

(c)

Paragraph 13.24 should make reference to increasing national concerns and
expected Government guidance on the desirability of retaining school open spaces
and pitches. The Proposals Map should be kept up to date and Green Space and
playing fields should not be built upon. New schools should provide open space to
the level required in published service requirements.

(d)

Paragraph 13.24 should be amended to refer to exceptional circumstances, where
development is demonstrated as necessary, and that every effort is made to retain a
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substantial proportion of Green Space or playing field. If not all of the original Green
Space or playing field is retained on site, an alternative provision of equivalent quality
must be provided.
(e)

The policy poorly identifies the value and importance of local schools in local
communities.

(f)

Policy CF6, that requires community provision for public use to be incorporated into
redevelopment proposals, contradicts Policy CF5 that does not allow for attracting
large number of people or undue disturbance.

Inspector's Reasoning and Conclusions
13.6.1 National planning guidance in PPG17 (paragraphs 41-44) relates specifically to the
retention of school playing fields where schools continue to be used for their original purpose.
It suggests that the change of use by redevelopment of such playing fields should be resisted
unless equivalent sports provision is made. The purpose of Policy CF6 is slightly different. In a
situation where schools are currently being amalgamated by the local education authority (LEA)
the Policy seeks to retain those premises and those open space fac ilities that serve a
community need or function at present. This is a proper land use planning purpose. It would
not be right to accede to the objection that requires overwhelming community support for
school closure. Quite apart from the fact that such support is unlikely to be forthcoming, it is for
the LEA initially to decide on the best pattern of local education. It is then for the LPA to
determine that school premises may be closed or put to alternative use, having regard to the
new pattern of school provision and, in particular, its relative accessibility by all modes of travel,
including safe and secure walking routes. This is what the first paragraph of Policy CF6 sets
out to ensure. Consultation would be carried out as for any planning application.
13.6.2 The second paragraph of Policy CF6 would apply where the LPA is generally satisfied
that the redevelopment of school premises is justified. What the Policy then requires is the
equivalent replacement of any existing community facilities (by implication indoor facilities) in
the scheme of redevelopment that is proposed. The objections to paragraph 13.23 would
appear to be met by PIC 13/5 and is accordingly endorsed. On the other hand, objections to
paragraph 13.24 seem slightly to miss the point of the Policy. Policy CF6 is not directed at the
retention of school open space and playing fields, as such. As PIC13/3 makes clear, the loss
of playing fields and other sports facilities is better covered by Policy RT3. That being the case,
the thrust of the above objections has already been considered under Policies RT1-RT3 in
Chapter 12 and recommendations made. The LPA quite clearly recognises the value to the
community of facilities provided by school premises; it is not for the Policy to play an advocacy
role in their retention. There is no inherent conflict between Policies CF5 and CF6. It is
probable that any local community use of premises already generates visits by the public. To
the extent that this may be increased by redevelopment the twin tests of ‘large numbers’ and
‘undue disturbance’ (see CF5 above) would certainly apply.
RECOMMENDATIONS
q

CF06/1

Modify paragraph 13.23 in accordance with PICs 13/3 and 13/5.

q

CF06/2

Modify Policy CF6 in accordance with PIC 13/5.

CF7: TRAFFIC GENERATED BY SCHOOLS AND COLLEGES

The Objections
0158/49

High Wycombe and Marlow Green Party
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0579/7
0579/8
0579/9
1042/2

Michael Lambert
Michael Lambert
Michael Lambert
Mr J D Burnham

Summary of Objections
(a)

Paragraph 13.25 and Policy should make a clear distinction between infant, primary
and secondary schools. The promotion of alternatives to car journeys should be
accompanied by agreements to cover residents’ parking zones and the enforcement
of these.

(b)

Paragraph 13.27 should only apply to secondary schools.

(c)

Amend the policy wording; replace the words ‘to facilitate’ with ‘to require’.

(d)

Restraint is needed in new school building and where educational expansion is
planned, to ensure that it does not exacerbate traffic and parking problems.

Inspector's Reasoning and Conclusions
13.7.1 The evident concern of the objectors is a reflection of the unwelcome fact that access
by children to schools is fraught with problems of traffic congestion, danger and parental
anxiety. These problems have been greatly exacerbated over the past 20 years by several
factors. One is the tendency to amalgamate schools so that premises may be increasingly far
from pupils’ homes. The second is the progressive erosion of the school catchment concept in
favour of greater parental choice. The third is the growth of car ownership and, in particular,
the increase in the number of households owning two or more cars and hence the practice of
children being driven to and from school by parents. The available statistics suggest that
Wycombe District is typical of all these national and long-standing trends. To counter the
problems that arise, the LPA must rely principally (but not exclusively) on land use planning
controls. As the LPA recognises, certain traffic planning measures such as controlled parking
zones (CPZs) are not at present within its direct control and management. However, since the
LEA and highway authority are one and the same, it might well be possible to strengthen the
Policy relative to agreed and necessary local traffic management matters.
13.7.2 There is little point in differentiating, either in the text or the Policy itself, as between
infant, primary and secondary schools. Much will depend on the situation of the school, the
layout of its surroundings and its catchment characteristic s. The problems addressed by Policy
CF7 have three essential components. In no particular order of priority, these are as follows.
One is the loss of local mobility and inconvenience to local residents caused by private car
traffic bringing children to school and the temporary parking of vehicles. The second is the
danger, delays and inconvenience to all pedestrian traffic, primarily but not exclusively child
pedestrian traffic, created by this growing amount of car movement and parking. The third is
the need to accommodate the essential needs for easy access, operational parking and
servicing space within the confines of the school grounds for teachers, other members of the
school staff and delivery personnel. These problems can be mitigated by internal layout of
parking, pedestrian circulation and access points (which are primarily land use planning
considerations) and by detailed neighbourhood road layout, CPZ regimes, traffic calming and
reduction (which are mainly for the local highway authority to initiate and approve).
13.7.3 With regard to parking, much will depend on the location and accessibility of the
premises. These will be determined by reference to Appendices 9 and 10. The resultant scale
of parking and servicing needs will be assessed in accordance with Table 5.1 (xii-xiii). These
are straightforward planning control matters that will necessarily take into account the extent
and disposition of any available car and secure cycle parking and servicing provision, its
suitability of access and so forth. All these matters are fully covered by Policies T3 and T8 (see
Chapter 7) and there is no need to mention them in Policy CF7; the simple cross-reference in
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paragraph 13.27 is quite enough, possibly extended to cover Policy T8. As far as Green Travel
Plans are concerned (the subject of Policy T18) these probably do not merit explicit mention in
either text or policy. The reason is that the LPA and LEA are investigating safer routes to
school on a continuing basis and the formulation of Green Travel Plans is probably not so
closely related to school expansion as the other policy concerns. On the other hand, any
school expansion will certainly need to take account of Policy T15 and a cross reference to this
would serve to add emphasis to the modified Policy CF7 wording now recommended.
RECOMMENDATIONS
q

CF07/1

Modify paragraph 13.26 by inserting a cross-reference to Policy T15.

q

CF07/2

Modify paragraph 13.27 by inserting a cross-reference to Policy T8(1).

q

CF07/3

Modify Policy CF7 to read as follows:
POLICY CF7
(1)
THE DEVELOPMENT OF EDUCATIONAL ESTABLISHMENTS
RESULTING IN A SIGNIFICANT OR INCREASED NUMBER OF PUPILS OR
STUDENTS ATTENDING ON A REGULAR BASIS WILL ONLY BE APPROVED
OR AUTHORISED WHERE SUITABLE MEASURES ARE IN PLACE (OR ARE
PROPOSED) IN ORDER TO ALLOW AND ENCOURAGE THE WIDER USE OF
COLLECTIVE OR PUBLIC TRANSPORT AND MOVEMENT ON FOOT OR BY
CYCLE. THESE MEASURES MAY INCLUDE, AS APPROPRIATE, IMPROVED
OR ADDITIONAL ACCESS POINTS FOR PEDESTRIANS AND CYCLISTS
AND PRIORITY ROUTES AND ACCESS FOR BUSES AND COACHES.
(2)
BEFORE APPROVING OR AUTHORISING ANY EXPANSION OF
EDUCATIONAL ESTABLISHMENTS, IT MAY BE NECESSARY TO RECEIVE
UNDERTAKINGS FROM, OR TO CONCLUDE AGREEMENTS WITH, THE LEA
OR OTHER AGENCIES TO SECURE THE CARRYING OUT OF SUITABLE
TRAFFIC MANAGEMENT SCHEMES TO PROTECT LOCAL PEDESTRIAN
AND CYCLIST MOVEMENT, BY MEANS OF ROAD CLOSURES, PARKING
CONTROLS AND SPEED REDUCTION MEASURES EITHER BEFORE OR AS
SOON AS THE EXPANSION OF THE PREMISES TAKES PLACE.

CF8: PROPOSED LIBRARY AT FLACKWELL HEAT H

The Objections
0526/3
0818/1
2130/1

Chepping Wycombe Parish Council
Buckinghamshire County Council – Land & Property
Peter & Polly Read

PIC 13/4 Objections
0526/36
2128/1
2131/1
2300/1

Chepping Wycombe District Council
J A Brown (16 signature petition appended)
Stephen A’Court
I L Hobbs (700 signature petition appended)

Summary of Objections
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(a)

Site should be designated as Green Space, as it currently performs this important role
and meets the criteria set out in Policy L3.

(b)

Object to policy for a new library, now that provision has been made for the
establishment of a new library at Carrington Middle School. Policy should be deleted
and site designated as residential.

(c)

Object to Pre Inquiry Change (PIC 13/4) to allocate the site as residential.

Inspector's Reasoning and Conclusions
13.8.1 The site which is currently allocated under Policy CF8 for branch library development is
very near the centre of the somewhat elongated settlement of Flackwell Heath. It adjoins a
local community centre and a small Local District Centre, the latter protected by Policy S5. It is
also very near the edge of the Sheepridge (Flackwell Heath) Conservation Area which
presumably covers the nucleus and oldest part of the settlement. The LPA, supported by the
Chepping Wycombe Parish Council and local residents, wish to alter the allocation to one
under Policy L3 (Green Space) despite the fact that it is below the decare (1000 sq m) lower
limit prescribed in the reasoned justification (paragraph 10.13) of the Policy. The LPA consider
that this would accord with PPG3 and PPG17 advice concerning the retention of open space
which has either recreational, townscape or community functions. The County Council object
to that and ask that it be designated as residential, presumably because of its development
potential. The site previously enjoyed residential planning permission but is now in active
public open space use.
13.8.2 On inspection, the site was found to be very centrally located and admirably suited to its
present function. It complements the adjacent land uses of shopping and community centre
and its use and appearance are consistent with the designation of the nearby conservation
area. Flackwell Heath is reasonably well endowed with open space allocated under Policy L3
and is set in attractive country, the subject of Green Belt, AONB and Policy L2 protection.
There is a fair amount of public access by definitive rights of way to and through the latter but
such access to the other Policy L3 areas is not especially generous. Accordingly, the advice of
PPG17 (paragraphs 25-31 in particular) points to the retention of the open space, despite its
being only 770 sq m in extent. In view of its suitability for this function and its contribution to the
urban scene, it rather calls into doubt the wisdom of setting a more or less arbitrary lower limit
to Policy L3 protection. The matter has been discussed earlier (see Chapter 10) but the LPA
may again wish to reconsider the insertion of the limit under PIC 10/7. The site would not
support any significant amount of housing and its shape would make such development unduly
prominent and intrusive.
RECOMMENDATIONS
q

CF08/1

Delete paragraph 13.28 and Policy CF8.

q

CF08/2

Modify the Local Plan in accordance with PICs 13/4, M/21, PMAP/11 and M/53.
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CF9: BURIAL GROUNDS

The Objections
0905/6
1061/1
1205/3
1584/4
1779/6

Kenneth Barnes
Wycombe District Association of Local Councils
Princes Risborough Town Council
The Marlow Group
Frederick Harrold

Summary of Objections
(a)

The Council should recognise the need for a new burial facility in the North of the
District and make provision for a suitable site for a cemetery. The issue requires
resolving before development of the proposed strategic housing site at Princes
Risborough. Reference is made to supporting a site at Shootacre Lane.

(b)

Policy is vague and incomprehensible.

Inspector's Reasoning and Conclusions
13.9.1 The LPA does not consider that any modification of Policy CF9 is necessary in the light
of the two objections. The Policy is intended to lay down criteria for the location and layout of
new or extended burial grounds in the District. Implementation of such development is usually
a third-tier local government function, in consultation with Wycombe DC. The use of land for
public burial is normally considered acceptable in both Green Belt areas and AONB. There are
accordingly few planning constraints in the acquisition and development of land for this
purpose. The Town Council concerned has recently been in liaison with the LPA and an early
planning application will evidently be made. It would seem, as the LPA claim, that formal
identification of any burial site would be premature and unhelpful. It might also complicate the
eventual compulsory purchase of land for this use by attracting a purchase notice to which the
LPA would have to respond on behalf of the acquiring authority. The wording of the Policy
seems perfectly clear, concise and explicit and to accord with the advice of PPG12.
RECOMMENDATIONS
q

CF09/1

No modification.

CF10: POLICY OMISSION

The Objections
1207/3

Residents’ Action Group on Gomm Valley

Summary of Objections
(a)

Object to the lack of a specific policy that sets out the importance of maintaining
community identity, including the physical separation of different communities.

Inspector's Reasoning and Conclusions
13.10.1
The purpose of Chapter 13 of the Local Plan (paragraph 13.05) is to provide a
framework within which necessary physical facilities and amenities may be provided. It is not
the purpose of the Local Plan, under this heading at least, to establish the geographical limits of
Chapter 13 – Community Facilities
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communities within Wycombe District. There is an objective set out (13.05(iv)) which aims to
‘contribute to local identity and a sense of place’. What this appears to mean is that people
living in a recognisable community should be able to find necessities of daily life, such as local
health facilities, meeting halls and so forth, within or close to their physical surroundings. The
objection by the Gomm Valley Action Group cannot therefore be supported by the addition of
another Policy in Chapter 13.
13.10.2
The Group’s aim is to clearly to safeguard the identity of the established
residential character of Tylers Green. It is also to resist new development that might lead to
coalescence with the larger residential enclave on the other side of the Gomm Valley. A sense
of historic and topographical identity is plainly evident in the designated extent of Tylers Green
Conservation Area, to say nothing of the defined edge of the Green Belt to the south. Whilst
the objectors’ case must invite sympathy, it would be inappropriate to try to define community
boundaries district-wide or to insert an area-specific Policy in Chapter 13. The objectors may
indeed look to Policies G4-G6 (modified as recommended) to protect their interests in their
pursuit of local autonomy.
13.10.3
Earlier in the report (paragraph 5.0.2) it was noted that quite sizeable urbanised
areas in Wycombe District were lacking policy protection as far as retail facilities were
concerned. This has been to an extent redressed by proposed changes to Policy S5. In this,
five local district centres are specified. It may be that an additional policy in either Chapters 5
or 13 ought to be included to safeguard the local service facilities and hence the autonomy and
identity of certain areas or communities. Since these facilities commonly include public houses
and other local services as well as shops, it might be argued that Chapter 13 would be the best
and most appropriate part of the Local Plan. It is certainly the case that such facilities are
under a degree of pressure from unwelcome planning applications for change of use, typically
to residential. However, this matter was not the subject of a specific objection. It only obliquely
bears on the objection raised by the Gomm Valley Residents. For that reason, no formal
recommendation is made. The LPA may wish to consider this possible gap in policy coverage
at a suitable stage in the future review of the Wycombe District Local Plan or its successor.
RECOMMENDATION
q

CF10/1

No modification.
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CHAPTER 14 - APPENDICES
APPENDIX 1: RESIDENTIAL DESIGN GUIDANCE
The Objections
0173/13
0572/8
0817/34
1042/3
1584/46
1935/7

W J Whitehead
Fairview New Homes PLC
Croudace Ltd
Mr J D Burnham
The Marlow Group
Cllr Anthea Hardy

PIC A1/1 Objections
2124/1

Crime Prevention Design Adviser, Thames Valley Police

PIC A1/2 Objections
0579/37

Michael Lambert

Summary of Objections
(a)

Car free housing does not go far enough; a presumption of car-free housing is needed
with exemptions for disabled.

(b)

Status of Appendix 1 requires clarification. It should not be part of the Local Plan, if it
is to perform the role of Supplementary Planning Guidance.

(c)

Appendix objected to in principle.

(d)

Safeguards with enforcement measures must be included to guard against displaced
parking from car free development.

(e)

The guidelines relating to development on slopes are superfluous; too generalised
and simplistic.

(f)

There is a lack of understanding of the design process in relation to sky lines.

(g)

In relation to ‘materials’ the use of local materials (e.g. flint) does not transform
mediocre design to good design.

(h)

Landscaping should not be treated as a reserved matter. The value of landscape
design should be emphasised. Guidelines should legislate against the nuisance to
neighbours that the planting of inappropriate species can cause.

(i) No mention is made of solar energy.
(j) Reference to ‘rules’ too prescriptive;should refer to ‘guidelines’.
(k) Garaging formats do not need to dominate elevations.
(l) Calls for narrow spans ignores the wide spans of barns.
(m) Design guidelines have houses, not apartments in mind.
(n)

Instruction to break large buildings into small component parts is misleading.

(o)

Suggest references to ‘form follows function’.
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(p)

Note that design guides are notoriously hard to write. A good architect may defy all
the previous rules and produce good design, whilst a developer may adhere rigidly to
the best rules and produce a bad one.

(q)

The Police Architectural Liaison Office is now termed the Crime Prevention Design
Adviser.

(r)

Guidance should be redrafted to identify the areas where special care and respect of
existing densities should be afforded.

Inspector's Reasoning and Conclusions
14.1.1 Appendix 1 to the Local Plan was drafted in accordance with the advice of PPG1 but
before the issue of PPG3 (in its revised form) and the publication of ‘By Design: Better Places
to Live’ (DTLR 2001). The contents of the Residential Design Guidance was extensively
revised to take account of the latter publication, to the extent of changing the title to ‘Residential
Design Criteria’. Sections 3-5 of the Appendix are now proposed for deletion in recognition of
the parallel proposal to discard Policies H14-16. The proposed changes appear broadly in
accord with the published advice. PPG1 in particular (Annex A) gives wide discretion to LPAs
to prepare and adopt design guidance policies and publications. This is very much for LPAs to
resolve; there is a clear advantage in integrating design policies with local plans but there is
also the drawback of keeping such advice up to date. In the present case, the LPA have
chosen to set out general design principles in Chapter 2 of the Local Plan. These are
elaborated in Appendices 1 and 4. The LPA relies on the advice of the ‘Chilterns Building
Design Guide’ (1999) specifically within the AONB (see L1). This means that responsible
intending developers may have access to key local design guidance within two concise
documents that have been subject to an appropriate degree of public scrutiny.
14.1.2 As in the case of Policies L1, L8 and L10, the above objections are varied and will be
mainly dealt with in turn, using the key lower case letters:
(a+d) Car-free housing is quite likely to figure increasingly in high-density inner urban areas
but it is not likely to loom very large within the totality of general residential
development within the currency of the Local Plan. Apart from anything else, its
establishment generally calls for the prior existence of controlled parking on-street and
this, at present, is within the ambit of transport, rather than development plans.
Implementation is therefore likely to be very restricted. Guidance is nevertheless set
out in (new) Section 6 of Appendix 1 (as proposed for alteration and hence endorsed).
(b-c)

The status of Appendix 1 is quite clear. It is an integral part of the Local Plan, adopted
under normal procedures, albeit that the guidance is relegated to the Appendices for
the sake of editorial and user convenience. It is not unduly prescriptive in content and
merely points to some unfortunate design solutions in past development and
encourages their avoidance in future by the example of acceptable forms and having
regard to specific design criteria (see also later comments).

(e-f)

There is a clear need to signal the adverse effects of intrusive or incongruous residential
development in those many parts of Wycombe District which are steeply sloping or are
visually prominent. The advice contained in Appendix 1 merely elaborates Policy G8
with particular reference to residential development. Without being too rigid or
prescriptive, it is difficult to see how to advise designers to approach the varied
problems of slope and skyline. It is most important to note that Policy G6 design
statements may well be required in sensitive situations such as these.

(g)

Appendix 1 quite reasonably advises the use of local materials as being harmonious in
relation to the local landscape. The point is also usefully made in the ‘Chilterns Guide’
(Chapter 3) where a slightly more rigid aesthetic code is laid down, as no doubt befits
development in the AONB. Elsewhere in this report (see HE9) the use of traditional
materials is regarded as an acceptable option but not to the exclusion of all others.
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(h)

Landscaping is defined as a ‘reserved matter’ by legislation. This fact does not imply
subordinate status, merely that LPAs may consider the merits of development in
principle. In certain cases, particularly where landscape design is of the essence of a
proposal, LPAs may require such additional details, including structural and screening
planting schemes, to be shown. This may be sought under the recommended terms of
Policy G4(1)(b). Whereas the terms of planning permissions may require the planting
of suitable species, at present there is no form of preventative control over anti-social
planting.

(i)

The question of solar energy cannot easily be dealt with in this Appendix. It is at once
too basic and too detailed a matter for such treatment. To the extent that a
development plan can steer building forms and layouts, this is touched on in Policy
G23 and supporting text. There it is noted that the LPA intend to issue a Guidance
Note on Sustainable Design. This is to be commended. It will presumably cover
details of active and passive solar energy collection, optimum orientation and forms of
residential building and other more detailed matters of design and construction.

(j)

Any reference to ‘rules’ is now proposed for deletion and is accordingly endorsed.

(k-p)

These detailed criticisms of the Design Guidance were considered during the
appearance at the Inquiry of Cllr Hardy and will be dealt with under that heading.

(q)

The official title of the Police Crime Prevention Design Adviser is proposed for
substitution in Section 3 of the Appendix.

(r)

The obvious intention of the Local Plan is that the Design Guidance should apply
district-wide; within the Chilterns AONB the relevant SPG will be taken into account.
With the proposed demise of Policies H14-16 there is no longer justification for areaspecific guidance and Sections 4 and 5 of Appendix 1 are proposed for deletion.

14.1.3 Councillor Hardy’s was the only objection to be heard by way of an appearance at the
Inquiry. She raised a fundamental critique of Appendix 1 in particular and of design
guidance in general. In essence, she considers such guidance to be irrelevant to the
limited design skills of unqualified applicants and their agents and to be irksome and
inhibiting to architects and other properly qualified professionals. This is not an uncommon
view and has been expressed many times during the past 20-30 years, especially following
the publication of the ‘Essex Design Guide’ in 1976. This criticism is misplaced, not only
because of official support for such local design guidance but because its preparation and
publication is intended as a safety net rather than as a straitjacket. LPAs find themselves
in a position where they are often obliged to accept planning applications through the
agency of largely or entirely unqualified designers. This may be regrettable but the
purpose of design guidance is to ensure that proposals avoid the more extreme
environmental blunders of the past. The whole tenor of the Local Plan provisions is that
design quality should be ‘equal to or better than’ the Appendix benchmarking.
14.1.4 It is readily apparent, on reading and hearing the various objections that some, if not
most, objectors have studied Appendix 1 in isolation. This is wrong because, as will be
seen from the above references, it merely fills out the policy content of Chapter 2 in
particular. The LPA may accordingly wish to insert suitable right-hand marginal crossreferences to the main body of the Written Statement. In effect, the Appendix usefully
expands and illustrates the policy content of the Local Plan. Since its function is as a
complement to the Plan’s other provisions, it is entirely appropriate that it appears within
the same set of covers. If it were to be issued as a separate document (ie as SPG) there
would be a danger of the substantive content of the Local Plan being ignored. A further
technical modification of Appendix 1 (upon which no formal recommendation is made) is
the question of numbering and referencing its sections, headings and subheadings. It is
unwise to rely on un-numbered and bullet-pointed paragraphs in the event that Appendix 1
provisions may need to be referred to in decisions.
Chapter 14 Appendices
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14.1.5 In relation to Cllr Hardy’s detailed points of criticism, the following conclusions have
been reached and possible detailed modifications recommended (the references made are to
the various parts of Appendix 1 as proposed for alteration, numbered as informally
recommended above):
1.1

Topography: Modify to read ‘Most of Wycombe District is within the dry valley portion of
the Chilterns AONB’ and ‘Traditionally, development was confined to the valley floors
but more recent development has taken place on valley sides, hilltops, plateaux and
other prominent locations’.

1.2

Roofscape (nb this word does not appear in the dictionary and it is therefore suggested
that the words ‘Roof Shapes and Profiles’ be used instead (see also G8)): Modify by
the omission of the marginal illustration which shows a roof arrangement which is
functionally unwise although traditional in form.

1.3

Development on Slopes: Modify by the insertion of ‘Advantage may be taken of the
design opportunities given by sloping sites, such as the use of split levels and creation
of partly underground storage accommodation’.

1.4

Skylines: Modify to read ‘Since Wycombe is a hilly district, important hilltop locations
should be protected from intrusive development. Where residential development is
acceptable in relation to Policy G8, the following design considerations need to be
taken into account:
(a)

the extent, height and roof profiles of new residential building.

(b)

The prominence and distant visibility of new housing.

(c)

The need for woodland planting and preservation in the area of development.’

1.5

Building Materials: Modify to read ‘Traditional buildings in the Chilterns were of locally
available materials such as flint, clay and hardwood. New buildings should reflect this
tradition by the use of good quality and locally appropriate materials that may however
include non-traditional items or innovative forms of architectural expression.’

3.1

Highway Standards and Layout: Modify by reference to the relevant requirements of
Policies T1, T5, T7, T9 and T15 as well as the Bucks CC Highways Design Guide.

3.2

Community Safety: Modify by reference to the relevant requirements of Policy G25.

3.5

Achieving Privacy: The guidance (as proposed for change) does not imply the universal
adoption of 1 or 2-storey housing; the point of Cllr Hardy’s objection to it.

3.9

Quantity and Quality of Open Space Accessible to the Public: Modify by the exclusion of
the right-hand marginal illustration which adds nothing substantial to the design
guidance.

3.12 Garaging Formats: Modify sub-heading to read ‘Car Parking and Garaging’ and include
‘Parked cars and garages should be unobtrusively located and suitably landscaped or
screened where possible’. Delete last sentence ending ‘the elevation of the dwelling is
further eroded’.
3.13(2) Modify bullet point (a) to read ‘Parking spaces allocated for residential use should be
within view or under the surveillance of the dwellings they serve’.
3.13(2) Bullet point (d) does not need modification. The use of underground or low level car
parking may run counter to Policies G20 and G21 and would be of very limited general
application for other reasons, including those of security and cost.
7.1-3 Design Guidelines for the Countryside: Modify by reference to Policies L1, L2 and L3 as
well as Policies GB5, GB6 and the Chilterns Buildings Design Guide.
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14.1.6 Generally speaking, many of the relevant objections have been accommodated by the
changes proposed in PICs A1/1 and A1/2. To a large extent, these changes are endorsed
but the Appendix should also be modified as recommended in the light of Cllr Hardy’s
helpful and very detailed comments (see above). However, it is not clear what purpose is
served by changing the title of the Appendix from ‘Residential Design Guidance’ to
‘Residential Design Criteria’. It is true that both PPG1 and PPG3 studiously (and perhaps
needlessly) avoid the use of the phrase ‘design guidance’. They adopt slightly wordy
phrases such as ‘good practice guidance on the layout and design of new development’
(PPG3 paragraph 64). This seems to be a distinction without a difference. The use of the
title ‘Residential Design Guidance’ is accordingly recommended simply because that is
what the Appendix in fact contains, as well as more detailed design criteria for the
assessment of individual planning applications.
RECOMMENDATIONS
•

AP01/1
Modify Appendix 1 in accordance with PICs A1/1 and A1/2 but retain the title
‘Residential Design Guidance’.

•

AP01/2

Further Modify Appendix 1 in accordance with paragraph 14.1.5 above.

APPENDIX 2: DEVELOPMENT PRINCIPLES
The Objections
0376/26
0379/33
0507/3

Axa Equity and Law Life Assurance Society PLC
Sport England
P W Eldridge Esq

Summary of Objections
(a) Object to the failure to have development principles listed for Gomm Valley; propose such a
list including railway station and park and ride site, 600 homes and business park.
(b) NPFA guidelines for open space and play provision are minimum guidelines; wording
should reflect that these are minimum recommended standards.
(c) No mention is made on each of the housing sites as to the amount of land that will be
required to be laid out as formal pitches.
(d) No assessment made of the need for new community facilities, including the need for new
sports facilities generated by the development proposed.
(e) It should be made explicit that the list of requirements is based on preliminary investigations
and is for guidance purposes only.
Inspector's Reasoning and Conclusions
14.2.1 Gomm Valley’s identification as a Policy L2 LLA is the subject of an earlier unfavourable
recommendation (LN02.5/1) and its continued exclusion from Appendix 2 is appropriate.
NPFA guidelines for open space and play provision are broadly reflected in Appendix 7 but
their use as minima would be inappropriate in the light of most recent PPG17 advice. The
LPA in any event now wish to insert their own area-specific and variable space standards
in the form of a Technic al Note (see reference to Appendix 7 in RT0). Since space
standards and additional provision are to be the subject of local determination and case by
case examination, it is not necessary to qualify their eventual adoption as being tentative or
only as guidelines.
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RECOMMENDATION
q

AP02/1

No modification

APPENDIX 2: DEVELOPMENT PRINCIPLES - ABBEY BARN NORTH

The Objections
1009/5

Mr J E Pickering

PIC A2/1 Objections
0376/59
1071/13
1579/35

Axa Equity & Law Life Assurance PLC
Persimmon Homes (TV) Ltd
Oxford Land Limited

PIC A2/16 Objections
1579/37

Oxford Land Limited

Summary of Objections
(a) A buffer of trees should be retained between Abbey Barn Lane and any development on
Abbey Barn North.
(b) In relation to PIC A2/1, propose that it is deleted.
(c) Development principles will not be achieved, unless a greater number of units is allocated in
order to assist in funding of proposals, particularly transport.
(d) Text under ‘transport’ should contain explicit reference to state that highway solutions must
not prejudice the future development of Abbey Barn South; delete reference to Abbey Barn
South as ‘area of safeguarded land’.

Inspector's Reasoning and conclusions
14.2.2 Section 3.2.1 of the report recommends against Abbey Barn North as a housing
allocation. Although the points made by objections (a) (b) (c) are valid, they have been
overtaken by events.
RECOMMENDATIONS
q

AP02/2

Delete the development principles for Abbey Barn North

APPENDIX 2: DEVELOPMENT PRINCIPLES - ABBEY BARN SOUTH

The Objections
0081/4

Mr D A Laidlaw
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0174/5
0217/3
0220/4
0242/3
0243/3
0250/3
0261/4
0273/4
0427/2
0438/3
0668/4
1058/3
1064/3
1075/10
1124/2
1328/3
1364/4
1394/3
1414/7
1441/7
1523/5
1579/10
1579/12
1741/3
1763/3
1828/3

R Vitty, B A Vitty
Mr A A Van Der Pant
John Oldcorn
Mr & Mrs P J Hitchcock
Mr & Mrs P H Lisle
Robin Plumridge
Mr John C Harris
Mr & Mrs J E Rouse
Rambler’s Association Wycombe District Group
Mr A D Dickson
John Roseblade
G A Hunt
Mrs B Hunt
Little Marlow Parish Council
R E Carter
Philip J Price
Mr W H Thatcher
Mr Stephen Paul Ross
Michael J Overall
Mr J W Johnson
K R Burroughs
Oxford Land Limited
Oxford Land Limited
Mr R I & Mrs C E Caqrey
Montague E Seymour
Mr A S Mann

PIC A2/2 Objections
1579/22
1579/34
1739/13
2063/19

Oxford Land Limited
Oxford Land Limited
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd/Wycombe Option Ltd

Summary of Objections
(a) Road infrastructure will not support development, without major road construction; Abbey
Barn Lane is inadequate; junction improvements will be impossible to achieve.
(b) Widening of Daws Hill Lane is unacceptable; which will be inevitable with junction
improvements at Marlow Hill.
(c) A relief road between Abbey Barn Lane and Junction 4 is required.
(d) Proposed footpath along Heath End Road will be unpleasant for pedestrians because of
traffic fumes.
(e) No mention is made of increased educational provision.
(f) Traffic calming should take place in Flackwell Heath, before the development in
implemented; traffic should not be allowed to turn left down Winchbottom Lane.
(g) No reference is made to the two footpaths through the site.
(h) Object to the proposal for a range of accommodation types. Affordable housing should be
located close to public transport.
(i) Detailed transport improvements are too prescriptive.
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(j) Development should not be restricted to the open farmland; this is an inefficient use of
land. Business Park could be related to the woodland ride.
(k) 30% affordable housing is too onerous; housing mix must reflect the need to promote a
successful business park as part of a high quality scheme.
(l) Not appropriate to identify off-site highways works in the development principles.
(m) In response to PIC A2/2, object to the deletion of the site as an allocation and the
consequent deletion of the development principles; site should be reinstated. Principle of
development has been established; site is required to meet development needs;
development would support significant improvements to public transport, leisure and local
economy.
(n) Development Principles should be reinstated, but without reference to an hotel. Emphasis
should be on provision of a high quality business park.

Inspector's Reasoning and conclusions
14.2.3 Section 3.2.1 of the report recommends approval of the PIC deleting the mixed-use
allocation at Abbey Barn South. It follows that the objections to the detailed implementation of
any proposals, many of which have been conditionally withdrawn, have been met by this
change to the Plan. The substance of the objections to PIC A2/2 has been covered by my
comments in section 3.2.1.
RECOMMENDATIONS
q

AP02/3

Modify the Plan in accordance with PICA2/2

APPENDIX 2: DEVELOPMENT PRINCIPLES – ASHWELLS

The Objections
0103/5
0208/2
0376/9
0427/4
1113/4
1207/4
1338/7
1907/4

Mr & Mrs R Zeraschi
Graydon Karlson
Axa Equity and Law Life Assurance Society PLC
Ramblers’ Association Wycombe District Group
Mr Antony Mumford
Residents’ Action Group on Gomm Valley
Pimms Action Group
D A Wheatley

PIC A2/3Objections
0376/60

Axa Equity and Law Life Assurance Society PLC

Summary of Objections
(a) Development Principles should recognise that improvements to the Cock Lane railway
bridge and the A40 junction will be required.
(b) Access arrangements are unsatisfactory and would place additional pressure on Cock
Lane; two access points mentioned are not favoured by Buckinghamshire County Council.
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(c) Affordable housing on site will prove unsustainable, due to distance to town, public
transport, facilities and services.
(d) Site should come forward in a more comprehensive development at Gomm Valley and not
in isolation. There could be benefits of a new local distributor road, relieving pressure on
the north end of Cock Lane. The wider measures identified in Appendix 2 can not be
achieved unless a larger scheme is brought forward.
(e) No mention is made of the existence of a public footpath along the southern boundary of
the site; path should be visually screened from any development.
(f) Question how ‘public access for pedestrians and cycle links’ is going to be maintained in
practice.
(g) In response to PIC A2/3, support deletion of principles, but propose that they should be
incorporated into a wider Gomm Valley area.

Inspector's Reasoning and conclusions
14.2.4 Similar comments apply to this site as to Abbey Barn South and other housing
allocations deleted by various PICs. Section 3.2.1 of the report recommends approval of the
PIC deleting the allocation at Ashwells and the objections to the detailed implementation of any
proposals have therefore been met by this change to the Plan. The substance of objections (d)
and (g) to PIC A/2/3 has been covered by my comments in section 3.2.1 and my
recommendation against any allocation of the whole of the Gomm Valley for mixed-use
development.
RECOMMENDATIONS
q

AP02/4

Modify the Plan in accordance with PICA2/3

APPENDIX 2: DEVELOPMENT PRINCIPLES – COPPERFIELDS

The Objections
1320/5
1736/2

Banner Homes
A T Potrykus

PIC A2/4 Objections
0867/8

West Wycombe Parish Council

Summary of Objections
(a) Unduly onerous requirements in respect of affordable housing, wildlife, landscape, open
space and play provision, education and community.
(b) In response to PIC A2/4, object as the existing development has a character of its own
which can not cope with additional traffic; access is extremely difficult. Question why the
emergency access has been removed from Chapel Lane. Existing problems turning right
onto West Wycombe Road.
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Inspector's Reasoning and conclusions
14.2.5 All these objections have been overtaken by events, in that the site has been deleted
from the Plan following the granting of outline planning permission for residential development
on a slightly smaller site area than originally proposed in the Plan. This PIC is supported in
section 3.2.1 and no further comment on detailed matters is necessary in the Local Plan
context.
RECOMMENDATIONS
q

AP02/5

Modify the Plan in accordance with PIC A2/26

APPENDIX 2: DEVELOPMENT PRINCIPLES - ERCOL

The Objections
0408/9

Ercol Furniture Ltd

PIC 2/5 Objections
0408/34

Ercol Furniture Ltd

PIC A2/17 Objections
0376/86
0408/44

Axa Equity and Law Life Assurance Society PLC
Ercol Furniture Ltd

Summary of Objections
(a) Reference to 1ha of open space should be preceded by ‘approximately’ to allow for
flexibility.
(b) Object to requirement for 30% affordable housing as this imposes a rigid quota without
recourse to Policy H11 ‘Affordable Housing’, namely that affordable housing will be sought
subject to site-specific characteristics and market condition, and will be negotiated.
(c) Concern with specific references to highway network.
(d) Seek reference to phased withdrawal from site, in order to maintain production capacity
during redevelopment.
(e) In response to PIC A2/5, object to the words ‘at least’
(f) In response to PIC A2/17 object to the capacity of site as being 200, as this is a significant
overestimate of the reasonable capacity of the site.
(g) Reference to educational contributions should take into account the extensive capital
receipts that the Local Education Authority will obtain from residential allocation of four
school sites during Plan period.
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(h) Object to statement ‘contributions to local school provision off-site’; a plan indicating
deficiency areas should be produces as part of Local Plan to enable matter to be
considered.

Inspector's Reasoning and conclusions
14.2.6 Section 3.2.1 of the report deals with objections to the principle of allocating the site for
housing, which is recommended for retention. Many of the matters raised here have been
overtaken by events, in that the site has been granted planning permission for 265 units subject
to a Section 106 planning obligation. I recommend a change to the anticipated housing
numbers for the site in Table H2(i) to reflect this likely dwelling total. I note that the scheme
allows for an appropriate amount of open space, reflecting the increase in housing numbers.
The permission includes a 20% affordable housing requirement if Ercol relocate within the
District, as the company is by moving to new premises at Princes Risborough. However, it is
appropriate that the Development Principles are consistent with the wording of Policy H11,
which is addressed by the inclusion of ‘at least’ in PIC A2/5. The other detailed concerns
including highway layout, are considered in section 3.2.1.
RECOMMENDATIONS
q

AP02/6

Modify the Plan in accordance with PICA2/5 and A2/17

APPENDIX 2: DEVELOPMENT PRINCIPLES - GARRATTS WAY

PIC A2/6 Objections
0379/65

Sport England

Summary of Objections
(a) Object to retention of only an informal recreational open space; inconsistent with findings of
Playing Pitch Strategy, which concluded no further playing fields should be lost.
Inspector's Reasoning and conclusions
14.2.7 Section 3.2.1 of the report deals with objections to the principle of allocating the site for
housing, which is recommended for retention. The only matter raised here has been
conditionally withdrawn, following clarification of the package of measures to deal with sports
pitch provision as explained there, which is supported with regard to all the proposed school
site allocations.
RECOMMENDATIONS
q

AP02/7

Modify the Plan in accordance with PICs A2/6, A2/18 and A2/27
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APPENDIX 2: DEVELOPMENT PRINCIPLES – PIMMS CLOSE

The Objections
0376/61
0922/8
1078/5
113/5
1907/5

Axa Equity and Law Life Assurance Society PLC
Mrs Monica Stevens
G J Stevens
Mr Anthony Mumford
DA Wheatley

Summary of Objections
(a) Deletion of Pimms Close supported, but site should be incorporated into wider Gomm
Valley area.
(b) Development principles should refer to education provision.
(c) Development principles for infrastructure improvements are not viable. Site is unrealistic.
(d) Development principles do not recognise that development would require improvements to
Cock Lane railway bridge, Cock Lane and Gomm Road junctions and A40 junction.

Inspector's Reasoning and conclusions
14.2.8 Similar comments apply to this site as to Ashwells and other housing allocations deleted
by various PICs. Section 3.2.1 of the report recommends approval of the PIC deleting the
allocation at Pimms Grove and the objections to the detailed implementation of any proposals
have therefore been met by this change to the Plan. The substance of objection (a) has been
covered by my comments in section 3.2.1 and my recommendation against any allocation of
the whole of the Gomm Valley for mixed-use development.
RECOMMENDATIONS
q

AP02/8

Modify the Plan in accordance with PIC A2/7

APPENDIX 2: DEVELOPMENT PRINCIPLES - WYCOMBE MARSH

The Objections
0547/3
0547/5
0678/8
0872/32
1007/3
1646/8

Mr & Mrs Beckford
Mr & Mrs Beckford
Thames Water Property Division
Government Office for the South East
Citygrove Leisure PLC & Thames Water PLC
John Dalton

PIC A2/8 Objections
0376/62
0571/29

Axa Equity and Law Life Assurance Society PLC
Laing Homes Ltd
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1739/14
2063/20
2124/2
2136/8

Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd / Wycombe Option Ltd
Crime Prevention Adviser, Thames Valley Police
Thames Water (Property Division)

PIC A2/19 Objections
0376/90

Axa Equity and Law Life Assurance Society PLC

Summary of Objections
(a) Principles should refer to existing features being retained; substantial tree belt along
southern boundary, and make clear that the informal open space should be along both river
corridors.
(b) Principles are not set out for non-residential use of the site.
(c) 30% affordable housing figure is too prescriptive. Amount of affordable housing should not
prejudice the realisation of other planning objectives
(d) Educational and community provision should be fairly and reasonably related to the
development.
(e) There should be no reference to allotments.
(f) Concern over the scale of the Local Distributor Road and its possible impact on local traffic
circulation. This may warrant special mention in the Local Transport Plan.
(g) Principles fail to mention retail warehousing.
(h) Concern over enforcement of requirement to maintain flow in the River Wye.
In response to PIC A2/8:
(i) Employment allocation should be increased from 2ha to 4ha; alternatively, existing area
should be retained (5ha).
(j) An EIA is required.
(k) There is a need to take account of the Secretary of State’s Code of Practice on
Conservation, Access and Recreation, the Environment Agencies LEAP and the River Wye
Study.
(l) The deletion of allotment green space is inconsistent with Policy RT18 ‘Allotments’.
(m) Object to enlargement of site; inclusion of the Bucks Car Panel generates the prospect of
the termination of an employment use.
(n) Development principles fail to demonstrate that the site is capable of accommodation 400
dwellings in a satisfactory manner.
(o) Details of the appropriate type and level of health care provision are best dealt with at the
planning application stage.
(p) Delete reference to an hotel.
(q) The word ‘segregated’ has been added to the transport section; segregation can often case
fear of crime / increased crime and a reduced level of use. Delete word.
(r) Object to increased provision of open space. Council should seek to maximise the site’s
development potential; greater flexibility should be applied to normal NPFA standards.
(s) All road improvements and contributions to public transport should be fairly and reasonably
related to the sites redevelopment and identified at the planning application stage.
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(t) Object as there are inconsistencies between the transport requirements of Appendix 11 and
this change.
(u) In response to PIC A2/19, propose that site capacity should be 350 dwellings, to reflect
greater proportion of the site being allocated for employment use.
Inspector's Reasoning and conclusions
14.2.9 I have dealt in detail with the allocation of this key site for mixed-use development in
sections 3.5, 5.2 and 12.6 above, which generally cover the points raised here. Matters such
as the protection and enhancement of existing natural features incorporating adequate open
space for residents, provision of affordable housing to meet the requirements of Policy H11,
and the inclusion of some, not all, allotments are all endorsed. I consider the balance of a wide
range of uses to be appropriate, including the retail warehouse and hotel elements and the
amount of employment land and the number of dwellings. The Development Principles allow
for the assessment of school provision at planning application stage, but do not require such
provision. Similar principles apply to community provision. I have no evidence that satisfactory
regulation of the returned flow to the River Wye would not be achieved through existing
legislation.
14.2.10
I find no inconsistency between Appendices 2 and 11 with regard to transport
requirements. In the context of a site of this size, I consider the elements in the Appendix
reasonably relate to a major development and its likely traffic impacts. The measures proposed
would have a marginal effect on traffic congestion overall, but would ensure that the scheme
improved conditions along London Road through the distributor road through the site, which
would be provided by the developer not through the LTP. The segregation of cyclists from
motorists is generally welcomed on safety grounds, subject to good design of routes and proper
lighting.
RECOMMENDATIONS
q

AP02/9

Modify the Plan in accordance with PICs A2/8 and A1 1/2

APPENDIX 2: DEVELOPMENT PRINCIPLES - GREAT MARLOW SCHOOL

The Objections
0654/2
0840/26

Marlow Bottom Residents Association
Marlow and District Chamber of Trade & Commerce

Summary of Objections
(a) Object to development principles; site is currently used as a recreational area;
development would not protect existing recreational and leisure facilities. Local open space
deficiency would be further compounded. Traffic increase would exacerbate existing roar
and parking problems; junction proposals are already required and are subject to County
Council funding.
(b) Development principles are misleading; suggest removal of wording ‘improves the quality
and enhances the character of the living environment’ as development will remove open
space and close a green gap.
(c) Contradiction of ‘the site is in an open space deficiency area’ and ‘an open space visual
corridor should be retained’ should be resolved.
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(d) Infrastructure requirements should be ascertained and costed. There is no town shuttle bus
now, so question how additional buses can be provided.
Inspector's Reasoning and conclusions
14.2.11
I have dealt in detail with this site in section 3.2.2 above, where I concluded that
there were good planning reasons to re-instate the allocation. My comments covered the open
space issues raised in these objections, including the potential overall improvement of playing
pitch provision through a new all weather pitch at the school. Subject to satisfactory design,
incorporating a visual corridor suggested in the original Development Principles, I consider that
the allocation need have no unduly adverse effect on the quality of the surrounding
environment.
RECOMMENDATIONS
q

AP02/10

Re-instate the Development Principles for the site

APPENDIX 2: DEVELOPMENT PRINCIPLES - PORTLANDS

The Objections
0158/14
0872/33

High Wycombe and Marlow Green Party
Government Office for the South East

PIC A2/11 Objections
2137/6

Waitrose

Summary of Objections
(a) Lost car parking places should not be replaced; public transport should be encouraged by
reducing parking in Marlow.
(b) Concern over nature of Link Road; minor changes in congested network can have a
significant impact on congestion and delays across the network.
(c) In response to PIC A2/11, object to the Housing Mix, as it is considered to be contrary to
Circular 6/98 and made without justification.
(d) Pedestrian / cycle access to High Street and the station may not be desirable in all cases.
(e) Proposed Link Road will be required to cross the existing Portlands Alley, and this needs to
be recognised in the development principles.
(f) The statement that ‘contributions toward the outcome of the Marlow Parking and
Transportation Study will be sought’ is contrary to the approach advocated in Circular 1/97.
Inspector's Reasoning and conclusions
14.2.12
The housing proposal was endorsed in sections 3.2.2 and 6.17 above, which
dealt in detail with this site, including discussing matters such as parking and contributions to
transport provision. I consider that there are good planning reasons to support the provision of
affordable housing in accordance with Policy H11 of the plan in this sustainable town centre
location. The PICCs take into account objection (e) concerning the link road, which would be
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appropriate in scale and function to this part of the town centre. I find no objection to providing
pedestrian and cycle access to the High Street to aid environmentally friendly transport modes
in an historic centre.
RECOMMENDATIONS
q

AP02/11

Modify the Plan in accordance with PIC A2/11

APPENDIX 2: DEVELOPMENT PRINCIPLES – PARK MILL / OAK TREE FARM

The Objections
0345/3
0427/1
0678/1
0802/7
0869/2
0936/1
1071/2
1205/16
1294/3
1400/2
1738/1

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Ramblers’ Association Wycombe District Group
Thames Water Property Division
D L Morris
Barry George Whelan
Mr and Mrs T J Phillips
Persimmon Homes (TV) Ltd
Princes Risborough Town Council
Environmental Records Officer, Bucks County Museum
Risborough Christian Fellowship
Christopher Brookes Oliver

PIC A2/10 Objections
0087/6
0345/16
0571/30
0678/11
0929/6
1071/14
1200/44
1205/18

Council for the Protection of Rural England
Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
Partnerships Ltd
Laing Homes Ltd
Thames Water Property Division
Paul Turner
Persimmon Homes (TV) Ltd
English Nature
Princes Risborough Town Council

PIC A2/20 Objections
1071/20

Persimmon Homes (TV) Ltd

Summary of Objections
(a) Propose change of wording in order to accord with Circular 1/97, so that requirements are
‘fairly and reasonably related in scale and kind to the proposed development’. The word
‘required’ with regard to Housing Mix, should be replaced by ‘sought, subject to the physical
circumstances of the site and the prevailing and anticipated market conditions’
(b) ‘Comprehensive development’ should be replaced with ‘co-ordinated land use strategy’.
(c) Delete word ‘strategic’ which prefixes Community Woodland.
(d) There is disparity concerning the area of open space required.
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(e) Propose additional wording to Education and Community paragraph; ‘subject to such
contributions being demonstrated by the Local Education Authority at the time of outline
planning permission to be reasonable and necessary.
(f) Clarification is sought regarding ‘community facilities’.
(g) Transport paragraph (third sentence) should be amended to read ‘widening of flare on
Longwick Road approach to Tesco roundabout. Delete sentences four to seven and
replace with ‘funding towards the reasonable provision of improved pedestrian and cycle
linkages between Princes Risborough Town Centre and railway station.’ Eighth sentence;
replace ‘Summerleys Road/bus gate’ with ‘Mill Lane/bus gate’.
(h) Housing Mix paragraph is not sufficiently detailed to ensure that the Council will be able to
control the type of dwelling to meet local need; propose amendment to wording. Proportion
of smaller homes should reflect percentage of smaller households in the District.
(i) Would like to secure a guarantee with reference to the day centre and youth club. Provision
for a place of worship should be made on site.
(j) The provision of alternative footpath routes (e.g. the main footpath between Princes
Risborough and Longwick and the circular walk around the town) must be a pre-requisite to
development. Existing bridleway west of the railway line would be extended to the B4-09
near Londwick railway bridge to provide an alternative route to Longwick. A footpath across
the railway line would be better located over Wades Fields than into Mount Way.
(k) The detailed nature of transport matters is too prescriptive.
(l) A developer contribution should be secured for a new bus service linking the development
with the town and railway station.
(m) Provision of a community woodland is excessive.
(n) The SINC Longwick Bog is omitted from the Development Principles.
(o) Under ‘Site Specific’; change wording of last sentence to ‘Thames Water indicated that it
supports the development of the site and the preferred option for sewage treatment is
currently being reviewed’.
In relation to PIC A2/10:
(p) Propose that under ‘Site Specific’; change wording of last sentence to read ‘in the context
of this new development Thames Water aims to transfer the sewage flows for treatment
elsewhere once it becomes economic to do so.’
(q) Suggest that the site has capacity to accommodate more than 300 dwellings and Appendix
2 should be amended to reflect this.
(r) Reference to Oak Tree Farm in title is misleading and development principles no longer
relate to it.
(s) Proposed development is not viable and few if any of the proposed objectives will be
realised; list of benefits is almost identical to previously development of 650 houses. Site is
not large enough to support a development of this nature, particularly if a strategic
landscape belt is to be provided.
(t) Delete reference to sewage works; there are alternative ways of dealing with this
requirement. Text should state that the use of a new greenfield site for this purpose is not
intended. Object to deletion of any identification of the proposed site for relocation; the full
implications of the relocation need to be assessed with the Local Plan process.
(u) Seek clarification as to what is proposed in place of the community woodland. Inadequate
information available to assess proposal. Object to lack of a boundary feature with Oak
Tree Farm, as this would deter subsequent development.
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(v) Hydrology of Longwick Bog must be carefully evaluated prior to any major planing along its
boundary.
(w) Delete reference to bridge to Wades Park; there is insufficient justification for two crossings
in close proximity; a sub-way would provide a better solution.
(x) Object to pathway from Wades Park due to loss of open space and encroachment onto the
play area that would result. Any additional path should be constructed to link with path 41
which passes over the railway line.
(y) The proposed access arrangements do no comply with Highway Authority standards not the
advice in DB32.
(z) In response to PIC A2/20, object, as the proposed future intentions of the sewage facility
are uncertain and will affect the net residential area of the site. The site should provide
additional open space to meet the identified shortfall in Princes Risborough. Education,
Community and Sports facilities should be provided on site.
Inspector's Reasoning and conclusions
14.2.13
The housing allocations at Park Mill Farm and Oak Tree Farm are considered in
detail in section 3.2.2. Many of the objections concerning Oak Tree Farm have been met by
the deletion of the site, which is endorsed.
14.2.14
As noted previously in Chapter 3, I consider the Development Principles
requirements with regard to affordable housing meet the reasonable requirements of C 6/98
and Policy H11. The Council has revised the expected number of dwellings to accord with
density guidelines in PPG3. There is no firm evidence to suggest that development at the
revised figures would not be viable. Further requirements concerning the provision of
educational and community facilities are not prescriptive and reflect the guidance in C1/95;
more detailed requirements would not meet the tests of the circular.
14.2.15
The transport requirements for the allocation, including main and emergency
access requirements, the provision of a bus link to Summerleys Road, off site highway
improvements at the Tesco Longwick Road roundabout, and public transport improvements are
dealt with fully in 3.2.2. The Development Principles are set out in a level of detail appropriate
for a Local Plan. The revised wording allowing for the provision of a second crossing of the
railway in an unspecified form is also endorsed. A similar comment applies to the text relating
to possible relocation of the sewage works, which needs to provide some flexibility to account
for different potential ways of dealing with this aspect of the development.
RECOMMENDATIONS
q

AP02/12

Modify the Plan in accordance with PIC A2/10

APPENDIX 2: DEVELOPMENT PRINCIPLES - BUCKS FREE PRESS

PIC A2/12 Objections
0376/63
0571/31

Axa Equity and Law Life Assurance
Laing Homes Ltd

Summary of Objections
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(a) Principles should be deleted, as object to the loss of employment land in principle.
(b) Substantial part of the site is woodland of amenity value that merits a TPO; due to
topography, vegetation, loss of habitats and proximity to railway line (noise renders
development inappropriate); dwelling capacity it significantly less than 80 dwellings.
Inspector's Reasoning and conclusions
14.2.16
These objections concern matters of principle of allocation that are dealt with
fully in section 3.2.3.
RECOMMENDATIONS
q

AP02/13

Modify the Plan in accordance with PIC A2/12

APPENDIX 2: DEVELOPMENT PRINCIPLES - DOWNLEY MIDDLE SCHOOL / TURNERS
FIELD

PIC A2/13 Objections
See Appendix 14A
PIC A2/23 Objections
0579/34

Michael Lambert

Summary of Objections
(a) Green Space should be retained in entirety.
(b) Object to loss of playing fields.
(c) Inadequate open space replacement; development should be restricted to footprint of
building.
(d) Concept of central open space ‘village green’ fails; no need for formal play area; open
space should be retained for both active and passive recreation. Seek similar solution to
that offered at Heights First School i.e. transferral of green space from school playing field
to the adjoining green field (Turners Field).
(e) Principles do not mention character of village, conservation area or green links. Existing
hedgerows and trees should be retained.
(f) Concern over ownership and maintenance of existing boundary fence.
(g) No consultation has taken place over the use of the old school building for community
purposes.
(h) Need to ensure that some of the financial benefits of the scheme are kept locally to mitigate
the effects on the village of increased traffic and parking problems.
(i) Road improvements proposed should be avoided, as existing tight corners and streets act
as a restraint on speed and traffic.
(j) Close reference should be made to the Downley Village Design Statement.
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(k) Principles should be amended to ensure that dwellings will appeal to a range of potential
purchases (e.g. starter, family and retirement homes).
(l) In response to PIC A2/23, object to the reference to ‘contribution to school places’ when
school site is being developed. No assessment has been made of changes in supply and
demand for school places as a result of school demolition and new build.

Inspector's Reasoning and conclusions
14.2.17
The broad thrust of most of these objections concern matters of principle of
allocation that are dealt with fully in section 3.2.3, which recommends in favour of the
replacement allocation. These matters include open space loss and provision, and local
character.
14.2.18
Given the layout of the roads serving the site, I consider the modest road
improvements identified would secure highway safety without leading to unacceptable
increases in traffic speed.
14.2.19
The objector raises no objection in principle to the use of the Victorian school
building for community use. Other matters, such as fence maintenance, retention of land sale
proceeds fall outside the remit of this Local Plan report. As previously mentioned, the
statement about possible contribution towards provision of school places is not prescriptive and
therefore unobjectionable.
RECOMMENDATIONS
q

AP02/14

Modify the Plan in accordance with PICs A2/13, A2/23, and A2/28

APPENDIX 2: DEVELOPMENT PRINCIPLES – HEIGHTS COUNTY FIRST SCHOOL

PIC A2/14 Objections
See Appendix 14B
PIC A2/24 Objections
0376/89

Axa Equity and Law Life Assurance Society PLC

Summary of Objections
(a) Green Space should be retained. Development should be restricted to footprint of building.
Green Space proposed falls short of that necessary and will lead to a diminution in
amenities.
(b) Object to loss of playing fields.
(c) Object to benefits being taken from this site toward an ‘unknown community facility’ or nonlocal traffic and parking restraint measures. Need to ensure financial benefits of scheme
are kept locally.
(d) Close reference should be made to Downley Village Design Statement.
(e) Concern that proposals for Green Space may attract teenagers and subsequent trouble,
affecting the quality of life for residents.
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(f) Object to toddler play area on site, as it would detract from beauty of the area and duck
pond.
(g) Principles should ensure that dwellings will appeal to a range of potential purchasers
(starter, family and retirement homes).
(h) Green fields, spaces, trees and hedgerows should not be disturbed in new development.
(i) Path to Green Leys is unnecessary. Path may be underused and become dangerous to
use, causing crime and annoyance to adjacent properties.
(j) In response to PIC A2/24, object to the capacity of site and propose that it should be 20
dwellings to reflect the need to retain the existing Green Space on the site.
Inspector's Reasoning and conclusions
14.2.20
The objections to the principle of allocation concerning matters such as the loss
of open space, new provision of open space, housing density and character are dealt with fully
in section 3.2.3, which recommends in favour of the replacement allocation. The development
principles require the protection of existing natural features, and the provision of a toddlers’ play
area would not be seriously out of character with the surrounding suburban area.
14.2.21
Properly designed and lit pedestrian links to surrounding streets should be
beneficial to all residents and need not be the cause of concerns about safety and disturbance
if proper surveillance can be achieved.
RECOMMENDATIONS
q

AP02/15

Modify the Plan in accordance with PICs A2/14, A2/24 and A2/29

APPENDIX 2: DEVELOPMENT PRINCIPLES – TERRIERS FIRST SCHOOL

PIC A2/15 Objections
0376/66
0379/71
0534
0579/20
0839/25
1579/23
2115/1
2139/1
2409/5

Axa Equity and Law Life Assurance PLC
Sport England
Laing Homes Ltd
Michael Lambert
Grange Action Group
Oxford Lane Limited
Michael J Hickman
Nigel Roy Smith
N A Smith

PIC A2/25 Objections
0376/88

Axa Equity and Law Life Assurance PLC

Summary of Objections
(a) Object to capacity of site; this should be reduced to protect green space. Existing green
space capable of providing significant amenity; currently 0.55ha, whilst development
principles indicate that it would be reduced to 0.36ha.
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(b) Open land (car park and recycling facility) and existing service road should be retained and
landscaped.
(c) Object to loss of playing fields.
(d) Inclusion of flats in prominent corner building would maintain housing numbers whilst
protecting green space.
(e) Object to development principles for wildlife, landscape and open space; higher dwelling
numbers would result in better brownfield land utilisation and wildlife, landscape and open
space should more appropriately be considered on Terriers Farm site.
(f) Council has not demonstrated suitability of the site.
(g) Object to proposal to link housing estate to Geralds Road with a public footpath or
emergency access; experience has shown that this will lead to increase vandalism, verbal
abuse and aggravation. Security and privacy of existing residents will be threatened.
(h) Affordable housing should be located on the west side of the site.
(i) Development should consist of a community for the elderly.
(j) Development should include a condition to preserve the existing trees / shrubs on the site
and preservation of wildlife.
(k) Existing pathway alongside back of Freemantle Road should be deleted and there should
be no access to Freemantle Road.

Inspector's Reasoning and conclusions
14.2.22
The objections to the principle of allocation concerning matters such as the loss
of open space, new provision of open space, housing density and character are dealt with fully
in section 3.2.3, which recommends in favour of the replacement allocation. Although a corner
building in the form of a block of flats may be an appropriate design solution for the site, there
may be other possibilities and such level of detail is not required in a Local Plan. Again,
prescribing exactly where affordable housing should be located is unnecessarily detailed.
14.2.23
Properly designed and lit pedestrian links to surrounding streets should be
beneficial to all residents and need not be the cause of concerns about safety and disturbance
if proper surveillance can be achieved
RECOMMENDATIONS
q

AP02/15

Modify the Plan in accordance with PICs A2/15, A2/25 and A2/30

APPENDIX 3: DEVELOPMENT BRIEFING
The Objections
1071/3
1294/6

Persimmon Homes (TV) Ltd
Environmental Records Officer, Bucks County Museum

Summary of Objections
(a) Local Plan should set out a time scale for the preparation of Briefs and their
implementation; a Brief could then take on the status of Supplementary Planning Guidance.
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(b) Correct ‘Sites of Interest for Nature Conservation’ to ‘Sites of Importance for Nature
Conservation’. Include Special Areas of Conservation and Special Protection Areas after
Areas of Attractive Landscape.
Inspector's Reasoning and Conclusions
14.3.1 Development briefs are the subject of district-wide Policy G5 which is the subject of PIC
A3/2 as well as substantial recommended modification (GD05/1-4). As, when and where
such briefs are prepared and adopted for individual sites or areas, they will indeed have
SPG status. It is not at all appropriate to have a programme for brief preparation and for
their detailed implementation. The reason is that PPG3 envisages certain broad
alternative approaches to LPA site release (eg criteria-based, ranking-based and periodbased (see ‘Planning to Deliver’: July 2001)). Planning brief preparation essentially
depends on the imminent or likely release of land and not vice versa. The detailed nature
conservation terminology has been the subject of PIC A3/1 which is endorsed as factually
correct.
RECOMMENDATION
q

AP03/1

Modify Appendix 3 in accordance with PIC A3/1.

APPENDIX 7:
SPACE

PUBLIC OPEN SPACE, OUTDOOR SPORT, CHILDREN'S PLAY

The Objections
0379/27
0379/35
0572/9

Sport England
Sport England
Fairview New Homes PLC

PIC A7/1 Objections
0408/35

Ercol Furniture Ltd

Summary of Objections
(a) Status of Appendix requires clarification. It should not be part of the Local Plan if it is to
perform the role of Supplementary Planning Guidance.
(b) Appendix fails to specify type of facilities which might be included within each type of public
open space identified.
(c) NPFA standards are minimum recommended guidelines and this should be acknowledged
in the text.
(d) A detailed assessment of playing pitches in the District is required.
(e) It should be made clear whether the proposed standard for outdoor sport is in addition to
that for public open space as outlined.
(f) Appendix should incorporate provision for built sports and recreation facilities in association
with new residential development, in addition to outdoor sports and open space.
Alternatively, it should be made clear that appendix only relates to outdoor facilities.
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(g) In response to PIC A7/1, propose that plans showing deficiency areas should be produced
as part of the Local Plan.
Inspector's Reasoning and Conclusions
14.7.1 The function of the various Appendices is to set out the more detailed information which
is the subject of the various Policies or Proposals of the Local Plan. An example already cited
is the Residential Design Guidance. For user and editorial convenience, it is as well that such
detail is part of the Plan. If it were relegated as SPG, there is a danger that it would be read out
of context. It would also not enjoy the same status nor could it be as easily cited in
development control and allied decisions. By the same token, specific details of open space
adequacy or deficiency are to be included in Appendices 7 and 8 (see RT0-4). Such appended
detail, deriving mainly from the 2002 ‘Local Cultural Strategy’, will enable development control
decisions to be more reliably defended when Chapter 12 Policies are at issue. It is not the
function of the Appendices to go down to the level of individual development sites or proposals.
That is the function of Appendices 2 and 3 (Development Principles and Development Briefing).
14.7.2 The effect of PIC A7/1 would be to introduce a summary of open space and leisure
facilities deficiencies in Appendix 7. This is in line with PPG17 advice and provision may differ
from previous NPFA norms. Playing pitch retention or incremental provision will be secured by
reference to the various adopted Policies of the Local Plan. Local auditing of such provision
will be published in 2002 and presumably be thereafter monitored in accordance with PPG17
advice and supplementary future guidance (eg ‘Good Practice Guides’). The LPA state that
their overall future standards for open space generally will include playing field provision. It is
important to note that only open land uses (ie not buildings) will be the subject of Appendix 7. It
is understood that detailed mapping of open space deficiency will be shown in the form of SPG.
This will presumably be based on the above 2002 Strategy; in any case it would not be helpful
or convenient to show such detailed and transient information on the Proposals Map or Insets.
RECOMMENDATION
q

AP07/1

Modify Appendix 7 in accordance with PIC A7/1.

APPENDIX 8: DEFICIENCIES OF PROVISION IN OPEN SPACE
The Objections
0379/34

Sport England

Summary of Objections
(a) Appendix 7 and 8 are confusing and unhelpful.
(b) Appendix should be amended to identify the type of open space deficiency in each instance
(whether District, Sub-District, Neighbourhood, Local or Small Local).
(c) Appendix should be extended to include areas suffering from a deficiency in outdoor
pitches in light of the playing pitch review.
Inspector's Reasoning and Conclusions
14.8.1 It is earlier proposed that Appendices 7 and 8 be amalgamated and possibly extended
by the inclusion of a Technical Note on Open Space Provision and Deficiency (see
RT00/2). The form of this revised Appendix will be for the LPA to devise but the
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suggestion that it be hierarchical in format has much to commend it. This would make it
easier to bring to bear on specific development control decisions. No doubt the LPA will
give consideration to the illustration of the new Appendix 7 by means of suitably sized and
scaled maps or diagrams. This has been done with advantage in Appendix 9. It appears
to be a useful alternative to the inclusion of deficiency information on the Proposals Map.
On the other hand, if monitoring and consequential updating suggest the need for frequent
revision, such data may better be included in the 2002 Strategy publication, already
referred to.
RECOMMENDATION
q

AP08/1

Modify Appendices 7 and 8 in accordance with earlier recommendation RT00/2.

APPENDIX 9: PUBLIC TRANSPORT ACCESSIBILITY MAP
The Objections
0817/35

Croudace Ltd

Summary of Objections
(a) It would be useful to complement the map with time contours showing areas of the District
that are 10, 20 and 30 minutes away from public transport services. Whilst the map
identifies the population support that exists for public transport services, it does not identify
areas that are most accessible.
Inspector's Reasoning and Conclusions
14.9.1 The Appendix 9 Public Accessibility Map appears closely to follow the former DoE and
DTp advice as set out in ‘Development Plans: Good Practice Guide’ (1992) and ‘PPG13:
Guide to Better Practice’ (1995). The Map shows five accessibility zones in Wycombe
District for the purposes (among others) of locating key land use activity and of determining
appropriate parking standards. Such considerations might arise in the context of Policies
T1, T3, T4 and T9 when development control decisions have to be made or justified. It is
not immediately obvious why 10 minute time contours with respect to scheduled public
transport would assist this process. Accessibility is a composite function of nodality,
frequency of service and population distribution. Time contours merely serve to indicate
travel distance by specified mode to the nearest public transport point, regardless of level
of service; a largely irrelevant measure of accessibility.
RECOMMENDATION
q

AP09/1

No modification

APPENDIX 10: PARKING STANDARDS
The Objections
0339/5
0351/3
0509/7
0840/7
0872/34

Slough Estates PLC
John Laing Property
Lattice Property (Formerly BG Property)
Marlow and District Chamber of Trade & Commerce
Government Office for the South East
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PIC A10/1 Objections
0424/3
1739/16
2063/22
2137/7

Marks & Spencer PLC
Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd / Wycombe Option Ltd
Waitrose

PIC A10/2 Objections
1798/32
2124/8

Buckinghamshire County Council - Environmental Services Dept
Crime Prevention Design Adviser, Thames Valley Police

Summary of Objections
(a) Non-residential car parking standards are too low. Recommend that parking standard for
B1 and B2 development in Accessibility Zone 1 is amended to 1 space per 50.
(b) Change in level of Accessibility Zones 1 and 2 is nowhere near as great as the change in
parking standards would suggest. To ensure that town centre sites are brought forward for
development, the difference in standard should be reduced.
(c) For non-residential parking in Zone 1, there is a strong case for allowing only operational
parking, given the high quality public transport links in existence and an existing supply of
public parking spaces.
(d) Using ‘accessibility’ as a determinant of zones is not sufficiently robust. Accessibility can
alter rapidly. The Regional Transportation Strategy in revised RPG9 is likely to adopt a
different approach, concentrating on land use characteristics and land use types, in a zone
matrix.
(e) Standards will reduce effectiveness in encouraging town centre development.
(f) Commuted car-parking policy is inconsistent and does not comply with Government
guidance. Proposals are a ‘blanket’ formulation which do not give sufficient regard to
specific circumstances. Needs to be clear that contributions will be in accordance with
Circular 1/97.
(g) Following the reporting of the ‘Marlow Traffic Survey’, the plan relating to Marlow and
transport should be redrafted to take into account the results of the survey. Clear plans
showing accessibility zones for each major centre should be attached.
In response to PIC A10/1
(h) Concern at reference to commuted payments; paragraphs 2.3 and 5.1 are contrary to latest
Government thinking; PPG13 makes it clear that these are no longer appropriate.
Reference should be deleted.
(i) PIC seeking commuted payments to implement the strategy of P&R is unreasonable and
unjustified and should be deleted.
In response to PIC A10/2
(j) Holding objection, pending submission of further comments; changes have significant
implications for the Highways Authority and Wycombe Transportation Strategy.
(k) Concern that reduced number of parking spaces will put pressure on drivers, creating
higher car crime as people park further from where they can see their cars; likely parking on
pavements and disputes between motorists and residents as to who should park where. A
more flexible approach and practical standard is required.
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Inspector's Reasoning and Conclusions
14.10.1
The variable imposition of on-site parking standards reflect current government
advice to integrate land use and transport planning and also to restrain the use of motor
vehicles for optional purposes. The content of Appendix 10 merely reflects the priorities of
Policy T1 (as modified by PICs 7/2 and 7/19). Town centre redevelopment need not be
inhibited by such planning standards and policies. The reason is that the Local Plan appears to
be following overall planning guidance as set out in PPGs 6 and 13. Moreover, the proposed
levels of maximum parking provision are not inconsistent with either PPG13 (Annex D) or the
directly relevant advice of RPG9 (Policy T3). In the case of the latter, there is evidence that the
LPA has consulted adjoining authorities and no objections seem to have been received from
that quarter in this particular context.
14.10.2
The latest relevant advice on parking policy is set out in PPG13 (paragraph 51).
This does not advise LPAs against the imposition of commuted sums for parking. Indeed, it
advises the use of shared parking, particularly in town centres. It is difficult to see how such a
policy could be implemented without some form of commuted payment. At the same time, it
would be inadvisable to embargo all but operational parking in Zone 1 (High Wycombe Town
Centre) since the PPG advises caution in prescribing differential standards as between town
centres and the periphery. In the case of High Wycombe at least, there is the prospect of some
transference of parking capacity from centre to periphery under Policy T17 P+R proposals.
This will be done only after monitoring has shown that this is an appropriate course of action
and there would seem to be no C1/97 policy objection to it.
14.10.3
The differential between Zone 1 and Zone 2 employment parking standards
would be reduced as a result of PIC A10/1, which is endorsed as being broadly in line with
PPG13 advice. The use of the Appendix 9 Accessibility Zones to vary the levels of maximum
on-site parking provision is logical and is wholly consistent with the advice of the PPG13 Good
Practice Guide (see 3.11-12 etc). No doubt the standards will be kept under review and altered
if necessary at the stage of Local Plan Review. The smaller urban centres, such as Marlow,
are within the Zone 3-4 band and it is doubtful whether they should be re-zoned in view of their
low-density catchment characteristics. In any event, the extent of redevelopment within the
smaller centres is likely to be limited on account of their extensive conservation area status. No
doubt the extent of parking within redevelopment sites will reflect their future function and
existing parking capacity (eg Policies M4 and M5).
14.10.4
The holding objection to the PIC A10/2 alterations (June 2000) predates the
publication of PPG13 (Annex D) in March 2001. The PIC contains marginally adjusted
standards for residential parking in Zone 2, for disabled parking at places of employment and
retailing in all zones. These changes seem unexceptionable and are endorsed. The fear that
any reduction in parking provision will inevitably lead to car crime, physical violence and other
forms of anti-social behaviour may well be exaggerated. These are all matters for law
enforcement and road traffic regulation and do not directly concern land use planning. To the
extent that they do, they may well be addressed for development control purposes by Policies
G25 and T19 of the Local Plan.
RECOMMENDATION
q

AP10/1

Modify Appendix 10 in accordance with PICs A10/1 and A10/2.

APPENDIX 11: ROAD SCHEMES AND TRANSPORT IMPROVEMENTS
The Objections
0345/2

Bryant Homes Technical Services Ltd, David Wilson Estates Ltd, Lovell
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0374/5
0367/13
0509/5
0678/7
1426/9
1516/7
1577/1
1579/17

Partnerships Ltd
The Countryside Agency
Highways Agency
Lattice Property (Formerly BG Property)
Thames Water Property Division
Mrs Pauline Bushell
Mrs M Mason
J Platt
Oxford Land Limited

PIC A11/2 Objections
0345/17
0376/67
0408/36
0840/67
1679/8
2136/9

Bryant Homes Ltd, David Wilson Estates Ltd, Lovell Partnerships Ltd
Axa Equity & Law Life Assurance Society PLC
Ercol Furniture Ltd
Marlow and District Chamber of Trade & Commerce
Mr & Mrs Brant, Kingsmead Road Caring Residents
Thames Water (Property Division)

PIC A11/3 Objections
1739/15
2063/21
2133/4

Lord Carrington’s Grandchildren’s Settlement
Wycombe Summit Ltd / Wycombe Option Ltd
Mrs Patricia Price

Summary of Objections
(a) M40-A404 Junction; improvement should be deleted; there is no scheme to improve the
junction in the targeted programme of improvements in the recent White Paper ‘A new deal
for Trunk Roads in England’.
(b) A404/ Hazlemere Diversion; object to line of diversion which is shown to run through
safeguarded land in the AONB. No justification to build new roads into or through the
AONB. Route should be deleted as the Proposals Map does not designate a preferred
route and link it to the A404; the diversion conflicts with Government guidance and
emerging SERPLAN policies; it will cause increase in noise and pollution; destroy green
fields; conflict with local plan policies and guidance for the Chilterns AONB.
(c) Desborough Road to Queen Alexandra Road Scheme; should be deleted. The reservation
has been required for many years, but little or no progress has been made in implementing
it, there is no justification for it and the reservation line has a significant impact on the Lily’s
Walk site.
(d) Propose new scheme: mini roundabout at junction of Oxford Road into West Street in
Marlow.
(e) Propose new scheme: junction and park and ride improvements to the east of the Marlow
bypass.
In response to PIC A11/2:
(f) Wycombe Marsh; object to new local distributor road between London Road and
Kingsmead Road as no detailed highway /transport study has been carried out. Reference
to access points and link road is onerous and unreasonably related to sites development.
(g) Wycombe Marsh; reference to additional highway improvements away from the immediate
locality of the site is contrary to draft PPG13 which requires that the nature and scope of
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contributions towards transport improvements be indicated. All road improvements and
contributions to public transport and infrastructure should be fairly and reasonably related to
the site’s redevelopment and identified at the planning application stage by way of a
detailed traffic and transportation impact assessment. Inconsistency between Appendix 2
and Appendix 11 of the Plan.
(h) Wycombe Marsh; object to new road entering site from Junction of Abbey Barn Lane and
Kingsmead Road, and cutting through green space.
(i) Ercol; reference to the Ercol site transport requirements should be amended to
‘contributions towards local highway improvements subject to their need being confirmed by
a detailed traffic impact assessment and reconciled with Circular 1/97’.
(j) Abbey Barn South; not appropriate to identify specific road schemes and transport
improvements in relation to particular development sites; this can only be done following a
detailed transport study. Requirement for a new local distributor road should be deleted;
provision has not been justified.
(k) Park Mill Farm; object to new pedestrian route; words ‘a bridge to Wades Park’ should be
deleted. Point (10) should read ‘widening of flare on Longwick Road approach to Tesco
roundabout’. Points (11-12) should be deleted and replaced as a single entry as ‘funding
towards the provision of improved pedestrian and cycle linkages between the site and
Princes Risborough Town Centre and railway station’. Point (13) should read ‘funding
towards the provision of a new shuttle bus service connecting with Summerleys Road and
Longwick Road, including a new bus gate on Mill Lane’.
(l) In response to PIC A11/3, object to the deletion of the M40-A404 junction scheme, as it is
understood that money was secured from Central Government for these improvements.
Proposed major works would have been of benefit; they should be reinstated.
Inspector's Reasoning and Conclusions
14.11.1
The purpose of Appendix 11 is merely to summarise the extent and agencies of
road schemes and transport improvements that are mentioned elsewhere in the Local Plan. To
the extent that various objections have been made to these, notwithstanding that they are dealt
with elsewhere in this Report, they are addressed under their lower case references as below:
(a)

The design of the M40-A404 intersection is again under review and its possible
improvement may now appropriately be shown on the Proposals Map.

(b)

The A404 Hazlemere Diversion is elsewhere recommended for deletion from the Plan.

(c)

The Desborough Road Scheme is proposed by the Bucks CC and should be included.

(d)

The Oxford Street-West Street junction improvement in Marlow is too minor a scheme for
inclusion in the Local Plan and does not anyway figure in the Local Transport Plan.

(e)

The P+R proposals next to the Marlow Bypass (A404) (see T17(5)) is not recommended
for inclusion and would be subject to (modified) Policy T17 if programmed in future.

(f-h) Wycombe Marsh transport improvements are comprehensively covered elsewhere in this
report and will be the subject of detailed negotiations and planning permission in due
course.
(i)

Ercol Site is the subject of a resolution to grant planning permission subject to a s106
agreement.

(j)

Abbey Barn Site is recommended for deletion as an allocation.

(k)

The revised Development Principles as for Park Mill Farm allocation set out in PICs A2/10
and A2/20 deal with these points in principle, although the level of detail proposed by
objectors is inappropriate for a Local Plan. The revised wording allowing for the provision
of a second crossing of the railway in an unspecified form is also endorsed.
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(l)

see (a) above.

RECOMMENDATION
q

AP11/1

Modify Appendix 11 in accordance with PICs A11/1, A11/2 and A11/3.

APPENDIX 12: AREAS OF ATTRACTIVE LANDSCAPE AND LOCAL LANDSCAPE
AREAS
The Objections
0039/4

Michael and Janice M Jose

PIC A12/1 Objections
0376/68
0571/35

Axa Equity and Law Life Assurance Society PLC
Laing Homes Ltd

Summary of Objections
(a) Gomm Valley should be included in the list of LLAs.
(b) In response to PIC A12/1, object to the inclusion of Gomm Valley.
(c) In response to PIC A12/1, object to the failure of description to adequately reflect character
of Gomm Valley and its local landscape significance which totally justifies its designation as
a Local Landscape Area.
Inspector's Reasoning and Conclusions
14.12.1
In the light of the earlier recommendation to allocate the Gomm Valley as an
ASL, it would not be expedient to designate the area as LLA in accordance with PIC10/6.
RECOMMENDATION
q

AP14/1

No modification.

APPENDIX 13:
RESERVES

SITES OF SPECIAL SCIENTIFIC INTEREST+LOCAL NATURE

The Objections
0483/7
1193/13
1193/23
1200/30
1294/7
1646/3

Wooburn Parish Council
Environment Agency
Environment Agency
English Nature
Environmental Records Officer, Bucks County Museum
John Dalton

PIC A13/1 Objections
0376/58

Axa Equity and Law Life Assurance Society PLC
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Summary of Objections
(a) Should be titled ‘Sites of Nature Conservation Interest’; grid references should be attributed
to the sites. Reference should be made to the fact that the Environmental Records Centre
holds information and is available for reference.
(b) Correct spelling of Buttlers Hangings and Moorend Common.
(c) ‘Brush Hill’ Princes Risborough appears to be missing from the list of LNR’s.
(d) The Warren Nature Reserve should be shown on the Proposals Map as a Local Nature
Reserve.
(e) In response to PIC A13/1, propose that the Plan should set out the criteria that the Council
use to assess the effect of a planning application on each SINC and BNS, particularly in the
case of SINCs which have no statutory force.

Inspector's Reasoning and Conclusions
14.13.1
The objections which refer to minor errors and omissions are accommodated by
PIC A13/1 and are endorsed as matters of fact. The Local Plan sets out an overall policy
and detailed criteria for development affecting all grades of nature conservation areas in
Policies L8a and L9a, these modifications being earlier endorsed (see L8-L10). Policy L9a
(1-2) lays down the broad criteria for assessing development proposals. Chapter 10 of this
Report also sets out a suitable format for the information contained in Appendix 13. This
would include a Proposals Map reference, the name of the conservation site, its precise
status, its National Grid Reference (NGR) and its overall area. This supplementary data
and cross referencing as between Written Statement and Proposals Map has earlier been
noted as of particular assistance to future users of the Local Plan.
RECOMMENDATIONS
q

AP13/1
Modify Appendix 13 and the Proposals Map in accordance with PIC A13/1,
M/19, M/20 and Recommendation LN08/6.

APPENDIX 14: CONSERVATION AREAS + PARKS AND GARDENS
The Objections
0768/4

Mrs J I Ricketts

Summary of Objections
(a) Ashwells should be listed as an area of special historical interest.
Inspector's Reasoning and Conclusions
14.14.1
It is not the function of the Local Plan to secure the designation of conservation
areas; merely to record the fact and extent of their designation. Since the Berghers Hill
Conservation Area has been altered in extent by a very minor deletion, it would be
appropriate to show this on the Proposals Map. This is on the understanding that the
necessary statutory formalities, including notification and advertisement, have been
completed. Similarly, the various alterations and extensions to the registered Parks and
Gardens of Special Historic Interest, notified by the Historic Buildings and Monuments
Commission on 10 August 2001), may appropriately appear on the Proposals Map. As
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with other notations, the LPA may think it useful to indicate the NGRs of the various
locations in the Appendix.
RECOMMENDATION
q

AP14/1
Modify Appendix 14 and the Proposals Map in accordance with PICs A14/1,
M/54-59 and M/62.

APPENDIX 15: SCHEDULED ANCIENT MONUMENTS
The Objections
0867/2
0867/7

West Wycombe Parish Council
West Wycombe Parish Council

Summary of Objections
(a) West Wycombe Hill has never been referred to as Church Hill; it should be referred to as
‘West Wycombe Hill’. Question why English Heritage should dictate this.
Inspector's Reasoning and Conclusions
14.15.1
The reference to Church Hill follows the name given on designation of the
Scheduled Ancient Monument by the Historic Buildings and Monuments Commission. The
LPA intend by PIC A15/1 to insert its more familiar name ‘West Wycombe Hill’ in
parenthesis in deference to West Wycombe PC and this addition is endorsed. Also
proposed are the additions to Appendix 15 and the Proposals Map of new Scheduled
Ancient Monuments. As with other notations, the LPA may think it useful to indicate the
NGRs of the various locations in the Appendix.
RECOMMENDATION
q

AP15/1

Modify Appendix 15 in accordance with PICs A15/1, A15/2, A15/3 and M/60-61.
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CHAPTER 15 – PROPOSALS MAPS
PROPOSALS MAPS AND INSETS
The Objections
0158/90
0277/03
0345/01
0345/18
0376/08
0376/75
0376/76
0376/77
0379/22
0481/09
0547/06
0595/10
1071/07
1193/32
1193/33
1193/34
1193/35
1193/36
1193/37
1193/38
1193/39
1193/40
1193/41
1193/42
1193/43
1193/44
1193/45
1193/46
1193/47
1193/48
1200/19
1207/08
1279/07
1281/06
1293/12
1293/22
1294/15
1459/02
1579/36
1584/45
1584/73
1695/09
1695/10
1999/01
2136/10

High Wycombe & Marlow Green Party
Mr Graham Parcell
Bryant Homes
Bryant Homes
Axa Equity & Law PLC
Axa Equity & Law PLC
Axa Equity & Law PLC
Axa Equity & Law PLC
Sport England
Berkeley Eastoak Investments
Mr & Mrs Beckford
BBONT
Persimmon Homes
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
Environment Agency
English Nature
Gomm Valley Residents Action Group
Mr David Coe
Great Marlow Parish Council
Naphill & Walter’s Ash RA
Naphill & Walter’s Ash RA
Environmental Records Officer, Bucks County Museum
Mr D R Smith
Oxford Land
The Marlow Group
The Marlow Group
Mr A Rush
Mr A Rush
Mr C S Pitcher
Thames Water
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Summary of Objections
(a) SSSIs at Coombe Bank SU745937, Bolter End Sandpit SU798918 Fayland Chalk Bank
SU787887 are not shown clearly.
(b) Policy C13 notation does not match key colour.
(c) Policy L7 notation can be confused with SSSIs.
(d) Park Mill Farm site access symbols not shown on key.
(e) Walter’s Ash name does not appear on OS map base.
(f) AONB cross hatching notation altered at Grange Farm.
(g) Cycle routes annotated under Policy T17 and not T7.
(h) Strategic Housing Allocation (H2) sites have Alert Sites either within them or adjacent.
(i) Employment Sites (E4) have Alert Sites within them.
(j) Policy GB9 site includes Widdenton Park Wood SSSI.
(k) Abbey Barn South site should distinguish Policy RT6 hotel development.
(l) Abbey Barn Road-London Road junction improvement shown on Map but not listed.
(m) Recent development not shown on line of Bourne End-High Wycombe former railway.
(n) OS map base not updated with regard to woods and wide hedgerows in valley.
(o) BNSs and SINCs should be shown on the Proposals Map.
(p) Green Belt boundaries at Downley and Naphill are now outdated and illogical.
(q) The OS base is inaccurate with respect to development at Marlow and Bovingdon Green.
(r) The OS base should be updated with respect to the Marlow Brewery development.
(s) Strategic housing allocations should be named or numbered for ease of reference.
(t) Business Parks should be named or numbered for ease of reference.
(u) Playing fields should be identified on the Proposals Map.
(v) Scheduled Ancient Monument symbols do not show up well on green backgrounds.
(w) SSSIs crossing district boundaries should be shown over their full extent.
(x) Chiltern Beechwoods Candidate SAC should be indicated.
(y) Watercourses covered by Policy covered by Policies L6 and RT13 should be indicated.
(z) Policy L3 Green Space omitted on certain school sites following PICs M/7, M/9 and M/10.
Inspector's Reasoning and Conclusions
14.15.1
The objections which have been made to the contents and graphical design of
the Proposals Map and Insets are very largely technical in nature. In many cases they refer to
other objections of a substantive nature. In other cases, the effect of Pre-Inquiry Changes
(PICs) has been to require a consequential change in the Proposals Map itself. References
have been made here, as elsewhere, to the difficulty in reading the Written Statement and
Maps together. This problem might be eased by (a) indicating 100 m OS grid references on
any locations listed in the Statement (b) displaying the relevant Policy numbers on Map
symbols or notations and (c) inserting the placenames of key allocations on the Map. No
formal recommendation is made on these matters. Since the objections are both detailed and
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technical, reasoning and conclusions will be summarised individually by lower case references.
(a) Policy L8 site notation is the subject of PICs PMAP/1 and M/36 but might also be
annotated on Map and Appendix 13 (eg L8a7 (Fayland Chalk Bank)) (see LN08/6).
(b) This discrepancy was evidently caused by a printing error that will presumably be corrected
(c) The Policy L7 notation has been deleted by PIC M/17 and will remove the confusion.
(d) Details of access points to Park Mill and Oaktree Farms have been removed from the Map.
(e) The name ‘Walter’s Ash’ will be added to the Map by PIC M/37.
(f) The AONB notation will be clarified as a consequence of PIC M/39.
(g) Cycle Route notation corrected by PIC M/40.
(h) This comment has been noted by the LPA for future reference; no other action required.
(i) This comment has been noted by the LPA for future reference; no other action required.
(j) SSSI was previously included within the allocated site; not inconsistent with its status.
(k) Abbey Barn South hotel site recommended for deletion (see RT6.3/1).
(l) Appendix 11 will reflect revised road improvements (see PIC A2/1) and Map amended.
(m) Recent development on abandoned railway noted in report (see T11); Map to be amended.
(n) The extent of existing vegetation will be corrected by PIC M/41.
(o) SINCs and BNSs need not feature on Proposals Map (see also PICs 10/20 and A13/3).
(p) Green Belts can only be altered ‘exceptionally’ (see LN03.20/1); not justified here.
(q) The use of the OS base in its latest updated form is mainly intended as a locational device.
(r) The use of the OS base in its latest updated form is mainly intended as a locational device.
(s) The use of housing allocation names and numbers (eg H2(2)(c)) will be done by PIC M/42.
(t) There are now no business park allocations but the above remarks are relevant to them.
(u) The identification of individual playing fields is not recommended (see RT3).
(v) The sites of Scheduled Ancient Monuments are quite clearly coded (HE20) on the Map.
(w) The Development Plan Regulations do not permit proposals outside LPA boundaries.
(x) Chiltern Beechwoods are included in Appendix 13 by PIC10/12 and will be shown on the
Map at the appropriate time (ie as and when formally designated).
(y) The relevant watercourses are clearly identifiable on the Proposals Map and Insets.
(z) Green spaces on school sites omitted on account of proposed housing allocations.
RECOMMENDATION
q

AP16/1

Modify the Proposals Maps and Insets in accordance with the following:
PICs M/1 M/3 M/4 M/5 M/6 M/7 M/9 M/10 M/17 M/37 M/39 M/40 M/41 M/42.

Chapter 15 – Proposals Maps
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WYCOMBE DISTRICT LOCAL PLAN TO 2011
Schedule Containing all the Policies where the Inspector has Made a Recommendation and the Council’s Response to those
Recommendations

This report should be read in conjunction with the Inspector’s Report into objections to the Local Plan (December 2002), the Inspector’s Report
Clarification Schedule and Addendum (April 2003) and the Wycombe District Local Plan to 2011 Proposed Modifications document.
In accordance with the requirements of the Town and Country Planning (Development Plan) (England) Regulations, 1999, this document
details all the recommendations contained in the Report of the Inspector into the Wycombe District Local Plan to 2011 and the Council’s
response to those recommendations. The report was approved by the Cabinet on 16 June 2003.
There are 576 recommendations in the Report of the Inspector of which 154 are to “change the plan”, 172 are “supporting the Council’s
proposed pre-Inquiry changes” and 250 are for “no modifications”. The Council’s response is to “accept” 517 of the Inspector’s
recommendations, “reject” 22, and “partially accept” 37. These are listed in this report which comprises five columns and use the following
terminology or “codes”:
1. Ref. No.
2. Policy Ref. And Subject
3. Inspector’s recommendation

4. Council Decision

5. Reasons

Recommendation reference number in the Inspector’s Report
Policy reference number and title / site
NO MODS – Inspector recommends no modification to Local Plan
REC-PIC – Inspector recommends the Council’s proposed Pre-Inquiry Changes (PICs) or Further
Proposed Changes (FPICs) but no other changes
CHANGE LP – Inspector recommends a change to the Local Plan (other than those set out in the
Council’s proposed PICs or FPICs). This can include a recommendation to change PICs.
DELETE – Inspector recommends deletion of the policy / proposal
NO MODS (REJ PIC) – Inspector recommends no modification to the Local Plan rejecting the Councils
proposed PICs.
The Council’s decision in respect of the Inspector’s recommendation
ACCEPT – Accept recommendation in full
PARTIALLY ACCEPT – Partially accept recommendation – accept some aspects of the recommendation
but not all
REJECT – Reject Inspector’s recommendation
The reasons for the Council’s decision listed in column 4.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council’s Decision

Reasons

CHAPTER 1- Introduction
IN/1

General

NO MODS

ACCEPT

To accord with the Inspector’s report.

IN/2

The District and Development
Pressures

REC PIC 1/1, 1/2,
1/3, 1/4 and
CHANGE LP

ACCEPT

To accord with the Inspector’s report.

IN/3

Sustainable Development

REC PIC 1/5 and 1/6

ACCEPT

To accord with the Inspector’s report.

IN/4

Broad Development Strategy

NO MODS

ACCEPT

To accord with the Inspector’s report.

IN/5

Preparation of the Deposit
Plan

NO MODS

ACCEPT

To accord with the Inspector’s report.

IN/6

Implementation Resources

NO MODS

ACCEPT

To accord with the Inspector’s report.

IN/7

Monitoring, Review and
Timescale

CHANGE LP

PARTIALLY ACCEPT

The Inspector recommends a change to the wording of PIC 1/8. This
gives rise to two issues. Firstly, he does not explicitly recommend
PIC 1/8 – however, by recommending a change to the wording of that
PIC it clearly was his intention to recommend PIC 1/8. Secondly the
phrase that he wishes to delete is not actually proposed by the
Council – a very similar phrase is proposed and the Council will
delete that in order to accord with the Inspector’s intentions.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 2- General Development
GD/1/1

G1 Development Strategy for
Wycombe District

DELETE & CHANGE
LP

ACCEPT

To accord with the Inspector’s Report.

GD/2/1

G2 Environmental
Assessment

REC PIC 2/2

ACCEPT

To accord with the Inspector’s Report.

GD/2/2

G2 Environmental
Assessment

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.

GD/2/3

G2 Environmental
Assessment

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/2/4

G2 Environmental
Assessment

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/3/1

G3 Developer Contributions

REC PIC 2/3

ACCEPT

To accord with the Inspector’s report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GD/3/2

G3 Developer Contributions

CHANGE LP

PARTIALLY ACCEPT

The Inspector recommends a cross-reference to Circular 1/97.
However, the DTLR Consultation Paper dated December 2001
entitled “Reforming Planning Obligations: A consultation paper”
initiated a debate about the future of Planning Obligations and
consequently the advice in Circular 1/97. In July 2002 the Deputy
Prime Minister produced a statement “Sustainable Communities –
Delivering through the Planning System”. This stated at paragraph 53
that the policy guidance in respect of planning obligations would be
revised. Given that it is known that Circular 1/97 will be revised,
possibly before the adoption of the Plan, it would detract from the
currency of the Plan to include a reference to out of date guidance.
Nevertheless the Inspector’s wider point in respect of the need to
cross reference to national policy guidance is accepted and therefore
it is proposed to modify the Plan to refer Circular 1/97 and any
possible replacement.

GD/3/3

G3 Developer Contributions

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/3/5

G3 Developer Contributions

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/3/6

G3 Developer Contributions

CHANGE LP

ACCEPT

To accord with the Inspector’s report. Although similar to
recommendation GD/3/2 the factual context is such that this
recommendation can be accepted.

GD/4/1

G4 Character and Local
Distinctiveness

REC PIC 2/4

REJECT

This recommendation is directly contradicted by recommendation
GD/4/3 that proposes a substantive rewrite to the policy without
including the phrase that this PIC proposes to insert in the Plan, and
is also contrary to the Inspector’s reasoning in the first sentence of
paragraph 2.4.5 of his report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GD/4/2

G4 Character and Local
Distinctiveness

CHANGE LP

REJECT

The first sentence of paragraph 2.18a is a quotation from paragraph
15 of PPG1. If the Inspectors recommendation were accepted the
sentence would no longer accurately reflect the contents of PPG1.
The Council will propose a change to insert quotation marks around
the relevant phrase.

GD/4/3

G4 Character and Local
Distinctiveness

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/5/1

G5 Development Briefs

REC PIC A3/2

ACCEPT

To accord with the Inspector’s report.

GD/5/2

G5 Development Briefs

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/5/3

G5 Development Briefs

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/5/4

G5 Development Briefs

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/6/1

G6 Design Statements

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/7/1

G7 The Character of Large
Scale Development

REC PIC 2/5

ACCEPT

To accord with the Inspector’s report.

GD/7/2

G7 The Character of Large
Scale Development

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/7/3

G7 The Character of Large
Scale Development

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/8/1

G8 Roofscape etc.

REC PIC 2/6

ACCEPT

To accord with the Inspector’s report.

GD/8/2

G8 Roofscape etc.

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/8/3

G8 Roofscape etc.

CHANGE LP

ACCEPT

To accord with the Inspector’s report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GD/8/4

G8 Roofscape etc.

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/9/1

G9 Improving the Local
Context and Protecting
Amenity

CHANGE LP

ACCEPT

To accord with the Inspector’s report. The Council assume that the
Inspector proposed the deletion of the existing sub-heading.

GD/9/2

G9 Improving the Local
Context and Protecting
Amenity

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/9/3

G9 Improving the Local
Context and Protecting
Amenity

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s report. However introduction of a test
for solar gain on all planning applications in upper case policy would
seem to be unreasonable – and consequently it is not proposed to
carry this part of the recommendation forward. – although the
inspectors proposal to refer to this issue in the lower case text is
accepted.

GD/9/4

G9A Access for People with
Disabilities

NO MODS

ACCEPT

To accord with the Inspector’s report and clarification schedule.

GD/10/1

G10 Landscaping

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/11/1

G11 Trees, Hedgerows and
Woodlands

REC PIC 2/8

ACCEPT

To accord with the Inspector’s report.

GD/11/2

G11 Trees, Hedgerows and
Woodlands

CHANGE LP

REJECT

TPO legislation requires replacement planting unless the LPA
specifically waives this requirement. The third paragraph expresses
our intent to follow this approach. However it is proposed to further
amend the text to add “having regard to the particular circumstances
in each case” which reflects the Inspector’s view that replacement of
TPO trees should be dealt with on a case by case basis, as set out in
paragraph 2.11.1 of his report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GD/11/3

G11 Trees, Hedgerows and
Woodlands

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

GD/12/1

G12 Waste Management

NO MODS

ACCEPT

To accord with the Inspector’s Report.

GD/13/1

G13 Pollution and Nuisance

NO MODS

ACCEPT

To accord with the Inspector’s report.

GD/14/1

G14 Air Quality (para 2.52)

CHANGE LP

ACCEPT

To accord with the Inspector’s report

GD/14/2

G14 Air Quality

REC PIC 2/9

ACCEPT

To accord with the Inspector’s Report.

GD/14/3

G14 Air Quality

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

GD/15/1

G15 Noise Pollution

REC PIC 2/10

ACCEPT

To accord with the Inspector’s Report

GD/15/2

G15 Noise Pollution

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

GD/16/1

G16 Light Pollution

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.

GD/18/1

G18 Contaminated Land

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

GD/18/2

G18 Contaminated Land

REC PIC 2/11

ACCEPT

To accord with the Inspector’s Report.

GD/19/1

G19 Water Resources.

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.

GD/19/2

G19 Water Resources.

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GD/20/1

G20 Development in the
floodplain.

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s Report (having regard to his letter of
clarification), but to reduce the length of the paragraph proposed to be
inserted by the Inspector. Part of the Inspectors proposed text refers
to the Environment Agency providing data that reflects sub zones a)c) of the area covered by policies G20 and G21. However, the
Environment Agency have written to the Council and indicated that
they have no such maps. This text is therefore inappropriate to
include in the Plan.

GD/20/2

G20 Development in the
floodplain

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.

GD/20/3

G21 Development in the
floodplain

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.

GD/22/1

G21A Surface and
Groundwater Protection

REC PIC 2/12

ACCEPT

To accord with the Inspector’s report.

GD/22/2

G22 Surface and
Groundwater Protection

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

GD/23/1

G23 Renewable Energy

NO MODS

ACCEPT

To accord with the Inspector’s Report and clarification schedule

GD/24/1

G24 Advertisements and
signs

REC PIC 2/17

ACCEPT

To accord with the Inspector’s Report

GD/24/2

G24 Advertisements and
signs

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

GD/25/1

G25 Designing for Safer
Communities

NO MODS

ACCEPT

To accord with the Inspector’s Report

GD/26/1

G26 Art in the Community

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GD/27/1

G27 Telecommunications

CHANGE LP

PARTIALLY ACCEPT

Accept main thrust of change. The reference to the coverage of
existing installations seems over-ambitious and the Council proposes
to replace the word “coverage” with the words “mast sites”.

GD/27/2

G27 Telecommunications

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

GD/28/1

Policy Omissions

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 3- Housing
H/0/1

Para 3.03 Policy Framework

NO MODS

REJECT

The Inspector in his reasoning supports PIC 3/21 as providing a short
neutral summary of PPG3. He then recommends no change to the
Plan in response to the relevant objections when he should have
recommended a modification to the Plan to incorporate PIC 3/21. He
then later recommends PIC 3/21 under recommendation H/0/2. PIC
3/21 should therefore be incorporated into the Plan.

H/0/2

Chapter Objectives

REC PIC

PARTIALLY ACCEPT

To accord with the Inspector’s report. In addition, the Inspector
endorses PIC 3/1 at paragraph 3.0.4 in response to an objection but
then fails to specifically recommend its inclusion in the Plan. PIC 3/1
should also be included in the Plan.

H/0/3

Chapter Objectives

CHANGE LP

ACCEPT

To accord with the Inspector’s report

H/1/1

Housing Development

CHANGE LP

ACCEPT

To accord with the Inspector’s report and clarification schedule.

H/2/1

Housing Development –
General

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s report as regards Table H2(i) and
supporting text.
The Inspector however fails to recommend the changes to the Policy
and supporting text introduced through PIC 3/23 which cross refer to
the Plan Monitor Manage approach to provision highlighted in Policy
H4. This approach is broadly supported by the Inspector in relation to
Policy H4 and should be cross referred to in this policy. Similarly he
also fails to recommend that part of PIC 3/23 which refers to the
guideline capacities not being maxima whilst noting (and not
disagreeing with) this part of the PIC.
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Ref. No.

H/2/ia

Policy Ref. and Subject

H2ia Allocated Site – Abbey
Barn North

Inspector’s
recommendation
CHANGE LP

Council Decision

PARTIALLY ACCEPT

Reasons

Accept the deletion of the H2 allocation and its replacement with a
safeguarded land designation.
Reject the recommendation to designate all but 3.1ha of the site as
Local Landscape Area (LLA). The Inspector fails to give any reasons
for why the site should be designated as LLA, and in particular does
not explain which of the criteria/purposes of designating LLAs set out
in recommendation LN02/2 of his report the site performs. Nor does
the Inspector set out any reasons for its designation at paragraph
10.2.1.1 of his report which deals specifically with objections seeking
its designation as an LLA. In addition his recommendation in respect
of Abbey Barn North is inconsistent with his recommendation in
respect of the Gomm Valley area where, despite indicating that the
site meets the criteria for LLA designation, he considered that it was
unrealistic to confirm its LLA designation because of its safeguarded
land status. The landscape status of the site should be reviewed
through a comprehensive review of the Local Landscape Areas at a
future review of the Plan.

H/2/ib

H2ib Abbey Barn South

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/ic

H2ic Ashwells

REC PIC

ACCEPT

To accord with the Inspector’s report and clarification schedule.

H/2/id

H2id Copperfields

REC PIC

ACCEPT

To accord with the Inspector’s report and clarification schedule.

H/2/ie

H2ie Ercol

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/if

H2if Garratts Way

REC PIC

ACCEPT

To accord with the Inspector’s report, although it should be noted that
PICs 3/ 4 and 3/23 do not directly affect the allocation of the site.
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Ref. No.

H/2/ig

Policy Ref. and Subject

H2ig Pimms Close

Inspector’s
recommendation
REC PIC

Council Decision

PARTIALLY ACCEPT

Reasons

Accept the recommendation in as far as it relates to the pre-inquiry
changes that propose the deletion of the housing allocation and
development principles for the site, and its re-instatement as
safeguarded land – to accord with the Inspector’s report.
Reject that part of the Inspector’s recommendation relating to part of
PIC 10/6 which proposes the designation of Gomm Valley as a Local
Landscape Area (LLA). This is inconsistent with his recommendation
in respect of the larger Gomm Valley site where he does not
recommend LLA designation (Rec no. H/2/4/4), for reasons set out in
paragraph 3.2.4.49 of his report.

H/2/ih

H2ih Wycombe Marsh

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/iia

H2iia Great Marlow School

NO MODS (REJ PIC)

ACCEPT

To accord with the Inspector’s report. The Inspector inadvertently
refers in the last sentence of PPG17 to a statement in the old PPG17
(1991) rather than the new (2002) version. However the Council
considers that the Inspector has addressed the main issues relating
to open space, sport and recreation in the context of this site as well
as other detailed and strategic issues of relevance, and has come to
a reasoned conclusion. He indicates in paragraph 5 of his letter to the
Council’s Chief Executive that he has taken account of the new
PPG17 (July 2002) in his report.

H/2/iib

H2iib Portlands

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/iic/1

H2iic Oak Tree Farm, Princes
Risborough

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/iic/2

H2iic Park Mill Farm, Princes
Risborough

CHANGE LP

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/2/ib

H2ib Replacement
Allocations – Bucks Free
Press

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/id

H2id Replacement
Allocations Downley Middle
School/Turner’s Field

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/ig

H2ig Replacement
Allocations Heights County
First School

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/ih

H2 Replacement Allocations
Terriers First School

REC PIC

ACCEPT

To accord with the Inspector’s report and clarification schedule

H/2/4/1

Housing Development
Proposals:Terriers Farm

CHANGE LP

ACCEPT

To accord with the Inspector’s report and clarification schedule

H/2/4/2

Axa Sunlife, Amersham
Road, Terriers

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/4/3

Booker Common Allotments

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/4

Gomm Valley

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/5

Pimms Grove

NO MODS

ACCEPT

To accord with the Inspector’s report and clarification schedule

H/2/4/6

Bottom SW Corner Gomm
Valley

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/7

Bucks Free Press

REC PIC

ACCEPT

To accord with the Inspector’s report

H/2/4/8

Downley Farm Barns

NO MODS

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/2/4/9

Grange Farm and Widmer
Farm, Hazlemere

NO MODS

ACCEPT

To accord with the Inspector’s report and clarification schedule

H/2/4/10

Green Farm

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/11

Hatters Lane Secondary
School

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/12

Hunts Hill & Le Flaive Centre,
Naphill

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/13

Land South of Handy Cross
Junction

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/14

Land at Lane End Road,
Sands

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/15

Oak Fell Downley

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/16

South of Booker Airfield

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/4/17

Tremartyn, Tylers Green

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/5/1

Land off Summerleys Road,
Princes Risborough

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/5/2

Hypnos Site, Station
Approach

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/5/3

Land off Williams Way,
Longwick

NO MODS

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/2/5/4

Longwick Road, Princes
Risborough

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/5/5

Princes Estate, Princes
Risborough

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/5/6

Rectory Farm and Monks
Risborough School

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/5/7

Land at Summerleys Road

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/5/8

Wycombe Road, Princes
Risborough School

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/1

Berwick Road, Marlow

NO MODS

ACCEPT

To accord with the Inspector’s report

H2/6/2

Kingsley Drive, Marlow
Bottom

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/3

Land North East of Marlow
and West of Bypass

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/4

East of Wiltshire Road,
Marlow Bottom

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/5

Land Adjacent to Seymour
Court Road, Marlow

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/6

Rear of BT Exchange

NO MODS

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/2/6/7

Land South of Seymour Plain,
Marlow

NO MODS

ACCEPT

To accord with the Inspector’s report. In addition the site lies within
the Green Belt, performs Green Belt purposes as set out in PPG2
and, as acknowledged by the Inspector at paragraph 9.2.31 of his
report, there are no exceptional circumstance for removing the site
from the Green Belt boundary.

H/2/6/8

Land Between Chalkpit Lane,
Spinfield Lane, Marlow

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/9

Land at Spinfield Lane and
Adjacent to Bovingdon Green

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/10

Land at Hill Farm, off New
Road, Marlow Bottom

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/11

Land off Quoitings Drive,
Marlow

CHANGE LP

ACCEPT

To accord with the Inspector’s report

H/2/6/12

United Reform Church

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/13

Westhorpe Caravan Park,
Marlow

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/14

Land Adjacent Glory Mill
Cottage, Wooburn

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/15

Jackson’s Field, Princes
Road

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/6/16

Slate Meadow

NO MODS

ACCEPT

To accord with the Inspector’s report and clarification schedule

H/2/6/17

Brantridge, New Road,
Bourne End

NO MODS

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/2/7/1

Chorley Road Allotments

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/2

Field at Top of Old Dashwood
Hill

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/3

Fining’s Farm, Lane End

NO MODS

ACCEPT

To accord with the Inspector’s report and clarification schedule

H/2/7/4

Flackwell Heath Library site

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/5

Grace Cottage, Church Lane

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/6

Land Adjacent to Wests Yard,
Saunderton

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/7

Land Adjacent Culverton
Manor and Farm

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/8

Land at Beacon’s Bottom

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/9

Land at Entrance Studley
Green Farm

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/10

Land at Martin’s Field, Lane
End

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/11

Land at Saunderton Railway
Station

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/12

Land at Smokey Row, Great
Kimble

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/13

Land at West Lane, Bledlow

NO MODS

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/2/7/14

Land between 94 and 116
Chorley Road

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/15

Land East of Piddington
Village

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/16

Land East Sidney House,
Denham Road

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/17

Land off Park Lane, Lane End

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/18

Land off Simmons Way, Lane
End

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/19

West of Piddington Village

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/20

West’s Yard, Slough Lane,
Saunderton

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/21

Land at Stokenchurch

NO MODS

ACCEPT

To accord with the Inspector’s report

H/2/7/22

Wheeler End Allotments

NO MODS

ACCEPT

To accord with the Inspector’s report

H/3/1

H3 New Housing
Development

REC-PIC

PARTIALLY ACCEPT

To accord with the Inspector’s report other than paragraph 3.19 of
PIC 3/24. In respect of PIC 3/24 and paragraph 3.19, this paragraph
is more appropriately located before Policy H2 as it relates to that
policy and its accompanying text since it deals with matters of land
supply, monitoring and phasing. It should therefore be relocated in the
Plan and amended to be incorporated with the surrounding text to
avoid repetition.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/4/1

H4 Phasing of New Housing
Development

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s report and clarification schedule.
However clarification is required regarding the precise start and end
of each phasing period to tie in with the start and end of regular
st
st
monitoring periods – ie 1 April – 31 March each year. Failure to
provide this precision will make the assessment of housing land
supply and implementation of the policy impractical. In addition
amendments are required to the policy and lower case text to address
the comments of the Inspector at paragraph 3.3.4 of his report where
he indicates that that the Plan and supplementary guidance should
provide a clear explanation of how the review of phasing proposals in
the light of monitoring of housing provision will be carried out.

H/5/1

H5 Phasing of New Housing
Development

NO MODS

ACCEPT

To accord with the Inspector’s report.

H/5A/1

H5A Wycombe Marsh

REC PIC

ACCEPT

To accord with the Inspector’s report.

H/5A/2

H5A Wycombe Marsh

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

H/6/1

H6 Design of New Residential
Development

NO MODS

PARTIALLY ACCEPT

This policy was subject to proposed pre-inquiry changes 3/7, 3/27,
and 3/39. There were objections to PIC 3/27 which the Inspector has
rejected and he has indicated general support to the changes to the
Policy brought about by PIC 3/27 in response to the publication of
PPG3 (see paragraph 3.6.1 – 3.6.7of his report, especially 3.6.5). The
Inspector has however failed to recommend PICs 3/27 and for this
reason the recommendation is not fully accepted.

H/6/2

H6A Appropriate
Development Densities

REC PIC

ACCEPT

To accord with the Inspector’s report

H/7/1

H7 Creating Balanced
Communities

REC PIC

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/8/1

H8 The Protection of Existing
Residential Accommodation
and Land

CHANGE LP

ACCEPT

To accord with the Inspector’s report

H/10/1

H10 Special Needs Housing

NO MODS

ACCEPT

To accord with the Inspector’s report

H/11/1

H11 Affordable Housing

CHANGE LP (REC
PIC AND REJ PIC)

ACCEPT

To accord with the Inspector’s report and clarification schedule.

H/12/1

H12 Low Cost Rural Housing

REC PIC

ACCEPT

To accord with the Inspector’s report

H/13/1

H13 Houses in Multiple
Occupation

NO MODS

ACCEPT

To accord with the Inspector’s report

H/14/1

H14 Established Residential
Zones

REC PIC

ACCEPT

To accord with the Inspector’s report

H/15/1

H15 Special Residential
Character Zones

REC PIC

ACCEPT

To accord with the Inspector’s report

H/16/1

H16 Spacious Residential
Zones

REC PIC

ACCEPT

To accord with the Inspector’s report

H/17/1

H17 Residential
Enhancement Zones

NO MODS

ACCEPT

To accord with the Inspector’s report

H/19/1

H19 Conversions

NO MODS

ACCEPT

To accord with the Inspector’s report

H/21/1

H21 Provision of Public Open
Space

REC PIC

ACCEPT

To accord with the Inspector’s report

H/22/1

H22 Children’s Play Space
within Family Housing
Developments

REC PIC

ACCEPT

To accord with the Inspector’s report and his clarification schedule.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

H/23/1

H23 Residential
Accommodation in Town
Centres

REC PIC

ACCEPT

To accord with the Inspector’s report

H/24/1

H24 Vacant Properties

CHANGE LP

ACCEPT

To accord with the Inspector’s report

H/26/1

H26 Caravans and Mobile
Homes

REC PIC

ACCEPT

To accord with the Inspector’s report

H/28/1

H28 Gypsy Accommodation

REC PIC

ACCEPT

To accord with the Inspector’s report

H/28/2

H28 Gypsy Accommodation

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

H/POM/1

Policy Omissions

NO MODS

ACCEPT

To accord with the Inspector’s report

H/POM/2

Policy Omissions

NO MODS

ACCEPT

To accord with the Inspector’s report

H/POM/3

Policy Omissions

NO MODS

ACCEPT

To accord with the Inspector’s report
(Note: Recommendation reference in the Inspector’s report should be
H/POM/3, not H/POM/2 as shown on page 252 of the report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 4- Employment
E1/1

E1 – New Employment
Generating Development in
the District

REC-PIC 4/1

ACCEPT

To accord with the Inspector’s Report

E1/2

E1 – New Employment
Generating Development in
the District

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s Report. The Inspector recommends
that the Council introduce an additional criterion to refer to the
redevelopment of previously developed sites in High Wycombe Town
Centre with good public transport accessibility, subject to a
reasonable maximum floorspace limit to be identified by the Council.
The Council would not wish to prevent and otherwise acceptable
development through the imposition of arbitrary numerical limits. It
would seem from the Inspectors reasoning that he wished to avoid a
“major employment area” as being inconsistent with policy E1 of the
Structure Plan – however that term is not defined on the Structure
Plan. In the Council’s view there is no need for an upper limit as it
would be arbitrary and within the town centre there are very few
locations, other than policy HW1 area, with the capacity for an
employment use to be major in the context of a Structure Plan and
policy HW1 governs the use of that area. It is assumed that in this
context town centre is defined as the area to which policy S1 relates
and as that has good public transport accessibility no further
accessibility test is required.

E2/1

E2 – New Business Parks

REC-PIC 4/2

ACCEPT

To accord with the Inspector’s Report

E2/2

E2i – New Business Parks –
Abbey Barn South

REC-PIC 3/4, 4/2
and M1

ACCEPT

To accord with the Inspector’s Report

E2/3

E2ii – New Business Parks –
AXA Sunlife

REC-PIC M/6

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

E2/4

E2 – New Business Parks –
CompAir

NO MODS

ACCEPT

To accord with the Inspector’s Report, and having regard to the
clarification given by the Inspector.

E2/5

E2 – New Business Parks –
Lane End Road, Sands

NO MODS

ACCEPT

To accord with the Inspector’s Report

E2/6

E2 – Summerleys Farm

NO MODS

ACCEPT

To accord with the Inspector’s Report, and having regard to the
clarification given by the Inspector.

E3/1

E3 – Existing Business Parks

REC PIC 4/3

ACCEPT

To accord with the Inspector’s Report

E3/2

E3 – Existing Business Parks
– Beacon Heights

REC PIC 4/4 &
CHANGE LP

ACCEPT

To accord with the Inspector’s Report

E4/1

E4 – Employment Areas

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

E4/2

E4 – Employment Areas –
Bucks Free Press

REC PIC 4/5

ACCEPT

To accord with the Inspector’s Report

E4/3

E4 – Employment Areas –
CompAir

NO MODS

ACCEPT

To accord with the Inspector’s Report, and having regard to the
clarification given by the Inspector.

E4/4

E4 – Employment Areas – De
La Rue

NO MODS

ACCEPT

To accord with the Inspector’s Report

E4/5

E4 – Employment Areas –
Former Marlow Sewage
Treatment Works

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

E4/6

E4 – Employment Areas –
Land between Hunts Hill and
Leflaive Centre, Naphill

NO MODS

ACCEPT

To accord with the Inspector’s Report

E4/7

E4 – Employment Areas Hypnos Site, Princes
Risborough

NO MODS

ACCEPT

To accord with the Inspector’s Report

E4/8

E4 – Employment Areas –
Land off Gomm Road, High
Wycombe

NO MODS

ACCEPT

To accord with the Inspector’s Report

E4/9

E4 – Employment Areas –
Lane End Road, Sands

NO MODS

ACCEPT

To accord with the Inspector’s Report

E4/10

E4 – Employment Areas –
Wessex Road, Bourne End

NO MODS

ACCEPT

To accord with the Inspector’s Report

E6/1

E6 – Badly Sited Users

REC PIC 4/7

ACCEPT

To accord with the Inspector’s Report

E6/2

E6 – Badly Sited Users – High
Heavens

NO MODS

ACCEPT

To accord with the Inspector’s Report

E6/3

E6 – Badly Sited Users –
Hopkins Yard, Hughenden
Valley

NO MODS

ACCEPT

To accord with the Inspector’s Report

E6/4

E6 – Badly Sited Users – 16
Marlow Road, Stokenchurch

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

E7/1

E7 – Wycombe Marsh Paper
Mill

NO MODS (REJ
PIC)

REJECT

The Inspector has failed to explicitly consider or recommend the
Council’s proposed change which substantially alters the Policy (PIC
4/8). Given the changes made to introduce policy H5A at the PreInquiry Changes stage to secure the comprehensive redevelopment
of the whole combined sewage works and paper mill sites which the
Inspector recommends at H/5A/1 this does not seem rational or
logical. The Council therefore propose to modify the Plan in
accordance with PIC 4/8.

E8/1

E8 – The Princes Estate

REC PIC 4/9

ACCEPT

To accord with the Inspector’s Report

E8/2

E8 – The Princes Estate

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

E9/1

E9 – Stockwells Timber Yard,
Stokenchurch

NO MODS

ACCEPT

To accord with the Inspector’s Report

E10/1

E10 – Home Working

NO MODS

ACCEPT

To accord with the Inspector’s Report

E11/1

Policy Omission

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 5- Retailing
SHO0/1

Policy Framework

NO MODS

REJECT

PIC 5/1 relates to this text, and paragraph 5.0.1 of the Inspectors
report explicitly endorses PIC 5/1. The associated positive
recommendation is however made in recommendation SHO1/1 that
relates to policy S1. Having endorsed PIC 5/1 and recommended it
elsewhere it is clear that the Inspector intended that the Plan be
amended by PIC 5/1 and the Council is therefore justified in rejecting
the recommendation not to amend this text.
The Council also proposed PIC 5/2 which updated table 3 in this
section. It later proposed PIC 5/11 that completely deleted the table
and proposed the addition of some text in respect of the methodology
adopted in the 1997 study. The reason for this was to enable the
Council to monitor and manage the supply of retail floorspace. The
Inspector deals with this in paragraph 5.0.4 of his report. At the end
of the paragraph 5.0.4 the Inspector specifically states “For the
present, the objections relating to the level of floorspace provision at
Wycombe Marsh and Lily’s Walk are met by the effect of FPIC 5/11
which is endorsed”. As the Inspector has expressly endorsed the PIC
it is clear that he intended to recommend it, but omitted to do so.
Although the Council is rejecting his recommendation it believes that
the modification of the Plan by PIC 5/11 is what the Inspector
intended. The recommendation of PIC 5/2 under reference SHO1/01
is a further anomaly at odds with the express endorsement of PIC
5/11.
In summary the Council is rejecting the recommendation not to modify
this section and instead proposes to alter it in accordance with PIC
5/1 and PIC 5/11 as both PIC’s are endorsed in paragraphs 5.01 and
5.04 specifically and PIC 5/1 is recommended at SH01/1.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

SHO1/1

S1 – New Retail Development

REC PIC’s 5/1, 5/2,
5/3 and 5/4

ACCEPT

To accord with the Inspector’s Report (but see above for reference to
PIC 5/1 and PIC 5/2).

SHO1/2

S1 – New Retail Development

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.
However, the Inspector introduces two new terms which need
clarifying. That is “effective” and “existing settlement boundary”. The
former is undertaken by a new paragraph 5.20 and the later is
redefined as “urban edge” as being more precise.

SHO1/3

S1- New Retail Development

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.
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Ref. No.

SHO2/1

Policy Ref. and Subject

S2 – Retail Warehouse
provision

Inspector’s
recommendation
NO MODS

Council Decision

REJECT

Reasons

The Council proposed PIC 5/5, and PIC 5/12 which together make
significant changes to the Plan as part of drawing together Wycombe
Marsh Paper Mill and Wycombe Marsh Sewage Treatment Works into
a single policy H5A . PIC 5/5 also introduced an upper limit on the
bulky goods retail floorspace at Wycombe Marsh but PIC 5/12 deleted
it. However the Inspector recommends no change to the Plan.
At paragraph 5.2.10 the Inspector states “a reasonable conclusion
would be to require the restoration of the comparison shopping
floorspace requirements in the Plan. Whether the broad phasing of
requirements as between 2001-2006 and 2006-2011 need be
prescribed is a matter best left to the LPA. So is a revised
assessment of global need.” Given that the Council has recently
granted full planning permission for retail warehousing at Wycombe
Marsh, and preparatory works are underway on site, and the Council
has resolved to permit an application at the Lilly’s Walk site, the LPA
consider that there is no need to specify a figure in the Plan. Both
these applications were referred to the Secretary of State under the
Retail Direction and were not called in for his consideration.
In addition this is a cross-reference to table 3 which the Inspector is
happy to delete because of his endorsement of PIC 5/2 and PIC 5/11.
The remaining text from PIC 5/5 is essential to co-ordinating the retail
chapter with Policy H5A.
The Council therefore propose to modify the Plan in line with PIC 5/12
and the parts of PIC 5/5 that remain relevant as the floorspace figures
have been overtaken by events. To do otherwise would make policy
S2 inconsistent with policy H5A.

At paragraph 5.2.3 of his report the Inspector appears to signal a
recommendation that a limitation on the range of goods is not
appropriate for a planning policy as in policy S2 of the deposit plan.
Accordingly the Council propose to transfer this text from the Policy to
the explanatory
text. REPORT (JUNE 2003)
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

SHO3/1

S3 -Town Centres and
Primary Shopping Frontages

REC PIC 5/7

ACCEPT

To accord with Inspector’s Report.

SH03/2

S3 -Town Centres and
Primary Shopping Frontages

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s report. In order to assist with clarity in
this case the Council propose to add the word “or” at the end of the
first exception, to move exception (d) up to be exception (b) and then
to merge existing (b) and (c) into a single exception given that the
Inspector indicates that applications have to meet both exceptions.
Also, in the original exception (d) – now proposed to be re-classified
exception (b) the Inspector inadvertently goes beyond the guidance
on PPG3 paragraph 50, to which he refers and also introduces an
inconsistency with proposed policy H23. Policy H23, paragraph 5.3.4
of the Inspectors report, and paragraph 50 of PPG3 refer to vacant
accommodation above shops. However the proposed wording of the
Inspector refers to “upper parts or storeys of existing town centre
premises”. The difference is that the former wording would not allow
the upper floor of a two storey building that has retail floorspace on
both levels to be converted to residential use, where the latter would.
This could be harmful by allowing a reduction in the retail floorspace
in the town centre, for example at Marks and Spencer’s and WH
Smiths. Accordingly the Council propose to amend the Inspectors
wording to bring it into line with PPG3 and policy H23.

SH03/2
(sic)

S3 -Town Centres and
Primary Shopping Frontages

CHANGE LP

ACCEPT

To accord with Inspector’s report.

SHO3/3
(sic)

S3 -Town Centres and
Primary Shopping Frontages

CHANGE LP

ACCEPT

To accord with Inspector’s report.

SHO4/1

S4 – Secondary Shopping
Frontages

REC-PIC 5/8

ACCEPT

To accord with Inspector’s report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

SHO4/2

S4 – Secondary Shopping
Frontages

CHANGE LP

ACCEPT

To accord with Inspector’s report.

SHO4/3

S4 – Secondary Shopping
Frontages

CHANGE LP

ACCEPT

To accord with Inspector’s report.

SHO4/4

S4 – Secondary Shopping
Frontages

CHANGE LP

ACCEPT

To accord with Inspector’s report.

SHO5/1

S5 – Local District Centre

REC-PIC 0/0 –
Clarified as REC PIC
5/9

ACCEPT

To accord with Inspector’s report and statement of clarification.

SHO5/2

S5 – Local District Centre

CHANGE LP

ACCEPT

To accord with Inspector’s report.

SHO7/1

S7 – Changes of Use of
Shops to non-shop uses

NO MODS

ACCEPT

To accord with Inspector’s report.

SHO8/1

S8 – Shop Front Design

REC PIC 5/10

ACCEPT

To accord with Inspector’s report.

SHO9/1

S9 – Policy Omissions

NO MODS

ACCEPT

To accord with Inspector’s report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Officer Initial
Response

Comments

CHAPTER 6- Town Centres
TC00/1

TC0: Issues and Objectives

NO MODS

ACCEPT

To accord with the Inspector’s report.

TC01/1

TC1: General Town Centre
Policy

REC PIC 6/15

ACCEPT

To accord with the Inspector’s report.

TC02/1

HW1: High Wycombe Town
Centre – Western Sector

REC PIC 6/1

ACCEPT

To accord with the Inspector’s report and clarification schedule.

TC02/2

HW1: High Wycombe Town
Centre – Western Sector

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

TC03/1

HW2: High Wycombe – Brook
Street And Bridge Street

NO MODS

ACCEPT

To accord with the Inspector’s report.

TC04/1

HW3: High Wycombe Town
Centre – West End Road &
Desborough Road

NO MODS

ACCEPT

To accord with the Inspector’s report.

TC05/1

HW4: High Wycombe Town
Centre – Dovecot & Oxford
Road

REC-PIC 6/4

ACCEPT

To accord with the Inspector’s report.

TC06/1

HW5: High Wycombe Town
Centre – Lily’s Walk (Former
Gas Works)

REC-PIC 6/2

ACCEPT

To accord with the Inspector’s report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Officer Initial
Response

Comments

TC07/1

HW6: High Wycombe Town
Centre – Pedestrian Priority
Area

NO MODS

ACCEPT

To accord with the Inspector’s report.

TC08/1

HW7: High Wycombe Town
Centre – Frogmoor & Oxford
Street

NO MODS

ACCEPT

To accord with the Inspector’s report.

TC09/1

HW8: High Wycombe Town
Centre – Railway Station

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

TC09/2

HW8: High Wycombe Town
Centre – Railway Station

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

TC10/1

HW9: High Wycombe Town
Centre – Swan Frontge

NO MODS

ACCEPT

To accord with the Inspector’s report.

TC11/1

HW10: High Wycombe Town
Centre – West Wycombe
Road & Desborough Ave

DELETE

ACCEPT

To accord with the Inspector’s report.

TC12/1

HW11: High Wycombe Town
Centre – Additional Policies

NO MODS

ACCEPT

To accord with the Inspector’s report.

TC13/1

M0: Marlow Town Centre –
Traffic And Transport

REC PIC 6/6, 6/7
and 6/8

ACCEPT

To accord with Inspector’s report.

TC13/2

M0: Marlow Town Centre –
Traffic And Transport

CHANGE LP

ACCEPT

To accord with Inspector’s report.

TC14/1

M1: Marlow Town Centre –
Pedestrian And Cyclist Priority

REC PIC 6/9

ACCEPT

To accord with Inspector’s report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Officer Initial
Response

Comments

TC14/2

M1: Marlow Town Centre –
Pedestrian And Cyclist Priority

CHANGE LP

ACCEPT

To accord with Inspector’s report.

TC15/1

M2: Marlow Town Centre Car Parking

REC PIC 6/10 & 6/11

ACCEPT

To accord with Inspector’s report.

TC16/1

M3: Marlow Town Centre –
Rear Servicing

NO MODS

ACCEPT

To accord with Inspector’s report.

TC17/1

M4 & M5: Marlow Town
Centre – Portlands & Riley
Road

REC PIC 6/12 and
6/13

ACCEPT

To accord with Inspector’s report.

TC17/2

M4 & M5: Marlow Town
Centre – Portlands & Riley
Road

CHANGE LP

ACCEPT

To accord with Inspector’s report.

TC17/3

M4 & M5: Marlow Town
Centre – Portlands & Riley
Road

CHANGE LP

ACCEPT

To accord with Inspector’s report.

TC17/4

M4 & M5: Marlow Town
Centre – Portlands & Riley
Road

CHANGE LP

ACCEPT

To accord with Inspector’s report.

TC18/1

M6: Marlow Town Centre –
Quoitings Square – Christ
Church – Oxford Road

NO MODS

ACCEPT

To accord with Inspector’s report.

TC19/1

M7: Marlow Town Centre –
Additional Policies

NO MODS

ACCEPT

To accord with Inspector’s report.

TC20/1

PR0 – Princes Risborough
Town Centre – Introduction

NO MODS

ACCEPT

To accord with Inspector’s report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Officer Initial
Response

Comments

TC21/1

PR1: Princes Risborough
Town Centre – Environmental
Enhancements

NO MODS

ACCEPT

To accord with Inspector’s report.

TC22/1

PR2: Princes Risborough
Town Centre – Land Fronting
New Road

NO MODS

ACCEPT

To accord with Inspector’s report.

TC23/1

PR3: Princes Risborough
Town Centre – Town Barn
Farm

CHANGE LP (REJ
PIC)

REJECT

The Council regrets that a piecemeal development of part of this site
has now occurred making the policy redundant. Accordingly the
Council propose deleting the policy.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 7- Transport
TR00/1

T0: Policy Framework

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR01/1

T1: Accessible Development
And Sustainability

REC-PIC

PARTIALLY ACCEPT

To accord with the Inspector’s report. The PICs recommended by the
Council have been endorsed by the Inspector but the detailed
wording (and in one instance the meaning of the PIC) of them
changed by his recommendation TR01/2.

TR01/2

T1: Accessible Development
And Sustainability

CHANGE LP

ACCEPT

To accord with the Inspector’s report.

TR02/1

T2: Integrating T T1:
Accessible Development
And Sustainability Transport
Modes

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR03/1

T3: On Site Parking,
Servicing And Developer
Contributions

REC-PIC

ACCEPT

To accord with the Inspector’s report and clarification schedule

TR03/2

T3: On Site Parking,
Servicing And Developer
Contributions

REC-PIC

REJECT

The Inspector recommends PIC 7/20 which amends the upper case
policy. However in recommendation TR03/3 he then recommends
different wording for the policy that makes the PIC to the upper case
policy obsolete. The Council accepts recommendation TR03/3.

TR03/3

T3: On Site Parking,
Servicing And Developer
Contributions

CHANGE LP

ACCEPT

To accord with the Inspector’s report and clarification schedule

TR04/1

T4: On Site Parking And
Developer Contributions

REC-PIC

ACCEPT

To accord with the Inspector’s report and clarification schedule
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision
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TR04/2

T4: On Site Parking And
Developer Contributions

CHANGE LP

ACCEPT

To accord with the Inspector’s report and clarification schedule

TR05/1

T5: Pedestrians And Rights
Of Way And Disabled
Access

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR05/2

T5: Pedestrians And Rights
Of Way And Disabled
Access

CHANGE LP

ACCEPT

To accord with the Inspector’s report. The word “as” also needs
inserting at the fifth line of the Inspector’s additional wording between
the words “least” and “if not more” to ensure the sentence makes
sense.

TR05/3

T5: Pedestrians And Rights
Of Way And Disabled
Access

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR05/4

T5: Pedestrians And Rights
Of Way And Disabled
Access

CHANGE LP

ACCEPT

To accord with the Inspector’s report. In addition insert the words
“LINKS WITH” between the words “WHERE APPROPRIATE” and
“ANY” to give greater clarity to the meaning of the policy.

TR05/6

T5: Pedestrians And Rights
Of Way And Disabled
Access

REC-PIC

ACCEPT

To accord with the Inspector’s report

T6: Access For People With
Disabilities

SEE CHAPTER 2 POLICY G9A

TR07/1

T7: Cycling

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TRO7/2

T7: Cycling

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR08/1

T8: Cycle Park Provision

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR09/1

T9: Public Transport

CHANGE LP

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

TR10/1

T10: Buses

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR12/1

T11: Bourne End To High
Wycombe Disused Railway
Line New Bus Way & T12:
Bourne End To High
Wycombe Disused Railway
Line Safeguarding

NO MODS

ACCEPT

To accord with the Inspector’s report

TR12/2

T11: Bourne End To High
Wycombe Disused Railway
Line New Bus Way & T12:
Bourne End To High
Wycombe Disused Railway
Line Safeguarding

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR12/3

T11: Bourne End To High
Wycombe Disused Railway
Line New Bus Way & T12:
Bourne End To High
Wycombe Disused Railway
Line Safeguarding

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR12/4

T11: Bourne End To High
Wycombe Disused Railway
Line New Bus Way & T12:
Bourne End To High
Wycombe Disused Railway
Line Safeguarding

CHANGE LP

REJECT

Showing T11 and T12 in different notations is not necessary as both
policies have the effect of safeguarding the route of the former railway
line. In addition should the T11 scheme not materialise this approach
would not provide the flexibility to safeguard the busway part of the
route for an alternative scheme. The text makes clear where T11
applies in addition to T12.

TR13/1

T13: Railway Proposals

CHANGE LP

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

TR14/1

T14: Taxis And Private Hire
Vehicles

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s report. However in trying to make the
policy briefer the Inspector has affected the meaning of the policy
which he clearly supports in general having regard to his comments at
paragraph 7.14.1 of his report. In particular reference is lost to
“private” hire cars without any reason given, and similarly the term
“space for setting down or drop off” is considered clearer than the
terminology used by the Inspector. In addition reference to “future
district centre comparison shopping” is unclear and does not follow
the logic of the policy, its intent and the Inspector’s reasoning in
paragraph 7.14.1 of his report. Local district centres are specifically
defined in the plan and are not the main town centres. Also the
Inspector gives no reason as to why reference is made to
“comparison” shopping only. As he indicates in his reasoning, the
policy is relevant to major shopping schemes in all major retail
shopping destinations. The policy should be amended to reflect the
Inspector’s intent.

TR15/1

T15: Traffic Management
And Traffic Calming

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR16/1

T16: Traffic Management In
Rural Areas

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR17/1

T17: Park And Ride

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s report and clarification schedule.
However the Inspector has recommended new wording for the upper
case policy which the Council accepts (see TR17/2 below) and which
supersedes the changes to upper case policy in the PICs. The lower
case changes in PICs 7/12 and 7/21 are supported by the Council

TR17/2

T17: Park And Ride

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR17.1/1

T17(1) Park & Ride Terminal
(Hazlemere)

REC-PIC

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

TR17.2/1

T17(2): Park & Ride
Terminal (Wooburn Moor)

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR17.3/1

T17(3): Park & Ride
Terminal (Cressex Island)

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR17.4/1

T17(4): Park & Ride
Terminal (West’s Yard,
Saunderton)

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR17.5/1

T17(5): Park & Ride
Terminals (Additional Sites)

NO MODS

ACCEPT

To accord with the Inspector’s report

TR18/1

T18: Car-Free Housing And
Green Travel Plans

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR19/1

T19: Town Centre Parking

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR19/2

T19: Town Centre Parking

CHANGE LP

PARTIALLY ACCEPT

To accord with the Inspector’s report. However the Inspector, in redrafting the Council’s policy, has omitted reference to include in the
first part of the policy the appropriate links to the local transport
strategy, despite appearing to endorse the importance of such links in
his reasoning at paragraph 7.19.4. His reasoning for re-drafting the
policy is to make it clearer rather than to remove the link with the local
transport strategy in the first part of the policy. Reference therefore
should be made to the local transport strategy in the first half of the
redrafted policy.

TR20/1

T20: Road Improvement
Schemes

REC-PIC

PARTIALLY ACCEPT

To accord with the Inspector’s report to incorporate PIC 7/15.
However reference to the Handy Cross improvements should be reinstated in paragraph 7.95 of the Plan, given the progress by the
Highways Agency with the scheme and the Council’s decision in
respect of Inspector’s recommendation AP11/1.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

TR20/2

T20: Road Improvement
Schemes

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR20/3

T20: Road Improvement
Schemes

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR20(1)/1

T20 Hazlemere Diversion

CHANGE LP

ACCEPT

To accord with the Inspector’s report

TR21/1

T21: Strategic Development
Sites

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR22/1

T22: Motorway Service
Areas And Motorway
Related Development

REC-PIC

ACCEPT

To accord with the Inspector’s report

TR23/1

T23: Additional Policies

REC-PIC

ACCEPT

To accord with the Inspector’s report
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Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 8 - The Countryside and the Rural Economy
C/0/1

Introduction

REC-PIC 8/1

ACCEPT

To accord with the Inspectors Report.

C/1/1

C1 and Para. 8.10 Protection
of Best Agricultural Land

REC-PIC 8/2 & 8/15

ACCEPT

To accord with the Inspectors Report.

C/2/1 (a)

C2 Agricultural Permitted
Development

REC-PIC 8/3

ACCEPT

To accord with the Inspector’s Report.

C/2/1(b)

C3 Community facilities in
rural areas

REC-PIC 8/4

ACCEPT

To accord with the Inspector’s Report.

C/5/1

C5 Extensions of Site
Boundaries in the
Countryside

CHANGE LP

ACCEPT

To accord with the Inspector’s Report.

C/6/1

C6 Agricultural and forestry
dwellings

REC PIC 8/16

ACCEPT

To accord with the Inspector’s Report.

C/6/2

C6 Grange Farm Saunderton

NO MODS

ACCEPT

To accord with the Inspector’s Report.

C/7/1

C7 Farm Diversification

REC PIC 8/6

ACCEPT

To accord with the Inspector’s Report.

C/8/1

C8 Re-use and adaptation of
Buildings in the Countryside

REC PIC 8/7 & 8/8

ACCEPT

To accord with the Inspector’s Report and clarification schedule.

C/9/1 (a)

C9 Re-use and adaptation of
buildings in the Countryside

REC-PIC 8/9 & 8/13

ACCEPT

To accord with the Inspector’s Report.

C/9/1 (b)

C9 – Grange Farm
Saunderton

REC-PIC 8/9 & 8/13

ACCEPT

To accord with the Inspector’s Report.
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Policy Ref. and Subject

Inspector’s
recommendation

Council Decision
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C/10/1

C10 Settlements beyond the
Green Belt

REC-PIC 8/10

ACCEPT

To accord with the Inspector’s Report.

C/10/2

C10 Finings Farm, Lane End

NO MODS

ACCEPT

To accord with the Inspector’s Report

C10/3

C10 Land & premises off Mill
Road, Stokenchurch

NO MODS

ACCEPT

To accord with the Inspector’s Report

C/10/4

C10 Longwick (AS109)

NO MODS

ACCEPT

To accord with the Inspector’s Report

C/10/5

C10 Longwick Road, Princes
Risborough (AS110)

NO MODS

ACCEPT

To accord with the Inspector’s Report

C/10/6

C10 Princes Risborough
School (AS122)

CHANGE LP

PARTIALLY ACCEPT

It is clear from paragraph 10.3.20.1 of the Inspector’s Report that the
Inspector took the view that the Icknield Way formed the south east
edge of the school grounds and that his view was that this should
form the boundary between the Green Belt and the built up area. The
recommendation is therefore to partially accept the Inspector’s
recommendation. This is because to take his recommendation
literally, that the settlement boundary of Princes Risborough be
amended to include the whole of the school site, would in practice
involve incorporating further school playing fields on the south east
side of the Icknield Way. From the Inspector’s reasoning in relation to
Policies C10, GB2 (para. 9.2.46) and L3 it is clear that his intention
was that the settlement boundary would be defined by the Icknield
Way, which is a clear and defensible boundary.

C/10/7

C10 Wycombe Road, Princes
Risborough (AS94)

NO MODS

ACCEPT

To accord with the Inspector’s Report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

C/11/1

C11 Development in the
Countryside Beyond the
Green Belt

REC-PIC 3/32
(correct reference is
8/11)

ACCEPT

To accord with the Inspector’s Report, including his reasoning at
paragraph 8.11.1. The Inspector incorrectly references the PIC as
no. 3.32, when the correct number is 8.11. It is clear from his
reasoning that he was considering the changes proposed by PIC
8/11.

C/12/1

C12 The Rural Economy

NO MODS

ACCEPT

To accord with the Inspector’s Report.

C/13/1

C13 Major Developed Sites in
the Countryside

REC-PIC 8/14

ACCEPT

To accord with the Inspector’s Report

C/13/2

C13 BOCM Site, Stoke
Mandeville (AS7)

NO MODS

ACCEPT

To accord with the Inspector’s Report.

C/13/3

C13 Finnamore Wood (AS28)

NO MODS

ACCEPT

To accord with the Inspector’s Report and clarification schedule.

C/13/4

C13 (Harleyford Estate)

NO MODS

ACCEPT

To accord with the Inspector’s Report and clarification schedule.

C/15/11

Development with Residential
Curtilages in the Countryside

NO MODS

ACCEPT

To accord with the Inspector’s Report.

C/16/1

C16 Hawks Hill / Harvest Hill
– Land at Hawks Hill, Bourne
End (AS69)

CHANGE LP

ACCEPT

To accord with the Inspector’s Report and clarification schedule

C/16/1

C16 Hawks Hill / Harvest Hill
– Land at Hawks Hill, Bourne
End (AS68)

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

C/16/1

C16 Hawks Hill / Harvest Hill
(AS39)

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

C/16/2

C16 Hawks Hill / Harvest Hill
– Foley Lodge (AS30)

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Policy Ref. and Subject

Inspector’s
recommendation

Council Decision
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C/16/3

C16 Hawks Hill / Harvest Hill
– Heavens Lea, Bourne End
(AS40)

NO MODS

ACCEPT

To accord with the Inspector’s Report

C/POM/1

Policy Omission

NO MOD

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 9- Green Belt
GB/1/1

GB1 Safeguarded Land

NO MOD

PARTIALLY
ACCEPT

To accord with the Inspectors Report and clarification schedule,
however, Paragraph 9.07 must be amended to reflect other
recommendations made by the Inspector to retain the ASL
designation for some areas and delete it for others. Specifically, the
Inspector recommended: the retention of ASL designation for Abbey
Barn North (recommendations H/2/ia and GB/1/3); to delete ASL
designation from Terriers Farm (recommendations H/2/4/1 and
GB/1/13); and the retention of ASL designation for Abbey Barn South
(recommendation H/2/ib to incorporate PICs 3/4 and M/1 and
recommendation GB/1/2 to incorporate PICs 4/2 and 9/1) and for
Ashwells and Pimms Close (recommendation H/2/ic to incorporate
PICs 3/4 and M1 and recommendation GB/1/4 to incorporate PIC
3/4).

GB/1/2

GB1 Abbey Barn South

REC PICs 4/2 & 9/1

ACCEPT

To accord with the Inspector’s ‘Report

GB/1/3

GB1 Abbey Barn North

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

GB/1/4

GB1 Ashwells and Pimms
Close

REC PIC 3/4

ACCEPT

To accord with the Inspector’s Report

GB/1/5

GB1 Green Farm, High
Wycombe

NO MOD

ACCEPT

To accord with the Inspector’s Report

GB/1/6

GB1 Land to the east of
Abbey Barn Lane and north
of M40

NO MOD

ACCEPT

To accord with the Inspector’s Report

GB/1/7

GB1 Tralee Farm, South of
Holmer Green

NO MOD

ACCEPT

To accord with the Inspector’s Report
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GB/1/8

GB1 Jackson’s Field, Cores
End (AS48)

NO MOD

ACCEPT

To accord with the Inspector’s Report

GB/1/9

GB1 Town Field, Cores End

NO MOD

ACCEPT

To accord with the Inspector’s Report

GB/1/10 (a)

GB1 Land adjacent Hill
Farm, Marlow Bottom

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/1/10 (b)

GB1 Wycombe Road, Prince
Risborough

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/1/11

Land East of The Lane,
Stokenchurch

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/1/12

GB1i Grange Farm

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/1/13

GB1ii Terriers Farm

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

GB/1/14

GB1iii Gomm Valley
(including Ashwells and
Pimms Close)

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/1/15

GB1iii Gomms Farm

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/1/16

GB1iii Pimms Grove

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/1/17

GB1iv Lane End Road,
Sands

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/1/18

GBiv Slate Meadow

NO MODS

ACCEPT

To accord with the Inspector’s Report and the clarification schedule
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Inspector’s
recommendation

Council Decision
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GB/2/1

GB2 Development in the
Green Belt

REC PICs 9/3 & 9/13

ACCEPT

To accord with the Inspector’s Report

GB/2/2

GB2 Tralee Farm, South of
Holmer Green (AS139)

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/3

GB2 Tremartyn,
Hammersley Lane, Tylers
Green (AS140)

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/4(a)

GB2 Wellesbourne Terriers

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/4(b)

GB2 Green Farm, High
Wycombe

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/5

GB2 Land at Primrose Hill,
Widmer End

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/6

GB2 Gomm Valley

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/7

GB2 Land adjacent Glory
Mill Cottage, Wooburn
(AS56)

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/8

GB2 Slate Meadow,
Wooburn Green

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/9

GB2 Jackson’s Field,
Princes Road, Cores End

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/10

Foley Lodge, Hawks Hill

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/11

Brantridge, New Road,
Bourne End (AS15)

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GB/2/12

GB2 Wessex Road Industrial
Estate, Bourne End

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/13

GB2 Land adjacent to Hill
Farm, Marlow Bottom

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/14

GB2 Land off New Road,
Marlow Bottom

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/15

GB2 Kingsley Drive, Marlow
Bottom

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/16

GB2 Land North East of
Marlow Bottom

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/17

GB2 Land adjacent to
Bovingdon Green

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/18

GB2 Land at Spinfield Lane,
Marlow

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/19

GB2 Land between Chalkpit
Lane and Spinfield Lane

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/20

GB2 Land south of Seymour
Plain, Marlow

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/21

GB2 Littleworth Road,
Downley

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/22

GB2 Land at Oak Fell,
Downley Common

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GB/2/23

GB2 Downley Farm Barns
and Fields

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/24

GB2 Chorley Road
Allotments

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/25

GB2 Land Between 94 and
116 Chorley Road

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/26

GB2 Grange Farm
Saunderton

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/27

GB2 Wests Yard, Slough
Lane, Saunderton

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/28

GB2 Land adjacent West’s
Yard, Saunderton

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/29

GB2 Land at Saunderton
Railway Station

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/30

GB2 Hunts Hill and Leflaive
Centre, Naphill

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/31

GB2 Grace Cottage, Church
Lane, Lacey Green

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/32

GB2 Land adjacent to
Culverton Manor and Farm,
Princes Risborough

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/33

GB2 Wycombe Road,
Princes Risborough (AS94)

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GB/2/34

GB2 Princes Risborough
School

CHANGE LP

PARTIALLY
ACCEPT

Paragraph 9.2.46 makes it clear that the Inspector was proposing the
realignment of the Green Belt boundary along the Icknield Way. The
literal interpretation conflicts with this as the school ground extend
beyond the Icknield Way. It is proposed to amend the Green Belt
boundary to align with the Icknield Way as set out in the Inspector’s
reasoning and conclusions.

GB/2/35

GB2 Rectory Farm and
Monks Risborough School
(AS62)

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/36

GB2 Wycombe
WanderersFootball Ground

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/37

GB2 Land north of Horns
Lane, Booker

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/38

GB2 Booker Common
Allotments

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/39

GB2 Land off Simmons
Way, Lane End

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/40

GB2 Land off Park Lane,
Lane, End

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/41

GB2 Land east of Sidney
House, Denham Road, Lane
End

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/42

GB2 Finings Farm, Lane
End

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GB/2/43 (a)

GB2 Wheeler End
Allotments

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/43 (b)

GB2 Land West of
Piddington Village

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/44

GB2 Land east of Piddington
Village

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/45

GB2 Field at Top of Old
Dashwood Hill

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/46 (a)

GB2 Land at Beacon’s
Bottom

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/46 (b)

GB2 Land east of The Lane,
Stokenchurch

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/2/47

GB2 Land between M40B482 at Stokenchurch

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/3/1

GB3 Development adjoining
the Green Belt

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/4/1

GB4 Built up Areas Within
the Green Belt

REC-PIC 9/4

ACCEPT

To accord with the Inspector’s Report

GB/4/2

GB4 Chinnor Road, Bledlow
Ridge

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/4/3

GB4 Grace Cottage, Church
Lane, Lacey Green

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/4/4

GB4 Whiteleaf (AS153)

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GB/4/5

GB4 Hughenden Pumping
Station

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/4/6

GB4 Spinfield Lane,
Bovingdon Green

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/4/6

Partridge Lodge & Keepers,
Bovingdon Green

REC-PICs 9/4 &
M/49

ACCEPT

To accord with the Inspector’s Report

GB/5/1

GB5 Replacement Dwellings
in the Green Belt

REC-PIC 9/5

ACCEPT

To accord with the Inspector’s Report

GB/6/1

GB6 Extensions to dwellings
in the Green Belt

REC-PIC 9/6

ACCEPT

To accord with the Inspector’s Report and clarification schedule.

GB/6/2

GB6 Extensions to dwellings
in the Green Belt –
Mundaydean Lane

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/6/3

GB6A Detached outbuildings

REC-PIC 9/7

ACCEPT

To accord with the Inspector’s Report

GB7 Re-use and adaptation
of buildings in the Green Belt

REC-PIC 9/11 but not
9/8

ACCEPT

To accord with the Inspector’s Report

GB/8/1

GB8 Major Developed Sites
within the Green Belt

REC-PIC 9/9

ACCEPT

To accord with the Inspector’s Report

GB/8/2

GB8 Grange Farm,
Saunderton

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/8/3 (a)

GB8 West’s Yard,
Saunderton

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

GB/8/3 (b)

Little Marlow Sewage Works

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/8/5

GB8 Wycombe Air Park

NO MODS

ACCEPT

To accord with the Inspector’s Report and clarification schedule

GB8 Wycombe West
School, Downley

NO MODS

ACCEPT

To accord with the Inspector’s Report

GB/9/1

GB9 Wycombe Air Park

REC-PIC 9/10

ACCEPT

To accord with the Inspector’s report

GB/9/2

GB9 Wycombe Air Park

CHANGE LP

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 10 – Landscape and Nature Conservation
LN00/1

Policy Framework

REC PIC 10/3

ACCEPT

To accord with the Inspector’s Report

LN01/1

L1 The Chilterns Area of
Outstanding Natural Beauty

REC PIC 10/4,10/5
and 10/13

ACCEPT

To accord with the Inspector’s Report and the clarification schedule

LN01/2

L1 The Chilterns Area of
Outstanding Natural Beauty

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

LN02/1

L2 Areas of Attractive
Landscape (AAL) & Local
Landscape Areas (LLA)

REC PIC 10/6 and
10/19

ACCEPT

To accord with the Inspector’s Report

LN02/2

L2 Areas of Attractive
Landscape (AAL) & Local
Landscape Areas (LLA)

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

LN02.1/1

L2 Local Landscape Area –
Abbey Barn North

CHANGE LP

REJECT

Reject the recommendation to designate all but 3.1ha of the site as
Local Landscape Area (LLA). The Inspector fails to give any reasons
for why the site should be designated as LLA, and in particular does
not explain which of the criteria/purposes of designating LLAs set out
in recommendation LN02/2 of his report the site performs. Nor does
the Inspector set out any reasons for its designation at paragraph
10.2.1 of his report which deals specifically with objections seeking its
designation as an LLA. In addition, his recommendation in respect of
Abbey Barn North is inconsistent with his recommendation in respect
of the Gomm Valley area where, despite indicating that the site meets
the criteria for LLA designation, he considered that it was unrealistic
to confirm its LLA designation because of its safeguarded land status.
The landscape status of the site should be reviewed through a
comprehensive review of the Local Landscape Areas at a future
review of the Plan.
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Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

LN02.2/1

L2 Local Landscape Area –
Abbey Barn South

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN02.3/1

L2 Local Landscape Area –
Gomm Valley

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN02.4/1

L2 Local Landscape Area –
Grange Farm

NO MODS

ACCEPT

To accord with the Inspector’s Report and the clarification schedule

LN02.5/1

L2 Local Landscape Area –
Terriers Farm

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN02.6/1

L2 Local Landscape Area –
Heavens Lea, Bourne End

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN02.7/1

L2 Local Landscape Area –
Land Between Chalkpit Lane
and Spinfield Lane, Marlow
Bottom

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03/1

L3 Green Space

REC PIC 10/7 and
10/14

ACCEPT

To accord with the Inspector’s Report

LN03.1/1

L3 Green Space – Downley

REC PIC M/33, M/34
and M/35

ACCEPT

To accord with the Inspector’s Report

LN03.2/1

L3 Green Space – Turner’s
Field

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.3/1

L3 Green Space – Hatters
Lane Secondary School

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Policy Ref. and Subject

Inspector’s
recommendation

Council Decision
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LN03.4/1

L3 Green Space –
Wellesbourne, Terriers

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.5/1

L3 Green Space – Gomm
Valley

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.6/1

L3 Green Space – Rear of
42-80 Kingsmead Road, High
Wycombe

Refers to LN03.7/1-2

LN03.7/1

L3 Green Space – 42-80
Kingsmead Road, High
Wycombe

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

LN03.7/2

L3 Green Space – 80-112
Kingsmead Road, High
Wycombe

CHANGE LP

REJECT

There were 3 objections relating to Policy L3 designation to the rear
of 82 – 112 Kingsmead Road. However, the proposals map is such
that it could easily be misinterpreted to suggest that this is the case.
The council’s proof of evidence as presented at the inquiry does
actually state that there is no L3 designation behind these properties,
but the Inspector has overlooked this and his recommendation, is
therefore, rejected.

LN03.8/1

L3 Green Space – Wycombe
Marsh

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.9/1

L3 Green Space – Bourne
End to High Wycombe
Disused Railway Line

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.10/1

L3 Green Space – Flackwell
Heath Library

REC PIC 13/4

ACCEPT

To accord with the Inspector’s Report
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Inspector’s
recommendation

Council Decision
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LN03.10/2

L3 Green Space – Flackwell
Heath Library

REC PIC 13/4

ACCEPT

To accord with the Inspector’s Report

LN03.10/3

L3 Green Space – Flackwell
Heath Library

CHANGE LP

REJECT

This recommendation is for a minor word change in relation to the
size threshold applied to green spaces identified on the proposals
map, inserting the word “generally”. This is negated by the fact that in
recommending PIC 10/7 in LN02/1 the word is no longer needed.

LN03.11/1

L3 Green Space – Cemetery
Extension, Wooburn

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.12/1

L3 Green Space – Hawks Hill
& Harvest Hill

NO MODS

REJECT

The inspector recommends that there should be no modification to
the plan in relation to this policy referring to section 8.16 of the report.
In recommendation C/16/1 that follows that section there is a
contradiction as the recommendation is to delete the Policy L3
designation.

LN03.13/1

L3 Green Space – Land at
Hawks Hill, Bourne End

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

LN03.14/1

L3 Green Space – Heavens
Lea, Bourne End

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.15/1

L3 Green Space – Slate
Meadow

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.16/1

L3 Green Space – Land at
Well End Farm, Bourne End

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.17/1

L3 Green Space – Land off
Quoitings Drive, Marlow

CHANGE LP

ACCEPT

To accord with the Inspector’s Report
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Policy Ref. and Subject

Inspector’s
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Council Decision
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LN03.18/1

L3 Green Space – Berwick
Road, Marlow

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.19/1

L3 Green Space – Land
Adjacent to Seymour Court
Road, Marlow

NO MODS

ACCEPT

To accord with the Inspector’s Report

LN03.20/1

L3 Green Space – Princes
Risborough School

CHANGE LP

PARTIALLY ACCEPT

It is clear from the Inspector’s reasoning that he took the view that the
Icknield Way formed the south east edge of the school grounds and
that his view was that this should form the boundary between the
Green Belt and the built up area, with the area to the north west of the
Icknield Way deleted from the Green Belt and redesignated as Green
Space. The Council’s decision is to partially accept the Inspector’s
recommendation. This is because to take his recommendation
literally, to define the GB2 boundary as outside the curtilage of
Princes Risborough School and designate the excluded area as
Policy L3 Green Space, would in practice involve incorporating further
school playing fields on the south east side of the Icknield Way. From
the Inspector’s reasoning in relation to Policies C10, GB2 (para.
9.2.46) and L3 it is clear that his intention was that the settlement
boundary would be defined by the Icknield Way, which is a clear and
defensible boundary.

LN03.21/1

L3 Green Space – 55-57
Eastwood Road,
Stokenchurch

REC PIC 10/7

ACCEPT

To accord with the Inspector’s Report

LN04/1

L4 Incidental Open Space

REC PIC 10/8

PARTIALLY ACCEPT

To accord with the Inspector’s Report and the clarification schedule
In addition, add the word “generally” in relation to these sites being
too small to identify on the proposals map.
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Ref. No.

LN05/1

Policy Ref. and Subject

L5 The River Thames and
Thames Valley

Inspector’s
recommendation

Council Decision

Reasons

REC PIC 10/9 and
10/18

ACCEPT

To accord with the Inspector’s Report

L6 The River Wye and Minor
Watercourses
LN07/1

L7 Community Woodland,
Princes Risborough

REC PIC 10/10

ACCEPT

To accord with the Inspector’s Report

LN07/2

L7A Woodlands

REC PIC 10/11

ACCEPT

To accord with the Inspector’s Report and the clarification schedule

L8, L8A, L9, L9A, L10,
Appendix 13 –
Nature
Conservation Policies

REC PIC 10/12 and
10/15

ACCEPT

To accord with the Inspector’s Report

REC PIC 10/12

ACCEPT

To accord with the Inspector’s Report

REC PIC 10/12

ACCEPT

To accord with the Inspector’s Report

REC PIC 10/15

ACCEPT

To accord with the Inspector’s Report

REC PIC 10/17

ACCEPT

To accord with the Inspector’s Report

CHANGE LP and
REC PIC A13/1-3

ACCEPT

To accord with the Inspector’s Report

LN08/1

LN08/2

LN08/3

LN08/4

LN08/5

LN08/6

L8, L8A, L9, L9A, L10,
Appendix 13 –
Nature
Conservation Policies
L8, L8A, L9, L9A, L10,
Appendix 13 –
Nature
Conservation Policies
L8, L8A, L9, L9A, L10,
Appendix 13 –
Nature
Conservation Policies
L8, L8A, L9, L9A, L10,
Appendix 13 –
Nature
Conservation Policies
L8, L8A, L9, L9A, L10,
Appendix 13 –
Nature
Conservation Policies
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Ref. No.

LN08/7

LN11/1

Policy Ref. and Subject
L9 and L9A - Nature
Conservation Policies

L11 Landscape and Nature
Conservation
–
Policy
Omissions

Inspector’s
recommendation

Council Decision

Reasons

REC PIC 10/20 and
CHANGE LP

ACCEPT

To accord with the Inspector’s Report. Note that the Inspector
referred to policy L9 incorrectly, it should have been a reference to
policy L 9A. In addition, it is assumed that in recommending PIC10/20
the Inspector supports the whole of the PIC including that part which
relates to the lower case text preceding Policy L8A.

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 11- Heritage
HE01/1

HE1 Demolition of Listed
Buildings, para. 11.17

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

HE01/2

HE1 Demolition of Listed
Buildings, para. 11.18

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

HE01/3

HE1 Demolition of Listed
Buildings

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

HE02/1

HE2 Extensions to Listed
Buildings & paras. 11.2211.24

REC-PIC 11/3 & 11/4

ACCEPT

To accord with the Inspector’s Report

HE02/2

HE3 Alterations to listed
buildings

CHANGE PLAN

PARTIALLY ACCEPT

The recommended text for the new policy is one long sentence and
could be better expressed whilst retaining the same sense.

HE02/3

HE2 Extensions to Listed
Buildings

DELETE

ACCEPT

To accord with the Inspector’s Report

HE04/1

HE4 Use of materials

DELETE

PARTIALLY ACCEPT

Deletion of policy HE4 should not preclude reference being made to
the use of appropriate materials in the supporting text.

HE05/1

HE5 Development affecting
the settings of listed buildings

NO MODS

REJECT

The inspector in his reasoning states that he does not support the
only objection to the policy, which is an objection to PIC 11/7 which
limits the policy to only applying to listed buildings and removes
reference to buildings of special architectural value or historical
interest. In his reasoning the inspector refers to fact that he believes
that the objection seeks to deal with local list buildings, which are in
fact dealt with by policy HE7. The inspector therefore should have
recommended PIC 11/7.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

HE05/2

HE7 Locally listed buildings of
architectural or historic
interest

REC-PIC 11/25

REJECT

This recommendation is superseded by recommendation HE07/1

HE06/1

HE6 Changes of use of Listed
Buildings

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

HE07/1

HE7 Locally listed buildings of
architectural or historic
interest

CHANGE LP

REJECT

The Inspector refers to the use of Conservation Area Character
Surveys in the policy, these however, do not cover all Local List
Buildings and as such do not provide complete coverage. This being
the case it is not appropriate to include a reference to the
Conservation Area Character Surveys in this context in the policy,
they would be better referred to in the supporting text. The policy also
does not include an explicit reference to the consideration of Local
List Buildings as part of the determination of planning applications,
which the inspector implies in para. 11.7.3 of his report.

HE08/1

HE8 Development in
Conservation Areas and
Conservation Area Character
Surveys, para. 11.36

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

WYCOMBE DISTRICT LOCAL PLAN TO 2011 – STATEMENT OF DECISIONS IN RESPONSE TO INSPECTOR’S REPORT (JUNE 2003)

61

Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

HE08/2

HE8 Development in
Conservation Areas and
Conservation Area Character
Surveys

CHANGE LP

REJECT

The council accepts the thrust of the inspectors reasoning, but not the
recommended wording for policy HE8. In his reasoning and
recommendation the Inspector supports PIC 11/8 in dealing with an
objection to the policy, which introduces a key change to the policy.
The Inspector then recommends totally revised wording, the first half
of which does not set out a policy test or requirement by which
planning applications can be assessed. The policy does not provide
certainty or indicate a standard that can be used to grant planning
consent. The recommended wording also includes reference to
Conservation Area Character Surveys and their content this would be
better located in the supporting text rather than the policy. It is
proposed to modify the existing policy incorporating PIC11/8, as this
provides a clearer framework for determining planning applications.

HE09/1

HE9 Use of Materials in
Conservation Areas

CHANGE LP

PARTIALLY ACCEPT

Inclusion of reference to character surveys, paving materials and
means of enclosure as suggested by Inspector is a good idea, as is
the recognition of innovative design and use of materials in
appropriate circumstances, but suggested wording is not clear and is
grammatically difficult to follow.

HE10/1

HE10 Demolition of Unlisted
Buildings in Conservation
Areas

CHANGE LP

PARTIALLY ACCEPT

Accept the proposed changes but the suggested wording is unclear
and needs altering to make the policy clearer and more precise.

HE11/1

HE11 Article 4 Directions,
para 11.46

REC-PIC

ACCEPT

To accord with the Inspector’s Report

HE11/2

HE11 Article 4 directions

CHANGE LP

PARTIALLY ACCEPT

There is a reference in the Inspectors recommended wording to
policies H14, H15 and H16, which the inspector accepted, should be
deleted from the plan. It is proposed to use the Inspectors wording,
but delete the reference. It is also proposed to alter the supporting
text to reflect the fact that Article 4 Directions may be made in respect
of areas or buildings not in conservation areas.
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Ref. No.

HE12/1

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

HE12 Burgage Plots and
Historic Plots and their
Boundaries

NO MODS

HE13/1

HE13 Development adjoining
conservation areas para.
11.49 subheading

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

HE13/2

HE13 Development adjoining
conservation areas

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

HE14/1

HE14 Shop Front Design in
Conservation Areas

REC-PICs 11/11 and
11/12

ACCEPT

To accord with the Inspector’s Report

HE15/1

HE15 Advertisements and
Shop signs in Conservation
Areas

NO MOD

ACCEPT

To accord with the Inspector’s Report

HE16/1

HE16 Illumination of Signs in
Conservation Areas

NO MOD

ACCEPT

To accord with the Inspector’s Report

HE18/1

HE18 Blinds on Shopfronts

REC-PIC 11/13

REJECT

The inspector accepts the PIC, but in para.11.18.1 suggests that the
policy reads oddly and suggests alternative wording for the policy. It is
proposed to use the inspectors suggested wording as it does not alter
the meaning of the policy and provides greater clarity.

HE21/1

HE21 Unscheduled Sites and
Monuments (Archaeology)

REC-PIC 11/16 and
11/17

PARTIALLY ACCEPT

To accord with the Inspector’s Report, in addition it is proposed to
incorporate PIC 11/26 as a modification, which is a minor word
change in response to a representation.

PARTIALLY ACCEPT

To accord with the Inspector’s Report
Modify supporting text to refer to identification of burgage plots
conservation area character surveys as suggested by the inspector in
paragraph 11.12.1.
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Ref. No.

HE11/1
should
be
HE22/1

Policy Ref. and Subject

HE22 Parks and Gardens of
Special Historic Interest (and
paras 11.7 – 11.72)

Inspector’s
recommendation
REC-PICs 11/1811/20

Council Decision

ACCEPT

Reasons

To accord with the Inspector’s Report
In addition, incorporate Inspectors suggestion that Policy HE22 sites
should be named and numbered on the Proposals Map, with
numbering and OS grid reference listed in Appendix 14.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 12- Recreation and Tourism
RT00/1

RT0: Policy Framework

REC PICs 12/1 &
12/15

PARTIALLY ACCEPT

To accord with the inspectors report, however, the references to the
content of “Local Cultural Strategy” are no longer correct, as the
document does not contain the level of detail envisaged by the
Inspector or by the Council at the time it proposed the two PIC’s.

REJECT

The Inspector’s recommendation was based upon the assumption
that the “Local Cultural Strategy” would provide information that could
be used to summarise local provision as well as qualitative and
quantitative deficiencies of recreational facilities in the District. The
strategy does not contain this information and the Council is now in
the process of producing a separate study to fulfil this purpose.

(SEE ADDENUM
REPORT)
RT00/2

RT0: Policy Framework

CHANGE LP
(SEE ADDENUM
REPORT)

RT01/1

RT1 Protection of Existing
Recreational and Leisure
Facilities

REC PIC 12/2

ACCEPT

To accord with the Inspector’s Report

RT01/2

RT1 Protection of Existing
Recreational and Leisure
Facilities

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT02/1

RT2 Future Leisure Provision

REC PICs 12/3 &
12/16

PARTIALLY ACCEPT

To accord with the Inspector’s Report, however, the references to the
“Local Cultural Strategy” are no longer correct as the document does
not contain the level of detail envisaged by the Inspector or by the
Council at the time it proposed the two PIC’s.

RT02/2

RT2 Future Leisure Provision

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT03/1

RT3 Playing Pitch Provision

REC PIC 12/4

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

RT03/2

RT3 Playing Pitch Provision

CHANGE LP

REJECT

Deletion of the words “seek to” results in a very definite statement,
that “the Council will maintain current levels of playing pitch
provision”, which conflicts with other parts of the policy which allow for
the loss of pitches in certain circumstances.

RT04/1

RT4 Commercial Leisure

REC PIC 12/14

ACCEPT

To accord with the Inspector’s Report

RT04/2

RT4 Commercial Leisure

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT05/1

RT5 Recreational Uses in the
Countryside

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT05/2

RT5 Recreational Uses in the
Countryside

REC PIC 12/5

ACCEPT

To accord with the Inspector’s Report

RT06/1

RT6 Hotel Sites (paras.
12.27, 12.28 & 12.30)

REC PIC 12/6

ACCEPT

To accord with the Inspector’s Report

RT06/2

RT6 Hotel Sites

REC PIC 12/6

ACCEPT

To accord with the Inspector’s Report

RT06.1/1

RT6(1) Hotel Site – Little
Marlow Former Sewage
Works

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT06.2/1

RT6(2) Hotel Site – Wycombe
Marsh Allocation

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT6.3/1

RT6(3) Hotel Site – Abbey
Barn South

REC PIC 12/6

ACCEPT

To accord with the Inspector’s Report

RT06.4/1

RT6(4) Hotel Site – Bellfield
House, Oxford Road

REC PIC 12/6

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

RT06.5/1

RT6(5) Hotel Site – Abbey
Barn Farm

NO MODS

ACCEPT

To accord with the Inspector’s Report

RT06.6/1

RT6(6) Hotel Site – junction
of Marlow Bypass and
Bourne End Road

NO MODS

ACCEPT

To accord with the Inspector’s Report

RT06.7/1

RT6(7) Hotel Site – Junction
of the A404 and Pump Lane
South

NO MODS

ACCEPT

To accord with the Inspector’s Report

RT06.8/1

RT6(8) Hotel Site – Land to
the north west of Marlow
Bypass (A404)

NO MODS

ACCEPT

To accord with the Inspector’s Report

RT06.9/1

RT6(9) Hotel Site – Portlands

NO MODS

ACCEPT

To accord with the Inspector’s Report

RT06.10/1

RT6(9) Hotel Site –
Westhorpe House, Little
Marlow

NO MODS

ACCEPT

To accord with the Inspector’s Report

RT09/1

RT9 Camping and
Caravanning

NO MODS

ACCEPT

To accord with the Inspector’s Report

RT10/1

RT10 Storage of Caravans

NO MODS

ACCEPT

To accord with the Inspector’s Report

RT11/1

RT11 Mooring and boating
facilities on the River Thames

REC PIC 12/7

ACCEPT

To accord with the Inspector’s Report

RT12/1

RT12 Bourne End Marina

REC PIC 12/8

ACCEPT

To accord with the Inspector’s Report

RT13/1

RT13 Recreation and the
River Thames and Its
Tributaries

REC PIC 12/9

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

RT14/1

RT14 The Thames Path
National Trail

REC PIC 12/10

ACCEPT

To accord with the Inspector’s Report

RT16/1

RT16 Golf Courses and
Driving Ranges

REC PIC 12/11

ACCEPT

To accord with the Inspector’s Report

RT16/2

RT16 Golf Courses and
Driving Ranges

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT17/1

RT17 Horse Related Facilities

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT18/1

RT18 Allotments

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT19/1

RT19 Little Marlow Gravel
Pits (para. 12.57)

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

RT19/2

RT19 Little Marlow Gravel
Pits

REC PIC 12/13

ACCEPT

To accord with the Inspector’s Report

RT20/1

Policy Omissions

NO MODS

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 13- Community Facilities
CF00/1

CF01 Policy Framework –
para. 13.03

REC-PIC 13/1

ACCEPT

To accord with the Inspector’s report

CF01/1

CF1 Community Facilities

NO MODS

ACCEPT

To accord with the Inspector’s report

CF03/1

CF3 Community Facility
Requirements for Strategic
Housing Sites

REC-PIC 13/2

ACCEPT

To accord with the Inspector’s report

CF05/1

CF5 Meeting Halls and Places
of Worship

NO MODS

ACCEPT

To accord with the Inspector’s report

CF06/1

CF6 Educational land and
buildings - para. 13.23

REC-PIC 13/3 and
13/5

ACCEPT

To accord with the Inspector’s report.

CF06/2

CF6 Educational land and
buildings

REC-PIC 13/5

ACCEPT

To accord with the Inspector’s report

CF07/1

CF7 Traffic and Schools/
Colleges (Traffic Generated
by Schools and Colleges) –
para 13.26

CHANGE LP

ACCEPT

To accord with the Inspector’s report

CF07/2

CF7 – para 13.27

CHANGE LP

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CF07/3

CF7

CHANGE LP

PARTIALLY ACCEPT

The Inspector’s general reasoning for the proposed changes is
accepted, however some further amendments to the wording, in
accordance with the spirit of the Inspector’s recommendations, is
required to improve the clarity of the policy.

CF08/1

CF8 Proposed Library,
Flackwell Heath, and para.
13.28

CHANGE LP

ACCEPT

To accord with the Inspector’s Report (which effectively endorses the
PICs deleting the policy and supporting text)

CF08/2

CF8 Proposed Library
Flackwell Heath

REC-PICs 13/4,
M/21, PMAP/11 and
M/53.

ACCEPT

To accord with the Inspector’s Report

CF09/1

CF9 Burial Grounds

NO MODS

ACCEPT

To accord with the Inspector’s Report

CF10/1

Policy Omission

NO MODS

ACCEPT

To accord with the Inspector’s report.
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

CHAPTER 14- Appendices
APO1/1

Appendix 1 – Residential
Design Guidance

REC PIC A1/1 and
A1/2 and CHANGE
LP

Accept.

To accord with the Inspector’s report.

APO1/2

Appendix 1 – Residential
Design Guidance

CHANGE LP

Partially Accept.

To accord with the Inspector’s Report. However, the Inspector
recommends the deletion of the roofscape drawing at the margin of
paragraph 1.2 on the basis that the arrangement is functionally
unwise – that is the use of a valley between two roof structures. The
Council cannot accept this argument. Such arrangements have
worked for hundreds of years – that is why they are part of the
vernacular. Any maintenance issues can be addressed through the
insertion of a roof light to allow access to the gully.

APO2/1

Appendix 2 – Development
Principles

NO MODS

ACCEPT

To accord with the Inspector’s report

APO2/2

Appendix 2 – Development
Principles – Abbey Barn North

CHANGE LP

ACCEPT

To accord with the Inspector’s report

APO2/3

Appendix 2 – Development
Principles – Abbey Barn
South

REC PIC A2/2

ACCEPT

To accord with the Inspector’s report

APO2/4

Appendix 2 – Development
Principles – Ashwells

REC PIC

ACCEPT

To accord with the Inspector’s report

APO2/5

Appendix 2 – Development
Principles – Copperfields

REC PIC

ACCEPT

To accord with the Inspector’s report

APO2/6

Appendix 2 – Development
Principles – Ercol

REC PIC A2/5 and
A2/17

ACCEPT

To accord with the Inspector’s report

WYCOMBE DISTRICT LOCAL PLAN TO 2011 – STATEMENT OF DECISIONS IN RESPONSE TO INSPECTOR’S REPORT (JUNE 2003)

71

Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

APO2/7

Appendix 2 – Development
Principles – Garratts Way

REC PICs A2/6,
A2/18 & A2/27

ACCEPT

To accord with the Inspector’s report

APO2/8

Appendix 2 – Development
Principles – Pimms Close

REC PIC A2/7

ACCEPT

To accord with the Inspector’s report

APO2/9

Appendix 2 – Development
Principles – Wycombe Marsh

REC PIC A2/8 and
A11/2

ACCEPT

To accord with the Inspector’s report

AP02/10

Appendix 2 – Development
Principles – Great Marlow
School

NO MODS

ACCEPT

To accord with the Inspector’s report

AP02/11

Appendix 2 – Development
Principles – Portlands

REC PIC

ACCEPT

To accord with the Inspector’s report

AP02/12

Appendix 2 – Development
Principles – Park Mill / Oak
Tree Farm

REC PIC

ACCEPT

To accord with the Inspector’s report

AP02/13

Appendix 2 – Development
Principles – Bucks Free Press

REC PIC

ACCEPT

To accord with the Inspector’s report

AP02/14

Appendix 2 – Development
Principles – Downley Middle
School / Turners Field

REC PICs A2/13,
A2/23 & A2/28

ACCEPT

To accord with the Inspector’s report

AP02/15

Appendix 2 – Development
Principles – Heights County
First School

REC PICS A2/14,
A2/24 & A2/29

ACCEPT

To accord with the Inspector’s report

AP02/15

Appendix 2 – Development
Principles – Terriers First
School

REC PICs A2/15,
A2/25 & A2/30

ACCEPT

To accord with the Inspector’s report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

Reasons

AP03/1

Appendix 3 – Development
Briefing

REC PIC

ACCEPT

Fails to recommend PIC 3/2.

AP/5/1

Appendix 5 – Affordable
Housing: Occupancy Criteria

NO MODS

ACCEPT

To accord with the Inspector’s report and addendum report.

AP07/1

Appendix 7 – Public Open
Space, Outdoor Sport,
Children’s Play Space

REC PIC

ACCEPT

To accord with the Inspector’s report

AP08/1

Appendix 8 – Deficiencies of
Provision of Open Space

CHANGE LP IN
ACCORDANCE
WITH REC RT00/2

REJECT

The inspectors recommendation was based upon the assumption that
the “Local Cultural Strategy” would provide information that could be
used to summarise local provision as well as qualitative and
quantitative deficiencies of recreational facilities in the District. The
strategy does not contain this information and the Council is now in
the process of producing a separate study to fulfil this purpose. It is
proposed to delete this appendix and incorporate it into appendix 7 as
PIC A7/1 and PIC A8/1

AP09/1

Appendix 9 – Public Transport
Accessibility Map

NO MODS

ACCEPT

To accord with the Inspector’s report

AP10/1

Appendix 10 – Parking
Standards

REC PIC

ACCEPT

To accord with the Inspector’s report

WYCOMBE DISTRICT LOCAL PLAN TO 2011 – STATEMENT OF DECISIONS IN RESPONSE TO INSPECTOR’S REPORT (JUNE 2003)

73

Ref. No.

AP11/1

Policy Ref. and Subject

Appendix 11 – Road Schemes
and Transport Improvements

Inspector’s
recommendation
REC PIC

Council Decision

PARTIALLY ACCEPT

Reasons

To accord with the Inspector’s report in respect of incorporating PICs
A11/1 and A11/2.
Reject recommendation to incorporate PIC A11/3 as in paragraph
14.11.1(a) of his report the Inspector indicates that it is now
appropriate to show the junction improvement on the proposals map
and by implication list it in Appendix 11. PIC A11/3 recommends
deletion of the scheme from the Appendix and the proposals map and
therefore the Inspector’s recommendation is at odds with his
reasoning. The retention of reference to the scheme in the Plan is
also justified by the more recent progress with the scheme which
shows commitment by the Highways Agency to progressing the
improvements.

AP14/1

Appendix 12 – Areas of
Attractive Landscape and
Local Landscape Areas

NO MODS

ACCEPT

To accord with the Inspector’s Report

AP13/1

Appendix 13 – Sites of
Special Scientific Interest &
Local Nature Reserves

CHANGE LP

ACCEPT

To accord with the Inspector’s Report

AP14/1

Appendix 14 - Conservation
Areas & Parks and Gardens

REC PICs A14/1,
M/54-59 & M/62

ACCEPT

To accord with the Inspector’s Report

AP15/1

Appendix 15 – Scheduled
Ancient Monuments

REC PICs A15/1,
A15/2, A15/3 & M6061

ACCEPT

To accord with the Inspector’s Report
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Ref. No.

Policy Ref. and Subject

Inspector’s
recommendation

Council Decision

REC-PICs M/1, M/3,
M/4, M/5, M/6, M/7,
M/9, M/10, M/17,
M/37, M/39, M/40,
M/41, M/42

PARTIALLY ACCEPT

Reasons

CHAPTER 15- Proposals Map
AP16/1

Proposals Maps and Insets

To accord with the Inspector’s report in respect of all listed map PICs
except M/5. This PIC proposed the deletion of the strategic housing
allocation for Great Marlow School, however the Inspector’s
recommendation H/2/iia was that the allocation for 50- dwellings
should be reinstated. This recommendation has been accepted
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WYCOMBE DISTRICT LOCAL PLAN TO 2011 – PROPOSED STATEMENT OF DECISIONS
AND MODIFICATIONS TO THE DEPOSIT LOCAL PLAN
DETAILED REPORT

1. Introduction and Background
1.1

This Appendix seeks to provide an overview of the Inspector’s Report, the main issues it
raises and the proposed response to it in overall terms. It explains in general terms why
certain of the Inspector’s recommendations should not be accepted, and highlights some
of the key modifications to the Plan that are proposed.

1.2

The Inspector’s report on the public inquiry into objections to the Deposit Local Plan to
th
th
2011 was published on 4 December 2002. A members seminar was held on 10
December 2002 to inform Members of the main conclusions and recommendations of the
Inspector. A copy of the Inspector’s Report has been placed in the Members Room
where other Local Plan documents are also available. In line with accepted procedure,
the Council wrote to the Planning Inspectorate on 17th Feb 2003 to seek clarification on a
number of matters in the report. On 2nd April 2003 the Planning Inspectorate wrote back
to the Council in which it issued a clarification schedule and an addendum to the
Inspector’s report in response to the issues raised by the Council.

1.3

In line with the relevant regulations, the Council has to now consider its response to each
of the 576 recommendations made by the Inspector and propose modifications in the
light of that response. This involves the preparation and agreement of 3 documents:

1.4

(i)

The Statement of Decisions – a schedule setting out in relation to each of the
Inspector’s recommendations whether the Council accepts that recommendation
or not, and the reasons for that decision. In most instances the Council will
normally want to accept the Inspector’s recommendations. However if it does not
wish to accept a recommendation it must give robust planning reasons for doing
so that specifically address the reasons and conclusions of the Inspector. The
proposed Statement of Decisions is found at Appendix xx.

(ii)

A schedule of those recommendations that the Council decides not to accept and
the reasons for that. The proposed schedule is found at Appendix xy.

(iii)

The Proposed Modifications to the Plan. These detail all the changes proposed
to the Deposit Plan (ie December 1998). As such many of the changes proposed
are required to incorporate proposed Pre-Inquiry Changes (PICs) into the Plan,
most of which have been supported by the Inspector. This is the statutory stage
in the plan-making process when this should be done. Some changes will also
result from accepting other changes recommended by the Inspector. Further
changes may also be made to update the Plan on more minor matters. The
proposed modifications are set out in Appendix xz. It can be seen that the
proposed modifications to the Plan are extensive. This to a significant degree
reflects the changes that were proposed to the Plan by the Council before the
public inquiry through the PICs, and as such many of those changes will already
have been considered by Members at an earlier stage. The proposed changes
are set out fully so that the extent of change to a particular policy is clear.

It is proposed to accept 517 of the Inspector’s 576 recommendations, partially accept 37
and reject 22.
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2. Main Conclusions of the Inspector
Strategic Issues
Housing
Overall Housing Land Supply
2.1

The Inspector broadly accepted the Council’s position with regard to the assessment of
future housing land supply. However he did not accept the Council’s position that it need
not meet the Structure Plan requirement for housing up to 2011 in full, and that any
shortfall against requirements could be met by a “Plan, Monitor and Manage” approach to
provision, bringing new sites into the plan in a future review if necessary. The Inspector
concluded that the full Structure Plan requirement should be planned for now. Taking
account of the assessment of existing and forecast supply of housing the Inspector
identified a need for 1,850 dwellings to be provided on new sites allocated in the Plan, of
which at least 60% (1,110 dwellings) should be provided in the High Wycombe area to
accord with Structure Plan policy H2 which seeks to concentrate a significant proportion
of new strategic housing allocations to the High Wycombe Urban Area.

2.2

Set out below are the strategic housing sites (ie sites above 1 hectare) recommended by
the Inspector for inclusion in the Plan. All the sites proposed by the Council in the Deposit
Plan, as amended by the proposed Pre-Inquiry Changes, are included with the following
exceptions:
•
•
•

Abbey Barn North deleted
Terriers Farm added
Great Marlow school added (although this site was in the original deposit draft)
The Inspector has therefore strongly supported the brownfield housing strategy. There
are therefore still only two greenfield sites recommended for inclusion in the Plan, but
with Terriers Farm being substituted for Abbey Barn North.

Site
HIGH WYCOMBE URBAN AREA
Bucks Free Press
Downley Middle School/Turner’s Field
Ercol
Garratts Way
Heights County First School, Downley
Terriers First School
Wycombe Marsh
Terriers Farm
Sub Total
REMAINDER OF THE DISTRICT
Portlands, Marlow
Great Marlow School, Marlow
Park Mill Farm, Princes Risborough
Sub Total
TOTAL

Area (ha)

No. Dwellings *

1.8
2.5
5.9
3.0
1.1
1.6
19.9
23.1
58.9

80
50
265
100
40
60
400
400
1395

1.6
1.6
26.2
29.4
88.3

50
50
350
450
1845

*This is a guideline figure for the purpose of assessing the overall amount of housing land
available, not a fixed requirement or maximum.
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Phasing of housing sites
2.3

The Inspector indicates that both recommended greenfield sites, Terriers Farm and Park
Mill Farm, should not commence development until the second phasing period of the
Plan (2006-2011). In the case of Park Mill Farm, only 350 dwellings should be built in that
period and the remainder built in the next plan period after 2011. He considers that the
Wycombe Marsh development is unlikely to be developed until the middle of the second
half of the plan period. Although Wycombe Marsh will involve a long construction
programme, the recent commencement of the overall project should ensure that some of
the housing on this site should come forward in the first phasing period.

Green Belt and Safeguarded Land
2.4

The Inspector recommends no change to the Green Belt boundary other than one minor
change at Princes Risborough School. He recommends the following sites should remain
as Safeguarded Land (formerly Areas of Special Restraint):
•
•
•
•
•
•

2.5

Abbey Barn North
Abbey Barn South
Slate Meadow
Gomm Valley
Grange Farm
Lane End Road
In relation to Grange Farm and Lane End Road, which are also within the AONB, he
considers that there is some inconsistency between the Safeguarded Land designation
and their AONB status. However because he considers there is no strategic case in
regional planning guidance for reviewing green belt boundaries he suggests that this
“dilemma” should be resolved at the next review of sub-regional strategic policy.

Major Sites
2.6

In relation to some of the major sites identified in the Plan the Inspector made the
following conclusions:
•

•

•

Wycombe Marsh – supports the allocation, indicating that in broad land use terms the site
meets a number of significant policy objectives for providing much needed retail,
employment and housing development on previously-developed land in a sustainable
location.
Western Sector – fully endorses the expansion of the town centre. He also rejected
Tesco’s case and concluded that replacement provision for a large foodstore is not
necessary and that there should be no policy statement favouring or nominating
occupation by Tesco.
Marlow Town Centre – supports the Council’s position of retaining the Portlands site for
housing (for design and conservation area reasons) and the Riley Road site for
foodstore/mixed use development.

Employment policy
2.7

The Inspector accepted the Council’s balanced approach to employment land policy
involving the limited release of sites (ie Ercol and Bucks Free Press) but the retention of
the remainder. More specifically:
•

He rejected any further loss of employment land over and above that already proposed
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•
•
•

Rejected the provision of new business parks, particularly at Abbey Barn South
Supported the provision of 2 hectares of employment land as part of the Wycombe Marsh
development
Stated specifically that there should be no loss of employment land at Princes
Risborough

Retail Policies and Town Centre
2.8

The Inspector supports the allocation of the main town centre sites for redevelopment.
More specifically in relation to retail issues he recommends:
•
•

A more precise definition of the town centre boundaries of High Wycombe, Marlow and
Princes Risborough to show the extent of the application of the main retail policy (S1)
The re-definition of the primary and secondary frontages to show the full plots and not
just the frontage of the properties to which the policies apply

Transport policy
2.9

In relation to transport issues the Inspector:
•
•
•
x

x

Recommended a criteria based policy for Park and Ride rather than making specific site
allocations.
Recognises the need to consider coach interchange along the M40 corridor
Supports the concept of the busway
Supports the safeguarding of the busway and remainder of the former Bourne End to
High Wycombe railway line
Recommends the deletion of the northern part of the Hazlemere Diversion Road
It should be stressed that in the case of the busway and Park and Ride the Inspector has
accepted the case made by the Council at the Inquiry. In the case of Park and Ride no
sites are proposed – the policy sets out the criteria to be applied in assessing any
proposals that may come forward, whether they are proposed by the public sector or
private sector.

Overview of Detailed Policies
Key Policy Areas
2.10

Affordable Housing – the Inspector has supported the Plan in respect of the requirement
for at least 30% of all new bedspaces to be affordable housing. However he does not
recommend in favour of the lower threshold at which affordable housing would be sought
– ie 15 dwellings or 0.5 ha, recommending instead a threshold of 25 dwellings or 1
hectare.

2.11

HMOs - the Inspector supports this policy as set out in the Deposit Plan, including the
higher minimum room size set out in the supporting text to the policy.

2.12

Housing Density – the Inspector supported the new policy on minimum housing density,
introduced by the Council after the publication of PPG3.

2.13

Residential Character Zones – the deletion of the established, spacious and special
residential character zones and their replacement with an existing residential area
designation is endorsed by the Inspector.
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2.14

50% in the Green Belt (replacement dwellings and extensions) – these policies, as
proposed to be amended by pre-inquiry changes – are supported by the Inspector.

Other Policy Areas
2.15

There is a very large degree of support from the Inspector in respect of the detailed
policies in the Plan. Many policies are recommended to remain unchanged, other than
changes proposed by the Council through the pre-inquiry changes. In some parts, and in
certain chapters of the Plan in particular (eg General Development, Transport, Heritage),
the Inspector has recommended revised wording for a number of policies. In most
instances however this does not affect the overall purpose of the policy but can be
regarded as relatively minor “tinkering” with the detailed wording.

3. Key Strategic Issue – Greenfield Housing Allocations
3.1

With such extensive support from the Inspector for the overall strategy of the Plan and
the vast majority of major site allocations proposed by the Council, the most significant
strategic issue for the Council arising from the Inspector’s report relates to the two
greenfield housing allocations recommended by the Inspector – Terriers Farm and Park
Mill Farm. The first of these is a site that was not proposed by the Council, the second
one was proposed by the Council though with variations at different stages in terms of the
extent and anticipated dwelling yield from the site. The Inspector recommendation in
relation to Park Mill Farm is in line with the Council’s position at the public inquiry. The
Inspector has recommended that both sites do not get developed until later in the plan
period to allow brownfield sites to be developed first. The Council’s approach on the
issue of greenfield sites is to ensure that they are only released when they are needed
and not before. In this respect the Inspector’s phasing of the sites is broadly supportive of
the Council’s approach.

3.2

In respect of the Terriers Farm site, the Inspector has given clear and cogent reasons for
why he considers this to be the best greenfield site for housing in the High Wycombe
Urban Area. It is considered that it is not appropriate to challenge his assessment of the
merits of this site relative to other greenfield sites by rejecting his recommendation on
those grounds.

3.3

The other potential factor in considering the Inspector’s recommendations in relation to
both greenfield sites is whether there is still a need in housing land supply terms for those
sites in the light of current and anticipated supply of brownfield sites. The Inspector’s
assessment (using a April 2000 base date) was that both sites were required to meet
Structure Plan housing requirements, and in relation to Terriers Farm, to provide
sufficient strategic housing sites in the High Wycombe Urban Area to meet the locational
requirements of the Structure Plan. Whilst the amount of development coming forward on
brownfield sites in terms of dwelling completions and firm commitments shows signs of
increasing since the Inspector considered the issue, current information suggests that
this increase is not sufficient to justify the deletion of one or more of the greenfield sites.
The possible closure of RAF Daws Hill could provide a major windfall site in terms of
future housing provision. There is still however not the certainty that this will go ahead at
this point in time. A final decision on the future of the site is not expected until later this
year or early next year. In addition, more detailed information on the future availability of
brownfield sites is likely to emerge once a detailed urban capacity study has been
undertaken. Assuming the current plan moves smoothly to adoption this is planned to be
undertaken during 2004.

3.4

The rejection of one or more of the greenfield sites on the basis of housing land supply is
therefore difficult to justify at this point in time. Even if this was pursued it could result in
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a modifications inquiry. In addition to the cost implications of such an inquiry, this would
significantly delay the adoption of the Plan. It would also significantly delay the
preparation of the new Local Development Frameworks (being proposed in the new
Planning Bill to replace Local Plans and Structure Plans) which the Government has
indicated should be prepared by 2007.
3.5

However it is important that if significantly higher levels of housing on brownfield sites do
emerge, that greenfield sites are not developed unnecessarily. As such it is suggested
the Council accept the recommendation of the Inspector to allocate the two greenfield
sites for housing, but that the phasing policy (policy H4) recommended by the Inspector is
accepted with some amendments to indicate the mechanisms by which the future release
of sites would be managed to ensure that greenfield sites are not released if sufficient
dwellings can be provided on previously developed sites. These mechanisms may
involve the review or alteration of the Local Plan (which could well be through the
introduction of the Local Development Framework) or through the use of supplementary
planning guidance. The use of supplementary planning guidance was endorsed by the
Inspector in comments in his report but not specifically recommended. It is also an
approach highlighted in the Government’s good practice guide on the issue of managing
the release of housing sites entitled “Planning to Deliver” (July 2001).

4. Inspector’s recommendations proposed not to be accepted
4.1

Appendix xy schedules the recommendations that are proposed not to be accepted by
the Council. The reasons for each are set out in full in the schedule. Instances where it is
suggested that the Inspector’s recommendations are not accepted include:
•

There are a number of recommendations from the Inspector where it is clear
from his reasoning that he supports (or does not oppose) proposed Pre-Inquiry
Changes proposed by the Council. However this is not then followed through in
his recommendations. In these instances it is therefore appropriate to follow the
intent of the Inspector but “technically” either reject or only partially accept his
recommendation.

•

Similarly there are instances where the Inspector may recommend the inclusion
of a proposed Pre-Inquiry Change (PIC) in a policy in one recommendation only
then to completely re-write the policy in the next recommendation. This can result
in contradictory recommendations, which means that both recommendations
cannot be accepted. In some instances however where the re-written policy
effectively includes the PIC then both recommendations can still be accepted as
the principle which was sought to be achieved through the PIC is still enshrined
in the new policy.

•

Where revised policy wording is not clear or does not adequately serve the
purpose intended by the Inspector. The precise wording recommended by the
Inspector may not be accepted and revised wording recommended which still
seeks to achieve the objective set out by the Inspector.

Overall, even where recommendations are not fully accepted, the approach is one of
following the spirit of what the Inspector is trying to achieve if not the letter.
It should be noted that some recommendations may be “partially accepted” if the Council
accepts part of the recommendation but not all. It may also be partially accepted if the
broad thrust of what the Inspector recommends is accepted but a somewhat different
form of wording is proposed.

PPRT/Policy/LPR1/LPR1(m)/Cabinet Report 16.6.03 appendix detailed report

4.2

In addition to some of the general situations above where Inspector’s recommendations
may not be accepted, there is one site specific situation worthy of specific mention. In
relation to the Abbey Barn North site the Inspector recommends that most of the site be
included within a Local Landscape Area as well as the whole site being “re-instated” as a
safeguarded land. However the Inspector gives no reasons for such a landscape
designation on the site, and his approach is also inconsistent with his approach
elsewhere in his report (eg in relation to Gomm Valley). To accept this recommendation
could leave the Council open to legal challenge. The landscape merit of the site should
be considered through a full review of Local Landscape Areas as part of the preparation
of the new Local Development Framework.

5. The Proposed Modifications
5.1

Appendix xz… sets out the proposed modifications to the Plan in detail. It shows the text
of the Deposit Plan as proposed to be modified (using bold and strike through text to
highlight the changes) on the left hand side, and the modified text on the right (without
the changes highlighted). The reasons for the changes are given in the central column.
These are often simply stated as being to accord with the Inspector’s recommendation(s).
However sometimes additional reasons are given where further changes are made in
addition to what the Inspector recommended. Changes to the proposals map are set out
at the end of the document and cross referenced to changes in the main part of the
document. As highlighted above, many of the changes are the formal mechanism for
introducing previously agreed Pre-Inquiry Changes into the Plan. It should also be noted
that changes to policy recommended by the Inspector often lead to consequential
changes to the supporting justification to policies (ie the lower case text”). These changes
also form part of the proposed modifications.

5.2

Some of the more significant proposed modifications are set out in the following
paragraphs:
•

Policy H1 – Housing Land Supply – the text accompanying this policy is subject
to change to take account of the Inspector’s revised housing land supply
assessment

•

Policy H2 – Allocated Housing Sites – significant changes to list of sites to reflect
the extensive PICs, most of which were supported by the Inspector, and other
changes recommended by the Inspector. This results is major changes to the
Proposals Map.

•

Policy H4 – Phasing of Housing Sites – introduction of the new phasing policy
which phases the release of Terriers Farm and Park Mill Farm in the second half
of the plan period, and facilitates the management of the future release of those
sites in the light of the scale of housing development anticipated on previously
developed land

•

Policy H11 Affordable Housing – proposed modifications to this policy are more
limited than that proposed by the PICs as a result of the Inspector not supporting
a reduction in the threshold at which affordable housing should be negotiated. It
is understood that the Government may be publishing changes to its planning
policy advice on affordable housing later this year, including on the issue of
thresholds, and it may be that this has to be taken into account prior to the
adoption of the Plan.

•

Policy E1 – Employment generating development – amendments to the policy to
encourage employment development in town centres in line with the Inspector’s
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recommendation. However it is considered that an upper limit on floorspace for
such provision should not be incorporated in the policy, contrary to the
Inspector’s recommendation.

5.3

•

Policy S1 – Retail development – in addition to detailed changes to the policy,
new boundaries are proposed in respect of High Wycombe, Marlow and Princes
Risborough Town Centres to show the extent of the area in those centres to
which the policies apply. These have been drafted to take account of indications
in various parts of the Inspector’s report as to which sites/areas of the town
centres should be regarded as “edge of centre” and hence outside the S1 policy
area, or within the core of the town centre and hence within the S1 area.

•

Policy S3/S4 - Primary and Secondary Shopping Frontages – in the light of the
Inspector’s recommendations, not only are changes to the main policies
proposed but extensive changes are proposed to the proposals maps to now
show the frontages as “zones” rather than just frontages.

•

Policy C10 Settlement boundary – Princes Risborough Upper School – the green
belt boundary is proposed to change to follow the Upper Icknield Way instead of
through the school playing fields located between the Upper Icknield Way and
the school buildings. The area now excluded from the green belt is proposed as
a green space (Policy L3).

•

Policy GB9 – Wycombe Air Park – in accordance with the Inspector’s
recommendation the built up area of the air park is now defined on the proposals
map.

•

Appendix 2 – Development Principles, Terriers Farm – a consequence of
proposing to accept the Inspector’s recommendation is that development
principles for the site have to be put forward. These provide the framework for
how the site should be developed, and are set out in the proposed modifications.
They draw on what is known about the characteristics of the site and what is
likely to be required to secure a successful development, having particular regard
to the comments of the Inspector about the site and how it should be developed.
The landscape character and setting of the site is particularly highlighted. Two
specific requirements recommended by the Inspector and incorporated into the
development principles were the provision of a green wedge though the centre of
the site and the safeguarding of land for a possible Park and Ride site pending
the outcome of the relevant policy review.

•

Appendix 11 – Road Improvement Schemes, Hazlemere Diversion – in the light
of the Inspector’s recommendation to delete the northern part of the scheme
(from Kingshill Road to White Hill) the proposed modification suggests that the
scheme should not extend beyond the junction of Hughenden Road and Coates
Lane. The Inspector’s recommendation had the effect of leaving a “stub” of road
in the green belt and AONB that went nowhere.

In addition to the modifications arising from the Inspector’s report, and the PICs, there are
a number of generally more minor changes to the Plan proposed. These often pick up on
drafting errors or omissions. Some are also proposed to update the factual basis of the
Plan.
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