PORTLANDS DEVELOPMENT BRIEF
ADOPTED SEPTEMBER 2005
Supplementary Planning Document

Price £6.00

This development brief has been prepared to satisfy the requirements
of the adopted policy G4 in the Wycombe District Local Plan to 2011.
As such, where a site allocated in the local plan comes forward a
development brief is required. Guidance on preparing Development Briefs
is included in Appendix 3 of the Local Plan. This brief has been prepared
fully in accordance with the requirements of Appendix 3, and is now an
adopted Supplementary Planning Document (SPD).
Statutory documentation including Sustainability Appraisal and
Consultation Statement are bound separately and should be read in
conjunction with this document, as part of the SPD.

The OS mapping in this publication is provided by WDC under licence from the
OS in order to fulﬁl its public function for proper planning of the district. Persons
viewing this mapping should contact OS for copyright advice where wishing to
take mapping for their own use.
All plans included in this brief are reproduced from the Ordnance Survey mapping
with the permission of the Controller of Her Majesty’s Stationary Ofﬁcer © Crown
Copyright. Unauthorised reproduction infringes Crown Copyright and may
lead to prosecution or civil proceedings. Wycombe District Council. Licence LA
086207.2005
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1
introduction
The preparation of the Development Brief for the
Portlands site is necessary in order to take the
broad policy for the site (Policy M5) as set out in
the adopted Wycombe District Local Plan (2004)
forward to the next level of detail to provide a basis
for planning applications and thereby realise the
potential of this key town centre development site in
Marlow.
A contextual study has been undertaken prior to this
document as well as the production of the ‘Detailed
brieﬁng information, Portlands, Marlow’ in February
2003. Both documents can be viewed on-line under
www.wycombe.gov.uk , following links to Policy,
Supplementary Planning Information and Portlands
Development Brief.
The adopted Local Plan establishes the Council’s
policy approach to the redevelopment of the
Portlands site. The purpose of the Development
Brief is to add further detail to the policy guidance by
identifying the planning and urban design principles
and requirements for the development of the site.
During the preparation of the Development Brief
there has been extensive community consultation,
not only in its draft and amended draft forms, but
also during the early stages of its preparation, with a
public consultation programme examining the broad
issues associated with the site. This took place in
three stages during 2004 in conjunction with public
consultations on the redevelopment of the Riley
Road site. The results of the community consultation
have been reﬂected in this Development Brief.
The Development Brief is adopted by the Council as
a Supplementary Planning Document. It provides
the parameters within which a detailed planning
application for the site can be prepared. The
Development Brief alongside the Adopted Local
Plan will be used by the Council in its determination
of a detailed planning application for the site. Any
planning application will need to be accompanied

6

by supporting information, including a Transport
Assessment. A full list of documentation to be
submitted with any application is included in section 5
of this document.
The brief sets out the issues that any design on
the site needs to address, and explains why these
are considered to be the key design issues for the
development. Developers are encouraged to work
closely with the Council to incorporate these principles
into their detailed designs. The brief sets out one way
that the principles can be expressed in a development
form. It is acknowledged that there are alternative
ways by which the issues identiﬁed can be overcome.
These will be given equal consideration in negotiating
a planning application. Pre-application discussions
with the Council and local community are strongly
encouraged prior to the submission of a formal
planning application.
As background to the design principles to be applied
to the development of the site, Section 1 provides a
summary of the site context, including the relevant
planning policies and the process of community
involvement undertaken. This includes an assessment
of the constraints and opportunities in relation to the
development of the site, and the policies which will
have a bearing upon the form, mix, disposition and
quantity of development. Section 2 provides further
information on the basic urban design rationale for
the site, and Sections 3 and 4 go on to describe the
urban design principles for the future development
of the site. Section 5 provides further information on
the implementation of the Development Brief and the
relevant contacts within the Council.
The development brief is to be read in conjunction
with all policies in the adopted local plan. The text of
the policies has not been re-stated, as this is available
directly from the local plan. The brief should also be
read in conjunction with the contextual study and
detailed brieﬁng information, details of which are set
out above.
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Policy context
National Planning Policy
The government publishes a range of Planning
Policy Guidance Notes (PPGs) and Planning Policy
Statements. Those which are particularly relevant
to the development of the Portlands site are set out
below:
PPS 1 - Delivering Sustainable Development
(Published February 2005)
This PPS was published in February 2005 following
consultation between February and May 2004 and
replaces Planning Policy Guidance Note 1.
PPS 1 places an increased emphasis on the need to
involve the community in planning and the delivery
of sustainable development and creating sustainable
and safe communities. The guidance focuses on
how local planning authorities should be planning
for future community involvement. The principles
set out in the guidance are similar to the community
consultation process undertaken by Barton Willmore
in consultation and partnership with Wycombe District
Council. Paragraph 40 of the guidance identiﬁes that
community involvement is vitally important to planning
and the achievement of sustainable development. In
addition the guidance advises that:
“Local communities should be given the opportunity to
participate fully in the process for drawing up speciﬁc
plans or policies and to be consulted on proposals for
development.”
PPG 3 - Housing (March 2000)
PPG 3 gives advice in relation to housing provision,
the efﬁcient use of urban land, and improving the
quality and attractiveness of residential areas. The
guidance emphasises the Government’s commitment
to the re-use of urban land for housing provision in
order to both promote regeneration and minimise
the amount of greenﬁeld land being taken for
development, and to the inclusion of the provision
of affordable housing. The national target is that
60% of additional housing should be provided on
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previously developed land. The guidance underlines
the importance of taking a sequential approach to
the identiﬁcation of sites for residential development,
which gives priority to the re-use of previously
developed land and buildings within urban areas.
The Note conﬁrms that inﬂexible planning standards
should be avoided, especially when they “place
unduly restrictive ceilings on the amount of housing
that can be accommodated on a site” (paragraph 57).
The guidance also advises that car parking standards
which result in development with more than 1.5 offstreet car parking spaces per dwelling are unlikely
to reﬂect Government policy in respect of achieving
sustainable residential environments. PPG 3 advises
that design should be inﬂuenced by its surroundings,
“having regard not just to any immediate neighbouring
buildings but the townscape and landscape of the
wider locality” (paragraph 56).
The note places signiﬁcant emphasis on the use
of high quality design to achieve quality living
environments, and places importance on design
and layouts being informed by the wider context,
having regard not just to any immediate neighbouring
buildings but the townscape and landscape of the
wider locality. The developer is encouraged to
demonstrate how their proposals have taken account
of the need for good layout and design.
The guidance also supports the rejection of poor
design particularly where a decision is supported
by clear plan policies and adopted supplementary
planning documents.
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PPG 13 - Transport (2001)
PPG13 promotes the integration of land use and
transport planning, encourages more sustainable
transport, gives priority to people over ease of trafﬁc
movement and seeks a reduction in the need to
travel. The guidance conﬁrms that the Government’s
objectives relate to the promotion of more sustainable
transport choices and a reduction in the need to
travel, especially by car.

PPG 15 - Planning and the Historic Environment
(1994)
PPG 15 promotes the conservation and restoration of
built heritage, both in respect of listed buildings and
conservation areas, whether in relation to existing or
proposed development. PPG 15 indicates that while
conservation of the character and appearance of
conservation areas must be a major consideration,
this cannot realistically take the form of preventing
all new development, but must ensure any new
development accords with the area’s special
architectural and historic interest. The guidance
indicates that new building should be designed with
respect to its context, as part of a larger whole which
has a well-established character and appearance of
its own.

PPS 22 - Renewable Energy (Published 2004)
Increased development of renewable energy
resources is vital to facilitating the delivery of the
Government’s commitments on both climate change
and renewable energy. Positive planning which
facilitates renewable energy developments can
contribute to all four elements of the Government’s
sustainable development strategy.
PPG 25 - Development and Flood Risk (July 2001)
PPG 25 explains how ﬂood risk should be considered
at all stages of the planning and development process
in order to reduce future damage to property and
loss of life. Of particular importance to this site, the
guidance advocates that proposals should seek to
reduce and certainly not increase ﬂood risk where
possible. Reference should be made to paragraphs
40-42 & Appendix E of the guidance. Attention is also
drawn to the advice in CIRCIA C522 Sustainable
Urban Drainage Systems - design manual for
England & Wales and the Interim code of Practice for
Sustainable Drainage Systems.

PPG 16 - Archaeology and Planning (1990)
This guidance provides advice on the preservation
or recording, and handling of archaeological remains
found on land in both urban and rural settings. The
guidance promotes the early consideration of sites
identiﬁed as having archaeological importance,
before any formal planning applications are made.
The guidance also highlights the importance of using
sympathetic designs where archaeological remains
are known to exist so as to secure their preservation.
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Local Plan Policy
The adopted Local Plan deﬁnes the precise
boundaries of the Portlands site on the Proposals
Map (Marlow Town Centre Inset page 7) and sets
out in more detail the principles that are to guide the
development of the Portlands site (policy M5). The
sub text of the policy is contained in the Local Plan
and should be read alongside the policy text. The
following criteria are set by adopted policy text:

(e) Retention of Portlands Alley as an important
north-south pedestrian link and as a means
of future access(es) on foot to and through
the proposed new housing on Portlands;

Policy M5

(g) Completion of the link road between the
former Brewery site and West Street through
West Street car park consistent with the
highways requirements and the townscape
character of the Conservation Area;

(1)

(f) Secure high quality 24 hour pedestrian
and cycle links to the High Street and West
Street;

In accordance with Policy H2 the Portlands
Area, as deﬁned on the proposals map, is
allocated for predominantly residential use.
Any redevelopment of the site must secure and
provide the following:

(h) The replacement in full of car parking lost
from the West Street car park through the
completion of the link road, at the time of
the road construction, unless an alternative
approach in accordance with Policy M2 can
be secured;

(a) Affordable housing in accordance with Policy
H13;
(b) In the event of a phased or piecemeal
development of the site:

(i) Secure rear servicing to the frontage
premises of High Street and West Street
adjacent to the site;

(i) each phase or part meeting in full its own
infrastructure, parking, urban design and
other development requirements: and

(j) Stopping up the existing vehicular access to
High Street, except for emergency vehicles,
bicycles and pedestrians;

(ii) the overall development of the site in
accordance with the principles of this
policy should not be prejudiced;
(2)
(c) The maximisation of the development
potential of the site whilst being consistent
with the townscape, conservation area
character, building detail of the town centre,
and the other requirements of this policy;

Any proposal must be accompanied by a
Transport Assessment.

(d) Retention of the terrace of six houses to
the west of the link road as part of the
redevelopment scheme;
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Adopted Local Plan Appendix 2: Portlands
Site Description
This is an under-utilised town centre site, within the
Marlow Conservation Area, to the rear of High Street
and West Street. The site is highly accessible, and
well related to the town centre facilities.
Site Speciﬁc
Secure a form of development which maximises the
development potential of the site, making positive use
of under-utilised urban land, whilst being consistent
with the townscape and Conservation Area character
of the town centre. Development should protect the
terrace of six houses to the West of the link road,
maximise accessibility to and through the site, and
improve the quality of this town centre site.

West Street car park as a result of link road;
Secure rear servicing to frontage premises on High
Street and West Street;
Contributions to additional town shuttle buses;
High Quality 24 hours Pedestrian/cycle access to
High Street, West Street, Pound Lane and the station
including the retention of Portlands Alley as a quality
pedestrian link; and
Contribution toward the outcome of the Marlow
Parking and Transport Study will be sought.
Appendix 1 of the Development Brief contains a list of
all other relevant Local Plan policies in relation to the
development of this site.

Housing Mix
Provide for a range of sizes and mix of housing
types at higher densities to include terraces and
ﬂats. Affordable housing (at least 30% of all new
bedspaces) will be required.

It should be noted that this document is

Wildlife, Landscape, Open Space and Play Provision
Retain mature trees where possible.
Provide for formal/informal public open space 0.3 ha.
would be required under the NPFA Standard for a
development of 50 dwellings.

It will be necessary, before any detailed development
proposals are brought forward, for a request for
a screening opinion to be made to the Council,
in accordance with Regulation 5 of the Town and
Country Planning (Environmental Impact Assessment)
(England and Wales) Regulations 1999. Such a
request would need to be accompanied by details
of the proposed development and an assessment
of the potential signiﬁcant effects arising from those
proposals.

Education and Community
Contribution to local school provision off-site may be
required in relation to the Local Education Authority’s
assessment of school provision in the area at the
planning application stage.

supplementary to the above policy text.

Environmental Impact Assessment

Transport
Provide the northern section of the new link road
between West Street and Pound Lane consistent with
townscape character; Access onto new link road;
Extinguish existing vehicular access to High Street,
(except for emergency vehicles); Retention of
Portlands Alley;
Replacement of public car parking in full, lost from
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Site appraisal

Site ownership

The site has been appraised and the factual ﬁndings
summarised on the Brieﬁng Plan on page 16-17. This
relates to the site itself but also to its boundaries and
its immediate context and environs. The plan covers
issues of built form and type, vegetation, services and
access.

The Portlands site is predominantly owned by
Waitrose Ltd, with the West Street car park owned by
Wycombe District Council. The Land Registry should
be approached for other land ownership information.

Archaeology
A full archaeological assessment or study of the site
will be required prior to any design work for the siting
of development being progressed. This will need to be
done in consultation and agreement with the County
Archaeologist. The assessment will need to comply
with the requirements of PPG 16.

Land contamination
A desktop study is required to verify previous site
uses and potential contaminants. This should be
undertaken in consultation with the Environment
Agency. It should be noted that no soakaways shall be
constructed to a depth exceeding 1m below existing
ground level or in contaminated ground and under no
circumstances shall the water table be intersected.
Low/medium/intermediate-pressure gas mains have
been identiﬁed in close proximity to the site. No
mechanical excavations are to take place above or
below 0.5m.

potential
development option
workshop weekend
28 - 29 February 2004
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Community involvement
Before this development brief was prepared,
a programme of community involvement was
established, with the aim of ensuring that members
of the public living and working in Marlow had an
opportunity to express their views on the issues,
concerns and ideas they had regarding the future
development of the Portlands site. Ultimately the
aim was to ensure that these views were taken into
account within the Development Brief. It should be
noted that the programme of community involvement
also included the Riley Road site in Marlow, which
was being promoted by Waitrose for redevelopment.
The ﬁrst stage of the community involvement process
involved a public consultation weekend. The weekend
session took place on 28th and 29th February 2004 in
Marlow and was coordinated by WDC. The aim of the
weekend was as follows:
(i) to ﬁnd out what the public in Marlow thought
the key issues were in relation to the
development of the Portlands site; and
(ii) to ask the public how they thought that these
issues could be resolved as part of the future
development of the Portlands site.
In order to coordinate the weekend sessions and
to collate the ﬁndings in a meaningful way a series
of workshops were held on Saturday 28th February.
At these workshops those attending were split into
groups and asked to address (i) above in the morning,
and (ii) above in the afternoon. At the end of each

session the groups came together to share their views
on how the issues and solutions might be prioritised,
and whether or not they could be resolved in relation to
any development on the Portlands site.
On Sunday 29th February, the issues and solutions
were illustrated graphically in the form of a potential
development option for the site, which responded to the
results of the Saturday sessions and satisﬁed all issues
and concerns raised at the workshops. It was essential
to gather views on the development option in order to
help shape the next stages of the development brief
process.
In addition to the above methods of involvement a
display of questions, based around a series of potential
issues identiﬁed in discussion with local interest groups,
were available on both days. Those attending were
asked to review these questions and identify their view
by the use of coloured dots.
A total of 350 members of the public attended the
weekend sessions, with many of these people
attending on both Saturday and Sunday. The issues
emerging from the weekend, covering both Riley Road
Site and Portlands Site, were reviewed at a meeting of
Marlow Town Council, Marlow Chamber of Commerce,
Marlow Society, WDC and Waitrose, and can be
summarised as follows:

community involvement - workshop weekend
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Town Wide Issues:
(i) Acceptance of the need for additional parking but
a wish for its impact to be minimised, including
the use of underground parking so long as
security issues can be overcome;
(ii) Need to protect the character and heritage of
Marlow;
Issues Speciﬁc to Portlands:
(iii) Concern about the need for a continuous link
road and its effects if built;
(iv) Need to achieve pedestrian links to West Street,
High Street and Portlands Alley;
(v) Concern about the appropriateness of the
provision of rear servicing to premises on West
Street and High Street;
(vi) Need to retain trees on the site; and
(vii) Need for a mix of housing sizes and tenures.
Following the weekend sessions it was agreed
that the results left further issues to be explored
and resolved with the public in relation to the site,
particularly the development options displayed. It was
therefore agreed that a further evening workshop
session would be held on 19th May 2004.
At the workshop evening the feedback received at
the weekend sessions in February was reviewed,
presenting the development option for the site along
with the issues in achieving it and, where relevant, the
reasons why those elements could not be achieved.
Questions were then posed to those attending as
follows:
(i) The ‘link road’ should not be a through route for
general trafﬁc, but be built in a way that allows
for this in the long term if required. It must
be built for slow speeds compatible with the
sensitive urban environment;
(ii) It would be difﬁcult to achieve rear servicing
whilst retaining the groups of trees. Which do
you think is most important ? and
(iii) The traditional form of Marlow is made up of two
and three storey buildings. Some people at the
open weekend suggested that four storeys would
be appropriate on Portlands in order to maximise
the number of residential properties in the town
centre. What do you think ?
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As in the weekend sessions, those attending were
split into groups to discuss the questions posed,
with their views then being shared at the end of the
session. The key issues/views emerging from the
workshop evening can be summarised as follows:
(i) general agreement that there is no need for
the through ‘link road’ now, but that this should
be made possible in the long-term, subject to
demand;
(ii) mixed views regarding the conﬂict between rear
servicing and the retention of trees, with most
agreeing that at least the best trees should be
retained, and some questioning the suitability
of the premises on West Street and High Street
to make use of rear servicing as a result of land
ownerships;
(iii) general view that 3 storeys is appropriate, with
some suggesting 4 storeys would be appropriate,
with a need to ensure that a mix of sizes of
property are provided; and
(iv) the character and appearance of any future
development is important.
Summer Exhibition July 2004
Following the workshops, more detailed proposals
where prepared for both sites, culminating in a further
public exhibition in July 2004. The public were asked
to give comments on the presented information, to
further inform the design responses for both the Riley
Road and Portlands sites.
Public Consultation on Draft and Amended Draft
Development Brief
The brief has been the subject of two public
consultations, the ﬁrst between 8th November - 6th
December 2004, and the second with proposed
amendments between 6th June - 4th July 2005.
The public comments received during this period
have been summarised with WDC responses and
actions recorded. This can be viewed at www.
wycombe.gov.uk/ policy, Supplementary Planning
Information, Portlands Development Brief. In line
with the requirements of WDC Local Plan Appendix
3, suggested amendments, where appropriate, have
been made to the development brief.
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development option
summer exhibition
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Policy context
National Planning Policy
The government publishes a range of Planning
Policy Guidance Notes (PPGs) and Planning Policy
Statements. Those which are particularly relevant
to the development of the Portlands site are set out
below:
PPS 1 - Delivering Sustainable Development
(Published February 2005)
This PPS was published in February 2005 following
consultation between February and May 2004 and
replaces Planning Policy Guidance Note 1.
PPS 1 places an increased emphasis on the need to
involve the community in planning and the delivery
of sustainable development and creating sustainable
and safe communities. The guidance focuses on
how local planning authorities should be planning
for future community involvement. The principles
set out in the guidance are similar to the community
consultation process undertaken by Barton Willmore
in consultation and partnership with Wycombe District
Council. Paragraph 40 of the guidance identiﬁes that
community involvement is vitally important to planning
and the achievement of sustainable development. In
addition the guidance advises that:
“Local communities should be given the opportunity to
participate fully in the process for drawing up speciﬁc
plans or policies and to be consulted on proposals for
development.”
PPG 3 - Housing (March 2000)
PPG 3 gives advice in relation to housing provision,
the efﬁcient use of urban land, and improving the
quality and attractiveness of residential areas. The
guidance emphasises the Government’s commitment
to the re-use of urban land for housing provision in
order to both promote regeneration and minimise
the amount of greenﬁeld land being taken for
development, and to the inclusion of the provision
of affordable housing. The national target is that
60% of additional housing should be provided on
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previously developed land. The guidance underlines
the importance of taking a sequential approach to
the identiﬁcation of sites for residential development,
which gives priority to the re-use of previously
developed land and buildings within urban areas.
The Note conﬁrms that inﬂexible planning standards
should be avoided, especially when they “place
unduly restrictive ceilings on the amount of housing
that can be accommodated on a site” (paragraph 57).
The guidance also advises that car parking standards
which result in development with more than 1.5 offstreet car parking spaces per dwelling are unlikely
to reﬂect Government policy in respect of achieving
sustainable residential environments. PPG 3 advises
that design should be inﬂuenced by its surroundings,
“having regard not just to any immediate neighbouring
buildings but the townscape and landscape of the
wider locality” (paragraph 56).
The note places signiﬁcant emphasis on the use
of high quality design to achieve quality living
environments, and places importance on design
and layouts being informed by the wider context,
having regard not just to any immediate neighbouring
buildings but the townscape and landscape of the
wider locality. The developer is encouraged to
demonstrate how their proposals have taken account
of the need for good layout and design.
The guidance also supports the rejection of poor
design particularly where a decision is supported
by clear plan policies and adopted supplementary
planning documents.
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PPG 13 - Transport (2001)
PPG13 promotes the integration of land use and
transport planning, encourages more sustainable
transport, gives priority to people over ease of trafﬁc
movement and seeks a reduction in the need to
travel. The guidance conﬁrms that the Government’s
objectives relate to the promotion of more sustainable
transport choices and a reduction in the need to
travel, especially by car.

PPG 15 - Planning and the Historic Environment
(1994)
PPG 15 promotes the conservation and restoration of
built heritage, both in respect of listed buildings and
conservation areas, whether in relation to existing or
proposed development. PPG 15 indicates that while
conservation of the character and appearance of
conservation areas must be a major consideration,
this cannot realistically take the form of preventing
all new development, but must ensure any new
development accords with the area’s special
architectural and historic interest. The guidance
indicates that new building should be designed with
respect to its context, as part of a larger whole which
has a well-established character and appearance of
its own.

PPS 22 - Renewable Energy (Published 2004)
Increased development of renewable energy
resources is vital to facilitating the delivery of the
Government’s commitments on both climate change
and renewable energy. Positive planning which
facilitates renewable energy developments can
contribute to all four elements of the Government’s
sustainable development strategy.
PPG 25 - Development and Flood Risk (July 2001)
PPG 25 explains how ﬂood risk should be considered
at all stages of the planning and development process
in order to reduce future damage to property and
loss of life. Of particular importance to this site, the
guidance advocates that proposals should seek to
reduce and certainly not increase ﬂood risk where
possible. Reference should be made to paragraphs
40-42 & Appendix E of the guidance. Attention is also
drawn to the advice in CIRCIA C522 Sustainable
Urban Drainage Systems - design manual for
England & Wales and the Interim code of Practice for
Sustainable Drainage Systems.

PPG 16 - Archaeology and Planning (1990)
This guidance provides advice on the preservation
or recording, and handling of archaeological remains
found on land in both urban and rural settings. The
guidance promotes the early consideration of sites
identiﬁed as having archaeological importance,
before any formal planning applications are made.
The guidance also highlights the importance of using
sympathetic designs where archaeological remains
are known to exist so as to secure their preservation.
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Local Plan Policy
The adopted Local Plan deﬁnes the precise
boundaries of the Portlands site on the Proposals
Map (Marlow Town Centre Inset page 7) and sets
out in more detail the principles that are to guide the
development of the Portlands site (policy M5). The
sub text of the policy is contained in the Local Plan
and should be read alongside the policy text. The
following criteria are set by adopted policy text:

(e) Retention of Portlands Alley as an important
north-south pedestrian link and as a means
of future access(es) on foot to and through
the proposed new housing on Portlands;

Policy M5

(g) Completion of the link road between the
former Brewery site and West Street through
West Street car park consistent with the
highways requirements and the townscape
character of the Conservation Area;

(1)

(f) Secure high quality 24 hour pedestrian
and cycle links to the High Street and West
Street;

In accordance with Policy H2 the Portlands
Area, as deﬁned on the proposals map, is
allocated for predominantly residential use.
Any redevelopment of the site must secure and
provide the following:

(h) The replacement in full of car parking lost
from the West Street car park through the
completion of the link road, at the time of
the road construction, unless an alternative
approach in accordance with Policy M2 can
be secured;

(a) Affordable housing in accordance with Policy
H13;
(b) In the event of a phased or piecemeal
development of the site:

(i) Secure rear servicing to the frontage
premises of High Street and West Street
adjacent to the site;

(i) each phase or part meeting in full its own
infrastructure, parking, urban design and
other development requirements: and

(j) Stopping up the existing vehicular access to
High Street, except for emergency vehicles,
bicycles and pedestrians;

(ii) the overall development of the site in
accordance with the principles of this
policy should not be prejudiced;
(2)
(c) The maximisation of the development
potential of the site whilst being consistent
with the townscape, conservation area
character, building detail of the town centre,
and the other requirements of this policy;

Any proposal must be accompanied by a
Transport Assessment.

(d) Retention of the terrace of six houses to
the west of the link road as part of the
redevelopment scheme;
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Adopted Local Plan Appendix 2: Portlands
Site Description
This is an under-utilised town centre site, within the
Marlow Conservation Area, to the rear of High Street
and West Street. The site is highly accessible, and
well related to the town centre facilities.
Site Speciﬁc
Secure a form of development which maximises the
development potential of the site, making positive use
of under-utilised urban land, whilst being consistent
with the townscape and Conservation Area character
of the town centre. Development should protect the
terrace of six houses to the West of the link road,
maximise accessibility to and through the site, and
improve the quality of this town centre site.

West Street car park as a result of link road;
Secure rear servicing to frontage premises on High
Street and West Street;
Contributions to additional town shuttle buses;
High Quality 24 hours Pedestrian/cycle access to
High Street, West Street, Pound Lane and the station
including the retention of Portlands Alley as a quality
pedestrian link; and
Contribution toward the outcome of the Marlow
Parking and Transport Study will be sought.
Appendix 1 of the Development Brief contains a list of
all other relevant Local Plan policies in relation to the
development of this site.

Housing Mix
Provide for a range of sizes and mix of housing
types at higher densities to include terraces and
ﬂats. Affordable housing (at least 30% of all new
bedspaces) will be required.

It should be noted that this document is

Wildlife, Landscape, Open Space and Play Provision
Retain mature trees where possible.
Provide for formal/informal public open space 0.3 ha.
would be required under the NPFA Standard for a
development of 50 dwellings.

It will be necessary, before any detailed development
proposals are brought forward, for a request for
a screening opinion to be made to the Council,
in accordance with Regulation 5 of the Town and
Country Planning (Environmental Impact Assessment)
(England and Wales) Regulations 1999. Such a
request would need to be accompanied by details
of the proposed development and an assessment
of the potential signiﬁcant effects arising from those
proposals.

Education and Community
Contribution to local school provision off-site may be
required in relation to the Local Education Authority’s
assessment of school provision in the area at the
planning application stage.

supplementary to the above policy text.

Environmental Impact Assessment

Transport
Provide the northern section of the new link road
between West Street and Pound Lane consistent with
townscape character; Access onto new link road;
Extinguish existing vehicular access to High Street,
(except for emergency vehicles); Retention of
Portlands Alley;
Replacement of public car parking in full, lost from
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Site appraisal

Site ownership

The site has been appraised and the factual ﬁndings
summarised on the Brieﬁng Plan on page 16-17. This
relates to the site itself but also to its boundaries and
its immediate context and environs. The plan covers
issues of built form and type, vegetation, services and
access.

The Portlands site is predominantly owned by
Waitrose Ltd, with the West Street car park owned by
Wycombe District Council. The Land Registry should
be approached for other land ownership information.

Archaeology
A full archaeological assessment or study of the site
will be required prior to any design work for the siting
of development being progressed. This will need to be
done in consultation and agreement with the County
Archaeologist. The assessment will need to comply
with the requirements of PPG 16.

Land contamination
A desktop study is required to verify previous site
uses and potential contaminants. This should be
undertaken in consultation with the Environment
Agency. It should be noted that no soakaways shall be
constructed to a depth exceeding 1m below existing
ground level or in contaminated ground and under no
circumstances shall the water table be intersected.
Low/medium/intermediate-pressure gas mains have
been identiﬁed in close proximity to the site. No
mechanical excavations are to take place above or
below 0.5m.

potential
development option
workshop weekend
28 - 29 February 2004
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Community involvement
Before this development brief was prepared,
a programme of community involvement was
established, with the aim of ensuring that members
of the public living and working in Marlow had an
opportunity to express their views on the issues,
concerns and ideas they had regarding the future
development of the Portlands site. Ultimately the
aim was to ensure that these views were taken into
account within the Development Brief. It should be
noted that the programme of community involvement
also included the Riley Road site in Marlow, which
was being promoted by Waitrose for redevelopment.
The ﬁrst stage of the community involvement process
involved a public consultation weekend. The weekend
session took place on 28th and 29th February 2004 in
Marlow and was coordinated by WDC. The aim of the
weekend was as follows:
(i) to ﬁnd out what the public in Marlow thought
the key issues were in relation to the
development of the Portlands site; and
(ii) to ask the public how they thought that these
issues could be resolved as part of the future
development of the Portlands site.
In order to coordinate the weekend sessions and
to collate the ﬁndings in a meaningful way a series
of workshops were held on Saturday 28th February.
At these workshops those attending were split into
groups and asked to address (i) above in the morning,
and (ii) above in the afternoon. At the end of each

session the groups came together to share their views
on how the issues and solutions might be prioritised,
and whether or not they could be resolved in relation to
any development on the Portlands site.
On Sunday 29th February, the issues and solutions
were illustrated graphically in the form of a potential
development option for the site, which responded to the
results of the Saturday sessions and satisﬁed all issues
and concerns raised at the workshops. It was essential
to gather views on the development option in order to
help shape the next stages of the development brief
process.
In addition to the above methods of involvement a
display of questions, based around a series of potential
issues identiﬁed in discussion with local interest groups,
were available on both days. Those attending were
asked to review these questions and identify their view
by the use of coloured dots.
A total of 350 members of the public attended the
weekend sessions, with many of these people
attending on both Saturday and Sunday. The issues
emerging from the weekend, covering both Riley Road
Site and Portlands Site, were reviewed at a meeting of
Marlow Town Council, Marlow Chamber of Commerce,
Marlow Society, WDC and Waitrose, and can be
summarised as follows:

community involvement - workshop weekend
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Town Wide Issues:
(i) Acceptance of the need for additional parking but
a wish for its impact to be minimised, including
the use of underground parking so long as
security issues can be overcome;
(ii) Need to protect the character and heritage of
Marlow;
Issues Speciﬁc to Portlands:
(iii) Concern about the need for a continuous link
road and its effects if built;
(iv) Need to achieve pedestrian links to West Street,
High Street and Portlands Alley;
(v) Concern about the appropriateness of the
provision of rear servicing to premises on West
Street and High Street;
(vi) Need to retain trees on the site; and
(vii) Need for a mix of housing sizes and tenures.
Following the weekend sessions it was agreed
that the results left further issues to be explored
and resolved with the public in relation to the site,
particularly the development options displayed. It was
therefore agreed that a further evening workshop
session would be held on 19th May 2004.
At the workshop evening the feedback received at
the weekend sessions in February was reviewed,
presenting the development option for the site along
with the issues in achieving it and, where relevant, the
reasons why those elements could not be achieved.
Questions were then posed to those attending as
follows:
(i) The ‘link road’ should not be a through route for
general trafﬁc, but be built in a way that allows
for this in the long term if required. It must
be built for slow speeds compatible with the
sensitive urban environment;
(ii) It would be difﬁcult to achieve rear servicing
whilst retaining the groups of trees. Which do
you think is most important ? and
(iii) The traditional form of Marlow is made up of two
and three storey buildings. Some people at the
open weekend suggested that four storeys would
be appropriate on Portlands in order to maximise
the number of residential properties in the town
centre. What do you think ?

14

As in the weekend sessions, those attending were
split into groups to discuss the questions posed,
with their views then being shared at the end of the
session. The key issues/views emerging from the
workshop evening can be summarised as follows:
(i) general agreement that there is no need for
the through ‘link road’ now, but that this should
be made possible in the long-term, subject to
demand;
(ii) mixed views regarding the conﬂict between rear
servicing and the retention of trees, with most
agreeing that at least the best trees should be
retained, and some questioning the suitability
of the premises on West Street and High Street
to make use of rear servicing as a result of land
ownerships;
(iii) general view that 3 storeys is appropriate, with
some suggesting 4 storeys would be appropriate,
with a need to ensure that a mix of sizes of
property are provided; and
(iv) the character and appearance of any future
development is important.
Summer Exhibition July 2004
Following the workshops, more detailed proposals
where prepared for both sites, culminating in a further
public exhibition in July 2004. The public were asked
to give comments on the presented information, to
further inform the design responses for both the Riley
Road and Portlands sites.
Public Consultation on Draft and Amended Draft
Development Brief
The brief has been the subject of two public
consultations, the ﬁrst between 8th November - 6th
December 2004, and the second with proposed
amendments between 6th June - 4th July 2005.
The public comments received during this period
have been summarised with WDC responses and
actions recorded. This can be viewed at www.
wycombe.gov.uk/ policy, Supplementary Planning
Information, Portlands Development Brief. In line
with the requirements of WDC Local Plan Appendix
3, suggested amendments, where appropriate, have
been made to the development brief.

portlands development brief September 2005 section 1 - introduction
Adopted

development option
summer exhibition
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existing
site survey
characteristics

2
urban design rationale
A series of community consultations has suggested a
set of basic design principles. Question and answer
sessions have evolved into a fairly well deﬁned
development brief without moving into speciﬁc
architectural design.

community consultation output
a

observe the character of the area in terms of
scale and built form

b

retain as many of the existing trees as is
reasonable, balancing the quality of the trees
with the needs of the local community and design

c

create vehicular access points from both West
Street and Malthouse Way without a link through,
but do not preclude this from being added in the
future to achieve a through route

d

the provision of rear servicing was seen as a
lesser priority over tree retention and the overall
quality of the design

e

develop pedestrian movement across the site

When applying these basic principles to the site,
its relatively small scale means that the possible
development blocks become easily identiﬁable and
lead to the creation of a design strategy.
It should be noted that whilst these views came from
the consultation process it is acknowledged that these
are the views of a minority, the design strategy has
been tested against the Local Plan policy objectives
and it is believed they result in a sound strategy for
the site.
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focal buildings at
prominent spots

Retain six existing
terrace houses
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Road network to enable
turning of larger vehicles
prior to creation of all
trafﬁc through route

Develop footpath system
diagonally across the site

Potential future permeability
to West Street. However,
design of paramount
importance to satisfy Crime
Prevention Design Advisor

movement strategy
Open up
existing link to
Portlands Alley
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Road to accommodate bus,
pedestrian, cycle movement
between West Street and
Malthouse Way in ﬁrst instance.
Road to become an all trafﬁc
through route at a later date.
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Retain existing trees:
TPO’s plus category
B/C and above
Create two linear open
spaces around the
major tree groups
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Maintain access from
High Street, but only for
existing rear servicing,
emergency vehicles and
pedestrian movement
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Future permeability if development opportunities
and land ownership enable deliverability
Existing pedestrian connection
Future desirable routes for pedestrian movement, to
be accommodated through street network design
Proposed link road form and function to be agreed
with Bucks County Council Highways
Secondary lanes
Focal points
Important sightlines/ views

design principles
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The following urban design principles will inform any
future detailed design proposals.

8

Due to the high level of identiﬁed need for
affordable housing in Marlow, the limited housing
land supply in the town and the affordable
housing target set out in the consultation draft
South East Plan (January 2005), the affordable
housing requirement will be increased to at least
40% of bedspaces of mixed tenure to satisfy
the requirements of the local planning authority.
Developers should also be mindful of the local
demographics and should look to provide
appropriate accommodation.

9

The development must have an urban character
compatible with the character of Marlow, with
streets and places producing a clearly deﬁned
public and private realm by creating development
blocks with fronts and backs.

The development should pay due regard to
the current verdant character of the site and
should retain, incorporate and enhance mature
vegetation into the design wherever possible.
Any removal of existing trees will require clear
justiﬁcation and demonstrate replacement
planting of equal landscape contribution.

10

The development should not be car dominated.
Car parking has to be integrated in the design
to create a car-reduced environment and a
balance between enough spaces. West Street
parking shall be retained on site, or replaced in
compliance with policy M2 and M5 of the Local
Plan.

The development must demonstrate that
it enables the deliverability of the link road
pursuant to the requirements of Bucks County
Council Highway Authority, whilst remaining
sympathetic to the historic and tight morphology
of Marlow Conservation Area.

11

Rear servicing should be considered and
provided in accordance with the requirements
in the Local Plan where it can be reasonably
designed without compromising the quality of the
development or the character of the conservation
area.

12

Any amendment to historic site boundaries
should be limited to the link road construction
and should seek to preserve historic site
boundaries running East - West across the site.

1

The development will be predominantly
residential with a mix of unit type and size, but
this does not preclude the opportunity for small
business uses and ofﬁce space appropriate to a
town centre location.

2

The development should have an appropriate
scale to the context and character of the
area, both in built form and landscape terms.
Generally the building height should be 2 to 3
storey and should not compete with the dominant
and unique role the Brew Tower plays in the
Conservation Area.

3

4

5

The development should consider sustainability
in all matters and achieve a Eco Homes Breeam,
or equivalent rating, of good. Developers will
also be required to achieve 10% of site energy
use from ‘on-site’ renewable energy generation
in line with Thames Valley Energy requirements.
It must be compatible with the character of the
conservation area.

6

The site deserves the best architectural design,
which may be in a contemporary or traditional
style, but must use quality materials of the
local vernacular and demonstrably preserve or
enhance the character of the Conservation Area.

7

The development must integrate the remaining
terrace houses, known as Portland Villas, into
the design layout.

22

eco homes brochure
and weblink
http://www.ecohomes.org

portlands development brief September 2005 section 2 - urban design rationale
Adopted

�
������������������������������������
����������������������������������
��������������������������������
��������������������
����������
����������������
������������������������
������������������
�����������������������
����������������������

3
urban design principles – built form
Characteristics of the development

The development on the Portlands site will deliver
a high quality urban residential scheme within
Marlow’s conservation area with a density and scale
in keeping with its town centre location. The local
plan recommends a capacity of 50 No. units on the
site, which is a minimum. PPG 3 states a density
of 30 to 50 dwellings per hectare which would give
approximately 80 units on the site. However, it should
be noted that the issue should mainly be about the
achievement of a high quality development and not
about unit numbers for their own sake.
The statutory duty to preserve and enhance the
character and appearance of the conservation area is
the overriding objective, not the delivery of a certain
number of dwellings per hectare. The development
capacity of the site will need to be considered in
Private areas
Public areas

portland villas
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portland villas

conjunction with a full transport impact assessment
for the site. The ﬁndings will guide the resulting
development density alongside the other overriding
site constraints.
Generally the development should provide a mix of
dwelling types. Both houses and apartments should
offer a mix of different sizes, and types to attract a
variety of occupiers which will help to maintain the
vitality and diversity of the town centre.
The building design will need to demonstrate
good energy efﬁciency standards and incorporate
renewable energy generation appropriate to this
historic setting.

Energy & resource conservation
Developers must ensure that at least 10% of the
site energy use is from on-site renewable energy
generation, as well as ensuring water and energy
conservation through appropriate built in methods.
The installation of such measures must also
demonstrably preserve or enhance the character
of the conservation area. Sustainable water supply
and management must be included and should be
wider than simply grey water recycling and should
include water efﬁciency generally. The local water
supply network is unlikely to support the demand
anticipated from development of the area, and it may
be necessary for water infrastructure to be upgraded.
Restrictions shall be imposed on discharge of surface
water from the site. The developer will be required to
accommodate excess water and control its release
into local water-courses. Surface water run-off should
be controlled as near to source as possible.
development on west street
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Integrate existing trees into
‘pocket park’ or ‘garden’

Opportunity for focal
development on
prominent corners

Create development blocks with variety
through varying setbacks and level changes

Develop lanes as shared
surfaces for vehicular access
and pedestrian linkages
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If West Street car park can be
replaced in compliance with
policy M2 and M5 of the local
plan, create enclosure and
frontage to West Street alongside
new access road.

���

Create private gardens or
semi-private courtyards

�
���
���

��

�
��

���
��

���
��

Place development opposite the
existing terrace houses to create
an enclosed street space.
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3-d
concept drawing
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Urban form and scale
The built form should create deﬁnitive streetscapes,
which are enclosed by building frontages. The
development of perimeter blocks, as a complete or
half block, will help in this respect. The urban form
of a development block should not be monolithic
and overly rigid. A mixture of varying setbacks in
combination with level changes between buildings
of different height will increase visual interest and
diversity. Scale, volume and width/depth of buildings
should be in context with the surrounding area. A
mixture of 2 & 3 storey buildings will be appropriate,
although attic space may be used to gain additional
ﬂoorspace. In general the design of buildings should
increase legibility of the area. Prominent corner
buildings could, for instance, be highlighted as focal
points in the new streets.
The existing six terrace houses adjacent to Portlands
Alley will be integrated in the new development
and should form part of a perimeter block structure.
Parking for these dwellings must be accommodated
within the site. Buildings placed opposite these
terraces will create a street space which will connect
Portlands Alley with the site.

Roof forms
Roof forms and scale for the Portlands development
should not signiﬁcantly vary from existing examples
in close proximity as they are a main factor of visual
integration. The straight gable end roof will therefore
be the predominant roof form, as it is one of the

active frontages in marlow
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portlands alley

key characteristics of Marlow. However, designs
must ensure the site is developed with low eves
roof levels to preserve the environmental amenity
of the area and to restrict overlooking. However, a
variety of roof forms can be found along the High
Street. An incorporation of that characteristic into
the design might be considered. Focal buildings can
have different roof forms which should still be seen
in context to the whole development and should not
clash in style and appearance.

Active frontages
A major characteristic and requirement of the built
form will be that it creates active frontages, which
is especially important with regard to the backland
location of the site and its adjoining rear facades
with service areas or back gardens. The proposed
pedestrian movement within the development will
seek to provide new convenient links across the
site from High Street and Pound Lane to West
Street. Active frontages will be a vital component to
ensure security with views over these public streets
and spaces and Portlands Alley, currently a highly
contained and enclosed pedestrian connection, which
has little in the way of overlooking for surveillance
and security. The redevelopment of the Portlands site
should connect this path with the site and provide
surveillance by buildings with active frontages, while
maintaining the character of the Alley.

varying roof scape on west street
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active frontages
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Biodivertisy & ecology
A bat survey must be submitted to, and mitigation
measures agreed with, English Nature prior to the
Council’s grant of planning permission for the site.
Dependant on the ﬁndings, development proposals
may be required to include for bat boxes to provide
shelter for these animals on the site. The exact
number and design will be agreed at the time of an
application. Developers should also seek to integrate
new planting into any design, particularly in places
where property boundaries are proposed. This could
include hedges instead of walls or fences.

Public and private
With the development of perimeter blocks, the
built form should naturally create fronts and backs.
Frontages should be active and face public spaces,
such as streets and green spaces. Backs will
form private or semi-private areas with gardens or
courtyards. Public footpaths should respect the need
of private/semi-private areas and can therefore not
run through development blocks or behind.
A block should be an enclosed built form to ensure
the privacy of the rear. Gaps exposing private amenity
space should be avoided. Where this is not possible,
gaps should be kept small and enclosure be clearly
deﬁned.

existing car park at west street,
tree to be retained

28

Not all properties may be able to accommodate
back gardens. Some blocks could form semi-private
communal courtyard areas, which will be secured for
use by the direct residents of the block. Courtyards
can partly be used for car parking but parking should
not dominate the space and should also have areas
for community use or spaces which allow small private
outside spaces.

Site boundary treatment
The site boundary is predominantly enclosed by
existing walls or fences of adjoining properties. The
western boundary of the site is formed by Portlands
Alley, which is an existing narrow public right of way
enclosed by high brick walls. Wherever new site
boundary treatments are necessary, they should be
constructed in keeping (scale, material and style) with
the character of existing boundary treatments around
the site. This should also include the use of hedges
where appropriate.
In the ﬁrst instance the design of the site should
aim to be an integrated part of urban environment,
and designed to meet Secure by Design standards.
However, if it is found that anti-social problems occur
following construction and occupation, gates to routes
may need to be installed. This should be a last option.
However, during the design phase, locations for retroﬁt gates should be secured.

existing site boundary
treatment

enclosed frontage on new build
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Car parking principles
The adopted local plan policy M5 encourages the
development to be car-reduced or car-free in concept.
The main aim of the car parking strategy for the
new development on the site therefore should be
to keep car domination to a minimum. Appendix
9 of the Wycombe District Local Plan (adopted
2004), provides guidance on maximum car parking
standards. Developers are encouraged to explore new
and innovative approaches to meet the travel needs of
residents e.g. residents’ pool car club.
A combination of typologies should be used with onstreet parking accounting for only a small proportion
of the total. Integral garages may be helpful in some
circumstances, although there are concerns that there
is a tendancy for these to be used for storage rather
than parking, displacing the parking requirement
to on-street. Provided they can be shown to be
used by residents for parking their inclusion may
be acceptable. Where they are proposed, integral
garages must be interspersed with dwellings with
ground ﬂoor rooms and windows on to the street, so
that integral garages do not dominate within any one
street environment. If courtyard parking is proposed
it should be small in size and close to the car owners’
homes.
Parked cars can be particularly vulnerable to crime
and, unless they are in a private garage must be
overlooked by capable guardians.
The largest ‘central’ block (ref. No. 4), through its
scale and enclosure, could potentially accommodate
a naturally-ventilated semi-basement and podium

buildings of brewery site

solution. The developer could also explore the use of
underground parking. This would need to be designed
extremely carefully, and would require conﬁrmation
that sub-basements or basements can be constructed
in this location.

West Street car parking
Public car parking is currently provided on the site at
West St car park. Any car parking lost from the West
Street car park as a result of the completion of the link
road and or the redevelopment of the car park site
should be replaced in full within the site or replaced
by alternative travel provision measures. It is difﬁcult
to envisage how relocations within the main Portlands
site can be achieved without compromising the quality
and form of the development. Unless acceptable
alternative travel provision in made in line with the
Transportation Strategy, parking should therefore be
retained on West St car park. The existing mature
tree in West St car park and the listed wall must be
retained in any proposals for this part of the site.
Proposals should seek to make good the existing
lean-to structures along the southern boundary wall
improving the visual quality of this part of the car park
site.

existing tree in car park

west street car park and portlands alley
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4
urban design principles – public realm
Pedestrian and cyclist movement
Portlands Alley currently forms the only north-south
pedestrian connection in this area, excluding the High
Street; limited east-west linkages exist through the
brewery site. However, these are for pedestrians only
and cycling is not permissible. With the redevelopment
of the site new linkages across the site should be
provided.
A pedestrian and cycle east-west connection should
be created between High Street and Portlands Alley/
West Street, making use of the existing access point
at High Street. This tight access lane currently owned
by Michael Shanlys should predominantly be used by
pedestrians and cyclists. Development should seek to
provide alternative vehicle access to the High Street
properties that currently have rights to cross over
this land, enabling the existing access rights to be
extinguished. This lane will then become a pedestrian/
cyclist and emergency vehicle route only.
A further north-south linkage could be created
between Portlands Alley / Malthouse Way and West
Street from the northeast corner of the site. The
new link would improve connections to facilities for
existing and proposed residents. However, there are
ownership and deliverability issues associated with
achieving this objective.
There will be no dedicated cycle routes, but the design
of the streetscape should consider cycle safety and
parking. Individual houses and ﬂat/apartment blocks
should contain internal bicycle parking & storage
facilities.

and capacity changes in the future. In the ﬁrst
instance the road should make provision for buses,
pedestrians and cyclists. Feedback from the public
consultation events highlighted a strong feeling that
this should not provide a general through trafﬁc route
at this time, although its design should not preclude
this from happening in the future. The road must be
designed to achieve natural trafﬁc calming and must
be appropriate in its design to the character and
appearance of the Conservation Area. The site has
the potential for access by vehicles from West Street
in the north and Malthouse Way in the south. The
extent to which trafﬁc is spread between these two
access points will be decided in relation to the location
of the no-through link for general trafﬁc.
Smaller lanes will be accessed from the access road
to serve the rest of the development.
The existing access point from the High Street to
Portland Gardens will be for pedestrians and cyclists
only. Therefore it has to be ensured that all parts of
the new development are adequately served from the
main access route and accessible for emergency and
refuse vehicles including facilities for these vehicles to
turn in the event of the link road not being connected
as a through road at the time of the development. All
dead-end roads must allow for vehicles to turn.
The surface material of the access road can be
tarmacadam, all other areas, such as lanes, squares
and footpaths should be surfaced with small scale
unit paving. In general, roads and access points
have to be designed to meet BCC standards and to
reduce trafﬁc speeds and indicate the predominantly
residential nature of the development.

Vehicular access and circulation
Local Plan policy M5 requires the completion of the
link road between West Street and Malthouse Way.
In consultation with Bucks County Council Highways,
development will be required to make provision for the
link road. The road should be ﬂexible in its design so
that it can be adapted to meet highway requirements
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Maintaining the verdant nature of the site

A majority of existing High Street and West Street
commercial properties have no rear servicing. Rear
servicing should be considered and be provided to
West Street and High Street properties in accordance
with the requirements of the local plan where it
can reasonably be designed without compromising
the quality of the development. Potential new rear
servicing must be in line with conservation area
requirements and must be designed to high standards
wherever they abut public open space.
Any future rear servicing arrangement will need to be
the subject of an agreement between the developer
and or the future management company and the
owners/ occupiers requesting the access. The
agreement should consider detailed design issues,
views in and out, and the storage of goods and waste.
The grantor will act reasonably and be entitled to no
more than its reasonable administration and legal
costs.

On the site a number of mature trees can be
identiﬁed, the most signiﬁcant are a group of trees in
the northeast corner and four large cedars, located in
a row of trees east of the centre of the site.
A tree survey, carried out by Colin Bashford
Associates Ltd, identiﬁes all trees and classiﬁes them
into categories.
A number of trees on the site are covered with a
Tree Preservation Order (TPO) and the conservation
area designation protects the rest. The location and
classiﬁcation of the trees can be seen in the “Detailed
Brieﬁng Information-Portlands, Marlow” document.
Every attempt should be made to retain all grade
trees. Grade C trees may be considered for removal
if the development justiﬁes it and provides scope
for new tree planting within the public realm of the
development. The four cedars and the tree groups
in the northeast corner must be integrated into the
design layout.
The removal of trees will required clear justiﬁcation
and any losses will be expected to be replaced by
planting which can make an equivalent contribution
to the landscape character within the site to maintain
the site’s verdant character within the conservation
area. The use of hedges and planting should be
explored and integrated into a well structured property
boundary arrangement. As well as the public realm,
the private areas within the site should also beneﬁt
from additional tree planting.
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access point from west street

existing pedestrian linkage through
brewery site
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minor access point from high
street
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Open space allocation

Phased Development

Provision should be made for open space on the site
in accordance with policies H20, RT2 and Appendix 2
(Portlands).
The retention of existing trees will lead to the creation
of a public area which should be treated as a ‘pocket
park’ or ‘garden’ with a formal but low-key landscape
design proposal.

In the event of a phased/piecemeal development of the
Portlands site, each phase or part should meet its own
development requirements, and should not prejudice
the overall development of the site and the principles of
policy M5.

The level of provision and the form of any open space
should take account of the mix of dwelling sizes on
the site, the relationship of the site to surrounding
recreational facilities and any areas of deﬁciency in
open space identiﬁed in respect of the site.

Street furniture
The design and layout of street furniture, lighting and
signage will play an important role in establishing
the overall quality of the public realm. The design or
selection of a range should avoid being ‘over fussy’
in detail, to be in keeping with the sensitive historic
context into which it will ﬁt.

Bin stores
The design of bin storage including recycling should
be considered as an integral part of the architecture
and must be accommodated within the curtilage/
envelope of the buildings.

buildings of brewery site

Development contribution
As set out in Appendix 2 of the Local Plan, development
of the site will be required to secure contributions
towards:
• At least 40% affordable housing;
• Open space provision;
• Education and community facilities; and
• The Marlow Transportation Strategy.
Each of these will be calculated by the appropriate
receiving bodies, using their adopted formula to calculate
the level of contribution at the time of any application for
the site.
Reference should be made to the District Council’s
Supplementary Planning Guidance entitled Accessibility
Zones, Parking Standards and Developer Contributions
to Transportation, adopted in 1998 and updated in
2000. Both the guide and the synopsis should be read
alongside the addenda dated June 2002 and March 2003.
At the time of writing the WDC development contributions
are under review as part of the LDF process. Adoption
of the reviewed Developer Contribution Guidance may
supersede the requirements stated here.

existing four mature cedars

west street car park and portlands alley
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5
implementation
Next Steps
Checklist
Before a detailed planning application can be
submitted in respect of the Portlands site, a series of
further studies will have to be undertaken to assess
the impact of any development proposals and to
inform the decision-making process in respect of the
proposals. These further studies should include the
following, and should be prepared alongside early
preapplication discussion with the Council:

•

A bat survey must be prepared and submitted
to, and mitigation measures agreed with English
Nature prior to the Council’s grant of planning
permission for the site.

•

A Transport Assessment, to be undertaken in
consultation with the County Council’s Highways
Team.

Any planning application should be accompanied
by the results of these studies, as well as a design
statement demonstrating how any development
proposals reﬂect the requirements of the brief and the
Adopted Local Plan. Some of the design principles in
the brief may require further technical reports in order
to demonstrate their achievement in the proposals.

•

An Arboricultural Assessment in relation to
the trees within the Portlands site, including
those trees which are not the subject of Tree
Preservation Orders. Consultation should
also be undertaken with the District Council’s
Arboricultural Ofﬁcer;

In addition, before a detailed planning application
is submitted, the Applicant should make a formal
request to the District Council for a screening opinion
in accordance with the Regulation 5 of the Town and
Country Planning (Environmental Impact Assessment)
(England and Wales) Regulations 1999.

•

A Desk-based archaeological investigation
to establish whether or not the site has any
archaeological potential. Consultation should
also be undertaken with the County Council’s
Archaeological Ofﬁcer;

•

Buildings and layout to achieve Secure By
Design standards in consultation with the
Thames Valley Crime Prevention Design Advisor.

On full occupation of the development, the developer
will be required to fund and undertake a survey of
the residents, to establish how the development is
performing in relation to the Sustainability Appraisal
indicators for the site. The questions will be agreed
with the LPA prior to the survey, and the results of the
study shared with the LPA.

•

An assessment of the impact that any proposed
development will have on the Conservation Area.
Consultation should also be undertaken with the
District Council’s Conservation Ofﬁcer;

•

A sunlight and daylight analysis of the site and its
immediate surroundings.

Compulsory Purchase Orders will be explored by
the Council, if at the time of an application,wider
aspirations outside the development site are
considered to be fundamental to the achievement of a
high quality development on the proposal site.
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Contacts List
The following Ofﬁcers can be contacted for further advice in respect of the Portlands site:

Development Control:
Mr Chris Steuart
Major Projects Team Leader
Planning and Major Projects Division
Wycombe District Council
T:
01494 421543
Email: chris_steuart@wycombe.gov.uk

Planning Policy:
Mr Ian Manktelow
Planning Policy Team Leader
Wycombe District Council
T:
01494 421579
Email: ian_manktelow@wycombe.gov.uk
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6
appendix
appendix 1

relevant local planning policies
This Development Brief should be read in conjunction
with the adopted Wycombe District Local Plan (2004).
Policies of particular relevance to the Portlands site are:

Town Centres

Landscape and Nature Conservation

M1
M2
M5

L9

-

Pedestrian and Cyclist Priority
Public Car Parks
Portlands

-

Developer Contributions
General Design Policy
Design Statements
Detailed Design Guidance and Local Amenity
Access for People with Disabilities
Landscaping
Trees and Hedgerows
Waste Management
Designing for Safer Communities

Housing
H2
H7
H8
H9
H13
H19
H20

-

Housing Development (Allocations)
Design of New Residential Development
Appropriate Development Densities
Creating Balanced Communities
Affordable Housing
Residents’ Amenity Space and Gardens
Provision of Open Space

HE6 HE7 HE8 HE19 -

-

T3

-

T4
T5
T6
T7
T13
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-

Accessible Development and Sustainability
On-Site Parking, Servicing and
Developer Contributions
On-Site Parking, Servicing and Developer
Contributions
Pedestrian Movement and Provision
Cycling
Cycling
Public Transport
Trafﬁc Management and Trafﬁc Calming

portlands development brief September 2005
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section 6 - appendix

New Development in Conservation Areas
Use of Materials in Conservation Areas
Demolition of Unlisted Buildings in
Conservation Areas
Archaeology – Unscheduled Sites and
Monuments

Appendices
Appendix 1
Appendix 2
Appendix 5
Appendix 7
Appendix 8
Appendix 9
Appendix 13

- Residential Design Guidance
- Development Principles (Portlands)
- Affordable Housing: Occupancy Criteria
- Open Space
- Accessibility Zones
- Parking Standards
- Conservation Areas/Parks and Gardens

Further Relevant Guidance:
Supplementary Planning Guidance:
•

Transport
T1
T2

Other Nature Conservation and Biodiversity Features

Heritage

General Development
G2
G3
G5
G8
G9
G10
G11
G12
G26

-

•
•
•

Accessibility Zones, Parking Standards and
Developer Contributions to Transportation (2000), and
addenda dated June 2002 and March 2003
Affordable Housing and Housing Mix (2004)
Community Facilities
Marlow Conservation Area Survey

Government Publications:
•
Good Practice in Managing the Evening Late Night
Economy (ODPM, 2004)
•
By Design (DETR, 2000)
•
Better places to live by design (DTLR, 2001)
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Wycombe District Council
Queen Victoria Road
High Wycombe
HP11 1BB
T: 01494 461000
F: 01494 461292
www.wycombe.gov.uk

