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This document has been prepared to give a simple clear expression of the kind of place
that the RAF Daws Hill Site should become. It is intended to be a starting point for thinking
and expresses the underlying principles, concepts and expectations that are sought from
the redevelopment of this important site in the Daws Hill area of High Wycombe.
This document takes forward the principles expressed in PS8 of the Position Statement on Housing and
Land for Business issued in July 2011 and takes account of the comments made at the workshops held
in February and April 2012 and since then during the formal consultation period in June & July 2012.

The brief is free to download from the WDC website.
If you have difficulty accessing the brief please contact us at planning@wycombe.gov.uk or 01494 421 828
Further information on the Daws Hill project can be found at http://www.wycombe.gov.uk/council-services/planning-and-buildings/planning-news/daws-hill-area.aspx
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RAF Daws Hill covers an area of approximately 24 hectares (60 acres) and
is located south of High Wycombe town centre off Daws Hill Lane.
The site, which formed part of the grounds to Daws Hill House, is a former military base
established during the second world war as an extensive tented and hutted camp built to
accommodate United States Air Force personnel serving the nearby underground command
headquarters. From the 1950’s permanent accommodation was provided including housing,
recreational facilities, education facilities and technical facilities. Most of the site has now
been decommissioned but some of the dwellings are still being used by service personnel.
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The site was acquired by Taylor Wimpey in 2011 and they are consulting
with the Council and community on their emerging proposals.
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M40 Handy Cross
The site is located on the eastern edge of the residential area Daws Hill Lane, with
the M40 to the south and the wooded valley sides of High Wycombe to the north.

Junction 4

Figure 1.1 Location Plan

Crown copyright © All rights reserved 100023306. 2012

It sits on a plateau above the River Wye valley to the north and the broader valley of the
Thames to the south. The site contains many protected trees (62 groups; 84 individuals and
3 woodlands) which give it a sylvan character in keeping with the rest of Daws Hill Lane.
This brief has been produced to guide the redevelopment of the site now that it is no
longer needed for military purposes. As a previously developed site within the existing
urban area the principle of residential led development is accepted by the District Council.

RAF DAWS
HILL

Buckinghamshire County Council have adopted a Transport Strategy for
the Southern Quadrant which includes Daws Hill. This work informs this
development brief and should be read in conjunction with it.

ABBEY BARN
SOUTH

Figure 1.2 Aerial Photograph
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2. The Brief’s Purpose and Structure
This Supplementary Planning Document provides statutory
development guidance for the site that will be used to evaluate planning
applications for redevelopment as and when they are submitted.
This brief will assist landowners and developers formulate
proposals that achieve wider objectives and to reassure local
people about what is considered appropriate and what the benefits
and impacts may be. When adopted, it will be used along with
other local and national planning policies to guide the decisions
made on planning applications within the RAF Daws Hill site.

The formal consultation raised the following key issues:

•

 etention of existing trees - concerns that trees
R
would not be adequately retained

•

Housing density and numbers - concerns that no upper
limit or target was set in the brief which could lead to
too many dwellings at too high a density being built.

•

Business use - many advocating that business
use should be omitted from the brief.

•

Location of Local Centre - concerns that it should be relocated
more centrally to reduce impact on Daws Hilll Lane.

The principles in the brief have been informed by key stakeholders
and the wider community through two workshops that took
place in February and April 2012 and the formal consultation
that took place on the draft brief in June/ July 2012.
Details of the workshops can be found on our website at:
www.wycombe.gov.uk/council-services/planning-andbuildings/planning-news/daws-hill-area.aspx
The workshops raised the following key issues:

•
•
•
•

Retention of existing trees
Dealing with traffic congestion
Getting the intensity of the development for this site right

Transport - a number of comments were received on this
issue and these have been reviewed by the County Council
through the Southern Quadrant Transport Strategy.

•
•

Car parking - concerns that parking provision would be insufficient
E xisting Buildings - concerns that some existing
buildings should be retained.

•

Infrastructure capacity - concerns that the existing infrastructure does
not have the capacity to meet the future needs of the development.

A summary of the comments received during the consultation
and the changes made to the brief to respond to these comments
are provided as an appendix to this document and available to
download from our website at www.wycombe.gov.uk/councilservices/planning-and-buildings/planning-guidance/area-based.aspx.

Location of the local centre and business uses
at off Daws Hill lane and the M40

•
•
•
•
•

•

Site access configurations
Noise and air quality issues related to the M40

Further details on the comments made and other information regarding
RAF Daws Hill can be found on our website at www.wycombe.gov.uk/
council-services/planning-and-buildings/planning-news/daws-hill-area.aspx

Reinforcing the landscape structure to accommodate the development
Provision for the elderly
Design and character of the residential areas

Adopted December 2012
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The brief has also been informed by the ongoing discussions of the Daws Hill
Reference Group which was set up in September 2011 to act as a channel
for communication and member and community involvement.
This group was made up of local councillors and representatives from the Daws Hill Residents
Association; the Fair Ridge, Foxleigh and Spinney Residents Association, the Flackwell Heath
Residents Association, the Heart of Ryemead Community Association, Little Marlow and
Chepping Wycombe Parish Councils, and the High Wycombe Society. Representatives from
Taylor Wimpey also normally attend the meetings. Notes of the meetings of the reference group
can be found at:
www.wycombe.gov.uk/council-services/planning-and-buildings/planning-news/daws-hill-area.aspx

The brief for redevelopment sets out:

•
•

A summary of key planning policy principles in section 3

•
•

Redevelopment objectives that guide the concept in section 5

 nalysis of the site and its context, and the redevelopment
A
issues and how they can be resolved in section 4

The brief for redevelopment and its key components in sections 6 and 7

Adopted December 2012
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3. Key Planning Policy Principles
3.1 National Planning Policy
National planning policy is set out in the National Planning Policy
Framework (NPPF). This includes at its heart a presumption in
favour of sustainable development. This means that in preparing
plans local authorities should positively seek opportunities to
meet the development needs of the area. In taking decisions
it means approving development proposals that accord with
the development plan without delay. Where the development
plan is absent, silent or relevant policies are out-of-date,
granting permission unless any adverse impacts of doing so

National Planning Policy Framework

In relation to the weight to be attached to policies in Local Plans, the NPPF indicates
that for 12 months from the publication of the NPPF full weight may still be given to
relevant policies in existing plans adopted since 2004 under the Planning and Compulsory
Purchase Act (2004) even if there is a limited degree of conflict with the NPPF.
In other cases and following this 12 month period, due weight should be given in existing
plans according to their degree of consistency with the NPPF (the closer the policies
in the plan to the policies in the NPPF, the greater the weight that may be given).

would significantly and demonstrably outweigh the benefits.
www.communities.gov.uk
community, opportunity, prosperity

The NPPF includes more detailed policy
on a range of issues. In the context of
this brief, key principles that planning should address include:

•

p roactively drive and support sustainable economic development to deliver
homes, business units, infrastructure and thriving local places;

•
•
•
•
•

always seek to secure high quality design and a good standard of amenity;

•
•

promote mixed use developments;

•

deliver sufficient community and cultural facilities and services to meet local needs.

take account of the roles and character of different areas;
support the transition to a low carbon future;
contribute to conserving and enhancing the natural environment and reducing pollution;
e ncourage effective use of land by re-using land that has been previously developed
(brownfield land), provided that it is not of high environmental value;

a ctively manage patterns of growth to make fullest use of public transport, walking and
cycling, and focus significant development in locations which are or can be made sustainable;

Policies in the NPPF are material considerations which local
planning authorities should take account of.

Adopted December 2012
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3.2 Overarching Policy Principle for RAF Daws Hill

3.3.1 Position Statement on Housing and Land for Business (July 2011)

The overarching principle for this site set by the adopted development plan for the District,
supported by the NPPF, is that the RAF Daws Hill site is a previously developed (brownfield)
site where the principle of a residential led mixed use development is acceptable.

The Position Statement was published in July 2011 to set out the Council’s latest position on a
range of housing and employment land issues and in respect of the former RAF Daws Hill site
it is superseded by this brief. The policy in respect of the Abbey Barn South site, which is also
covered by the position statement, remains that the Council sees no need and no overriding case
to release that site for development at this stage. The future of the site will be considered as
part of the preparation of the new Local Plan. The RAF Daws Hill site will however need to be
designed and delivered in a way that would enable Abbey Barn South to be developed at some
time in the future in a way that fully integrates it with development at the RAF Daws Hill site.

The Council is committed, though the Core Strategy and the Local Plan, to making
the best use of previously developed sites such as this, as land is a scarce resource.
This helps to minimise the need to develop greenfield sites on the edge of towns and
villages. Making the best use of urban land means taking the opportunities available to
meet development needs by using land efficiently whilst enhancing the physical and social
environment of the area through high quality design and infrastructure planning.

3.3 Local Policy
For the purposes of this Brief, the relevant parts of the Development Plan
are the Wycombe Development Framework Core Strategy (2008) and saved
policies from the Wycombe District Local Plan to 2011 (2004).
As these plans were prepared before a decision to decommission the Air Base, there is
no specific policy for the RAF Daws Hill site itself in these plans. However there are a
number of important planning principles in shaping how the site should be developed.
In terms of the weight to be attached to policies in these plans, full weight should be
attached to the policies in the Core Strategy as it was adopted in 2008 under the 2004
Act. The saved Local Plan policies were adopted before this Act and due weight should
be attached to those policies in line with their degree of consistency with the NPPF.
The Daws Hill Development Brief supplements the local policies that are identified in this section.

Adopted December 2012
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3.3.2 Wycombe Core Strategy
The Core Strategy sets down the overall development strategy
for the District up to 2026 including targets for how much housing
development should be provided and the approach to addressing
the needs of business. The strategy identifies High Wycombe as
the principal focus for new development, with the emphasis on
regeneration and transforming key areas of change including the
M40 Gateway area (which includes RAF Daws Hill) and respecting
and improving the physical and community identify of adjoining
settlements (Policy CS2). In identifying land for development,
the main emphasis is on the re-use of previously developed land
(brownfield land). The policy emphasises the importance of ensuring
that adequate infrastructure to support new development.

The following Core Strategy policies are relevant:

CS1 (Sustainable development)
CS2 (Main principles for the location of development)
CS3 (High Wycombe principles)
CS4 (High Wycombe key areas of change)
CS4.3 (M40 Gateway)
CS8 (Reserve locations for future development)
CS11 (Land for business)
CS12 (Housing provision)
CS13 (Affordable housing and housing mix)

Policy CS4.3 sets out some principles for development in the M40 Gateway area, which the site
lies within. These include principles relating to improving the highway network, better access
to public transport and provision of a coachway/park and ride facility, improving access to open
space, provision of renewable energy generation installations on major sites, and ensuring that
opportunities are seized to make the most of synergies between major development sites.
The Core Strategy includes a number of overall plan objectives or “outcomes” that it is
seeking to achieve. These include providing homes to help meet local needs, provision of
community infrastructure, improving public transport and minimising transport congestion,
smart economic growth encouraged, creating quality environments, local character and
identity protected and enhanced, brownfield development optimised and brought forward
before greenfield sites, securing sustainable construction and use of renewable energy,
achieving higher density higher quality developments, biodiversity maintained, enhanced
and created, urban areas greened and countryside protected and enhanced. Policy CS1
indicates that development should contribute towards achieving these outcomes.

CS15 (Community Facilities and Built Sports Facilities)
CS16 (Transport)
CS17 (Environmental assets)
CS18 (Waste, natural resources and pollution)
CS19 (Raising the quality of place making and design)
CS20 (Transport and infrastructure)
CS21 (Contribution of development to community infrastructure)

A number of more generic development management policies are included in the Core Strategy
including those relating to place making (CS19), transport (CS20) and environmental assets (CS17).

Adopted December 2012
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3.3.3 Wycombe District Local Plan
A number of the saved Local Plan policies are relevant to
this development brief. These include a range of “general
development” policies relating to how development should
occur, including various policies relating to design issues.

H19 (Residents amenity space and gardens)

A specific policy (H8) is included in relation to the density
of new development which indicates that in order to make
best use of land proposals for new residential “development
should satisfy the following density criteria… …a net density

T5 and T6 (Cycling)

of less than 30 dwellings per hectare is unacceptable, except
where site specific circumstances, will not allow the general
development and housing policies in this plan to be satisfied.”

S1 (New retail development)
T2 (On-site parking and servicing)
T4 (Pedestrian movement and provision)
T7 (Public transport)
T8 (Buses)
L1 (Chilterns Area of Outstanding Natural Beauty)
L2 (Areas of attractive landscape/Local landscape areas)
L6 (Woodlands)
L7 (Nature conservation and biodiversity)

The following Local Plan policies are relevant:

L8 (Nature conservation and biodiversity)
L9 (Other nature conservation and biodiversity features)

G3 (General design policy)

RT3 (Playing pitch provision)

G7 (Development in relation to topography)

Appendix 1

G8 (Detailed design guidance and local amenity)

Appendix 7

G10 (Landscaping)

Appendix 8

G11 (Trees and hedgerows)

Appendix 9

G12 (Waste management)

Appendix 11

G14 (Air Quality)

Appendix 12

G15 (Noise pollution)

Appendix 13

G16 (Light pollution)
G19 (Water resources)
G26 (Designing for safer communities)
H1 (Housing development land supply)
H2 (Housing development: allocations)
H8 (Appropriate development densities)
H9 (Creating balanced communities)
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3.3.4 New Wycombe Local Plan
The Council is just starting work on a new Local Plan for the Wycombe District. This
will review the Core Strategy and remaining policies in the existing Local Plan. It will
include strategic housing issues such as the setting of housing targets and allocation
of housing sites, policies and proposals to support the local economy as well as a
wide range of other issues. It is scheduled for adoption by the end of 2015.
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3.3.5 Other relevant local policy guidance
The Council has published supplementary planning documents (SPD) that provide more
detailed policy guidance on specific issues. This includes the Developer Contributions
SPD and associated Developer’s Guide (both October 2011), and the SPD on Living
within our Limits (November 2009) on the issue of sustainable construction.
The Wycombe Community Infrastructure Levy (CIL) will come into force on 1 November 2012
and will replace aspects of the Section 106 system for collecting pooled contributions from
development to deliver infrastructure. The Council also intends to publish a revised SPD on
Planning Obligations explaining the relationship between CIL and Section 106 agreements.
The Council has also recently submitted the Delivery and Site Allocations Plan for examination
by an independent planning inspector. The hearings are due to take place in December 2012.
The Plan includes site proposals for the main town centres of the District and also includes
some district wide development management policies, some of which are relevant to this Brief,
such as policies relating to open space provision. This is not an adopted plan but an emerging
one that some weight can be attached to given the stage is has reached in its preparation.

Adopted December 2012

Please see our website for links to other documents:
Specific to the Daws Hill area:
http://www.wycombe.gov.uk/council-services/planning-andbuildings/planning-news/daws-hill-area.aspx

Other planning documents:
http://www.wycombe.gov.uk/council-services/planning-and-buildings/planning-policy.aspx

Cabinet Agenda and Minutes, 10 September 2012:
http://councillors.wycombe.gov.uk/ieListDocuments.aspx?CId=118&MId=4644&Ver=4

Daws Hill and Abbey Barn Planning and Infrastructure
Framework (2009)(Colin Buchanan):
http://www.wycombe.gov.uk/council-services/planning-and-buildings/planningpolicy/wycombe-development-framework/other-area-technical-studies.aspx
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4. Analysis of the Site and its Context
The analysis has been grouped in four subject areas:
1. The site itself
2. The Townscape Setting or Context
3. Connections
4. Land use

Boundary with Daws Hill Lane

Dolittle Estate

Technical area

Technical area

Daws Hill Lane from M40 Bridge

Former London Central High School

Eaker Estate

Eaker Estate

Each subject area identifies the main issues and potential responses
to those issues in relation to the RAF Daws Hill Site.

4.1 The Site Main Issues:

The Site: Key responses

•

•

 dapt development form and intensity to accommodate the trees where
A
appropriate; different approaches are needed for different areas

•

L ocate uses that need flat areas on the plateau e.g. sports playing fields; ensure
views of the site from northern valley sides are not affected; relate development
form to changes in level; consider how motorway noise is affected by the levels.

•

 pen the public boundaries of the site visually and integrate the site with
O
its surroundings visually and physically – e.g. remove fences along Daws
Hill Lane but retain boundary trees and create new connections

•
•

Development form to respond to different characters within the site.

•

 ack new development onto residential boundary to protect existing rear
B
boundaries and enhance the existing tree belt through longer gardens.

•

 ecycle/ reuse existing building materials and consider short term use
R
of existing builidngs until they are needed for redevelopment

•

•

 he tree cover is a defining characteristic that belies the built up nature of site; there
T
is a different character between the Doolittle estate; the technical area and Eaker
estate which is largely driven by differing levels of tree cover and hard standing.
 he location at the top of the valley means the site is made up of a high
T
plateau with sloping ground around the edges of the site, the slopes become
more pronounced along the northern boundary as the site meets the valley
sides; some levels on the site are artificial through base development.
 he nature of a military site and the high proportion of private land bounding the site
T
means that the site is very inward looking; this results in a poor frontage with the majority
of site hidden away from public view; it also has an impact upon connections (see later)

•

It is a site of two halves (east-west) split by footpath and with a very different
character: enclosed woodland/ treed character vs. open fields

•

 he proximity to the M40 and the congested Daws Hill Lane
T
impacts the site in terms of noise and air pollution

•

An existing residential boundary with a sensitive rear aspect

•

The existing built fabric is not suitable for future planned new uses

Adopted December 2012

L ocate sensitive uses away from noise of M40 and Daws
Hill Lane; orientate buildings to buffer noise.
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Figure 4.1.1 Tree cover and character areas

Figure 4.1.2 Topography and views

Site Boundary

Trees/ woodland
covered by Tree
Preservation Order

Plateau

Other trees /
woodland

Sloping ground

Dolittle Estate

Steeply sloping
ground

Technical Area

Long distance views

Eaker Estate

Partial long
distance views
filtered by trees
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Inward looking

Figure 4.1.3 Boundaries and “site of two halves”

Crown copyright © All rights reserved 100023306. 2012

Figure 4.1.4 Impact of the M40 (daytime noise levels)

Figure 4.1.5 Impact of the M40 (night time noise levels)

boundaries
Sensitive residential
boundary
Footpath that splits
the site
Enclosed treed feel

Open treed feel

Open feel
Crown copyright © All rights reserved 100023306. 2012
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Site Boundary

M40 Air Quality
Management Area

M40 Motorway

Noise Exposure
Band NEC A*

Noise Exposure
Band NEC B*

Noise Exposure
Band NEC C*

* data taken from Noise Survey carried out on 16 & 17 May 2012 by Taylor Wimpey
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4.2 Context/ Townscape Setting: Main Issues

Context/ Townscape Setting: Key responses

•

 esidential context, two storey; detached and semi detached; some in large plots;
R
predominantly traditional architectural forms; although quite varied in character

•

 aintain wooded feel along Daws Hill Lane; locate higher
M
density behind in open flat technical area

•

 istoric parkland structure still evident on site from the trees; the layout of the base and
H
the footpath. Wycombe Abbey Grade II Historic Park and Garden bounds the site

•
•
•

Grasp opportunity to obtain meaning from historic remnants where appropriate

•
•

Consider how to minimise impact upon ecology (e.g. northern woodlands)

•

Use visual impact assessment to ensure new development does not impact

•

S trong landscape structure with key elements being the Daws Hill Lane wooded
avenue; the ride; the tree lined footpath and northern wooded edges

•
•
•

Wooded boundaries sensitive to development (levels; ecology; capacity to screen views)

•

The site is currently physically part but not visually or functionally part of the wider community

The area has no local centre and is a largely “private realm” environment
Limited visibility and views, at present from wider area

Conserve and enhance setting of Wycombe Abbey Grade II Historic Park and Garden
 se key landscape elements to structure the development e.g. continue the wooded
U
tree avenue along Daws Hill Lane; connect to the ride; retain and link to the footpath

 se this development to create a public realm and centre for the Daws Hill
U
but without adversely impacting the character of Daws Hill Lane

on wider views and the Chilterns Area of Outstanding Natural Beauty
Figure 4.2.1 Character areas
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B

F
E

Character of residential areas
surrounding RAF Daws Hill:
1. Wooded Fronts (6 dph)
2. Wooded backs (4 dph)
3. Street suburbs (11 dph)
4. Irregular backland (9 dph)
5. Short terraced streets (37 dph)
6. Spacious linked suburbia (13 dph)
7. Spacious detached suburbia (7 dph)
Character areas within RAF Daws Hill
A. Tree’d residential (8 dph)
B. Tree’d technical
C. Flat parkland technical
D. Sloping parkland technical
E. Open estate (11 dph)
F. Grassy slopes
dph - gross dwellings per hectare including
open space and access roads
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Figure 4.2.2 Historic parkland structure

Site Boundary

Daws Hill House
Historic parkland
structure

Wooded Avenue

Existing tree cover

The Ride

Wycombe Abbey
Grade II Historic
Park and Garden

Tree’d footpath

Figure 4.2.3 Landscape structure

Northern
woodlands
Chilterns AONB

Existing tree cover
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Figure 4.2.4 Ecology

1
3
2

4

Crown copyright © All rights reserved 100023306. 2012

Site Boundary

Priority Habitats

Local Wildlife Site

Notable Species
Record

Ancient Woodlands

Biological
Notification Site
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1: Keep Hill Wood Local Wildlife site
2: Deangarden Wood Local Wildlife Site
3: Deangarden Wood Biological Notification Site
4: Deangarden Wood Biological Notification Site
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4.3 Connections: Main Issues

Connections: Key responses

•

•
•

Use redevelopment to make new and reinforce existing connections

•
•
•

Off site works to connect existing footpaths to form a network to the Chilterns AONB

•

L ack of connections through the site to adjacent areas none east-west; one footpath north- south
 he site is so near yet so far from the town centre: Topography and land
T
ownership limit future more direct connections to the town centre

•

 onnection with the country and AONB to the south is limited
C
due to land ownership and a lack of connected routes

•
•
•

Good connections to the northern public woodlands

•
•

Bus affected by congestion and available routes

 reate better more attractive pedestrian and cycle routes to the
C
town centre and other facilities where topography allows

Work with landowners to enable public access to key adjacent open spaces e.g. the ride
 evise an appropriate transport strategy for the wider area (please see the
D
adopted Southern Quadrant Transport Strategy for more details)

Congested Daws Hill Lane: only obvious access point to the site is from this route
School drop off adds significantly to congestion

Proposals should not impact the capacity of M40 Junction 4
Site Boundary

For more information regarding the reasons behind
the congestion cited above please refer to the
adopted Southern Quadrant Transport Strategy
published by Buckinghamshire County Council

Figure 4.3.1 Vehicular connections

High Wycombe
Town centre
Main vehicular
routes
M40 Motorway

Existing School
Drop off’s
Existing Bus route /

Cressex

bus stops

Wycombe
Marsh
M40 Handy
Cross Junction

Marlow / A404
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Little Marlow

Flackwell Heath
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Figure 4.3.2 Footpath and cycle connections

High Wycombe
Town Centre

Existing footpath
routes
Privately owned
land with no public
access
Residential areas
with no through
routes

Wycombe
Marsh

Steep slopes

Town centre

Local
neighbourhood
centre
Sports centre and
transport hub
Potential East/
West footpath and
cycle connections

Handy
Cross
Hub

Chilterns AONB
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4.4 Land Use: Main Issues

Land Use: Key responses

•
•
•
•

Mixed use development to provide a balanced community

Location of non residential uses – off Daws Hill Lane or next to Abbey Barn South?

•
•
•

L ocation of on site school drop off – must be close to Daws Hill Lane to
minimise walking distance to St Augustine and St Bernard’s schools

•

 eed for the new primary school to have ability to expand if
N
required to accommodate future development

L ocate school on boundary with Abbey Barn South to allow
future growth (for details of timing see section 7)

•

Intensity and form of residential use in light of the character of
the existing residential areas and the tree constraints

 esidential development should reflect and respond to the character
R
of the area but does not have to follow the existing density

•

 ary the intensity of development to respond to site constraints such
V
as existing trees and sensitive existing residential boundaries

•

L ocate the open space close to existing green infrastructure and
ideally so that it can be extended to allow for future growth

•

 uild in future connections to Abbey Barn South, but
B
ensure this development has its own integrity

•

E nsure provision is made to accommodate infrastructure needs
of the new development (see section 7 for details)

•

L ocate the business area in the part of the site most affected by road noise; its
scale and design should be appropriate to the character of Daws Hill Lane

•
•

What mix of uses would be appropriate for this site
Need for local centre – to provide focus for current and planned community

•
•

Need for open space provision

•

Infrastructure needs of the new development

 djacent Abbey Barn South site which could come forward for development in
A
the future and how to take account of this in the design of this development

Adopted December 2012

Locate the local centre to serve both the new and existing communities i.e. off Daws Hill Lane
E nsure the scale and design of the local centre is appropriate
to the character of Daws Hill Lane
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Figure 4.4.1 Existing land uses

Figure 4.4.2 Land use constraints

Crown copyright © All rights reserved 100023306. 2012

Site Boundary

Educational use

Public open space

Predominantly
residential use

Community use

Private open space/
sports use

Highway servicing

Agricultural/

Former military
base

Private woodlands

Crown copyright © All rights reserved 100023306. 2012

Site Boundary

Locate drop off for the two Catholic
Schools in close to Daws Hill Lane
to minimise walking distance

Zone of best visibility for
passing trade

Locate school on boundary to allow
for expansion to Abbey Barn South

Area affected by
road noise

Locate sports on boundary to allow
for expansion to Abbey Barn South

Air quality
management area
Sensitive existing residential
boundary
Existing trees
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5. Redevelopment objectives
The issues and key responses identified in the analysis can be further refined into a number of redevelopment objectives. These
form the basis for the brief itself and upon which options regarding layouts will be tested.

To create a heart for the Daws Hill area
Daws Hill does not have a public focal point for the community which provides
local facilities within walking distance. This development should grasp the
opportunity to provide a local centre for the wider community of Daws Hill as
well as meeting the needs of the future residents of the new development.

To provide the catalyst to address congestion and
the school drop off issue along Daws Hill Lane
Daws Hill is congested and this development should enable this to be
addressed. Providing a better solution to the bus and parents drop off for the
two Catholic schools is an essential part of this.
These aspects are covered in more detail in the
Southern Quadrant Transport Strategy.

To reconnect the site with its surroundings and
historic past and be a gateway to the Chilterns AONB

To create a high quality scheme that is
sustainable and a great place to live

The character of Daws Hill is founded on the woodland and parkland
trees that were laid out as the grounds for Daws Hill House. The
site is situated at the point where town turns into countryside.
This development should open up the former private base to allow
connections to be made between the parkland, the woodland; and the
countryside, whilst still conserving its historic setting and character.

This site should realise the fantastic opportunity to produce a new place
to live of real quality. The opportunity of this unique location with such
a rich landscape resource should be fully realised. The design should
make the best use of this site and be of the highest quality setting a new
standard both in terms of quality of living space and sustainable living.

To reinforce and protect existing wooded
character of Daws Hill Lane

To plan and fully integrate with future development

The unique character of Daws Hill Lane comes from the informal wooded
avenue that runs either side of it. This forms a wooded “front garden” to
the houses running along the Lane which are visible underneath the canopy
of the woodland. The trees that front Daws Hill Lane that are part of this
site should be retained and reinforced to continue and build on this unique
character, built development should be located behind this wooded frontage.
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The design and layout of this site should take account of the potential
for future development to the east at Abbey Barn South. The boundary
between the two sites should be designed to allow both footpath and road
links to be integrated to form part of the wider Daws Hill Community.
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Figure 6.1.1 Conceptual Layout Plan

6. The Brief for redevelopment

NORTHERN
WOODLANDS

The key elements to be delivered in this brief are detailed below
and in the following section, Activity and land uses:

6.1

Spatial arrangement of land uses
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A residential belt is created around this green heart higher in density in the
more open technical area, but reducing in intensity further out to respond to the
wooded character along Daws Hill Lane and the existing residential area.
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It builds on the existing structure created by the wooded avenue, the parkland trees;
the ride and the northern woodlands to create a green heart for the development.
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The following plans and diagrams show how the site could be arranged to meet the key
responses and redevelopment objectives expressed in the two preceding sections.
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It links together the wooded paths to the north with the countryside
walks to the south into the Chilterns AONB.

TH

ER

ID

It facilitates a strong connection through to Abbey Barn South if required in the
future and it also enables future links to be made when these become available
to the east and west through the ride and currently private parkland.
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These plans are not intended to show definitive site boundaries or configurations,
instead they illustrate the main development principles. A number of different
specific layouts could achieve the requirements outlined in these diagrams. Any
proposals should clearly demonstrate how they meet these requirements.
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CHILTERNS
AONB
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RAF Daws Hill Development Brief Framework Plan
This plan shows how the main
land uses could be arranged and
the routes of the main roads and
footpaths.
This plan is not intended to
show definitive site boundaries
or configurations, instead it
illustrates the main development
principles. A number of
different specific layouts could
achieve the requirements
outlined. Any proposals should
clearly demonstrate how they
meet these requirements.

Existing footpath
routes

Figure 6.1.2 Framework Plan

Existing vehicular
route
Key footpath and
recreational routes
Potential future
footpath link to
The Ride
Main street and access
and potential future
bus route to Abbey
Barn South
Secondary access
for business village

Spacious Residential
Character Area
Residential Area
Retained trees/
woodland within
residential areas
Wooded boundary
enhanced where
necessary

Approximate land budget:
5 ha: Spacious Residential
10 ha:	Residential (includes 1 ha
of incidental open space to
accommodate existing trees)
0.8ha: Village centre uses
1.2ha: Business Village
1.2 ha Primary School
4.6 ha Open space and Sports
1.2 ha Woodland boundaries
24 ha Total Site area
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Business Village

Village Centre Zone
including shops,
community centre
and school drop off.
New Primary
School
Open Space*
Formal Sports
area*
* For details of requirements
see section 7.6

Crown copyright © All rights reserved 100023306. 2012
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Figure 6.1.3 Connections and Landscape Structure

Figure 6.1.4 Extract of framework plan showing an option which uses the existing access across the north south footpath

Crown copyright © All rights reserved 100023306. 2012

Existing retained /
improved footpath
routes

Daws Hill Lane
Wooded Avenue

Retained major tree
groups within the site

Existing vehicular
route

Green Footpath
link

Wooded boundary
enhanced where
necessary

Key new footpath
routes

Wooded areas

Potential future
footpath links

The Ride

Main vehicular/ public
transport/ pedestrian/ cycle
route and access linking to
Abbey Barn South

Chilterns AONB

Secondary access
point
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The above plan shows how the layout could work if a new access through the existing north south
footpath is not possible and the existing access has to be used instead. The connection to Abbey
Barn South would run between the school and sports pitches. This option also shows the school
and sports pitches flipped accommodate the position of the link and allows the retention of two
existing oak trees within the school grounds. (please see opposite page for the key to this plan).
The plan to the left shows the key connections and structural landscape
elements both around and within the site. These key elements must be reflected;
respected and incorporated in any proposal to redevelop the site.
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Figure 6.1.5 Walking distances
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6.2	 Urban design principles
The following sections outline some key urban design principles that the new
development should follow. These supplement the design policies contained in the Core
Strategy and Local plan (CS19; G3 and Appendix 1). It draws on well established principles
contained in By Design (CABE 2000) and subsequent national urban design guidance.
These principles apply to the residential and non residential uses planned for the site.

6.2.1 Connections
This section is about how this development is put together and how it connects to
the surrounding neighbourhood. Often we think of plans when layout is discussed, but
it is as much to do with topography and the built form. After all we are not just designing
a street map but a three dimensional place. How the plots and buildings are arranged will
demonstrate whether the place feels like a street; a courtyard or a bland estate road,
how legible the place is, how safe it is and above all how great a place it is to live.
The importance of getting the layout right should not be underestimated
as it will be set for generations to come. This is because it defines the
pattern of landownership; and routes of roads and services which make it very
resistant to change other than through subdivision into smaller plots.
This development should connect and be integrated with the surrounding existing
neighbourhood. Most people will experience a place by moving through it either by car; cycle
or on foot. That means that to ensure that this development feels part of the wider community
its streets and footpaths must be connected and integrated with the existing street network.
To do this an understanding of the existing neighbourhood is required and this should be
summarised in a drawing showing the connections and movement framework. This
drawing should build on the information contained in the connections analysis in section
4 and add to it the proposed connections and routes for the new development. It should
include pedestrian; cycle; and vehicular connections. The plan should include sufficient
context so that the wider connections and the locations of local facilities can be seen.
It will then be clear to see how the new development fits into its neighbourhood.
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To encourage people to walk rather than use the car, local facilities should be within a convenient
walking distance. Routes that would be unattractive for pedestrians should be discounted.
These would include paths that are not overlooked or routes that are cut off by busy roads.

The routes through this development should be logical, direct and easily understood.
Most people will have experienced the maddening illegibility of many new developments
due to a confusing and convoluted network of routes and houses that look all the
same. As well as being annoying this illegibility reduces the sense of connection with
surrounding neighbourhoods and can significantly reduce the potential to promote
walking and cycling. It also has a negative impact upon the distinctiveness of an area.
We expect that the routes through this development will be logical, direct and easily
understood – not just on a plan but when walking through the area. This can be achieved
by looking at the line of sight making sure you can see through to the main destinations.
Dead ends that are not obvious should be avoided. A regular or deformed grid of streets is
a tried and tested way of ensuring legibility. It also has benefits for servicing properties.
Diagrams showing routes; views and landmarks should be used to
demonstrate the proposed layout conforms to this principle.
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6.2.2	Active fronts and private backs
Blocks of development should be arranged to achieve active fronts and private backs,
so that the public functions of dwellings face the street while the private functions face inwards.
Dwellings should always front access roads and footpaths. It is possible
that flanks can also face the access road, but the front door should be visible
from the road or footpath. This is known as ‘frontage development’.
This is important as it helps to facilitate activity in the street and ensures it is actively
overlooked to reduce the potential for crime. It also creates a good living environment
for residents so that they have a protected private area at the back that is secure and
attractive. In most cases this is best achieved by the use of a perimeter block layout. Even
if the block itself is laid out correctly, wrong choices in the room layout of dwellings can
dilute or compromise this principle. If room functions are not located correctly, residents
will make their own interventions to facilitate their use which can often reduce activity and
surveillance. For example the windows of bedrooms on the ground floor facing the street
will be made private through the use of blinds and curtains. This can also occur where
living rooms of flats are located in public areas with large windows or patio doors.
Diagrams which show the location of public and private space; the location of front
doors and location of live or active frontage should be provided to help demonstrate that
this principle has been achieved. Below are a set of guidelines that should be followed
to ensure that dwellings support the active fronts and private backs principle:

Active Fronts:
Dwellings should be arranged to achieve maximum outlook onto the
street to promote activity and safety. This is achieved through:

•

 indows from active rooms (rooms that have regular activity that is not so
W
affected by privacy (kitchens/ studies/ dining rooms/ play rooms);

•
•
•

Using projections such as bay windows and
Making sure front doors are frequent and visible.
 wellings with integral garages only being used when they are part of a wide
D
fronted dwelling which allows the provision of at least one active room along the
frontage or when they make up a small proportion of the whole street.
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Ground floor activity is especially important as this is what connects the dwelling to the street.
Streets should have dwellings on both sides facing each other. This promotes
a sense of community and reduces crime as neighbours on each side of the street
can overlook and survey dwellings on the other side of the street. This principle
also facilitates the creation of positive streets of character and identity.
For these reasons a layout with a predominance of single sided streets will
not be accepted unless there are compelling reasons to do so.
Each new plot should have direct access to the street network. It is important
that every new house and its front door have a direct relationship with the public street
network it is accessed from. This improves legibility enabling visitors to easily find the
dwelling, and brings activity and interaction with the street improving the sense of
community and reducing the incidence of crime. Front boundaries should not be greater
than 1.1 metres high to allow a visual connection between the dwelling and the street.

Private Backs:
The backs of buildings and plots should not be adjacent to access roads or
footpaths instead they should back onto one another, with no rear access. This helps with:

•

 menity – private/quiet areas are contiguous – noisy comings
A
and goings restricted to fronts or accesses;

•
•
•

Concentrates activity at front (‘eyes on the street’, or ‘natural policing’);
Ensures maximum distances for privacy at rear of dwellings;
 o access for criminals ‘around the back’, where there is no natural surveillance.
N
Criminals have to cross threshold at the front of the house, where surveillance is best

There is one exception to this principle. Where terrace properties require rear access for
wheeled bins, delivery and removal of materials for building or gardening, such rear access
points may be acceptable. Access should only be through the frontage, by the means of
a locked gate. The rear access paths should not connect directly to adjoining roads.
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6.2.2	Active fronts and private backs (continued)
Dwellings should be arranged to achieve sufficient levels of privacy
both within the home and in the garden/ amenity area.
This is achieved through

•
•

 ooms that need more privacy being located to the rear or above the
R
ground floor at the front (e.g. bedrooms and bathrooms)
Gardens and amenity areas located to the rear of the properties

Side to side relationships
Generally, side or flank walls should not have windows, except where the window is high
level, or is a light to a non-habitable room (stairs/hall or bathroom). However, where the
side or flank is effectively turned to face the street or addresses a side street or access,
the side should be adequately fenestrated to ensure surveillance of the street.

See also next section Rear Privacy

Proper front gardens

Rear Privacy

Where properties do not directly abut the street, the frontage
should be clearly defined as front garden.

To achieve privacy, a gap of a minimum of 25 metres should be maintained
between the backs of houses and flats when backing onto properties. People
reasonably expect greater levels of privacy to the rear or garden side of
their properties than at the front. Exceptions to this rule include:

•

 roperties arranged at an angle of more than 30 degrees
P
to avoid direct window to window views;

•

 here there are no principle habitable windows from the
W
adjacent properties that overlook the space;

•

 here the site is sloping or the development has living rooms or balconies
W
at the first floor level or above (for example flatted development), additional
distance will be required to achieve the same privacy levels.

Public and private space at the front of the dwellings are best clearly marked out by boundary
treatment i.e. hedges, fences and walls usually 1.1 metre high, to help delineate the space and
indicate physically where responsibilities are, and to create more enclosed street scenes.
Open undefined frontage areas are discouraged and should only be used where it
is intended that the dwelling directly abuts the footpath or shared surface.
Allocated parking for dwellings should be located behind these front boundaries.

Rear garden boundaries should be robust and to head height
(1.8 metres) where they are adjacent to other gardens.
Rear gardens should be free from public activity behind them like a parking court
or a street. They should be bounded by other private activity like for example, gardens or
private communal space. It is recognised that for a minority of garden boundaries this will not
be possible. In these situations the type of garden boundary should be carefully considered.

•

 here overlooking of an adjacent public space is required, the boundary should
W
be visually permeable in the higher portion of the boundary. This can, for example,
be achieved by providing a trellis between 1.5 and 1.8metres height.

•

In visually prominent areas close-boarding fencing should be avoided and
replaced with attractively detailed walls or railings or hedges.
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6.2.3 Design principles for Parking
The overall approach should be design led and focused on the overall quality of place created. Simple robust layouts are preferred as they are both more legible and more attractive.
Parking should be accommodated to support activity in the street and be reasonably close to the front door and within view of the active rooms of the dwellings they
are intended to serve. This is best achieved by placing parking within the street. This approach has the added benefit of making the most efficient use of road space.

Car Parking Layout
Parking proposals which rely on all of the parking being privately controlled and allocated (for
example where every house provides permanent space for occasional visitors and there is no
on street parking) is widely recognised to make parking less efficient and therefore reduce the
amount of space available for other uses such as private gardens and public open spaces.
The visitor car parking for 1, 2 and 3 bed dwellings should be provided off - plot so that it is
genuinely available to visitors. Larger 4 or 5 bed houses could have visitor parking on - plot
(where visitors to an individual property could park) as long as the road they are located on has
some capacity to be used for on-street parking (where visitors to the street in general could park).
Space is at a premium and contemporary lifestyles generate a high demand for parking.
Despite this, catering in an over-generous fashion to parking demands without considering
the impact on the quality of the living environment that results can be counter productive
when judged in the round. Parking can all too easily gobble up much of the public area
in development and too often affect the quality and space devoted to gardens and open
space. To avoid this parking areas should be made as efficient as practically possible.
Including a significant proportion of unallocated spaces for visitors as required by the
above standards will enable both the varied car ownership levels within a street to be
accommodated and enable spaces to serve both the needs of residents and visitors.
This can allow parking provision to be efficiently matched to actual parking demand
as it ebbs and flows around a neighbourhood over time as opposed to each individual
house catering for the ‘worst case scenario’ which not every house needs.
Research indicates that how much parking is required is intrinsically related to the
manner of parking provision, the quality of design of parking areas, and the extent
to which it is publicly available to maximise its use. Convenience, security and
attractiveness all play a part in determining the success of parking proposals.
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In order of preference parking should be provided in the
street first; and to the rear of dwellings last.
The disadvantages of the predominant use of rear parking include;

•

A duplication of road space at the rear resulting in a large proportion
of land being taken up by roads and parking areas

•
•
•

Reduced garden sizes
Dilution of activity at the front as residents park and access their houses from the back
A loss of security and privacy to the rear of the dwelling

Whereas the advantages of the predominant use of the
street and front of dwellings for parking are:

•
•
•
•

There is a preference from residents to park at the front (outside the front door)
It concentrates activity on the street and maintains privacy and security to the rear
Parked cars can act as a buffer between people using the footpath and cars using the street
It frees up space to be used as private gardens and/or public open space

In every case, parking should be conveniently and safely located and attractively designed
and laid out. Parking in the residential areas should be dispersed across the new
neighbourhood - parking in the non-residential areas should be centrally located.
More details can be found in the publications Car Parking What Works Where and
Manual for Streets. Overall, experience suggests that for larger family housing, parking
for the household is best provided on plot, whilst parking for smaller dwellings, is often
best provided more flexibly. Underlying this however is that detailed design proposals
should take a design led approach to parking proposals taking account of this guidance.
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6.2.3 Design principles for Parking (continued)

Size of parking spaces

Integral garages

The common dimension of 4.8m by 2.4m for a single open parking bay should be regarded as
a minimum standard. In many cases greater dimensions will be needed to accommodate both the car
and enable convenient access in and out of it. Parking spaces provided in perpendicular ranks should be a
minimum of 2.7 metres wide to allow a gap of 0.5m “door opening area” in addition to the minimum 2.4m
spaces. Spaces next to a solid object (wall, etc) should to be wider to allow easy manoeuvring in and out.

A predominance of integral garages along the street will not be accepted. Integral
garages should generally be avoided, as the effect dominates the front elevation of a dwelling,
and it compromises the front door and the relationship of the dwelling to the street. Garages
are often not used for parking cars, and used only for storage. This is particularly true of
integral garages that have internal access to the dwelling. Integral garages will only be accepted
when they make up a small proportion of the street or where they are part of wide fronted
dwellings to allow the provision of at least one active room along the frontage. Integral garages
should be set back by at least 200mm in order to reduce their impact on the elevation.

Landscape treatment
Landscape treatment should be arranged so that it does not conflict with car doors and be
of sufficient width to afford the health and growth of the plants. Planted islands within parking
areas should be a minimum of 2m wide. Trees should be provided at regular intervals (at least every
four spaces) to reduce the visual impact of parking. They should be planted with adequate space for root
zones in either wide planted areas or if in paved areas using systems such as urban tree soil or similar.

Garages
Garages should be of sufficient size to accommodate both the vehicle and some
storage and be unobtrusively located so that they do not dominate the street scene.
Garages should be of sufficient size to accommodate both the vehicle and some storage including
cycles. Allowance should be made for the increased dimensions of current models of car. A garage
with internal dimensions of less than 7m x 3.5m will be regarded as a store room and not count
towards the number of parking spaces. Garages should be unobtrusively located so that they do
not dominate the street scene. Garages set forward of the main dwelling will not be accepted
as they reduce surveillance and can dominate the plot creating unsatisfactory townscape.

Manoeuvring
Parking layouts should allow safe and convenient manoeuvring. They should
comply with the standards identified in Appendix 9 of the Local Plan.
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Front shared parking courts
Parking spaces should be within view of the dwellings they are intended to
serve. Communal parking areas should be located so as not to be unduly conspicuous
in the layout. They should form part of the design of the street and be fully integrated
with it. Successful models include parking contained within squares and public spaces
defined by street trees. A view of un-relieved parked cars in perpendicular ranks is
unacceptable. Communal parking spaces should be defined by planting and street trees.
Planting should be kept low, or trees should have clear stems and higher canopies,
so as to maintain casual surveillance of the street from surrounding properties.

Rear Shared parking courts
Rear shared parking courts should be small enough to ensure that residents who
use them can recognise each other. In situations where parking to the front or side is not
possible, as a last resort rear shared parking courts can be used. They should serve a maximum
of 7 dwellings or be about 10 spaces. They should be designed so that they read as private
property and should be well overlooked and close to the properties they serve. Access to the
parking court should be defined by an entrance feature – for example archway, pergola or gate..
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6.2.4 Cycle parking
Cycle parking should be provided where appropriate. For residential flats it should be provided
in secure cycle store buildings. The occupiers of houses will be able to make their own provision
for cycle storage either within garden sheds or within the dwelling. The neighbourhood
centre, business area, community facilities building and open space containing sports field(s)
should include provision for cycle parking. When related to a building, the cycle parking
should be visible from within the building and if possible it should be provided under cover.

Development Brief
6.2.6 Design Principles for the Village Centre;
Business Village and Site Entrance
As these elements will be located close to Daws Hill Lane and could have an impact on
its existing character. A set of design principles has been developed for each to ensure
they do maintain and fit with the existing character of Daws Hill Lane. It is intended
that these principles will be developed further by the council in conjunction with the
developer as the scheme is progresses to ensure they are both appropriate and meet
these character aims while also delivering adequately the required facilities.

6.2.5 The design of affordable housing
Affordable housing should be integrated with and indistinguishable from market housing.
The design and location of affordable housing should be fully integrated
with the rest of the development. Affordable housing should not be visually
distinguishable from the rest of the development. This is important as it
will promote the creation of cohesive and inclusive communities.
This should involve the distribution of small groups of affordable housing
across a site rather than being concentrated in one location.

Design Principles for the Village Centre
The Village Centre may be visible but should not be unduly prominent in views
from Daws Hill Lane. It should instead form part of the new street that runs into
the site and could link with the Business Village; parents school drop off; and bus
stops . It should be integrated within the spacious residential area and use the
woodland setting to reduce its visual impact and create an informal character.
The design and layout of the village centre should:

In particular affordable housing should not be visually distinguishable from market housing in
terms of materials; details; layout; levels of amenity space; parking provision and privacy.

•
•

Be accessible by all modes of transport including pedestrians
Include well laid out car parking, including for people with
disabilities and safe and secure cycle parking

•

Be attractively landscaped incorporating both existing tree groups, using existing
high quality individual trees as focal points and planting new street trees.

The design and layout of the local centre could also:

•
•

Contain residential or offices above the ground floor commercial/ retail use

•
•

Include an equipped children’s play space

Contain dwellings that could be adapted to commercial/
retail use in the future if demand arises
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Incorporate the community facility
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6.2.6 Design Principles for the Village Centre; Business
Village and Site Entrance (continued)

Design Principles for the Business Village

Design Principles for the Site Entrances

The Business Village will be composed of units that are predominantly small in scale.
It should have a rural character being set in a high quality wooded landscape made up
of existing woodland and trees bounding the site and newly planted trees within the
site and supplementing the boundary with the existing footpath where needed.

The site entrance should be laid out in accordance with the
standards laid out in Manual for Streets 1 & 2.

It should not be prominent in views from Daws Hill Lane or from the Chilterns AONB.

It should take account of the unique wooded quality of Daws Hill Lane. This means it should
be low key and informal in its design taking cues from the details; materials and form of
existing road accesses along the Lane. A bold entrance statement would not be appropriate.

The layout should seek to use buildings to filter noise from the motorway.

It should seek to retain existing trees of good quality along the boundary with Daws Hill Lane.

Parking and serving needs of the site should be visually contained using buildings
and landscape screens potentially adopting a courtyard approach.

It should provide for pedestrian and cycle access to the site as well as vehicle
movement, maintaining the current pedestrian route along Daws Hill Lane.

The design of the buildings should take cues from existing rural buildings in
terms of form, scale and materials. The materials for the buildings should be of
a recessive natural colour. They should not include prominent signage.

It should accommodate the planned public transport routes
as detailed in the Southern Quadrant Strategy

Access to the Business Village could be either from the existing access
(subject to visibility and highway constraints) or via the main access.
Links with the Village Centre both visually and functionally are encouraged.
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6.3	 Car Parking Provision
Enough parking should be provided to meet the needs of the development. Local Plan Parking
Standards adopted in 2004 are expressed as maximum standards and Policy T2 allows
provision below the maximum level indicated. Core Strategy Policy CS20(5) adopted in 2008
requires “appropriate and effective parking provision”. National policy has now moved away from
maximum standards to encouraging a local approach to policy. The approach set out in this
Brief aims to ensure appropriate and effective parking provision as required by CS20(5):
The NPPF, published in 2012, identifies a number of factors the Council
should take into account if setting local parking standards.

•
•
•
•
•

the accessibility of the development;
the type, mix and use of development;
the availability of and opportunities for public transport;
local car ownership levels; and
an overall need to reduce the use of high-emission vehicles.

National Planning Policy Framework (2012) Paragraph 39
Whilst a County wide review of parking standards is planned for the future we
consider it appropriate to adopt interim local standards to apply to RAF Daws Hill to
respond to the change in National Policy and current development pressures.
These standards will be further reviewed if the 2012 Census data on car ownership levels
becomes available before any application is determined, but as they already encompass
a projection of parking demand to 2014 this is unlikely to have a significant impact.
In response to the NPPF questions for this site:

•

t he accessibility of the development; the topography of the area makes this site not
particularly accessible. Although not located far away major travel attractors such as the
town centre, the Wycombe Marsh retail area and the Cressex Business Park are difficult to
access by foot, cycle or public transport (although there is a bus service to the town centre).
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•

t he type, mix and use of development; The development will comprise a
mixed use development. The mix of uses may reduce the need for some
travel (e.g. by providing a local convenience shop on the site).

•

t he availability of and opportunities for public transport; There
is scope to improve public transport for this site.

•

local car ownership levels; The District has some of the
highest car ownership levels in the country.

Census data shows that car ownership in owner occupied property is consistently higher
than the equivalent rented property and is higher for larger houses than smaller houses.
The current Local Plan maximum standards in Appendix 9 are based on the accessibility
zones in appendix 8. We are proposing a local minimum standard broadly comparable to the
previous maximum standard. This should ensure sufficient parking for the development.
The key basis for establishing parking standards is car ownership levels. Whilst the standards have
been designed following an established methodology* to provide ‘just enough’ parking we consider
a small margin of comfort is needed to reflect local circumstances and as such we have based
them on District Wide data (which is higher than for Abbey Ward in which RAF Daws Hill lies,
but which also includes a significant proportion of housing in more accessible locations) and on the
ownership levels for owner occupied housing only (which is higher than for affordable housing).
The proposed standards take account of the possible level of under occupancy of on-plot parking
for the proportion of households with fewer cars than the proposed standard as well as the likely
level of overspill parking from the proportion of households with more cars. Our aim has been
to balance the level of public (on street) and private (on plot) parking to meet the full parking
demands arising from the development whilst also making the most effective use of land.

* In 2007 CLG published a research report “Residential Car Parking Research” which
sets out a number of key conclusions drawn from an analysis of Census data. For
those who are familiar with the English Partnerships Design Guidance: Parking, What
Works Where. This CLG report is the research underpinning the guidance.
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6.3	 Car Parking Provision (continued)
The suggested standards are very slightly higher than those shown in the draft RAF
Daws Hill Development Brief, and whilst they are now presented in relation to
‘habitable rooms’, as opposed to ‘bedrooms’ the principle of minimum standards set at
a level to reflect likely car ownership and parking demands is carried forwards.
6.3.1 Minimum Parking Standard for Development at RAF Daws Hill
Bedroom
Estimate**

Flats 1 to 4
habitable rooms*
Flats 5+ habitable
rooms*
Houses 1 to 4
habitable rooms*
Houses 5 to 6
habitable rooms*
Houses 7+
habitable rooms*

Minimum
parking to
be provided
privately***

Minimum
parking to
be provided
publicly****

Local Plan
Local Plan
Maximum
Maximum
for residents for visitors

1 or 2

1

0.5

1

1 bed =0.5
2 bed = 1

3

2

0.5

1

1

1 or 2

1

0.8

1

3 or 4

2

0.6

3 bed = 1
4 bed = 2

1 bed = 0.5
2 bed = 1
3 bed = 1
4 bed = 2

4 or 5

3

0.6

2

2

* In line with the Census Data underpinning this approach, ‘habitable rooms’
includes living rooms, bedrooms and kitchens, but not bathrooms or hallways.
**The “bedroom estimate” is for illustrative purposes only.
***‘Parking to be provided privately’ refers to parking either on a driveway or garage, but also
to communal parking for flats where this is secured and allocated to individual households.
****‘Parking to be provided publicly’ refers to on street, or unallocated court yard
parking where residents and visitors have equal access first come first served.
Parking below these standards would only be allowed if a planning case could be made
for any particular dwelling/group of dwellings. Parking above these standards may be
acceptable, but should not be needed to ensure compliance with Policy CS20(5).
Parking for non-residential uses should also be at the level indicated in the
maximum standards in Appendix 9 of the Local Plan and provision should also
be made for disabled parking and cycle parking in accordance with Appendix
9. Design Guidance for parking is given in section 6.2.3 of this Brief.
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Figure 6.4.2 Trees protected by Tree Preservation Order
Site Boundary

6.4.1 Trees
Trees are a key and important existing site resource, many
are protected by Tree Preservation Order (T.P.O) (see figure
6.4.1) and a significant majority of responses to the consultation
of this brief placed a high priority on their retention.

Individual trees
covered by T.P.O.
Tree Groups; Areas
and Woodlands
covered by T.P.O.

Trees are important elements of green infrastructure, contributing
to urban cooling through evapotranspiration and providing microclimatic effects that can reduce energy demands in buildings. They
therefore represent a key resource that can significantly contribute to
climate change adaptation. Trees can offer many benefits, including:

•

 roviding visual amenity, softening or complementing the effect of
P
the built environment, and adding maturity to new developments

•

 isplaying seasonal change and providing
D
opportunities for wildlife in built-up areas

•

 aking places more comfortable in tangible ways by contributing
M
screening and shade, reducing wind speed and turbulence,
intercepting snow and rainfall, and reducing glare.

Where tree retention or planting is proposed in conjunction with
nearby construction, the objective should be to achieve a harmonious
relationship between trees and structures that can be sustained
in the long term. The good practice recommended in this British
Standard is intended to assist in achieving this objective.
A survey of the existing trees has been undertaken by Taylor Wimpey
in accordance with the recommendations of the British Standard Trees
in relation to design, demolition and construction (BS5837:2012).
The assessment and design process will then follow the flow diagram
as is laid out in the new British Standard (BS5837:2012) in figure 1
(page 2) - The Design and Construction Process and Tree Care.
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Through the design process there will be a priority given to retain existing trees.
As well as following the guidance in the British Standard the Council will judge any proposal
against Policy G11 (1) of the Adopted Wycombe District Local Plan to 2011, which says:
“Development proposals will be required to retain existing trees and hedgerows of good quality and/or
visual significance, or trees and hedgerows which are likely to become visually significant when a site is
developed. The development should not put at risk the future retention of such trees and hedgerows and
during the course of development such trees and hedgerows should be protected.”
The supporting text to the policy describes how the District Council is under a duty
to ensure wherever it is appropriate that in granting permission for any development,
adequate provision is made for the preservation and planting of trees. It states that
development proposals should be designed so as to retain existing trees where
appropriate, and to ensure that they can be sustained and do not come under threat.
The site design will need to work within constraints posed by existing trees including: tree
location, current size, future requirements, root network and soil volume and shading.
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6.4.1 Trees (continued)
Consideration will also be given the trees tolerance to disturbance based on species, age,
condition, presence of surrounding trees, structures and services, and agreed opinion of
their quality and value. Where appropriate trees that link back to the past use of the site
as part of the parkland to Daws Hill House or as the military base should be retained.
Whilst it is accepted that it will not be possible to retain every tree and misplaced tree
retention may result in post-completion demands for removal or pruning works, those
trees which are proposed to be removed for development will need to be fully justified
and agreed with the Council. On preparation of a final detailed site layout, the direct and
indirect impacts of the proposed design will be evaluated by the developer’s professional
advisors and will need to demonstrate to the Council the reasons for any proposed felling
or other tree works. Reasons that may be acceptable to remove existing trees include:

•

 chieving strategic objectives for the site such as the need to provide an
A
access onto Daws Hill Lane; the need to have a sensible road system within
the site and the provision of pitches and a school playing field.

•
•
•
•

Essential demolition and land level alterations
Essential drainage and service requirements
Trees of poor health and condition
In exceptional circumstances where the Council accepts that layout reasons dictate removal.

6.4.2 Green infrastructure
As detailed in earlier sections the design of this development should adopt a landscape-led
approach that retains the landscape character of the site by ensuring a strong landscape structure
taking full account of all existing features as well as opportunities to improve and enhance these.
Reference should be made to the Wycombe Landscape Character Assessment and
Policies DM10 to DM13 (inclusive) of the Submission Delivery and Site Allocations Plan
June 2012. This site forms part of the High Wycombe Settled River Valley landscape character
area and is adjacent to the Great Marlow Rolling Farmland Landscape character area.
Account should be taken of the recommendations and guidelines given for these areas.
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A visual impact assessment following The Guidelines for Landscape and Visual Impact
Assessment; Second Edition published by the Landscape Institute must be undertaken
to inform the design and layout of the new proposals. Key areas of sensitivity include
the new site entrance; the village centre; the business village and the residential area
bounding the northern woodlands and situated on the plateau in the centre of the site.
In particular the assessment should address and ensure that there is no adverse visual impact upon
the Chilterns AONB; Daws Hill Lane; and wider views across the valley towards High Wycombe.
The key on-site landscape features at RAF Daws Hill are the historic parkland
structure, evident in the pattern of existing tree coverage, and the green lane bisecting
the site along the footpath from Daws Hill Lane to Keep Hill and Deangarden Woods.
Keep Hill Wood and Dean Garden Wood abutting the northern fringe of both
RAF Daws Hill and Abbey Barn South are recognised both for their historic landscape
interest, present landscape contribution, and their biodiversity value. The woods
include areas designated as Ancient Woodlands, Local Landscape Areas and Priority
Habitats. A small part of the adjoining Local Landscape Area extends into the site
at its Northern extreme. (This can be seen in the Ecology plan in section 4.2.)
The sensitivity of the woodland adjoining the site requires development proposals to
ensure an adequate buffer free from buildings, hard surfaces and vehicles. Permeable
footpaths would be acceptable in this area. This buffer should be no less than
20 metres or the height of the tree canopy, whichever is greatest.

Wildlife Advice Note
This advice note has been prepared to provide guidance to applicants on how a development might
impact on wildlife, why the Council requests ecological information, how such information might be
obtained and how wildlife can be enhanced through development. This advice note should be read in
conjunction with the Council’s ‘Wildlife Checklist’.
This document can be found on the Wycombe District Council website: http://www.wycombe.gov.
uk/council-services/planning-and-buildings/planning-guidance/topic-based.aspx
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6.5 Sustainability measures:

6.6 Noise; Air Quality and Contamination

This development is required to deliver a minimum 15% reduction in carbon emissions on-site
through the use of decentralised and renewable or low carbon sources. The following measures
should be considered to achieve this:

The development should take full account of noise and air quality constraints from the motorway
and Daws Hill Lane in the design and layout, including provision of all appropriate mitigation
measures.

•

Noise:

E ITHER - Modular on-site Combined Heat and Power Plant with distribution system
extendable into the Abbey Barn South site if required – most likely gas fired but
convertible to wood chip burning in the future if there is no impact on the M40 AQMA*

A sound insulation scheme and mechanical ventilation will need to be provided for any façade
containing habitable rooms that is above 63 dB LAeq 16 hour daytime, 57 dB LAeq 8 hour nighttime.

•

 R connection to a wider Combined Heat and Power network in the wider area
O
to serve the development, extendable to the Abbey Barn South development*

•
•

Solar thermal/ Photo voltaic for individual dwellings

•
•

Green roofs where appropriate

•
•
•
•

Grey water recycling

•
•

Sustainable urban drainage

•
•

Recycling of building and road/ surface materials on site

Ground Contamination

Short term use of existing buildings until needed for development

A desktop study in the first instance should be produced in respect of ground contamination of
the site. This may lead to further studies, investigations, remediation as necessary.

 assive design techniques such as orientation of buildings; capacity of
P
buildings and landscape for heat storage and cooling in hot weather.

 ater efficiency to Code for Sustainable Homes Level 3 to reduce waste
W
rather than restrict use e.g. automatic leak detection; water efficient WC’s;
Flow restrictors and aerators on showers and taps; waterless urinals;

Rainwater harvesting
Electric vehicle charging points
 onstruction materials listed in the BRE Green Guide (these also often
C
have health benefits) and which have low embodied energy

 esign of buildings to minimise waste e.g. building re –use; pre fabricated components;
D
internal and external waste storage which is large enough to accommodate recycling bins.

For more details please refer to Living within our limits SPD and Delivery and Site Allocations (June 2012)
policy DM17
* Subject to viability
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Any private gardens or space provided for amenity needs will need to meet the WHO minimum
outdoor living area standard of 55 dB LAeq 16 hour daytime. This should be met by providing
these areas in the shadow of building in the areas subject to higher noise levels.
Adequate separation distances are required from private dwellings and gardens to play spaces and
sports pitches to ensure no adverse effect on amenity.
Air Quality
The development should taken account of the emerging policy to extend the Air Quality
management area (AQMA) to an area up to 60 metres from the carriageway. (see Modelling
Assessment of Air Quality along the M40 for Wycombe District Council, December 2010 on our
website)
Any Combined Heat and Power proposed should include a full assessment of the air quality
implications and should have no detrimental effect on the objectives of the AQMA in achieving the
governments air quality objectives
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7. Activity and land uses
Apart from the new structure; links and spaces, the primary land use considered for this site is residential.
Alongside this primary use there are a range of essential secondary uses which are business; education; open space/ sports areas and the local centre which should include
retail, community uses and a facility for school drop off for buses and parents. Detailed requirements for these uses and other requirements are given below:

7. 1 Residential
Local Plan Policy H8 says: “In order to make best use of land, proposals for new residential
development should satisfy the following density criteria… …a net density of less than 30
dwellings per hectare is unacceptable, except where site specific circumstances, will not
allow the general development and housing policies in this plan to be satisfied.”

•

The Council is committed to a design led approach to new development where housing
numbers and housing density are simply an outcome of an integrated contextual design led
approach to development, not a measure of success or failure. The number of dwellings
and/or housing density should not in itself be a measure of quality or an indicator of
acceptability. Because density is expressed as “dwellings per hectare” a development
of one bed flats at a given density will be a very different character and quality to a
development of large family houses at the same number of dwellings per hectare.

It is expected that the total number of dwellings will not exceed
500 taking into account the tree constraints on the site.

The framework plan in section 6.1 of this document identifies approximately 15 HA
(of the total site area of 24 HA) as available for residential development. This includes
many existing trees that will need to be accommodated within the development.

At least 30% of homes should be built to Lifetime Homes standards.

There will be parts of the site will fall below the net density required in Policy
H8 to accommodate these significant trees; adjoining uses and topography
and take account of the existing character of Daws Hill Lane.
To account for this the framework plan in section 6.1 indicates two residential character areas:

•

 n area of low density more spacious residential character of around 20 -25
A
dwellings per ha that would be interwoven between existing trees. This would cover
the frontage along Daws Hill Lane and extend into the site along the boundary with
Wallingford Gardens and Sandford Gardens. This boundary would have some new
tree planting in the longer rear gardens of the new houses to bolster the existing
tree belt and ensure an acceptable relationship between the existing dwellings.
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 residential area of at least 30 dwellings per ha (excluding land taken up by
A
retained trees). Land constrained by existing trees will be used to create incidental
open space linked together by a recreational footpath. This footpath connecting
with existing footpaths creates a circular route through the development.

A good proportion of the dwellings should be designed to accommodate working at home.
Within the residential area there is scope for the provision
of extra care elderly person’s accommodation.

For more details regarding design principles please refer to sections 6.1 and 6.2

7.1.1 Mix of dwelling size, type and tenure:
Core Strategy Policy CS13(1) requires a mix of dwelling size, type and tenure that meet
the needs of the community. This is important both in terms of meeting housing need but
also with regard to creating an interesting and vibrant place and a mixed community.
Proposals for the site should incorporate a full range and mix of dwelling types designed to
provide as wide a range of housing options as possible. This should be expressed through variety
not only in the number of bedrooms, but also in the scale of dwellings and plots for example.
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7.1.2 Affordable Housing provision
Affordable Housing provision is required in accordance with CS13 of at least 30% of total bed
spaces (split one third intermediate and two thirds social or affordable rent). The scheme
should be designed to accommodate the following dwelling size mix of affordable housing.
Dwelling Type / Size by No of
Bedrooms & Persons
1 bed/ 2 person flat
2 bed/ 4 person flat
2 bed/ 4 person house
3 bed/ 5 or 6 person house
4 or more bed / 6-8 person
house

Percentage of rented Affordable
or Social Homes
20%
15%
15%
35%
15%

Percentage of Shared
Ownership/Equity Homes
35%
35%
30% p rovided at least half of this
is provided as 2 bed houses

0%

7. 2 Business
The business village at RAF Daws Hill should include at least
4340 sq m of a small unit scheme of either B1 offices and /or high
quality B1c/B8 uses as part of the mixed use village centre.

Previous studies of the local economy have shown that while overall there is not a shortage of
sites allocated for employment use, there is a need for a pipeline of quality accessible employment
sites in the local area. In particular there is a supply shortage of quality industrial premises.

Supporting the economy is an intrinsic part of sustainable development and planning has a key
role to play in ensuring sufficient investment opportunities are provided for business as well as
for housing. Mixed use areas have a number of beneficial characteristics absent from single use
areas such as simple residential suburbs and large business parks. This includes the ability to
create an interesting and varied sense of place, increased opportunities for social interaction
between different groups. It also makes a greater proportion of employment opportunities
available to local residents within easy access by means other than the private car.

We are seeking business development that will provide opportunities for people
with a good mix of skills from low level skills to higher level skills. The business
units provided on this site should reflect the fact that this is an attractive but
constrained location, aiming to meet local needs for quality new development
whilst complementing the strategic large scale development at Handy Cross.

Including business uses as part of major new housing schemes therefore supports all
three pillars of sustainability, the economy, society, and the environment. For that
reason this site must bring forward a significant element of business development as an
intrinsic part of developing sustainably. The NPPF states that significant weight should
be placed on the need to support economic growth through the planning system and
it encourages Local Authorities to “plan proactively for the needs of business”.

Delivery of a business component is a key part of making the redevelopment of this site as
sustainable as possible. To this end development of business units will need to come forward early
in the redevelopment of the site and will be secured through the use of a legal agreement, which
will trigger the development of business units to a particular stage of the overall re-development.
It is recognised that there are uses which fall outside of the traditional employment
uses (the B Classes in the Use Classes Order) and whilst these are of some
benefit to the local economy, and regard will be had to this, they are not directly
transferable for more traditional B Class uses on a simple like-for-like basis.
For details of design principles for the Business Village please see sections 6.1 and 6.2
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7.3 Education

7. 4 Retail

7.3.1 Preschool

Provision should be made for a local mixed use “village centre” including a small scale local
convenience shop. This will provide for local needs in a location that is readily accessible by
foot to reduce car journeys and provide more convenience for existing and new residents.

A space should be provided within the development that could accommodate a
nursery facility to meet demand from RAF Daws Hill – it is assumed this will be
provided within the proposed community centre or at the local school.

7.3.2 Primary School
The anticipated number of pupils generated from this site would be insufficient to require
a primary school initially, however nearby schools (Marsh, Hannah Ball, Beechview
and St Augustine’s) are all projected to have a deficit of places and therefore to
accommodate the shortfall in existing schools and the new pupils from RAF Daws Hill, a
new primary school should be provided at an appropriate time before the development
is completed. The exact timing will be determined during the application process.
This new primary school should be one form entry but with room for expansion
to two form entry should the Abbey Barn South site be developed

7.3.3 Secondary school
The anticipated number of pupils generated from this site would not require physical
infrastructure on site but financial contributions towards new school places will be collected.

7.3.4 Post-16 Education
The anticipated number of pupils generated from this site would not require physical
infrastructure on the site but financial contributions towards post 16 places would be required.

The provision of a convenience store/ newsagent is considered essential. Other
retail shops could be provided if deemed viable and appropriate including
estate agents, dry cleaners, food takeaways, cafes or restaurants.
It will be particularly important to limit the size of the units so that the development does
not become an attractor of car borne trips to the site. Upto 650 m2 total floorspace
would be acceptable in principle. The village centre, however, should be located close
to Daws Hill Lane so that the businesses have the potential to attract passing trade and
also so that the existing residents are provided with a conveniently located facility.
For more details regarding design principles for the retail elements
of the village centre please refer to section 6.2.

7.5 Community centres
There are a limited number of community meeting facilities within the Daws Hill
area, and the majority are either schools or religious buildings. Although schools and
churches make an important contribution towards meeting community needs there are
limitations, namely that they are not available all the time, particularly from schools.
The Air Cadet Facility currently located on RAF Daws Hill would need to be either
retained or re-provided, by incorporating it within a new Community Centre.
A new multi-functional community building will be required on site of about
500 sq m. If a children’s nursery is to be provided within the community
centre a secure outdoor play space would also need to be provided.
The County Council’s Culture and Learning Service has identified the need for additional learning
space to serve residents. It is possible that some adult learning activities could take place in the
community facility building but the building will not need to be provided as an adult learning facility
which could interfere with the aim of the building being capable of flexible, multi functional use.
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7.6 Open space, Sports and Play space
The development will be expected to accommodate public open space to meet the open
space needs of the new residents and employees working at the site. Open space should
be provided to a standard of 4.45 hectares per 1000 population* (residents and employees)
in accordance with Policy DM15 of the Delivery and Site Allocations Plan June 2012.

The presence of larger groups of trees may justify allocating some of the well treed
areas as open space, where an open space function can be demonstrated. However
the Council will not accept an approach to the development whereby all of the
land constrained from development by trees was identified as open space thereby
producing numerous small open space parcels of land of limited open space value.

The following categories of open space should be provided at the site:

•
•
•
•
•

 utdoor sports provision at a standard of 1.2ha per 1,000 population
O
Play space (children and teens) to a standard of 0.8ha per
1,000 population, including equipped areas
Allotments – 0.23 ha per 1,000 population
Park and semi natural greenspace – 1.67 ha per 1,000 population.
Public informal amenity space – 0.55 ha per 1,000 population.

During the consultation the following range of uses for open space were suggested. These
could be incorporated within the above categories provided on site if appropriate:

•
•
•
•
•
•
•
•
•

Child and teenage woodland themed play areas
Green space for community events
Play areas in residential areas with adequate buffer zones
Football; Cricket and hockey
Outdoor exercise equipment
Woodland walks
BMX facilities
Nature trails
Picnic areas

The framework plan included in section 6.1 includes a circular route through the development
connecting with existing footpaths. This should be designed for recreational use as well
as providing direct function footpath connections to key facilities across the site.
The open space would be delivered within the development process and the timetable for
delivery would be linked to the phases of development across the site. The Council will expect
that at least one area of equipped children’s play will be provided early in the development
process and that the main sporting facilities will be provided roughly mid - way through the
development process. This equipped children’s play area could be provided at the village centre
if this were to be delivered early in the development process or could be an early delivered
facility within a neighbourhood green provided in association with the sporting facilities.
The developer will be expected to put in place measures to manage and maintain the
open space so that it is available as public open space capable of serving the needs
of all residents of the District. Where relevant, the open space should be managed
to maintain its historic interest as well as promote its ecological potential.

Providing the open space within larger land parcels can help provide flexibility over the future
use of the open space to meet specific open space requirements as they arise. The need to
provide the sports facilities on relatively level land will influence the location of this particular
element of the open space. It should be accommodated at the central area of the site which
is the most level ground. Changing facilities should be provided with the sports facility.

* In calculating population the following average occupancy per dwelling will be assumed:
1 bed dwelling 1.4 persons; 2 bed dwelling 1.75 persons; 3 bed dwelling 2.6
persons; 4+ bed dwelling 3.0 persons; all dwellings 2.5 persons.
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7.7 Transport measures
Buckinghamshire County Council consulted on the Transport Strategy for the Southern Quadrant area of High Wycombe at the same time as consultation on this development brief. This work informs this
development brief and therefore all proposals will be required to conform with the adopted Southern Quadrant Transport Strategy. Below are the specific transport requirements for the RAF Daws Hill site.

7.7.1 School drop off / bus facilities

7.7.2 Off site road improvements

Relocation of school car drop off facilities for St Bernard’s and St Augustine’s
Roman Catholic Schools away from Daws Hill Lane and surrounding streets,
together with appropriate parking management measures are critical to
addressing transport issues. Provision should therefore be made for:

Improvements to the Daws Hill Lane/Marlow Hill junction in
accordance with the requirements of the highway authority.

•

Provision of new school and bus drop off facilities to address school traffic
from the east (within the RAF Daws Hill Site) and west (off site via the Sports
Centre junction). Details of the location and capacity of these facilities will be
determined through the application process and traffic assessment.

•

Introduction of appropriate parking management measures
in the vicinity of the Catholic Schools.

Addressing the school drop off issues through the measures above is a priority
that should be delivered as soon as possible in the development process.

In addition a number of other junctions and routes may be affected
and could require improvement. These should be assessed in the
transport assessment, and include but are not limited to:

•
•
•
•
•
•
•

Marlow Hill/Marlow Road gyratory

•

Impact on Junctions 3 and 4 of the M40

Heath End Road/Abbey Barn Lane junction
Winchbottom Lane
Abbey Barn Lane/Kingsmead Road junction
Abbey Barn Road/London Road junction
Impact on rural and non-strategic urban routes, such as routes through Flackwell Heath
Impact on strategic routes including London Road, Marlow Hill,
the edge of the town centre and Handy Cross junction.

The retention or addition of appropriate vehicular speed management
measures and parking controls to support safe travel in the area.
Appropriate mitigation measures to compensate for the wider impacts
of the development not addressed in the measures outlined in this policy,
including a contribution to the High Wycombe Transport Strategy.
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7.7 Transport measures (continued)
7.7.3 Public transport

7.7.5 On site transport measures

A high quality and frequent (15 minute) bus service and associated infrastructure,
including bus priority measures, linking the site to the town centre and Handy
Cross Hub should be provided. This should include provision of a direct public
transport bus only link and high quality cycling/walking routes to the planned
Handy Cross Hub (High Wycombe Regional Coachway Park and Ride).

At least two ‘all movement’ vehicular access points off Daws Hill Lane facilitating links through
to the Abbey Barn South site, including suitable control measures to mitigate impact of traffic
flows onto the principal road network during peak hours and bus priority egress measures.

7.7.4 Footpaths and cycle routes
Provide new and improved footways where possible without the
removal of existing trees along both sides of Daws Hill Lane.
Provide appropriate road safety and access improvements including crossing
facilities along Daws Hill Lane connecting to existing infrastructure.
Provide/ enhance east/ west cycle and walking routes linking to Handy Cross;
Flackwell Heath; local shops and schools where the topography is relatively
flat and they can provide an attractive alternative to the car.
Enhance footpath links with the town centre.
Maintain and enhance the rights of way network to the surrounding countryside/
woodland, including retention of main north/south right of way through the site,
and provision of a sensitively designed woodland walk (Deangarden Wood)

New on-site school and bus drop off for the Catholic Schools on the
RAF Daws Hill site to address school traffic from the east.
A new street network allowing for multiple connectivity between the RAF Daws Hill
and the Abbey Barn South site, with the internal network following the principles
of the Manual for Streets and promoting high pedestrian and cycle standards.
Public transport and quality cycle/walking route allowing penetration of buses
well into the site (including to the village centre) and capable of extension into the
Abbey Barn South site should it be developed. The design and alignment of this
route to ensure vehicle speeds are carefully controlled. Dwellings should be a
maximum of 250m-400m distance to a bus stop (depending on topography).
Mitigation of construction traffic impacts will be considered as part of the
traffic assessment of the proposal when the application is submitted.

7.7.6 Travel plans
Residential travel plan, individual business and school travel plans with targets set in accordance
with Buckinghamshire County Council’s developer travel plan guidelines. This should also include
proactive targeted promotion of a Smarter Choices campaign across all areas of the development,
including public transport information, car share, cycling / walking and healthy lifestyle initiatives.
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7.8 Health

7.10 Waste

Buckinghamshire Primary Health Care Trust has confirmed that they would not seek
to provide an additional facility within the study area, but would request a financial
contribution to enable existing facilities to accommodate the increase in demand.

There are existing deficiencies within the district in relation to Household Waste &
Recycling centres. Additional future housing growth will be the key driver in terms of the
volume of waste to be managed which will increase the pressure on existing facilities.

7.9 Emergency services

7.11 Flood Risk and Drainage

7.9.1 Police

A Flood Risk Assessment will be carried out in accordance with the
National Planning Policy Framework and the associated Technical Note.
The methodology used shall comply with BS 8533 : 2011.

One of the sustainability objectives for development is to reduce crime, the fear of crime
and anti-social activity through the creation of safer places to live and work. The area
currently performs poorly in terms of community safety with high levels of crime. A
police facility within the development will enable a presence within the development to
contribute towards community safety initiatives and neighbourhood policing of the area.

7.9.2 Fire
High Wycombe fire station is due to be relocated as part of the wider town centre
development. The location of a new fire station will be determined by wider directions
of growth because the location of the fire station is governed by statutory response
times. There is no additional requirement for development at RAF Daws Hill

7.9.3 Ambulance

Management of surface water shall be carried out in accordance with the draft National Standards
for sustainable drainage systems published by Defra and be in compliance with Planning Policy
CS18 (Waste/Natural Resources and Pollution) of the WDC Core Strategy. The developer
will need to ensure that there is sufficient drainage capacity to serve the new development
and include proposals for upgrades where necessary as part of any planning application.
Any proposal to utilise discharge of surface water to the ground must be
accompanied by hydrological and hydro-geological surveys which will include
justification of infiltration rates and impact on the underlying chalk strata.
Buckinghamshire County Council are the Lead Local Authority under the Floods and Water
Management Act (FWMA10) and will be the SuDs Approval Body (SAB) under this legislation,
and the Environment Agency will also be a statutory consultee on drainage and flood risk.

SCAS has identified the need for further provision of Amenity Points across the district. Amenity
Points are normally made up of a small office able to house a couple of staff to rest whilst waiting
for a task, plus space to park an ambulance vehicle safely and the facilities to charge the vehicle.
Potential areas for Amenity Points within Wycombe District include West Wycombe area,
a location between High Wycombe and Princes Risborough and the Cressex area. The
delivery of these projects (location, timescales and cost) would be on a site-for-site basis.
No specific provision has been identified at this site.
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7.12 Utilities
7.12.1 Water

7.12.2 Gas/ Electricity/ Communications

Thames Water has identified that the waste water network is close to capacity at district level.
An extensive study is required to determine the most appropriate waste water network strategic
solution is required to serve future growth which the developer will need to carry out.

National Grid have confirmed that the planned distribution of housing growth
in Wycombe district will not have a significant effect upon National Grid’s
infrastructure, in relation to both gas and electricity transmission and that the
existing network should be able to cope with additional demands.

Funding has been made available for network investigations and upgrades for
period 2010-2015. The study will provide a cost estimate of any proposed works.
Any works could potentially be delivered 2016 to 2021 and will need to be
phased to ensure the strategic network solution coincides with growth.
Based on the current planned locations for future housing growth localised
upgrades of the water supply network will be required.
The developer will need to ensure that there is sufficient capacity in both the
waste water and water supply network to serve the new development and include
proposals for upgrades where necessary as part of any planning application.
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Scottish and Southern Energy have confirmed that at the present time the primary
infrastructure can support the additional housing growth planned to 2026. However
in the following areas (High Wycombe LCA, Chepping Wye Valley LCA and South
West Chilterns & Marlow LCA) it may be necessary to install additional 11,000 volt
cable circuits from existing primary substations to serve new development areas. If
additional loads materialise than some local reinforcements may be required.
The developer should ensure that there is sufficient existing Broadband capacity to accommodate
the new development and consider upgrading to fibre optic broadband if not already existing.
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