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Introduction and Background 

1.1 Chiltern and South Bucks District Councils’ are preparing a joint Local Plan to 
cover the period to 2036.  As part of the Local Plan the Councils’ are 
undertaking a Green Belt review as they consider that the Plan will not be 
able to meet its development needs from development opportunities within the 
built areas, on previously developed land in the Green Belt or in agreed 
locations outside of the plan area through the Duty to Co-operate. This 
position remains even after the Buckinghamshire district councils and Bucks 
Thames Valley LEP agreed for the emerging Vale of Aylesbury Local Plan to 
plan to accommodate 5,725 dwellings of Chiltern and South Bucks objectively 
assessed housing need and a proportionate part of their employment needs.   
  

1.2 Also despite Chiltern and South Bucks Councils’ not being able to meet its 
own housing needs, Slough Borough Council through the Duty to Co-operate 
and local plan processes is promoting a Northern Extension to Slough in 
South Bucks Green Belt to accommodate part of Sloughs’ unmet housing 
needs.   The Green Belt review and other relevant evidence base documents 
for the Chiltern and South Bucks emerging Local Plan will be relevant to on-
going discussions and consideration of the Slough Borough Council Northern 
Extension to Slough option. 
 

1.3 The Councils’ as part of their Initial Consultation Incorporating Issues and 
Options (January to March 2016) and evidence base work (e.g. Sustainability 
Appraisal, January 2016) have identified an emerging Development Strategy 
for securing sustainable development opportunities that maximise contributing 
to meeting local development needs, namely: 

• Focusing new development in or close to settlements within the Plan 
area proportionate to the size and function of those settlements 
informed by the settlement hierarchy.  At the same time taking into 
account the ability of settlements to support development through 
adequate and timely delivered infrastructure (e.g. roads, education and 
health), make effective use of and support local services and facilities, 
promote a balance of housing, employment, retail, leisure, community 
facilities, open spaces and other uses whilst promoting and enabling 
opportunities for reduced need to travel by car.  Consider opportunities 
to enhance the sustainability of existing settlements through 
development. 

 

• Review the Green Belt so as to ensure the right balance between 
protecting and enhancing our important Green Belt areas that 
contribute to meeting national Green Belt purposes, not just locally but 
also within our wider region, and releasing land from the Green Belt 
which can contribute to meeting local needs without undermining the 
purpose and long term protection of the Green Belt. 
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• Where development results from land removed from the Green Belt, 
that development will need to secure environmental, community and/or 
recreational benefits beyond what would normally be expected from 
development in order to compensate for Green Belt loss and contribute 
to the national objectives of the Green Belt and/or parts of the 
Development Plan (e.g. this Plan and ‘made’ neighbourhood plans). 

 

• Maximising development opportunities within the Plan area to meet 
local needs through the right type and mix of uses, making most 
efficient use of land and where possible increasing densities. 

 

• Maximising development opportunities without compromising the 
protection, enhancement and setting of important environmental, 
biodiversity, landscape and heritage assets. Importantly to protect 
strategic / national important areas such as the Chilterns Area of 
Outstanding Natural Beauty, Burnham Beeches Special Area of 
Conservation and Colne Valley Regional Park plus local assets of 
recognised importance. 

 

• Maximising development opportunities without undermining the 
required high quality design, layout, appearance or functioning of new 
development so as to deliver development that recognises and 
compliments local character and features and which can create or 
enhance a strong sense of valued place. 

 

• Only allowing new development to occur where that development can 
be sustained by existing, planned or improved infrastructure as part of 
the development proposal. 

 

1.4 The draft settlement hierarchy referred to above is as follows: 
 

Primary 
settlements 

Amersham (Old Town and On The Hill), Beaconsfield, 
Burnham, Chalfont St Peter, Chesham, Gerrards Cross, Little 
Chalfont 

Secondary 
settlements 

Chalfont St Giles, Denham Green, Farnham Common, Great 
Missenden, Holmer Green, Iver Village, Penn, Prestwood 

Tertiary 
settlements 

Chesham Bois, Denham, Farnham Royal, Heath End, Iver 
Heath, Knotty Green, New Denham & Willowbank, Richings 
Park, Seer Green, Stoke Poges 

 
 

1.5 A diagram to illustrate the Development Strategy incorporating emerging 
strategic Green Belt development options (Section 3 of this report) and key 
transport connections (existing, under construction and planned) is set out 
below. 
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1.6 The Councils’ have identified and have/are considering a range of Green Belt 
development options through ‘Calls for Sites’;  Duty to co-operate discussions; 
an Initial Consultation Incorporating Issues and Options (January to March 
2016);  Green Belt Preferred Options Consultation (October to December 
2016);  a Green Belt Assessment (Part 1 and Draft Part 2);  an emerging final 
Part 2 Green Belt Assessment incorporating a buffer test, the emerging 
Development Strategy, sustainability principles from the Sustainability 
Appraisal and a Strategic Green Belt Assessment;  and various evidence 
base work to help inform the appropriateness of development options (e.g. 
landscape assessment, transport modelling and infrastructure assessments).   
 

1.7 The evidence base work is not complete, for example a final Sustainability 
Appraisal and checks are needed, the Green Belt Assessment Part 2 is being 
finalised, refined transport modelling is continuing, duty to co-operate 
discussions are on-going and a Viability Assessment is underway.   As such 
this report cannot be conclusive but is an interim position statement, itself 
informing final assessment work. 

 
 
Report Purpose 

2.1 Options identified in October 2016 were identified in the context of a Draft 
Green Belt Assessment Part 2 and Green Belt Development Options 
Appraisal.  Matters raised as part of the Preferred Green Belt Options 
Consultation are being considered and where relevant will be used in 
finalising the Green Belt Assessment Part 2 along with a Strategic 
Assessment of the Green Belt (to be published once available);   the Green 
Belt Preferred Options Sustainability Appraisal (published); refined emerging 
Development Strategy (see 1.3 above); and a Green Belt ‘buffer’ test. 
 

2.2 The purpose of this document is to provide an interim assessment of the 
fifteen Green Belt Preferred Options identified in the consultation document 
against the overall conclusions being drawn from other evidence base 
documents.   This in turn will inform final stages of the evidence base work to 
help prepare the draft Local Plan for consultation, anticipated to be in 
June/July 2018. 
 

2.3 This is not a consultation document but a published evidence base 
document to inform interested parties of the emerging positon likely to 
be recommended to the Councils’ in due course.   
 

2.4 Only the fifteen Green Belt Preferred Options are considered.  The Green Belt 
Assessment Part 2 is not yet complete but will be published as soon as it is 
available.  This will include assessment details of additional options identified 
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during the consultation however none of these options are expected to be 
recommended for further consideration based on work undertaken at the time 
of writing this report.  As such no additional options are included for further 
assessment here.   
 

2.5 The primary purposes of this document is to draw together relevant evidence 
base documents to arrive at the following key emerging conclusions: 

 

a) Whether or not exceptional circumstances are likely to exist to allow the 
removal of the Preferred Option from the Green Belt. 
 

b) Identify development proposals from the options likely to be recommended 
to be taken forward in the Local Plan. 

 
c) Start to identify planning requirements necessary to secure sustainable 

development and a high quality development outcome. 

 

2.6 It is important to note that this document only considers potential strategic 
Green Belt changes (sites of 1 ha or more in size with significant development 
potential).  There will be other Green Belt changes recommended to be 
included in the Draft Local Plan as the Councils’ will also be considering 
existing/committed major development in the Green Belt, settlements washed 
over in the Green Belt, land that makes little contribution to Green Belt 
purposes and any necessary Inner Green Belt boundary changes.  These are 
not considered in this document. 
 

2.7 In reading the transport infrastructure implications for each option in Section 3 
below it is important to be aware that transport impacts have been considered 
as a whole across each settlement i.e. the combined potential impacts of the 
Green Belt options, opportunities identified in the emerging Housing and 
Economic Land Availability Assessment (HELAA), assumptions about 
development levels in adjacent plan areas and expected ‘background’ growth 
in traffic (i.e. natural traffic increases regardless of development).   The 
purpose is to provide a realistic view of the ability of each settlement to absorb 
the levels of growth proposed and the infrastructure requirements necessary 
to enable growth to happen. Infrastructure requirements specific to each 
Green Belt Option is identified in Section 3 however if the development is 
taken forward they will be expected to contribute towards wider infrastructure 
requirements referred to within the Draft Infrastructure Delivery Schedule. 
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Strategic Green Belt Options 

3.1   Below is an option index with summary officer recommendations subject to 
final evidence base work and on-going duty to co-operate discussions.  This is 
followed by a location map with all options and then the appraisal of each 
option in turn. 

Option Option Summary Recommendation Page 
1 North East of Chesham Remove from the Green Belt as a 

safeguarded area for future residential 
development 

8 

2 Area South of Holmer Green Remove from the Green Belt and include 
as housing development proposal 

15 

3 Land East of Hazlemere Retain in the Green Belt 19 
4 Area South of London Road 

West, Amersham Old Town 
Remove from the Green Belt and include 
part as a housing development proposal 

22 

5 Area South East of Whielden 
Street,  Amersham Old Town 

Remove from the Green Belt as a 
safeguarded area for future development 
as open space with potential small scale 

residential enabling development  

26 

6 Area South East of Little 
Chalfont 

Remove from the Green Belt and include 
as a mixed use, housing led 

development proposal 

30 

7 National Epilepsy Centre, 
Chalfont St Peter  

Remove from the Green Belt and include 
as housing development proposal 

potentially for specialist accommodation 
for elderly people 

35 

8 Area South East of Chalfont St 
Peter 

Remove from the Green Belt and include 
part as a housing development proposal 
and part protected for Scout Camp use 

39 

9 Area East of Beaconsfield Remove from the Green Belt and include 
as a mixed use, housing led 

development proposal 

43 

10 Land North of Denham 
Roundabout 

Remove from the Green Belt and include 
as an office development proposal 

50 

11 Land North of Iver Heath, 
South East of Pinewood 

Remove from the Green Belt and identify 
the open area as a Local Green Space 

53 

12 Area West of Iver Heath Remove from the Green Belt as a 
safeguarded area for future residential 

led development 

57 

13 Area North of Iver Station Remove from the Green Belt and include 
as a mixed use development proposal 

62 

14 Area to the East of Ridgeway 
Business Park, Iver 

Remove from the Green Belt as a 
safeguarded area for future development 

69 

15 Land adjacent to Taplow 
Station 

Remove from the Green Belt and include 
as an office development proposal 

73 
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Green Belt Development Options Appraisal  

Option 1:   North East of Chesham 
 
Consultation Proposition Summary:    The developable area is estimated at 26.1 ha.  The option to 
comprise residential development (900 dwellings at 35 dwellings/Ha and 40% affordable), associated 
infrastructure (including enlarged primary school), open space, possibly a local centre and potentially 
Gypsy and Traveller accommodation.  Consideration should also be given to scope to include specialist 
accommodation for elderly people close to local amenities and open space and self-build housing. 

 
 
 
 
 



Classification: OFFICIAL 
 

9 
 
Classification: OFFICIAL 

Evidence Base To-date Summary of Findings 
Summary reasons for 
Inclusion as an Option 
for testing 

Chesham is one of the main towns in the plan area and a likely significant 
generator of development need.  As such Chesham is considered an important 
sustainable focus for future development.  The Town is also in need of 
investment in its town centre and to assist employment restructuring and 
regeneration of its aging employment building stock. 
 
However Chesham has limited deliverable development opportunities within the 
plan period and is constrained from development opportunities around much of 
its border by the Chilterns AONB and Green Belt. 
 
The Green Belt Assessment Part 1 identified an area to the north east of 
Chesham for further consideration, an area which also corresponded to one of 
the few areas outside of the Chilterns AONB.   As such an option was identified 
in the Issues and Options Consultation and tested further through the draft 
Green Belt Assessment Part 2.  This concluded that exceptional circumstances 
could exist to remove an area from the Green Belt at North East Chesham 
subject to further evidence base work.  Green Belt Preferred Option 1 was 
identified on this basis. 
 
In progressing the Green Belt Assessment Part 2 the methodology introduces a 
Green Belt buffer test.  The North East Chesham option falls outside this buffer 
but is continuing to be tested as the buffer is based on existing circumstances 
without taking into account the above considerations or scope to 
mitigate/address sustainability concerns through new development.  As such the 
option remains a reasonable option for testing within the context for the 
emerging Local Plan.  Continued testing is supported by the Green Belt 
Preferred Options Sustainability Appraisal after mitigations. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 380 objections for this option (12.55% of all 
representations). Of the 380 objecting representations the following issues were 
the most frequently raised: 
 
Traffic - 289 (76.05%) 
Education - 221 (58.16%) 
Health (Hospitals and GPs) - 192 (50.53%) 
Infrastructure - 190 (50.00%) 
Green Belt - 179 (47.11%) 
Public Transport - 169 (44.47%) 
Pollution - 146 (38.42%) 
Sewerage - 143 (37.63%) 
Parking - 99 (26.05%) 
Biodiversity - 89 (23.42%) 
Flooding - 73 (19.21%) 
 
In response to what should be sought from development, the most frequently 
stated improvements were (number of respondents indicated in brackets): 

• Improvements to school provision (31); 
• Infrastructure improvements (26);  
• Road improvements (24); and 
• Healthcare Provision (21). 

 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - Only minor visual impacts may result from the development 
and that potential biodiversity impacts if not appropriately managed. 
 
Environment Agency - Given existing issues arising in Chesham: i.e. Vale Brook 
Culvert drainage capacity and surface water issues the option should not allow 
surface water to drain downhill and westwards into the catchment of the Vale 
Brook Culvert.  Any additional surface water could potentially have a negative 
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Evidence Base To-date Summary of Findings 
effect on the River Chess and water environment in Chesham. 
 
Historic England - The grade II listed ‘White House’ and the grade II listed 
Brockhurst Farm and granary are located just to the south-east of the option. 
Their settings should be respected and buildings retained. 
 
NHS Chiltern Clinical Commissioning Group - Primary care services will be 
required to expand/be modified in order to cope with the population and 
demographic growth. 
 
Buckinghamshire County Council - Concern over whether exceptional 
circumstances to release the land from the Green Belt exist for this option.  
Mitigation against traffic would need to be properly considered. Parking may be 
an issue.  Moderate ecological sensitivity due to presence of Biological 
Notification Site and Biological Opportunity Areas on the site. 
 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chilterns AONB Conservation Board - Although outside the AONB it is within the 
setting of the Chilterns AONB. An assessment should be carried out to examine 
the impacts on the Chilterns AONB. In this case the Chilterns Conservation 
Board considers that there will be: impacts on traffic; increased recreation 
pressure; abstracting water from chalk streams could impact the River Chess; 
and lead to increased pressure on water infrastructure. 
 
Chiltern and South Bucks District Councils Environmental Health - Due to the 
presence of the Chesham Air Quality Management Area (AQMA) on 
Berkhampstead Road/Broad Street it is essential that infrastructure is in place to 
enable travel to and from the railway station using sustainable means.  Funding 
will be required to mitigate any adverse effect. 
 
Chesham Town Council - Do not believe that exceptional circumstances exist for 
the release of the site from the Green Belt. Development would have adverse 
impacts on traffic; increase potential for flooding; impact sewage treatment 
works; increase abstraction of water from the River Chess; result in the 
absorption of Lye Green into Chesham; not deliver sufficient affordable homes or 
specialist accommodation for older people; not deliver sufficient employment 
opportunities; result in urban sprawl, impact the AONB; and negatively impact 
wildlife. 
 
The Chesham Society - Housing provision to be delivered as part of the option 
should be situated within the built-up area of the town, and as a result have 
limited impacts on the traffic generated in the area. An alternative is their vision 
for Chesham Town Centre. 
 
Geltex Properties Ltd - Promoting the site for development, exceptional 
circumstances exist for the release of the site from the Green Belt and it can 
deliver a wide range of benefits. 
 
Countryside Properties - Support the option coming forward for development 
 
Henry Mash Court Management Ltd - Objecting to the proposal wholly 
disproportionate and can only exaggerate existing deficiencies in infrastructure, 
public transport and the possible undermining of public health. 
 
Deer Park Walk Management Ltd (Brown Not Green Campaign) - There is a lack 
of exceptional circumstances to release the land from the Green Belt; challenges 
the Green Belt Assessment and Green Belt Development Options Appraisal 
document and development would have a significant impact on the town. The 
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Evidence Base To-date Summary of Findings 
Councils should first look to build on brownfield sites before Green Belt sites. 
Includes a 1,455 signature petition in objection to the option. 
 
Plato Investments - Strongly object as it would harm the setting of Listed 
Buildings; cause harm to landscape; result in a loss of habitats of principle 
importance; significant highway issues; poor public transport; increase pollution 
in an area with existing air quality problems; and result in coalescence of 
Chesham with the nearby historic village areas of Lye Green and Orchard Leigh. 
Exceptional circumstances do not exist for the release of the site. 
 
The Berks, Bucks and Oxon Wildlife Trust - Identified a number of Biological 
Notification sites and potential habitats which should be protected; each should 
have at least 50m buffer from development.  If the site is found to be 
developable it is likely that on-site compensation would be needed to 
compensate for impacts on wildlife. 

Follow Up Duty to Co-
operate Discussions 

The County Council has been requested to clarify the reasons for their concerns. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the need to protect the separate identities of the 
settlement of Lye Green and Chesham, protect the setting of the AONB and 
retain characteristic views across the site. Need to conserve the woodland 
blocks, trees and hedgerows for their ecological and landscape value, protect 
the setting of nearby listed buildings and protect the rural character of Lye Green 
Road.   Within these constraints, a reduced part of the site could be considered 
further for residential development. Some parts of site are more visually 
contained and influenced by surrounding built form including field in the north 
western corner.   Recommended mitigation and enhancement is a combination 
of orchard planting, native woodland planting along the margins of the adjacent 
woodland block, graded down to native shrubs and long grass margins, including 
links between the settlement and the wider PROW network and contributing to 
the wider green infrastructure.   A strong planted edge should be provided 
adjacent to the open fields, reflecting the positive character and depth of existing 
appropriate strong landscape edges in the area and linking with wider 
countryside. Hedge and tree planting should be incorporated adjacent to the 
back gardens of the houses off Lye Green Road.  A maximum height of 
approximately 8.5m (two storeys) should be a limit to any new development 
within the site 

Wildlife Survey  
(where relevant) 
 

Woodland block north of Hill Top estate is a Biological Notification Site. Recent 
review of BNS sites has not been able to access site to see if worthy as Local 
Wildlife Site but considered unlikely to be of sufficient quality.  

Infrastructure Transport:  Phase 2 of the local transport modelling work has tested mitigation 
requirements for Chesham.  These will need to be subject to further testing with 
a lower level of housing at this option following the Landscape Assessment.      
 
Primary Education:  The County Council as Education Authority provided 
comments on the proposals for Chesham as part of their consultation response 
to the Green Belt Preferred Options Consultation.  This considered the impacts 
on education infrastructure arising from 900 new dwellings on the NE Chesham 
Option plus HELAA sites.  Based on this, BCC identified a need for a 1.6ha site 
within the NE Chesham option to either facilitate expansion of existing primary 
schools, or the provision of a 1.5 Form of Entry (FE) primary school including 
pre-school, to be future proofed to 2FE.  In addition to the provision of land, 
standard financial contributions toward primary education infrastructure would be 
required.   
 
BCC have been asked to consider the impact from a lower growth scenario 
(based on the Landscape Assessment of 115 new dwellings) and dwellings 
arising from HELAA sites.  Based on this lower growth scenario BCC advised a 
likely generate 0.5FE demand, which would make expansion of primary 
education facilities difficult as schools are only likely to agree to expand by a 
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Evidence Base To-date Summary of Findings 
whole form of entry.  They have also noted that higher density HELAA sites are 
unlikely to produce the same pupil yields as family housing. Potential options to 
meet additional demand are: 
 

i) Expansion of Brushwood Junior School, which may require 
additional land within the NE Chesham Option, 

ii) The provision of a 1FE primary school including pre-school on a 1ha 
site within the NE Chesham Option, although the limited scale of 
housing would likely result in a surplus of places and insufficient 
developer funding to build the school thus requiring BCC to secure 
additional funding. 

iii) Expansion of Our Lady’s RC Catholic School, which could also meet 
demand arising in Amersham due to its location.  However the 
school is on a constrained site and there is a risk that insufficient 
Chesham parents would meet faith based admissions criteria.  
Some parents may also not wish to enrol their children at a faith-
based school. 

iv) Expansion of Ley Hill School, although this is likely to increase home 
to school travel distances 

v) Expansion of Ivingswood Academy. 
 

These options would be subject to the agreement of the relevant school 
governing bodies and feasibility studies to assess the schools suitability for 
expansion.   
 
Health:   The CCG consider that Chesham is one of the more preferable 
locations for development, however they also note that the development of 
Option 1 (as 900 new dwellings) would require primary care services to expand 
or undergo modification in order to cope with population and demographic 
growth. Financial contributions from developers towards health infrastructure 
would likely be required. CCG view on a lower growth scenario of 115 new 
dwellings plus HELAA sites is waited. 
 
Other:   Affinity has advised that there are no strategic limitations on drinking 
water supply for the level of growth planned.   
 
Waste water – Based on the level of growth in the Green Belt Preferred Options, 
Thames Water advised that strategic drainage infrastructure for the waste water 
network is likely to be needed to meet demand. In addition the waste water 
treatment works in the area may need minor upgrades to meet demand and this 
process can take between 18 months to 3 years.  
 
Flood risk – The existing condition of the Chesham Culvert is a key infrastructure 
limitation and the option and local Plan policies will need to ensure that new 
development does not place unacceptable strain on it and that a scheme to 
restore the culvert is necessary.   
 
Surface water flooding is a significant issue for this option and it will need to be 
designed so that the site is self-contained in terms of its drainage impacts so as 
to avoid downstream impacts on the sensitive water environment and culvert of 
Chesham. It may be possible to secure a site design which helps to mitigate 
existing potential for surface water flows downhill into the town.  

Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 

Retention of all good and moderate quality tree cover over the site including field 
tree groups.   Retention of other vegetated areas where they contribute to 
landscape and biodiversity value.  Restoring lost field boundaries, orchards and 
connecting woodland.  Long-term management of woodland blocks.  Retaining 
legibility and setting of PROW network and creating additional links.  Conserve 
rural character of Lye Green Road and Lycrome Road.   Seek to improve 
urbanising boundary treatments to school.  
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Evidence Base To-date Summary of Findings 
including children play 
space) 
Gypsy, Traveller and 
Travelling Showpeople 

Accommodation needs remain within the plan area following the updated needs 
assessment for which urban extensions continue to need to be considered to 
provide pitches / culturally suitable accommodation. 

Deliverability  
(not including Viability) 

Land Owner(s):   Parts of the Option are being promoted by some 
landowners/developers however not all landowners are supportive.  Unless this 
position changes comprehensive development is unlikely without Council 
intervention.  At this point in time evidence suggests that landowner consensus 
does not exist and so the Preferred Option as set out in the Consultation 
Document is unlikely to be deliverable. 
 
Timing:   The Housing Delivery Study for Buckinghamshire report concludes 
that due to the uncertainties surrounding willingness of landowners and likely 
need for the entire site to come forward recommends assuming that no homes 
are delivered in by March 2033.  If issues are resolved then development could 
expect an annual delivery rate of up to 70 dwellings per annum once 
commenced. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver medium beneficial outcomes for delivering new housing 
and health facilities. Impacts on the economy, transport and climate change 
adaptation will deliver low beneficial outcomes. Impacts on cultural heritage, 
landscape, natural resources, pollution and waste are measured as low adverse 
effects and medium adverse effects for biodiversity and climate change 
mitigation. 

Conclusion Remove from the Green Belt as safeguarded land. 
 
A residential development proposal to be held back from development until the 
following criteria are met:   
 
• A comprehensive development capable of being secured in accordance with 

an approved development brief reflecting as far as possible the development 
option set out in the Green Belt Preferred Options consultation.   
Development to include an appropriate amount of affordable housing, mix of 
house types to reflect need and other specialist housing needs at the time of 
release (e.g. accommodation for elderly people, Gypsy and Travellers and 
self-build and custom build opportunities). 

 
and 
  

• Either evidence that expected vehicle use generated by the development will 
not detrimentally contribute to air pollution within the Berkhamstead Air 
Quality Management Area or a development proposal with the ability to 
secure measures to alleviate or mitigate against any harmful impact. 
 

Alternatively the site can be released for development in accordance with a 
proposal in a made neighbourhood plan. 
 
Necessary infrastructure, such as expansion of Brushwood Primary School or 
advance landscaping/groundworks, can be considered for being bought forward 
in advance of the release of the wider area for development if required to help 
meet wider community needs or as part of advanced delivery (e.g. early 
establishment of structural landscaping). 
 
The development brief to include: 
 

• A proposed open space framework to secure: 
 

a) Wherever possible retention of woods, trees and hedgerows  
b) New strategic landscaping and open space to provide a satisfactory 
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Evidence Base To-date Summary of Findings 
buffer to the Chilterns AONB/countryside 

c) A clear visual open space separation between any development and Lye 
Green with the open space being characteristic of the surrounding 
countryside 

d) Wider benefits such as recreation and amenity space and a net gain in 
biodiversity (e.g. through habitat management/enhancement and 
biodiversity off-setting) 

e) Retention of existing public rights of way within landscaped corridors and 
retaining views to the countryside; 

f) Ability to secure measures to ensure the framework continued protection 
and management. 
 

• Secured pedestrian and cycle connectivity with adjacent areas and 
wider connectivity, including with passenger transport, with the town 
centre and railway station. 
 

• Timely delivery of sufficient and necessary infrastructure, including 
sustainable transport measures to seek to minimise car use, possible 
expanded primary school and a Sustainable Urban Drainage system.    

 
The scale of residential development likely to be needed to secure the 
necessary development outcome and supporting infrastructure will mean that the 
Landscape Assessment recommendation may have to be compromised with 
mitigations through careful design, layout, landscaping and open space 
management, potentially extending beyond the area to be removed from the 
Green Belt.   In addition where compromises occur compensatory benefits will 
need to be considered.   
 
Subject to the right development proposal there is considered to be some scope 
for compromise.  For example given the need to accept character change from 
countryside to built-form, that public rights of way character in the site will need 
to change over a short length which could be mitigated to minimise the impact 
and that landscaping need not be limited to within the site.  In order for 
development to proceed the scope the landscape assessment concerns will 
need to be addressed through an agreed development brief. 
 
The scale of development is to be less than the indicative 900 dwellings 
identified in the Green Belt Preferred Options Consultation but likely to be more 
than the 115 dwellings recommended in the Landscape Assessment however 
the resultant scale of development is considered to be insufficient to be able to 
viably support a new local centre. 
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Option 2:   Area South of Holmer Green 
 
Consultation Proposition Summary:  The developable area is estimated in Chiltern District to be 12.2ha 
however it is part of a larger development option extending into Wycombe District and being considered 
in conjunction with the emerging Wycombe Local Plan.   The option is for a residential development of 
300 dwellings (plus an estimated 240 to 320 dwellings in Wycombe District), travelling showpeople 
accommodation, associated infrastructure and open space. 
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Evidence Base To-date Summary of Findings 
Summary reasons for 
Inclusion as an Option 
for testing 

Holmer Green is located close to High Wycombe and residents can benefit from 
access to its and Wycombe services, facilities and employment opportunities.   
Growth could be accommodated to a degree through existing infrastructure / 
with scope to expand.   Potentially Holmer Green would be a sustainable 
location for new development. 
 
The Green Belt Assessment Part 1 identified this area as part of a wider area in 
Wycombe District recommended to be considered further for potential release 
from the Green Belt and this was identified in the Issues and Options 
consultation, tested further through evidence base work and included as a 
Council Preferred Green Belt Option consultation.   
 
The area includes an existing Travelling Showpeople site where there is scope 
to consider expansion to meet specialist growth needs at the point of origin but 
which would not be deliverable if this area is retained in the Green Belt. 
 
The area identified through the Green Belt Assessment Part 1 in Wycombe 
District has been considered further through Wycombe District Councils 
evidence base work, duty to co-operate discussions (resulting in a memorandum 
of understanding) and local plan processes and is now included in the 
Regulation 19 Wycombe Local Plan. 

Green Belt Preferred 
Options Consultation 

Overall:  The Councils received 55 objections to the option, (1.82% of all 
representations). Of the 55 objecting representations the following issues were 
the most frequently raised: 
 
Traffic - 37 (67.27%) 
Health (Hospitals and GPs) - 28 (50.91%) 
Education - 27 (49.09%) 
Green Belt - 23 (41.82%) 
Infrastructure - 20 (36.36%) 
AONB - 15 (27.27%) 
Character - 15 (27.27%) 
Transport - 15 (27.27%) 
 
In terms of comments on development requirements, 7 responses stated they 
wanted improvements to roads. 
 
Key Duty to Co-operate Organisation’s Comments. 
 
Natural England - There are two patches of Priority Habitat (Traditional 
Orchards) one within the option and one within neighbouring Green Belt land in 
Wycombe District. These orchards must be preserved and protected from 
impacts during construction and also impacts from future residents. 
 
Wycombe District Council - Supportive of the option as part of the 
comprehensive redevelopment of the adjoining land in Wycombe District. 
 
Buckinghamshire County Council - Development would have an impact on the 
Chilterns Area of Outstanding Natural Beauty (AONB) and would constitute 
encroachment into the Green Belt and urban sprawl.  No significant transport 
impacts identified – will need to be determined with neighbouring Wycombe site.  
Identified as having moderate ecological sensitivity. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chilterns AONB Conservation Board - Although this large greenfield site is 
outside the AONB it is within the setting of the Chilterns AONB.   An assessment 
should be carried out to examine the impacts on the Chilterns AONB. In this 
case the Chilterns Conservation Board considers that:  the proposed 
development is likely to increase traffic and air pollution through the AONB, 
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increase recreational pressure on the AONB, affect the chalk streams through 
increased abstraction to service the 300 new dwellings and an assessment of 
these impacts should be made in conjunction with Wycombe District Council’s 
adjoining proposed allocation. 
 
Inland Homes - Supports the delivery of the option as part of larger 
redevelopment of the land within Wycombe District. 
 
Little Missenden Parish Council - Object to the option; raised concerns over lack 
of exceptional circumstances to release the land from the Green Belt. Concerns 
also raised over the lack of information/communication from Wycombe District 
Council over proposals in their Draft plan.  Supportive of limited infilling within 
villages (especially in Little Kingshill and Hyde Heath) but not widespread 
release of Green Belt. 
 
Penn Parish Council - Expressed concern due to: lack of co-ordination between 
Wycombe and Chiltern Local Plan consultations; impacts on infrastructure; 
traffic; education provision; and impacts to the Green Belt and AONB. 
 
Berks, Bucks and Oxon Wildlife Trust - Identified a number of hedgerows and 
woodlands, identified as Priority Habitats which would need to be considered as 
part of any development.  If the site is found to be developable it is likely that on-
site compensation would be needed to compensate for impacts on wildlife. 

Follow Up Duty to Co-
operate Discussions 

Discussions and evidence base sharing has been on-going with Wycombe 
District Council in relation to this Option and formalised in a Memorandum of 
Understanding.   The County Council has been requested to clarify the reasons 
for their concerns. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the need to protect remnant orchards, the setting 
of the Chilterns AONB, and the rural setting of Holmer Green.   Within these 
constraints, a reduced area could be considered further for housing 
development, although a restriction on height of no more than 2 storeys, with the 
properties on the southern outer edge set at 1.5 storeys, to protect intrusive built 
development into the skyline, as seen from the areas to the south and east.  The 
southern part of the site could be suitable for a single storey primary school. 
Framed open views from the existing Holmer Green towards Penn Wood should 
be incorporated into the layout.   On the southern edge of the development 
existing orchards should be protected and a robust woodland buffer to create a 
wooded skyline/edge should be provided, with also an open area adjacent the 
A404 maintained to protect the rural character of the A404 as well as an open 
setting for Holmer Green, providing a balance in maintaining the views towards 
Penn Wood.  A comprehensive and co-ordinated masterplanning and green 
infrastructure approach should be taken, covering both the option and the 
Wycombe District land.   Two patches of Priority Habitat (Traditional Orchards) 
one within the option and one within neighbouring Green Belt land in Wycombe 
District. These orchards must be preserved and protected from impacts during 
construction and also impacts from future residents. 

Infrastructure Primary Education:  BCC have advised that Option 2 needs to be planned for 
comprehensively with adjacent land within Wycombe District.  On the basis of 
300 dwellings on Option 2 and 350 new dwellings on adjacent land in Wycombe, 
BCC have identified a need for either a new on-site 1FE primary school including 
52 place pre-school on 1ha land to be provided within the development or the 
equivalent expansion of existing primary schools.  In addition to the provision of 
land, standard financial contributions toward primary education infrastructure 
would also be required.   
 
Health:   The CCG did not comment on this option at preferred option stage and 
any health – related infrastructure requirement will need to be arrived at in 
consideration of the impact of the adjacent land in the Wycombe Local Plan. 
 
Other:   Affinity Water has advised that there are no strategic limitations on 
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drinking water supply for the level of growth in the joint Local Plan.   
 
Waste water – Based on the level of growth in the Green Belt Preferred Options, 
Thames Water advised that local upgrades to the waste water network is likely 
to be needed to meet demand.  Thames Water have more recently advised that 
their previous advice is still applicable.   
 
Flood risk – the scope of level 2 SFRA is to be determined but this site is, on its 
own, unlikely to require this evidence. The potential cumulative impacts with the 
adjacent site will need to be reviewed with Wycombe DC.    

Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Protect and manage existing trees (including remaining orchard trees) and 
hedgerows throughout site.   Protect hedgerow and trees on eastern and 
southern edge to protect wider views from adjacent areas of the AONB and the 
setting of the AONB.   Undertake a survey of surviving orchard trees and retain 
ones of value, as well as replanting suitable replacement varieties within the new 
landscape strategy for the site.   Provide recreational links with areas to the 
south from Holmer Green, provide access to the southern edge of Holmer Green 
as well.   Due to the elevated nature of the site and its proximity to the Chilterns 
AONB, any development would need to be sensitively sited with suitable 
mitigation. 

Gypsy, Traveller and 
Travelling Showpeople 

At preferred options stage this site was referred to as providing a potential 
opportunity for the provision of additional accommodation for Travelling 
Showpeople to assist in meeting their future needs for new plots.  
 
The existing Travelling Showpeople site needs to be retained while the need to 
2036 is for 4 additional plots.  

Deliverability  
(not including Viability) 

Land Owner(s):   The area is owned by a large number of individuals (large part 
of the site has been divided and sold as separate plots).    It is understood from 
a broker that the landowners are supportive of development and is capable of 
being bought forward as part of a comprehensive development.   Part of the site 
is understood to be unregistered. 
 
Timing:   Delivery of this site would be expected to be within the Plan period. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver major beneficial outcomes for delivering new housing and 
medium for health facilities. Impacts on the economy and climate change 
adaptation will deliver low beneficial outcomes. Impacts on cultural heritage will 
be neutral and for landscape, biodiversity natural resources, pollution and waste 
are measured as low adverse effects and medium adverse effects for climate 
change mitigation and transport and accessibility. 

Conclusion Removal from the Green Belt and include as a development proposal.  
Comprehensive development with the adjacent proposal in the anticipated 
Wycombe Local Plan through a joint development brief.   
 
To comprise (within Chiltern District) 300 dwellings including an appropriate 
proportion of affordable housing units;  retention of the existing Travelling 
Showpeople accommodation with provision for at least 4 additional plots;  and 
open space comprising retained key existing landscape features (including 
orchards), recreation and amenity space and a sufficient landscaped buffer to 
the Chilterns AONB along the frontage to the A404.   
 
Design, layout, densities, access arrangements and infrastructure requirements 
to be determined as one proposal across the development areas within both 
Wycombe and Chiltern districts.  Development could be phased however 
infrastructure delivery will need to be considered and delivered as required 
across the whole development area.  Infrastructure requirements in the 
development area could include the need for a new primary school.  
Development proposals will need to ensure adequate connectivity within the site 
as a whole and with adjacent areas for pedestrians and cyclists. 
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Option 3:   Land East of Hazlemere 
 
Consultation Proposition Summary:  Subject to the principle of development in the Chilterns AONB, the 
developable area in Chiltern District could be 8.24ha but would also need to be part of a larger 
development option being considered in Wycombe District.   The Chiltern District part of the option could 
accommodate 200 dwellings, associated infrastructure and open space. 
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Summary reasons for 
Inclusion as an Option 
for testing 

Although this option was not identified as an area to be considered further in the 
Green Belt Assessment Part 1 it was identified as an option through the Chiltern 
and South Bucks Issues and Options and the Wycombe Local Plan consultation 
stages as an option straddling both local plans on the edge of the main 
settlement area of High Wycombe. 
 
A consultation draft of the Wycombe Local Plan identified this as an option 
Wycombe District Council considered could be tested further and this was 
supported by Chiltern and South Bucks District Councils’ within the context of 
both local plans expecting to have unmet development needs and so needing to 
test all reasonable options and given the potential sustainable development 
location. 
 
As a result this option was identified as a Green Belt Preferred Option for further 
testing and on-going duty to co-operate discussions. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 50 objections to the option, (1.65% of all 
representations). Of the 50 objecting representations the following issues were 
the most frequently raised: 
 
AONB - 33 (66%) 
Traffic - 26 (52%) 
Green Belt - 19 (38%) 
Education - 16 (32%) 
Health (Hospitals and GPs) - 15 (30%) 
Ancient Woodland - 12 (24%) 
 
Only 1 person stated that improvements should be sought from development 
therefore no meaningful analysis can be carried out. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - The proposed development of the option (circa 200 dwellings 
between WDC and CDC) would constitute major development in the AONB and 
raised concerns over the presence of Ancient Woodland. 
 
Wycombe District Council - Supportive of the option as part of the 
comprehensive redevelopment of the adjoining land in Wycombe District. 
 
Buckinghamshire County Council - Development would have an impact on the 
Chilterns Area of Outstanding Natural Beauty (AONB) and would constitute 
encroachment into the Green Belt and urban sprawl.  No significant transport 
impacts identified.  Identified as having high ecological sensitivity. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chilterns AONB Conservation Board - Objected to the option as it would 
constitute ‘major development’ in the AONB. 
 
The Woodland Trust - Concerned that the option has been included in the 
consultation due to  the presence of Ancient Woodland. 
 
Penn Parish Council - Expressed concern due to: lack of co-ordination between 
Wycombe and Chiltern Local Plan consultations; impacts on infrastructure; 
traffic; education provision; and impacts to the Green Belt and AONB. 
 
Berks, Bucks and Oxon Wildlife Trust - Due to the high ecological sensitivity of 
the site (presence of Ancient Woodland and farmland) they therefore raise 
concerns with the release of the option from the Green Belt. 
 
Inland Homes - As land owner supportive of development coming forward on the 
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site. 

Follow Up Duty to Co-
operate Discussions 

Discussions and evidence base sharing has been on-going with Wycombe 
District Council in relation to this Option and formalised in a Memorandum of 
Understanding.  The Wycombe Local Plan (at Regulation 19 stage) has not 
included the Wycombe District part of the site as a proposal to be removed from 
the Green Belt.  The local planning authorities have agreed that this 
development as taken forward would constitute major development in the AONB 
and as such should be retained in the Green Belt. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

A site with a medium / low capacity can sometimes accommodate a small 
amount of development, but in this case the whole of the option is constrained in 
one or more ways and any development would affect key views and / or 
characteristics and cause harm to the AONB. Therefore, it is not recommended 
for further consideration for housing due to the need to protect adjacent 
Common Wood which is a community ancient woodland with open access and 
views into site all the way round on northern and eastern boundaries of the site. 
The existing gap within ribbon development (western corner of site) allows good 
views of site, towards AONB countryside, from adjacent road and footpaths. 
Well used PRoW, provides a good link with and approach to Common Wood and 
the wider AONB.   An area with defining characteristics of the mosaic of 
woodlands and fields as described within LCA for this area of the AONB should 
be protected. 

Wildlife Survey  
(where relevant) 
 

Adjacent to the site is Common Wood which is ancient replanted woodland 
dating back well over a 1000 years. 

Infrastructure Primary Education:  This option falls within the High Wycombe school planning 
area which includes Holmer Green and Hazelmere.  Demand arising from this 
option would contribute towards the need for a new primary school on option 2 
or the expansion of existing primary schools.   
 
Health:   The CCG did not comment on this option at preferred option stage and 
any health – related infrastructure requirement will need to be arrived at in 
consideration of the impact of the adjacent land in the Wycombe Local Plan.  
 
Other:   Waste water – Based on the level of growth in the Green Belt Preferred 
Options, Thames Water advised that local upgrades to the waste water network 
is likely to be needed to meet demand. In addition the waste water treatment 
works in the area may need minor upgrades to meet demand and this process 
can take between 18 months to 3 years. 

Deliverability  
(not including Viability) 

Land Owner(s):   Promoting development. 
 
Timing:   If taken forward development would expect to be delivered within the 
Plan period. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver major beneficial outcomes for delivering new housing and 
medium for health facilities. Impact on climate change adaptation will deliver low 
beneficial outcomes. Impacts on cultural heritage will be neutral and for natural 
resources, transport economy and waste are measured as low adverse effects 
and medium adverse effects for, pollution, biodiversity and climate change 
mitigation. Landscape is recorded as a major adverse effect, 

Conclusion Retain in the Green Belt with no other Local Plan designation. 
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Option 4:   Area South of London Road West, Amersham Old Town 
 
Consultation Proposition Summary:  The developable area is estimated to be 1.8ha.   The option is for a 
residential development of 50 dwellings (with 50% affordable housing) associated infrastructure and 
open space. 
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Summary reasons 
for Inclusion as an 
Option for testing 

Since the Green Belt boundary was established the A355 Amersham By-pass 
has been constructed.   
 
This option was included in the Issues and Options Consultation, recommended 
under the Green Belt Assessment Part 1 as an area to be considered further and 
included as a Green Belt Preferred Option.  
 
Part of the option is owned by Chiltern District Council who has been exploring 
options to secure affordable housing to contribute to meeting local affordable 
housing needs above a level that would otherwise be required as a proportion of 
market housing development. 
 
The site is located within walking distance of Amersham Old Town and its 
services and facilities including a superstore.  As such the option could provide a 
sustainable location.  

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 55 objections to the option, (1.82% of all 
representations). Of the 55 objecting representations the following issues were 
the most frequently raised: 
 
AONB - 24 (43.64%) 
Traffic - 21 (38.18%) 
Flooding - 21 (38.18%) 
Character - 19 (34.55%) 
Heritage - 19 (34.55%) 
Green Belt - 18 (32.73%) 
 
Only 5 respondents stated that improvements should be sought from 
development therefore no meaningful analysis can be carried out. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - This site is within the AONB and is bisected by a chalk stream. 
Raised some concerns about the proposed density of the development and that 
(if multi-storey development) could result in visual impacts to the AONB. Unlikely 
that 25-30dwellings can be delivered on both the eastern and western parts of 
the site (each). 
 
Historic England - There is a cluster of three grade II listed buildings at Bury 
Farm in the north-west corner of the option, and the grade II listed Bury Cottage 
is located just outside the option. The listed buildings at Bury Farm should be 
retained and sufficient land left undeveloped around them to reflect their original 
purpose and historical significance. 
 
Environment Agency - There are four Water Framework Directives actions within 
the option site  including deculverting, fish easement, establish and manage 
riparian buffer zones and planform restoration/rehabilitation/realignment. Any 
development should ensure they comply with these actions and must not 
prevent the implementation of these actions. A gap of 8m on either side of the 
river bank to dwellings will be required. Along the River Misbourne there are 
records for a number of invasive non-native species (INNS) in order to protect 
the surrounding area from potential spread, any development within this local 
plan should place surveys for INNS as a development requirement, with plans to 
identify, take ownership and eradicate or manage the spread as appropriate to 
the species found. 
 
Chiltern Clinical Commissioning Group – One of the more preferable options 
however primary care services will be required to expand/be modified in order to 
cope with the population and demographic growth. 
 
Buckinghamshire County Council - No comment on Green Belt matters. 
Raised highways concerns based on the potential ‘significant impacts’ any 
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development could have on the A355/Gore Hill Roundabout. Option would not 
be sufficient scale or generate enough traffic to justify financial contributions 
towards improvements to Gore Hill Roundabout. Identified as only having 
low/moderate ecological sensitivity. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chilterns AONB Conservation Board - Object to the option as it would constitute 
‘major development’ in the AONB. 
 
Amersham Town Council - General acceptance of development as the road 
infrastructure would prevent further urban sprawl, this would be subject to a 
review of the provision of infrastructure and to clarification on what constitutes 
‘social’ and ‘affordable’ housing. 
 
Amersham Society - Impact to the historic and landscape character of the Old 
Town would be too great compared to the benefits additional houses would 
bring. Concerns raised over parking and infrastructure impacts. 
 
Amersham Old Town Community Revitalisation Group - Would adversely impact 
to the historic and landscape character of the Old Town. 
 
Berks, Bucks and Oxon Wildlife Trust - There are several areas of woodland 
habitat within the boundary which should be protected from development and 
semi-natural buffers of at least 15m should be provided. 
 
Bury Farm (Management) Ltd - Identified there may be restrictive covenants on 
eastern part of Bury Farm restricting development. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the need to protect views from the AONB, to 
protect existing trees, the river corridor, the setting of public rights of way, the 
setting of heritage assets and to avoid development within the flood plain. 
Within these constraints, some development in the eastern part of site could be 
accommodated, accessed at the eastern tip.  Recommended mitigation and 
enhancement is to retain vegetation along the river corridor and to the north-
eastern and south-eastern boundaries. New native tree planting is required to 
create a strongly vegetated settlement edge to the south-eastern tip and to 
protect the river corridor and public right of way route.  In addition, a very small 
amount of development in the north-western part of site may be possible around 
the existing built form, although harm to the setting of the listed buildings and to 
views from Ruckles Field and the wider AONB needs to be avoided. 

Infrastructure Primary Education:   The County Council as Education Authority provided 
comments on the proposals for Amersham, Chesham Bois and Little Chalfont as 
a whole as part of their consultation response to the Green Belt Preferred 
Options Consultation.  Demand arising from Options 4 (50 dwellings) and 5 (80 
dwellings) and a further 278 new dwellings on HELAA sites, would require 
expansion of either St Mary’s CE school by 0.5FE or Chalfont Valley by 1FE, or 
future proofing of the design of the new school on option 06 Little Chalfont to 
expand to 2FE (see option 06). 
 
Health:  The CCG have provided comments through the Green Belt Preferred 
Options Consultation.  They feel that Amersham / Little Chalfont is one of the 
more preferable locations for development, however they also note that the 
development of Options at Amersham and Little Chalfont (4, 5 and 6) would 
require primary care services to expand or undergo modification in order to cope 
with population and demographic growth. Financial contributions from 
developers towards health infrastructure would likely be required.  
 
Other:  Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
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Waste water capacity – no issues raised by Thames Water at Green Belt 
preferred options stage although there are sewers crossing the site which will 
need to be accounted for in terms of detailed design. 
 
Flood risk – this site is due to be the subject of additional evidence on flood risk 
in the forthcoming level 2 SFRA. 

Deliverability  
(not including Viability) 

Land Owner(s):   Option area identified for development consideration is owned 
by Chiltern District Council and is supportive of bringing forward a development 
to secure a high proportion of affordable housing. 
 
Timing:   Delivery of this site would be expected to be within the Plan period. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver medium beneficial outcomes for delivering new housing 
and transport and accessibility. The Impact on health and the economy will 
deliver low beneficial outcomes. Impacts on biodiversity, natural resources, 
pollution and waste and climate change mitigation are measured as low adverse 
effects and for cultural heritage as a medium adverse effect.  Landscape and 
climate change adaptation  is recorded as a major adverse effect, 

Conclusion Removal from the Green Belt and include part as a residential development 
proposal for 40 dwellings with at least 50% affordable units (of which at least 
70% should be for affordable rent).    
 
Development to secure a sufficient open space buffer to the River Misbourne 
with landscaping and management arrangements to minimise the risk of 
flooding, retain the character of the chalk stream environment and promote a 
natural river corridor habitat. 
 
Development proposal to incorporate appropriate flood alleviation and mitigation 
measures.  Development to be in accordance with the Chilterns Buildings 
Design Guide. 
 
Trees and hedgerows to be retained where possible and the site to be 
landscaped compatible within the Chilterns AONB.  
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Option 5:   Area South East of Whielden Street, Amersham Old Town 
 
Consultation Proposition Summary:  The developable area is estimated to be 2.2ha.   The option is for a 
residential development of 70 to 80 dwellings, open space and associated infrastructure. 
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Summary reasons for 
Inclusion as an Option 
for testing 

Since the Green Belt boundary was established the A355 Amersham By-pass 
has been constructed.   
 
This option was included in the Issues and Options Consultation, recommended 
under the Green Belt Assessment Part 1 as an area to be considered further and 
included as a Green Belt Preferred Option. 
 
The option is also within walking distance of Amersham Old Town Centre and so 
is potentially a sustainable location for development.    
 
Responses to past consultations have identified a local community desire for 
Amersham Old Town residents to have public open space and in particular 
children play facilities.   This option, because of the need to retain a significant 
part as open space, may present an opportunity for development to enable 
public open space provision. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 64 objections to the option, (2.12% of all 
representations). Of the 64 objecting representations the following issues were 
the most frequently raised: 
 
Traffic - 25 (39.06%) 
Character - 25 (39.06%) 
Heritage - 25 (39.06%) 
AONB - 15 (23.44%) 
Infrastructure - 14 (21.88%) 
Flooding - 12 (18.75%) 
 
In response to what should be sought from development, the most frequently 
stated improvements where (number of respondents indicated in brackets): 

• Improvements to school provision (46); 
• Healthcare Provision  (24);  
• Parking (20); 
• Infrastructure improvements (16); and 
• Road improvements (14). 

 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - The site is divided into two halves by an area of degraded 
wooded area and green space, one to the northeast and one southwest. Raised 
concerns about the proposed density of the development and that it could result 
in visual impacts to the AONB unless well designed. 
 
Historic England - Significant concerns at the proposal to remove the north-
eastern part area of land from the Green Belt given that it preserves the setting 
and special character of the historic town although they have no objection to the 
removal of the south-western half of this site. 
 
Environment Agency - Due to the proposed increase in urbanised catchment, 
flood risk from the River Misbourne could increase. 
 
Chiltern Clinical Commissioning Group - One of the more preferable options 
however primary care services will be required to expand/be modified in order to 
cope with the population and demographic growth. 
 
Buckinghamshire County Council - No comment on Green Belt matters. 
Raised highways concerns based on the potential ‘significant impacts’ any 
development could have on the A355/Gore Hill Roundabout. Option would not 
be sufficient scale or generate enough traffic to justify financial contributions 
towards improvements to Gore Hill Roundabout.  Identified as only having 
low/moderate ecological sensitivity. 
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Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chilterns AONB Conservation Board - Object to the option as it would constitute 
‘major development’ in the AONB. 
 
Amersham Town Council - General acceptance of development as the road 
infrastructure would prevent further urban sprawl, this would be subject to a 
review of the provision of infrastructure and to clarification on what constitutes 
‘social’ and ‘affordable’ housing. 
 
Amersham Society - Impact to the historic and landscape character of the Old 
Town would be too great compared to the benefits additional houses would 
bring. Concerns raised over parking and infrastructure impacts. 
 
Amersham Old Town Community Revitalisation Group - Expressed concern over 
the lack of open space provision in the area. 
 
Berks, Bucks and Oxon Wildlife Trust - There are several areas of woodland 
habitat within the boundary which should be protected from development and 
provided with semi-natural buffers of at least 15m. 
 
George Priest Brazil Memorial Trust - As land owner of a potential access to the 
site they expressed that they may not be willing to allow access to the site over 
land in their ownership. 
 
Inland Homes - As land owner supportive of development coming forward on the 
site. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Site has a low capacity, constrained by its role as an integral part of the setting 
of the conservation area and effects on views from the conservation area and 
public footpaths within the site and the wider AONB. The site also contains 
characteristics typical of the AONB, offers views across Amersham Old Town, 
and provides an easily accessible contrast to the town. It is possible that a very 
small amount of development could be accommodated in the extreme north of 
the site, adjacent to Whielden Green, although great care would need to be 
taken to avoid any landscape or visual harm and to ensure a well-designed 
settlement edge is included. The site should otherwise remain undeveloped. 

Infrastructure Primary Education:   :  The County Council as Education Authority provided 
comments on the proposals for Amersham, Chesham Bois and Little Chalfont as 
a whole as part of their consultation response to the Green Belt Preferred 
Options Consultation.  In order to meet demand arising from the Options 4 (50 
dwellings) and 5 (80 dwellings) and a further 278 new dwellings on HELAA sites, 
expansion of either St Mary’s CE school by 0.5FE, or Chalfont Valley by 1FE, or 
the future proofing of the design of the new school on option 06 Little Chalfont to 
expand to 2FE (see option 06). 
 
Health:   The CCG have provided comments through the Green Belt Preferred 
Options Consultation.  They feel that Amersham / Little Chalfont is one of the 
more preferable locations for development, however they also note that the 
development of Options at Amersham and Little Chalfont (4, 5 and 6) would 
require primary care services to expand or undergo modification in order to cope 
with population and demographic growth. Financial contributions from 
developers towards health infrastructure would likely be required.  
 
Other:   Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
 
Waste water capacity – no issues raised by Thames Water at Green Belt 
preferred options stage although there are sewers crossing the site which will 
need to be accounted for in terms of detailed design. 
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Flood risk – the scope of level 2 SFRA is to be determined but this site is, 
unlikely to require this evidence. 

Deliverability  
(not including Viability) 

Land Owner(s):   Developer is promoting the site for development. 
 
Timing:   Development is not expected to come forward in the Plan period but 
would be capable of earlier development if specified criteria/criterion are/is met. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver medium beneficial outcomes for delivering new housing 
and transport and accessibility. The Impact on health climate change adaptation 
and the economy will deliver low beneficial outcomes. Impacts on climate 
change mitigation, pollution and waste are measured as low adverse effects and 
for cultural heritage, biodiversity and natural resources as a medium adverse 
effect.  Landscape is recorded as a major adverse effect, 

Conclusion Remove from the Green Belt but to be safeguarded against development until 
such time as specific criteria are met. 
 
Area is largely only suitable for open space uses with the potential for limited 
small scale housing enabling development to secure investment for open space 
improvements.    
 
To be a safeguarded area with a development trigger of an approved scheme to 
secure sustainable open space uses and biodiversity enhancements with build 
forms being complimentary to the Chilterns AONB and Amersham Old Town 
Conservation Area setting. 
 
Alternatively development could be triggered through a specific proposal in a 
made neighbourhood local plan. 
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Option 6:   Area South East of Little Chalfont 
 
Consultation Proposition Summary:  The developable area needs to be assessed but could deliver an 
estimated 850 to 1,000 dwellings.   The option is for a mixed use but residential-led development (market 
and affordable housing, specialist housing for elder people, Gypsy and Travellers and self-build houses), 
local centre(s), employment, associated infrastructure, community facilities and open space. 
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Summary reasons for 
Inclusion as an Option 
for testing 

This option was identified as an area recommended to be considered further in 
the Green Belt Assessment Part 1, included in the Issues and Options 
Consultation and as a Green Belt Preferred Option. 
 
Little Chalfont is a sustainable location with existing infrastructure and services 
that could have potential for accommodating growth and / or scope for further 
investment.  Chalfont and Latimer Station is close to the option with potential to 
enabling future resident access by non-car modes.  This option is potentially a 
sustainable location for growth. 

Green Belt Preferred 
Options Consultation 

Overall:  The Councils received 964 objections to the option, (31.85% of all 
representations). Of the 964 objecting representations the following issues were 
the most frequently raised: 
 
Infrastructure - 604 (62.66%) 
Green Belt - 585 (60.68%) 
Education - 548 (56.85%) 
Traffic - 530 (54.98%) 
Health (Hospitals and GPs) - 473 (49.07%) 
Parking - 426 (44.19%) 
Biodiversity - 401 (41.60%) 
Overdevelopment - 393 (40.77%) 
Transport - 392 (40.66%) 
Ancient Woodland - 344 (35.68%) 
AONB - 313 (32.47%) 
Character - 289 (29.98%) 
Open Space/ Outdoor Recreation - 141 (14.63%) 
Ecology - 114 (11.83%) 
 
In response to what should be sought from development, the most frequently 
stated improvements where (number of respondents indicated in brackets): 

• Improvements to school provision (46); 
• Healthcare Provision  (24);  
• Parking (20); 
• Infrastructure improvements (16); and 
• Road improvements (14). 

 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - Identified factors to consider as part of any development 
include: potential changes to hydrology, increased nutrient (from dogs), 
predation of wild birds by cats, increased visitor pressure, and non-native plants 
infiltrating the woodland (e.g. residents dumping garden waste).  Opposed to the 
release of the parcel given the potential impacts on Ancient Woodland (‘which 
would require 30m buffer from development’) and other priority habitats within 
the option, the Woodland Trust also raised concerns given the presence of 
Ancient Woodland.  
 
Environment Agency - Due to the proposed increase in urbanised catchment, 
flood risk from the River Misbourne could increase. 
 
Chiltern Clinical Commissioning Group - Option 6 would be one of the more 
preferable options however primary care services will be required to expand/be 
modified in order to cope with the population and demographic growth. 
 
Transport for London - Supportive to the principle of the land being released for 
development. 
 
Buckinghamshire County Council - Raise concerns on the potential impact to the 
open countryside and setting of the AONB and also stated that removing the site 
from the Green Belt would harm the wider Green Belt. Unlikely to be supported 
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by the Highway Authority unless a suitable access can be achieved from 
Burton’s Lane, as there are likely to be issues with visibility onto Lodge Lane and 
the width of Lodge Lane itself. Will require Transport Assessment.  Identified as 
having a moderate ecological sensitivity. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chilterns AONB Conservation Board - Considered that (although outside of the 
AONB) the option, if developed, may impact on its setting as well as issues with 
abstracting water from the River Chess and Ancient Woodland within the site. 
 
Village Way Residents Association and Loudhams Wood Lane Management 
Company - Stated that there are legal covenants in place which would restrict 
potential accesses from Village Way and Loudhams Wood Lane respectively. 
 
Little Chalfont Parish Council and Little Chalfont Community Association - 
Expressed that there were no ‘exceptional circumstances’ to warrant the site 
being released from the Green Belt. 
 
The Woodland Trust - Within the site boundary lie two areas that are listed on 
the Natural England ancient woodland inventory and which are also woodland 
priority habitat. Measures will have to be incorporated (such as semi-natural and 
natural spaces) in order to minimise impacts. 
 
Biddulph (Buckinghamshire) Ltd - Supportive of the option coming forward for 
development. 
 
Berks, Bucks and Oxon Wildlife Trust - Opposed to the release of the parcel 
given the potential impacts on Ancient Woodland (‘which would require 30m 
buffer from development’) and other priority habitats within the option. 

Follow Up Duty to Co-
operate Discussions 

The County Council has been requested to clarify the reasons for their concerns. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the need to protect existing trees and woodlands, 
to protect views from the edge of the AONB, and to keep built form out of the dry 
valley landscape, in line with identified special qualities of the AONB. 
 
Within these constraints, much of the higher ground within the former golf course 
could be developed, leaving the lower dry valleys undeveloped as distinctive 
landforms and buffer to protect the areas of ancient woodland. An area of 
development could be accommodated on higher ground to the south-east of 
properties on Loudhams Wood Lane, within the curtilage of the existing 
residential property.  A further area of development could be accommodated in 
the south-east, leaving the dry valley open. The industrial estate has capacity to 
take intensified development, subject to the protection of the woodland setting 
and adjacent ancient woodland. 
 
Recommended mitigation and enhancement is a combination of native woodland 
planting along the margins of adjacent woodland blocks, graded down to native 
shrubs and long grass margins, leaving the dry valleys as open grassland 
managed for wildlife and public access, including links between the settlement 
and the AONB, and contributing to the wider green infrastructure as well as 
above recommendations. In the south-eastern part of the site development 
offers the opportunity to soften the edge of settlement with new woodland 
planting linked to existing woodland. 
 
Lower density housing should be located on the eastern side of the site towards 
the AONB. 

Infrastructure Primary Education:   The County Council as Education Authority provided 
comments on the proposals Option 6 as part of their consultation response to 
the Green Belt Preferred Options Consultation.  This considered the impacts on 
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education infrastructure arising from 1000 new dwellings.  Based on this, BCC 
advised that a 1.6ha site to provide a new 1.5FE primary school including pre-
school would be required.  In addition to the provision of land, financial 
contributions toward primary education infrastructure would also be required. 
 
Following this, BCC were asked to consider a lower growth scenario for Option 
6, consisting of 700 new dwellings.  BCC have advised that this would require 
1ha land within the option either the provision of a new 1FE primary school 
including 52 place pre-school or the expansion of an existing primary school 
through a split site.   In addition to the provision of land, financial contributions 
toward primary education infrastructure would also be required. 
 
Health:   The CCG have provided comments through the Green Belt Preferred 
Options Consultation.  They feel that Amersham / Little Chalfont is one of the 
more preferable locations for development, however they also note that the 
development of Options at Amersham and Little Chalfont (4, 5 and 6) would 
require primary care services to expand or undergo modification in order to cope 
with population and demographic growth. Financial contributions from 
developers towards health infrastructure would likely be required.  
 
Other:   Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
 
Waste water – Based on the level of growth in the Green Belt Preferred Options, 
Thames Water advised that local upgrades to the waste water network is likely 
to be needed to meet demand. In addition the site is within 15m of a pumping 
station and this may require specific mitigation at planning application stage to 
ensure that there is no issue with odour and noise for new occupiers   In relation 
to the refined options Thames Water have advised that their previous advice is 
still applicable. 
 
Flood risk – the scope of level 2 SFRA is to be determined but this site is likely to 
need evidence on the mitigation of the potential impacts on the area of surface 
water flooding within the site will be addressed. This should link into the green 
infrastructure requirements and the landscape assessments referred to in other 
sections of this table. 

Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Introduction of public access into area including links between settlement and 
AONB and possibly to reinstate pedestrian access over disused railway bridge to 
north.  Long-term management of woodland, including ancient woodland blocks. 
Create new woodland links between woodlands.  Replacement of exotic species 
in former golf course, particularly along northern edge.   New planting to 
industrial estate entrance and along Lodge Lane to enhance views from Lodge 
Lane and the edge of the AONB 

Gypsy, Traveller and 
Travelling Showpeople 

Accommodation needs remain within the plan area following the updated needs 
assessment for which urban extensions continue to need to be considered to 
provide pitches / culturally suitable accommodation. 

Deliverability  
(not including Viability) 

Land Owner(s):   Not all landowner positions are known at this stage although a 
landowner for a key part of the option (former golf course) is promoting 
development. 
 
Timing:   The Housing Delivery Study for Buckinghamshire concludes that 400 
dwellings could be deliverable by 2033 and 70 dwellings per annum after 
resulting in 610 dwellings that could be delivered in the plan period.  This is as 
part of a longer phased development and within the context of an agreed 
masterplan. 

Preferred Options 
Sustainability 
Appraisal 

The Option will deliver major beneficial outcomes for delivering new housing and 
medium outcomes for transport and accessibility. The Impact on the economy 
will deliver low beneficial outcomes. Impacts on cultural heritage will be neutral. 
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 Landscape, natural resources, pollution, health and waste are measured as low 

adverse effects and for climate change mitigation and biodiversity as a medium 
adverse effect.   

Conclusion Remove from the Green Belt and include as mixed use residential-led 
development to secure at least 700 dwellings (including an appropriate 
proportion of affordable units), specialist accommodation for elderly people, 
Gypsy and Traveller pitches, self-build and custom-build opportunities and 
associated uses, open spaces and infrastructure through a comprehensive 
development in accordance with an approved development brief.    
 
Mix of uses to include the retention of existing employment space and possible 
redevelopment and/or expansion for new employment opportunities. 
 
Creation of a neighbourhood centre to provide a clear sense of place and 
community through careful urban design, layout, use of densities and dwelling 
types, strategic open space and as a hub for pedestrian and cycle connectivity 
within the site.  The centre to include local retail, services and facility 
opportunities and where appropriate to be associated/connected with built 
infrastructure requirements (e.g. a primary school and other community 
facilities).  Consideration for accommodating Little Chalfont relocated and 
improved existing community uses/facilities (and their existing site reuse or 
redevelopment for other uses) to be encouraged. 
 
The development brief to include; 
 
• A proposed open space framework to secure: 

a) Wherever possible retention of woods, trees, hedgerows and landscape 
features (e.g. dry valley) 

b) New strategic landscaping and open space to provide a satisfactory 
buffer to the Chilterns AONB/countryside 

c) Wider benefits such as recreation and amenity space and a net gain in 
biodiversity (e.g. through habitat management/enhancement and 
biodiversity off-setting) 

d) Ability to secure measures to ensure the framework continued protection 
and management. 

 
• Secured pedestrian and cycle connectivity, including with passenger 

transport opportunities, with the Little Chalfont and Chalfont and Latimer 
Railway Station. 
 

• Timely delivery of sufficient and necessary infrastructure, including 
sustainable transport measures.  

 
Principle vehicular access to be off Burtons Lane with scope to provide an 
alternative or improved access to the existing employment uses.   Limited 
access and alteration to Lodge Lane so as to retain its country lane character 
and incorporated into the landscape buffer with the Chilterns AONB.     
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Option 7:   National Epilepsy Centre, Chalfont St Peter 
 
Consultation Proposition Summary:   The developable area is estimated to be 3.71ha but with potential 
infilling within the existing built area.   The option is for specialist residential accommodation for elderly 
people, associated infrastructure and open space and possibly some general housing enabling 
downsizing in Chalfont St Peter. 
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Summary reasons for 
Inclusion as an Option 
for testing 

This option includes existing major development in the Green Belt including 
specialist needs for elderly residents.    Also at the time part of the option had an 
unimplemented planning permission for a residential development for elderly 
people accommodation. 
 
The Housing and Economic Development Needs Assessment identifies specific 
needs for future elderly people accommodation which could present a delivery 
challenge for the Plan and health service providers.  This option presented the 
opportunity to consider expanding specialist accommodation provision for elderly 
people is an area where existing health and other specialist services was being 
provided/planned.    
 
Downsizing opportunities supported in the Chalfont St Peter Neighbourhood 
Plan could also be considered to be delivered. 
 
The option was identified as an area recommended to be considered further in 
the Green Belt Assessment Part 1, included in the Issues and Options 
Consultation and as a Green Belt Preferred Option.  

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 246 objections to the option, (8.13% of all 
representations). Of the 246 objecting representations the following issues were 
the most frequently raised: 
 
Green Belt - 153 (62.20%) 
Infrastructure - 145 (58.94%) 
Transport - 133 (54.07%) 
Education - 130 (52.85%) 
Health (Hospitals and GPs) - 123 (50%) 
Traffic - 111 (45.12%) 
Listed Building (Site Specific) - 69 (28.05%) 
 
In response to improvements/requirements to be delivered as part of any 
development, provision of C2 care homes (30 representations) and key workers 
dwellings (13 representations) were the most frequently stated. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - This site is within 800m of the AONB and may require a LVIA 
to show there are no visual impacts. The site is, however, a brown field site and 
it seems likely that impacts would be minimal. 
 
Historic England - The site includes 5 listed buildings the (potential) removal of 
the site from the Green Belt provides an opportunity to enhance the setting of 
these buildings. 
 
Environment Agency - Due to the proposed increase in urbanised catchment, 
flood risk from the River Misbourne could increase. This is particularly true for 
option 7, where flood risk could potentially increase in Chalfont St Peter. 
 
Chiltern Clinical Commissioning Group - Due to the nature of the development 
on the site (care for the elderly) development would only be agreed if separate, 
new healthcare services, funded by the developers or others, were part of the 
plans for providing services to residents on the site. Depending on the size of the 
development in Chalfont/Gerrard’s Cross, the CCG would also be looking to 
expand the existing Calcott Medical Centre or relocate it across the road in the 
Chalfont’s Memorial Hospital, thus seeking a significant financial contribution. 
 
Buckinghamshire County Council - No comment on Green Belt matters. 
Will require Transport Assessment to demonstrate impact is acceptable and 
access by all modes can be achieved. 
Low ecological sensitivity. 
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Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chilterns AONB Conservation Board - Although the option is outside the AONB it 
is within the setting of the Chilterns AONB. An assessment should be carried out 
to examine the impacts on the AONB. 
 
SENSE 4 Chalfont St Peter - Objected to the proposal and expressed concerns 
over vehicle movements and impacts on infrastructure when considering the 
Options 7 and 8 in addition to the extant planning permissions in Chalfont St 
Peter, namely the Holy Cross Convent (Core Strategy allocation). 
 
Colne Valley Park CIC - If permitted, the development must include Sustainable 
Urban Drainage Systems (SUDS).  Funding from development should contribute 
towards implementation of the objectives of the Colne Valley Park. 
 
Chalfont St Peter Parish Council - Opposed to any release of Green Belt sites as 
well as expressed concerns with how the objectively assessed housing need has 
been calculated in the Housing and Economic Development Needs Assessment 
(HEDNA). They also re-iterated concerns expressed by SENSE4CSP regarding 
infrastructure deficiencies in the area. 
 
Epilepsy Society - Supportive of the release of the site but also wished to 
nominate further release of the land within NSE’s ownership (towards the north 
of the current NSE site). 

Follow Up Duty to Co-
operate Discussions 

On-going discussions with the Chiltern Clinical Commissioning Group to 
understand their concerns, whether there are more suitable locations for 
specialist accommodation for the elderly people in the plan area and how best to 
secure meeting needs locally and how best health infrastructure can be 
provided. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the existing mature tree belts and individual 
mature trees of value, the open landscape character of the Epilepsy Centre site, 
the setting of the 4 Listed buildings and the availability of suitable locations for 
vehicular access into the site.   Within these constraints, a reduced area could 
be considered further for housing development. An appropriate density would 
need to reflect the existing development pattern and avoid harm to the existing 
landscape character of the Epilepsy Centre site as well as a more suitable outer 
settlement edge low density residential character.   A maximum height of 
approximately 8.5m ( two storeys) should be a limit to any new development 
within the site.   Protect setting of existing listed buildings.  Maybe opportunities 
for further development within Epilepsy Centre site replacing redundant 
buildings.   Create Green Infrastructure around existing PRoW and tree belts 
linking to wider countryside and Colne Regional Valley Park. 

Infrastructure Education:  It is assumed that this option would largely cater for elderly 
accommodation and therefore it would not require the provision of additional 
education infrastructure. 
 
Health:  The CCG have provided comments through the Green Belt Preferred 
Options Consultation.  They feel that the NEC site will put even greater pressure 
on the practices in Chalfont St Peter and so if planning permission were to be 
granted for this site it would ideally only be agreed if new separate healthcare 
facilities funded by the developer or others were part of the plans for providing 
services to residents on the site. Potentially the existing Calcott medical centre 
would need to be expanded / relocated which would require a significant 
financial contribution.  
 
Other:   Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
 
Waste water – Based on the level of growth in the Green Belt Preferred Options, 
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Thames Water advised that local upgrades to the waste water network are likely 
to be needed to meet demand.  
 
Flood risk – the scope of level 2 SFRA is to be determined but this site is, 
unlikely to require this evidence. 

Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Protect and manage existing tree belts and woodlands throughout site. Retain 
and protect trees of value, including those on the north-eastern edge as a buffer 
to the Colne Regional Valley Park.   Provide a landscape strategy for whole site 
to include restoring elements of value of the landscape of the Epilepsy Centre as 
well as the setting of the listed buildings.  Strengthen Green Infrastructure links 
to Colne Valley Regional Park.  Protect and enhance gateway to Chalfont St 
Peter on Rickmansworth Lane. 

Deliverability  
(not including Viability) 

Land Owner(s):   Promoting development 
 
Timing:   Delivery of this site would be expected to be within the Plan period. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver low beneficial outcomes for delivering new housing 
health, economy, and landscape and climate change adaptation. Impacts on 
cultural heritage biodiversity, pollution and waste and transport and accessibility 
are measured as low adverse effects and for natural resources and climate 
change mitigation as a medium adverse effect.   

Conclusion Remove from the Green Belt and include part as a development proposal to 
meet specialist accommodation needs for elderly people (subject to better 
understanding health service concerns.   General housing to be limited but could 
provide enabling downsizing opportunities encouraged in the Chalfont St Peter 
Neighbourhood Plan.  Alternatively scope to meet potential future needs or 
rationalisation of the National Epilepsy Centre. 
 
Residential development, including specialist accommodation for elderly 
residents, will require an appropriate amount of affordable housing to be 
provided. 
 
Landscaping to include re-enforcing the existing tree and hedgerow boundary to 
the countryside to the north and to the existing main built area including the 
setting of some listed buildings. 
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Option 8:   Area South East of Chalfont St Peter 
 
Consultation Proposition Summary:  The developable area is estimated to be 12ha.   The option is for a 
residential development of 420 dwellings, associated infrastructure and open space. 
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Summary reasons for 
Inclusion as an Option 
for testing 

This option was identified as an area recommended to be considered further in 
the Green Belt Assessment Part 1, included in the Issues and Options 
Consultation and as a Green Belt Preferred Option. 
 
Chalfont St Peter is a sustainable focus for development given existing services 
and facilities with potential scope for expansion.  The option is located within a 
reasonable distance from the local centre to potentially support non-car modes 
of travel. 

Green Belt Preferred 
Options Consultation 

Overall:  The Councils received 329 objections to the option, (10.87% of all 
representations). Of the 329 objecting representations the following issues were 
the most frequently raised: 
 
Open Space/ Outdoor Recreation 204 (62.01%) 
Green Belt - 169 (51.37%) 
Education - 150 (45.59%) 
Infrastructure - 140 (42.55%) 
Traffic - 136 (41.34%) 
Transport - 132 (40.12%) 
Health (Hospitals and GPs) - 130 (39.51%) 
 
Only 3 respondents stated that improvements should be sought from 
development therefore no meaningful analysis can be carried out. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Environment Agency - Due to the proposed increase in urbanised catchment, 
flood risk from the River Misbourne could increase. This is particularly true for 
option 8, where flood risk could potentially increase in Chalfont St Peter. 
 
Chiltern Clinical Commissioning Group – The CCG have provided comments 
through the Green Belt Preferred Options Consultation and have referred to the 
need for the existing Calcott medical centre to be expanded / relocated within 
the Chalfonts Memorial Hospital which would require a significant financial 
contribution. 
 
Buckinghamshire County Council - No comment on Green Belt matters. This is 
likely to require the 30mph speed restriction to be extended on Denham Lane to 
incorporate the area of the preferred option. Pedestrian footway improvements 
are likely to be required. Identified as having low ecological sensitivity. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
SENSE 4 Chalfont St Peter - Objected to the proposal and expressed concerns 
over vehicle movements and impacts on infrastructure when considering the 
Options 7 and 8 in addition to the extant planning permissions in Chalfont St 
Peter, namely the Holy Cross Convent (Core Strategy allocation). 
 
Chalfont St Peter Parish Council - Opposed to any release of Green Belt sites as 
well as expressed concerns with how the objectively assessed housing need has 
been calculated in the Housing and Economic Development Needs Assessment 
(HEDNA). They also re-iterated concerns expressed by SENSE4CSP regarding 
infrastructure deficiencies in the area. 
 
Colne Valley Park CIC - If permitted, the development must include Sustainable 
Urban Drainage Systems (SUDS).  Funding from development should contribute 
towards implementation of the objectives of the Colne Valley Park. 
 
Various Scout Associations - Object to the potential loss of Paccar Scout Camp 
as it is an important recreation facility for scouts within the region and Greater 
London. 
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Petition of over 200 signatures - Objected to the option being removed from the 
Green Belt and should be designated as Local Green Space. 
 
Kebbel Homes - Promoting the land surrounding Winkers for release from the 
Green Belt to enable development of residential development. 
 
Trustees to Land Parcel BM306707 - Supportive of the land (not within Paccar 
Scout use and Winkers) being released from the Green Belt to enable 
development of residential development.  

Follow Up Duty to Co-
operate Discussions 

The County Council has been requested to clarify the reasons for their concerns. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the need to conserve the trees and hedgerows 
for their ecological and landscape value as well as provide a strong landscape 
edge to the urban area. It is also constrained by the desire to protect the rural 
character of Denham Lane and retain some of the small enclosed rough 
grassland fields which contribute to the landscape diversity, green setting of the 
village and can be appreciated from the sensitive visual receptors from South 
Bucks Way and Colne Valley Regional Park.   Within these constraints, a 
reduced part of the site could be considered further for residential development.  
The small field in the south west corner of the site is well contained and could 
possibly accommodate a small area of development however the surrounding 
mature trees are likely to pose a significant constraint both in terms of 
developable area and access.   A maximum height of approximately 8.5m (two 
storeys) should be a limit to any new development within the site.   A quality 
landscape setting to the interface with the Scout Camp should be provided to 
maintain the amenity value of both the residential and recreational areas. This 
landscape setting could take the form of a woodland strip part of which could be 
considered for recreational uses sympathetic to the landscape character e.g. for 
small scale woodland craft activities by the Scout Camp.   Phased replacement 
of Leylandii tree belts with locally appropriate species should be incorporated 
into any proposed scheme.   The provision of a strong planted edge, 
approximately 10m wide, should be provided adjacent to the new urban edge, 
reflecting the positive character and depth of existing appropriate strong 
landscape edges in the area and linking with wider countryside.   Retain and 
protect the setting of the existing PROW and informal access through the open 
rough grass fields.  Create Green Infrastructure around existing PRoW and tree 
belts linking to wider countryside and Colne Regional Valley Park. 
Recommendations in the landscape mitigation and contribution to green 
infrastructure section above should be taken in account. 

Infrastructure Education:  The County Council as Education Authority provided comments on 
the proposals for the Chalfonts, Gerrards Cross and Denham as a whole as part 
of their consultation response to the Green Belt Preferred Options Consultation.   
Based on this, BCC advised that an expansion of an existing primary school by 
0.5-1FE would be required.   
 
Health:   Depending on the size of development in Chalfont St Peter / Gerrards 
Cross the CCG would be looking to expand the existing Calcott Medical Centre 
or relocate it across the road in the Chalfont’s Memorial Hospital, seeking a 
significant financial contribution.    
 
Other:   Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
 
Waste water – Based on the level of growth in the Green Belt Preferred Options, 
Thames Water advised that strategic upgrades to the waste water network are 
likely to be needed to meet demand.  
 
Flood risk – the scope of level 2 SFRA is to be determined but this site is unlikely 
to require this evidence. 
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Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Retention of all good and moderate quality tree cover over the site with the 
phased replacement of incongruent Leylandii tree belts with locally appropriate 
species.   Retention of other vegetated areas where they contribute to landscape 
and biodiversity value.  Protection of adjacent woodland.   Management of 
grassland and tree/woodland strips to enhance biodiversity.  Conserve rural 
character of Denham Lane.  Provide quality landscape setting to the interface 
with the Scout camp and potential to extend recreational uses sympathetic to the 
landscape character.  Protection of setting of South Bucks Way recreational 
route providing new links from urban area to wider landscape.  Retention of 
remaining small enclosed rough grassland fields which contribute to the 
landscape diversity 

Deliverability  
(not including Viability) 

Land Owner(s):   One landowner (Scout Camp) is likely to prevent development 
and object to adjacent development due to the impact on the use of their land 
(remoteness for scouting experience and avoidance of disturbance for new 
residents).   Other landowners are understood to be supportive. 
 
Timing:   Delivery of this site would be expected to be within the Plan period. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver major beneficial outcomes for delivering new housing and 
medium for health. Economy, climate change adaptation and transport and 
accessibility are measured as low beneficial outcomes.  Cultural Heritage is 
neutral.  Landscape, biodiversity, pollution and waste are measured as low 
adverse effects and for climate change mitigation and natural resources as a 
medium adverse effect.   

Conclusion Remove from the Green Belt and include part (excludes an area used by the 
adjacent Scout Camp) as a development proposal for at least 200 dwellings and 
an area to be designated as Open Space/Community Facility (Scout Camp land) 
excluded from development.   
 
The residential development to provide landscaped and open space buffering to 
the adjacent Scout Camp, both as shown on the map below but also to the main 
camp facility to the south.   Residential design, layout, materials and lighting to 
prevent over-looking and maintain a sense of openness and separation for Scout 
Camp users. 
 
The residential development to include an appropriate proportion of the 
affordable housing units and recreational and amenity open space.  
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Option 9:   Area East of Beaconsfield 
 
Consultation Proposition Summary:  The developable area needs to be assessed but would be 
significantly less that the option area of 51.22ha to be removed from the Green Belt.1   The option is for a 
mixed use development with an estimated 1,500 to 1,700 dwellings (market and affordable housing, 
specialist housing for elder people, Gypsy and Travellers and self-build houses), local centre(s), 
employment, sports pitches and open space, local shopping, services and community facilities and 
associated infrastructure. 

 
                                                           
1 Errata added 19/9/18:  Sentence should read  “The developable area needs to be assessed but would be 
significantly less (estimated 51.22ha) than the option area of 117.39h to be removed from the Green Belt.” 
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Evidence Base To-date Summary of Findings 
Summary reasons for 
Inclusion as an Option 
for testing 

This option was identified as an area recommended to be considered further in 
the Green Belt Assessment Part 1, included in the Issues and Options 
Consultation and as a Green Belt Preferred Option. 
 
The option includes Wilton Park, an opportunity development proposal in the 
adopted South Bucks Core Strategy and with an SPD for development 
(previously developed land in the Green Belt) for some 350 dwellings.   
Buckinghamshire County Council, through Growth Funding from the Bucks 
Thames Valley LEP, is progressing an Eastern Beaconsfield Relief Road, an 
essential requirement for this option.  Development could help support delivery 
of necessary road infrastructure whilst also making full use of public investment. 
 
The potential scale of development, mix of uses and location could provide a 
sustainable form of development, deliver a significant proportion of affordable 
housing (a particular local concern) and present the opportunity for some local 
service/facility relocation/ improvement and in doing so potentially present 
further development opportunities in the built area.    

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 352 objections to the option, (11.63% of all 
representations). Of the 352 objecting representations the following issues were 
the most frequently raised: 
 
Traffic - 216 (61.36%) 
Infrastructure - 203 (57.67%) 
Education - 172 (48.86%) 
Green Belt - 168 (47.73%) 
Character - 164 (46.59%) 
Health (Hospitals and GPs) - 160 (45.45%) 
Transport - 108 (30.68%) 
Parking - 93 (26.42%) 
Open Space/ Outdoor Recreation - 82 (23.30%) 
Overdevelopment - 80 (22.73%) 
Affordable Housing - 75 (21.31%) 
 
In response to what should be sought from development, the most frequently 
stated improvements where (number of respondents indicated in brackets): 

• Infrastructure improvements (66); 
• School provision (55);  
• Healthcare provision (20); 
• Affordable housing (39);  
• Road Improvements (33) 
• Parking (33);  
• Community facilities (25)  
• Relief Road (18); and 
• Leisure facilities (14). 

 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - This site is within 800m of the AONB and proposes 1500-1700 
dwellings. This site will require a Landscape Visual Impact Assessment to show 
there are no visual impacts. 
 
Historic England - The site has four grade II listed buildings at Wilton Park Farm 
and a grade II listed milestone. If this site is taken forward for development, 
these should be retained with sufficient land around the farm complex left 
undeveloped to reflect their original purpose and historical significance. 
 
Chiltern Clinical Commissioning Group - Option 9 is one of the more preferred 
options and that it is committed to significant investment in Beaconsfield in the 
form of a new building, combining the two existing practices in Beaconsfield to 
provide additional capacity for this increase in the population. The CCG stated 
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Evidence Base To-date Summary of Findings 
that they would be looking for Council support to ensure appropriate developer 
contributions towards health infrastructure. 
 
Bucks Thames Valley Local Enterprise Partnership - The proximity of this site to 
junction 2 on the M40 and the links to the existing community in Beaconsfield 
would make this site appear to be amongst the most attractive and developable 
of all of the employment sites proposed in this review. This location would be 
attractive for Head Office development as well as a potential logistics base. 
 
Buckinghamshire County Council - No comment on Green Belt matters.  The 
County Council is looking to implement a link road between Pyebush 
Roundabout and the A355 (opposite Maxwell Road) through part of the land 
proposed for residential development. Seek improvements to recreation and 
linkages between new residents and existing communities as part of the wider 
redevelopment of the option. Identified as having moderate ecological sensitivity. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chiltern and South Bucks District Councils Environmental Health - A linear strip 
of land to each side of the motorways in South Bucks has been declared as an 
AQMA. Although the options mentioned above are not within the AQMA they are 
adjacent or nearby. It is strongly recommended that an air quality assessment 
including baseline monitoring should be carried out in these areas, especially if 
they are to be considered for residential. 
 
The Woodland Trust - Raised significant concerns to the option and objected to 
its release from the Green Belt based on the presence of Ancient Woodland and 
swathes of natural and semi-natural areas throughout the site. 
 
CALA Homes (Chiltern) Ltd, Hawkstone Properties PLC and with agreement of 
Hall Barn Estate - Promoting the release of land south of the A40 (to the west of 
the A355) and area north of the M40 along the southern part of Beaconsfield Old 
Town. 
 
Portman Estate - Supportive of land north of Minerva Way (enclosed by the 
proposed A355 Relief Road) to be removed from the Green Belt to allow for 
development of the site. 
 
Inland Homes - Promoted a masterplan for the redevelopment of the option 
including residential uses, employment uses, and areas of open space. 
 
Halltec Environmental Ltd - Promoting the land north of the A40 for release from 
development. 
 
Beaconsfield Town Council - Supportive of Option 9 on three criteria: that the 
Councils can demonstrate exceptional circumstances; a defensible boundary 
can be identified with no residential development  east of the proposed relief 
road; and the site is developed as part of a single development and 
masterplanned as such.  Support relocation of businesses from the centre to the 
option (with access to motorway and services).  Priority should be given to 
providing key workers dwellings and those with a local connection, or those who 
want to downsize.  Infrastructure deficiencies should be addressed as part of 
any development and the historic character of the Old Town should be 
protected. 
 
The Beaconsfield Society - Raise issues around the HEDNA population 
projections, Green Belt Assessment and impacts on transport and infrastructure. 
 
Sport England - Site should include recreation provision. 
Berks, Bucks and Oxon Wildlife Trust - Raised significant concerns to the option 
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and objected to its release from the Green Belt based on the presence of 
Ancient Woodland and swathes of natural and semi-natural areas throughout the 
site. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

The development in part is constrained by the need to protect the robust tree 
belt/hedgerow adjacent Park Lane (A355), the landscape setting of the Listed 
Buildings of Wilton Park Farm, surviving landscape features of the 18th century 
historic landscape of the Wilton Park estate, as well as retaining an open 
landscape character for Minerva Way as well as an open landscape setting for 
the Conservation Area.  Within these constraints, two areas could be considered 
further for housing development. An average density of 30 dph is proposed by 
the Council across the whole option, but a lower density would be more 
appropriate north of the Wilton Park Farm. A higher density could be suitable 
adjacent the Pyebush Roundabout. At a nominal density of 30 dph a maximum 
of 59 dwellings might be accommodated.  Create Green Infrastructure around 
the restoration of landscape elements of the 18th century historic landscape of 
Wilton Park estate with further links to the wider countryside. 
 
The development in part is constrained by the need to protect the tree belt and 
small woodland copses which dissect the site as well as retaining an open 
landscape character for Minerva Way.  Within these constraints, a slightly 
reduced area could be considered further for housing development. An average 
density of 30 dph is proposed by the Council across the whole option, and at a 
this density a maximum of 415 dwellings might be accommodated, although a 
lower density may be necessary to face onto Minerva Way to protect its open 
setting as well as the Wilton Park farmstead and the setting of the 4 Listed 
Buildings. 
 
The development in part is constrained by the need to protect the existing trees 
and woodlands throughout the site, the setting of the adjacent woodlands to the 
east and historic landscape features including the old driveways to the site of the 
now demolished Wilton House.   The Wilton Park SPD March 2015 should also 
be referenced.  Within these constraints, an elongated area on an east west 
alignment could be developed, which would allow a continuous open apace and 
setting for Minerva Way across to the east side of Beaconsfield. An average 
density of 30 dph is proposed by the Council across the whole option, and at this 
density 477 dwellings might be accommodated on site 9C, although 
development along the eastern edge should be of a lower density to respect the 
setting of adjacent woodland areas.  The undeveloped setting around the Grade 
II listed Building Wheatsheath Farm should be protected.   Create Green 
Infrastructure around the restoration of landscape elements of the historic 
landscape of Wilton Park estate and further links to the wider countryside. 
 
The development in part is constrained by the need to protect the Ancient and 
semi natural woodland, remaining features of the 18th century historic parkland 
and other trees of value and its existing natural landscape character 
Within these constraints, a small area could be considered further for housing 
development as part of Wilton Park, with the same access of Pyebush 
Roundabout. An average density of 30 dph is proposed by the Council across 
the whole option, and at this density 169 dwellings might be accommodated on 
this part.. 
 
A landscape strategy should also be developed based on conserving and 
restoring the 18th century parkland character of Wilton Park Estate. This should 
be done alongside the above to create a uniform character which would give the 
area a unique sense of place with links to the history of the area. 
 
The development in part will be constrained by the need to protect, conserve 
and retain the strong link with the existing woodland, individual trees and ponds 
together.    Access into the site could be a problem, with access off Hedgerley 
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Lane. However, this could cause problems with increased traffic on Lakes Lane 
Within these constraints, a reduced area could be considered further for housing 
development. An average density of 30 dph is proposed by the Council across 
the option, and at a this density 192 dwellings might be accommodated on this 
part. 

Infrastructure Transport:  The proposed Beaconsfield Relief Road is an essential requirement 
to be delivered through a combination of public funding (Growth Funding 
secured and potentially Housing Infrastructure Fund bid), development of Wilton 
Park (adoptable section from Pyebush Roundabout to Minerva Way) and land 
and financial contribution from development. 
 
Primary Education:  The County Council as Education Authority provided 
comments on the proposals for the area East of Beaconsfield as part of their 
consultation response to the Green Belt Preferred Options Consultation.  This 
considered the impacts on education infrastructure arising from 1700 new 
dwellings on the area East of Beaconsfield Option (including the Wilton Park 
site), and a further 132 new dwellings arising from HELAA sites.  Based on this, 
BCC advised that a 2ha site within the Green Belt Option would be required to 
deliver a new 2FE school including pre-school, and a 1FE expansion of Holtspur 
School.  Standard developer contributions towards education infrastructure 
would be required in addition to the provision of the school site.   
 
Following this, BCC were asked to consider the impacts of a lower development 
scenario of 1000 new dwellings on Option 9 and 463 new dwellings from HELAA 
sites.  BCC have advised that this would be likely to require the provision of land 
(up to 1.7ha) for a new 1-2FE school, including pre-school.  In addition to the 
provision of land, financial contributions towards education infrastructure would 
also be required.  BCC is also exploring the 1FE expansion of Holtspur school.   
 
Health:   The CCG have provided comments through the Green Belt Preferred 
Options Consultation.  They feel that Beaconsfield / Seer Green is one of the 
more preferable locations for development, and that financial contributions from 
developers towards health infrastructure would likely be required to help meet 
local health infrastructure needs in the context of their commitment to enhance 
existing facilities in Beaconsfield by combining two GP practices..  
 
Other:   Part of the eastern boundary of the site across the existing sports fields 
and a strip from the sewage works southwards to the A40 is affected by a high 
pressure gas pipeline and discussions are in progress with Cadent gas as to 
whether this would affect the type of uses and level of development in those 
locations and whether there are mitigations, e.g. appropriate buffer zones.  
 
The potential need for reinforcement of the primary electricity substation in 
Beaconsfield was referred to at Preferred Options stage and this is being 
checked with Scottish Southern.  
 
Affinity Water has advised that there are no strategic limitations on drinking 
water supply for the level of growth in the joint Local Plan. 
 
Waste water – Based on the level of growth in the Green Belt Preferred Options, 
Thames Water advised that strategic drainage infrastructure for the waste water 
network is likely to be needed to meet demand. In addition the waste water 
treatment works in the area may need minor upgrades to meet demand and this 
process can take between 18 months to 3 years. Further information on waste 
water constraints and issues due to be provided by the forthcoming South Bucks 
Water Quality Assessment. 
 
Flood risk – the scope of level 2 SFRA is to be determined but parts of the option 
are subject of surface water flooding and this will need to be addressed in terms 
of site layout and potentially additional evidence. 
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Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Protect and manage existing tree belts and woodlands throughout site. Retain 
and protect trees of value.   Protect setting of Conservation Area and setting of 
Listed Buildings.  Retain Minerva Way as the historic link from Beaconsfield to 
the east and a potential landmark building on old site of Wilton Park House (site 
9C), restore as a multi recreational route.   Restore and open up landscape 
around the small lake/pond, create visual links to rest of site and adjacent areas 
Provide a landscape strategy for whole site as part of a wider landscape strategy 
for restoring the historic 18th century landscape character of Wilton Park estate 
Strengthen Green Infrastructure links to Seer Green, possibly upgrade to a 
cycleway.  Protect open setting of Minerva Way, develop as multi recreational 
link to Beaconsfield town to the west and open countryside to the west 
Provide new landscape edge to countryside side of proposed link road 
Restore and retain the other historic driveway to the south with recreational links 
to adjacent woodlands.  Strengthen Green Infrastructure links to wider 
countryside to the east.  Improve Green Infrastructure links to Beaconsfield, may 
be re-routing the PRoW around the Pyebush roundabout and then across to 
Minerva Way.  Use existing alignment of historic driveway to provide links to 
Wilton Park and the countryside to the north.  Improve existing PRoW and links 
to wider countryside to the north and west of the site.  Protect rural quality and 
setting of Harrias Farm complex. 
 
Public open space to be provided over and above normal policy requirements 
and of such quality and character to reduce the potential visitor impact of growth 
on the nearby Burnham Beeches SAC. 
 
Sports pitch provision to be a combination of retained existing facilities plus 
additional requirements connected to growth. 

Gypsy, Traveller and 
Travelling Showpeople 

Accommodation needs remain within the plan area following the updated needs 
assessment for which urban extensions continue to need to be considered to 
provide pitches / culturally suitable accommodation. 

Deliverability  
(not including Viability) 

Land Owner(s):   Key landowners are promoting some individual development.  
Need for landowners to co-operate collectively to enable a development option 
to be comprehensively delivered in phases to an agreed masterplan. 
 
Timing:   The Housing Delivery Study for Buckinghamshire report concludes 
that some 350 dwellings are capable of being developed in the plan period on 
Wilton Park in accordance with the current Development Plan and agreed 
development brief. Development on the remainder is expected to be delivered at 
an annual rate of 110 dwellings from early/mid 2026. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver major beneficial outcomes for delivering new housing and 
the economy and medium for health and transport and accessibility. Climate 
change adaptation is classified as a low beneficial effect. Landscape is 
categorised as an uncertain impact. Cultural Heritage, natural resources, and 
pollution are measured as low adverse effects and for climate change mitigation, 
waste and biodiversity as having medium adverse effects.   

Habitat Regulation 
Assessment 

No objection to this Option, even though it is within the 5km buffer of Burnham 
Beeches SAC, provided that there is sufficient open space provided at a level of  
at least 8ha per 1000 people to reduce the numbers of additional visitors to the 
SAC site. There should be no additional traffic on the A355 passing the SAC site 
unless mitigation is provided. 

Conclusion Remove from the Green Belt and include as a mixed use comprehensive 
development proposal to be in accordance with an agreed development brief 
and part subject to delivery of the proposed Beaconsfield Relief Road. 
 
The option is in part identified using the Wilton Park SPD boundary which is not 
necessarily the most appropriate boundary should the area be taken out of the 
Green Belt.  A clear defensible Green Belt boundary will need to be considered 
using the existing option area or the most appropriate nearest boundary. 
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Development is expected to be phased over a period extending beyond 2036 
with the delivery of Wilton Park as an early phase in accordance with South 
Bucks Core Strategy Policy 14 and approved SPD.   The development brief for 
the wider area to incorporate Wilton Park SPD but with scope for changes where 
considered necessary to achieve improved outcomes /connectivity / other 
benefits with the wider area. 
 
Development (including Wilton Park) to comprise 1,500 to 1,700 dwellings, 
associated infrastructure, community facilities and open space (including 
strategic open space to reduce the impact of potential visitor draw to Burnham 
Beeches and sports pitches), a local centre and at least 5 ha of space for 
employment uses.   The development to include appropriate amounts of 
affordable housing, specialist accommodation for elderly people, Gypsy and 
Traveller pitches and opportunities for self-build and custom built housing. 
 
Creation of a neighbourhood centre to provide a clear sense of place and 
community through careful urban design, layout, use of densities and dwelling 
types, strategic open space and as a hub for pedestrian and cycle connectivity 
within the site.  The centre to include local retail, services and facility 
opportunities and where appropriate to be associated/connected with built 
infrastructure requirements (e.g. a primary school and other community 
facilities).  Consideration for accommodating Beaconsfield relocated and 
improved existing community uses/facilities (and their existing site reuse or 
redevelopment for other uses) to be encouraged. 
 
The development brief to include; 
 
• A proposed open space framework to secure: 

a) Wherever possible retention of woods, trees, hedgerows and landscape 
features  

b) New strategic landscaping and open space capable of providing  an 
effective recreational alternative to Burnham Beeches SAC.  

c) Recreation and amenity space and a net gain in biodiversity (e.g. through 
habitat management/enhancement and biodiversity off-setting) 

d) Ability to secure measures to ensure the framework continued protection 
and management. 

 
• Secured pedestrian and cycle connectivity, including with passenger 

transport opportunities, with Beaconsfield and railway stations. 
 

• New employment uses with planning controls to prevent future conversion to 
residential through permitted development. 
 

Timely delivery of sufficient and necessary infrastructure, including sustainable 
transport measures. 
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Option 10:   Land North of Denham Roundabout 
 
Consultation Proposition Summary:   Development option area of 4.65ha for offices and associated uses 
within a landscaped setting.  
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Summary reasons for 
Inclusion as an Option 
for testing 

This option was part of a wider Area of Search for Strategic Employment Options 
within the Green Belt identified in the Issues and Options Consultation and 
subsequent options appraisal work identified this as the only option in the area of 
search to be considered further and was taken forward in the Green Belt 
Preferred Options.   
 
Although not included in an area for further consideration in the Green Belt 
Assessment Part 1 this option does adjoin such an area based on the built area 
of Denham.   In considering removing Denham settlement from the Green Belt 
and appropriate defensible future Green Belt boundaries (should Denham be 
removed from the Green Belt) then this option becomes an area that could 
potentially be removed.    This was the conclusion from the draft Green Belt 
Assessment Part 2. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 25 objections to the option, (0.83% of all 
representations). Of the 25 objecting representations the following issues were 
the most frequently raised: 
 
Traffic - 14 (56%) 
Infrastructure - 6 (24%) 
Character - 5 (20%) 
Green Belt - 4 (16%) 
Transport - 4 (16%) 
Open Space/ Outdoor Recreation - 4 (16%) 
 
Only 1 respondent stated that improvements should be sought from 
development therefore no meaningful analysis can be carried out. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Environment Agency - Due to the proposed increase in urbanised catchment, 
flood risk from the River Misbourne could increase. 
 
Bucks Thames Valley Local Enterprise Partnership - Believe that this site would 
be an attractive option for both office developments with the proximity to the 
M25, good existing road connectivity and proximity to existing and successful 
employment sites evidence of the potential of this site. 
 
Buckinghamshire County Council - No comment on Green Belt matters. The 
A412 has known congestion issues and was formally identified as a Primary 
Congestion Management Corridor in LTP3, and therefore the impact on this 
route would need to be carefully considered and addressed.  Identified as having 
moderate ecological sensitivity. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chiltern and South Bucks District Councils Environmental Health - Wish to see 
appropriate mitigation measures put in place to address issues with air quality. 
 
Colne Valley Park CIC - Objects to development here because of the further 
erosion of countryside character and open space and it is part of the Colne 
Valley Biodiversity Opportunity Area. If permitted, the development must include 
Sustainable Urban Drainage Systems (SUDS).  Funding from development 
should contribute towards implementation of the objectives of the Colne Valley 
Park. 
 
Denham Parish Council - Office development is not needed. A Commercial 
building would detract from the character of the area and nearby Colne Valley 
Park and Visitor Centre and Buckinghamshire Golf Course. Removal of the site 
for development would result in coalescence between Denham and New 
Denham. 
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Whitbread Group PLC - Supportive of the site being released from the Green 
Belt. 
 
Berks, Bucks and Oxon Wildlife Trust - If developed impacts on wildlife will need 
to be compensated. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Site is subject to less landscape constraints and could be developed subject to 
providing a strong landscape setting to protect the approach to Colne Valley 
Visitor Centre and Denham Country Park and the setting of Denham village 
Within these constraints, a reduced part of the site could be considered further 
for office and ancillary development.  With the loss of open space, there would 
be an adverse impact on the views out from residential areas of Denham. This 
should be mitigated by careful design to screen views of the highway network 
and retain views east, where possible.  The highway infrastructure is currently 
intrusive but mitigated by some mature tree planting. This tree planting should 
be protected and widened so that, in conjunction with high quality development, 
the views from the residential parts of Denham are improved.  There is an 
opportunity to significantly enhance the approach to Colne Valley Visitor Centre 
and Denham Country Park. Further hedgerow planting should link the existing 
with the tree cover on the roundabout. Development should be set back behind 
further native planting, in keeping with the character of the Colne Regional 
Valley Park. Access into the site, other than a pedestrian link, would detract from 
enhancement of this approach road.  Additional open space and tree planting 
should be included next to Old Mill Lane to improve the landscape setting to Old 
Mill Lane and provide a buffer to the residential area. Development should also 
be set back from the property boundary of Priory Close to avoid being visually 
overbearing. Further tree planting along this boundary will soften views of the 
new development.   The open field gap south-east of Priory Close should be 
planted with a small copse to mitigate any impacts on the Colne Valley Visitor 
Centre and Denham Country Park to the north.  The height of any development 
will be determined by the need to respect the low rise character of the southern 
part of Denham whilst acknowledging the elevated section of the M25 to the 
south. The height should therefore vary, with lower buildings of a smaller scale 
close to Old Mill Lane and Priory Avenue. 

Infrastructure Affinity Water has advised that there are no strategic limitations on drinking 
water supply for the level of growth in the joint Local Plan.  Information on waste 
water constraints and issues due to be provided by the forthcoming South Bucks 
Water Quality Assessment. 
 
Flood risk – the scope of level 2 SFRA is to be determined but this site is, 
unlikely to require this evidence. 

Green Infrastructure 
(subject to on-going 
evidence base work) 

Conservation and enhancement of hedgerow along Denham Court Drive. 
Landscape buffer to Denham Court Drive to enhance the approach to Colne 
Valley Visitor Centre and Denham Country Park.  Landscape enhancement 
including tree planting to interface with Old Mill Lane.  Continuation of tree 
planting along rear gardens of Priory Close. 

Deliverability  
(not including Viability) 

Land Owner(s):  Supportive. 
 
Timing:   This site is considered capable of delivered within the Plan period. 

Preferred Options 
Sustainability 
Appraisal 
 

Option will deliver major beneficial outcomes for the economy and low for 
landscape climate change adaptation and transport and accessibility. Waste is 
an uncertain impact. Cultural Heritage, housing and health are neutral.  
Biodiversity and climate change adaptation are measured as low adverse effects 
and natural resources as a medium adverse effect.  Pollution is a major adverse 
effect. 

Conclusion Remove from the Green Belt and include as a development proposal for offices 
and ancillary uses within a landscaped setting.   To include measures to 
encourage access by cycling, walking and passenger transport through a Green 
Travel Plan.  Planning controls to prevent future conversion to residential 
through permitted development. 
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Option 11:   Land North of Iver Heath, South East of Pinewood 
 
Consultation Proposition Summary:  The developable area is estimated to be 16.01ha.   Suitable for a 
range or mix of uses including residential, offices, industrial, commercial or film related activities and 
associated infrastructure and open space. 
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Summary reasons for 
Inclusion as an Option 
for testing 

This option was identified as an area recommended to be considered further in 
the Green Belt Assessment Part 1 as part of a wider area with Pinewood Studios 
(development proposal under construction).    
 
Planning permission for Pinewood Studios expansion was granted on appeal by 
the Secretary of State under very special circumstances.  In granting planning 
permission the Secretary of State indicated that the next local plan for the area 
should consider removing the Studios development from the Green Belt.  The 
Green Belt Assessment Part 1 included this option in the area to be considered 
further.   The draft Green Belt Assessment Part 2 also considered Denham Road 
as the most appropriate Green Belt boundary should land be removed from the 
Green Belt. 
 
The option was included in the Issues and Options Consultation and as a Green 
Belt Preferred Option. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 155 objections to the option, (5.12% of all 
representations). Of the 155 objecting representations the following issues were 
the most frequently raised: 
 
Open Space/ Outdoor Recreation - 112 (72.26%) 
Green Belt - 77 (49.68%) 
Traffic - 55 (35.48%) 
Biodiversity - 43 (27.74%) 
Ecology  - 34 (21.94%) 
Leisure - 33 (21.29%) 
Infrastructure - 23 (14.84%) 
 
In response to any requirements/improvements from development only 4 
respondents wished to see infrastructure improvements so no meaningful 
analysis can be drawn from this. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Environment Agency - Might have an impact on the Colne Brook and River 
Colne. Additional rainfall run-off due to more urbanised areas and climate 
change, would subsequently lead to flood risk in our main rivers (especially the 
Chess, Misbourne and Colne Brook) if not properly addressed. 
 
Chiltern Clinical Commissioning Group - Iver preferred option sites will require 
primary care services to expand in order to cope with the population and 
demographic growth. The Ivers Primary Care/GP sites are already working at 
capacity and unable to contemplate any infrastructure expansion due to the 
nature of their current premises. 
 
Bucks Thames Valley Local Enterprise Partnership - The success of the recent 
growth of Pinewood Studio's highlights the potential of this site for a range of 
employment uses with a natural opportunity for the development by businesses 
from within the Creative Industries sector which wish to have close access to 
both Pinewood and Heathrow Airport, be close to Crossrail access but do not 
wish to be located on the Pinewood Lot. 
 
Buckinghamshire County Council - No comment on Green Belt matters.  From a 
highways perspective any development will need to take into account 
development of Pinewood Studios; could potentially have significant impacts on 
the Five Points Roundabout. Identified as having a high level of biodiversity 
interest.  The preferred Green Belt options in the south-easterly area of South 
Bucks district 
(options 11, 12, 13 and 14 – approx. 1,300 houses) will in essence place further 
traffic issues onto an area which is already congested and subject to future 
impacts from major transport schemes such as Crossrail; the Western Rail Link 
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to Heathrow (WRLtH); M4 Smart Motorway; High Speed 2 (HS2) (including the 
relocation of the Heathrow Express Depot to Langley); and the emerging 
Heathrow Airport expansion plans. The outputs from Phase 1 of the CDC / 
SBDC Transport Modelling support this. In terms of these up and coming 
national Infrastructure projects and their impact on highway capacity, the Green 
Belt preferred options in this area should be phased to be built out after the 
national infrastructure projects have been completed. The emerging 
joint Local Plan would need to be clear on this matter. This would minimise the 
cumulative impacts from growth and construction impacts.  Stated that (as the 
Highway Authority) they would not be supportive of additional Employment uses 
in the Iver area which would be HGV traffic generators. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chiltern and South Bucks District Councils Environmental Health - A linear strip 
of land to each side of the motorways in South Bucks has been declared as an 
AQMA. Although the options mentioned above are not within the AQMA they are 
adjacent or nearby. It is strongly recommended that an air quality assessment 
including baseline monitoring should be carried out in these areas, especially if 
they are to be considered for residential. 
 
Iver Parish Council - Object to the removal of the site from the Green Belt as 
exceptional circumstances do not exist, traffic, biodiversity (with the site having 
various bird, bat and butterfly species), and is undeliverable within the plan 
period.  There is a lack of objectivity in the studies approach. 
 
Colne Valley Park CIC - Objected to any potential development of the option 
because of the loss of a currently well used recreation resource and green space 
for residents of Iver Heath, impact on woodland (possibly ancient woodland) and 
the loss of the mosaic of wildlife habitats including short grass, isolated trees, tall 
scrub and established woodland. 
 
Berks, Bucks and Oxon Wildlife Trust - The proposed option includes two areas 
of woodland that are listed as deciduous woodland priority habitat on the Natural 
England Priority Habitat Inventory. If the authority is minded to remove parts of 
this site from the Green Belt then significant measures will be needed to reduce 
impact on woodland. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the landscape and visual value of the site in its 
current state. The site has attributes which are valued in their own right, but also 
provides a good open rural contrast to the urban form of Iver Heath and the 
growth of Pinewood Studios to the north.  The capacity of the site is 
Medium/Low and some limited development between the existing properties 
along Denham Road would not affect the whole site. However this would be 
severely constrained by the retention of good and moderate quality trees along 
this road side. 

Wildlife Survey  
(where relevant) 
 

No identified wildlife sites within option area. Alerted to potential biodiversity 
value and waiting for a wildlife assessment of site from Bucks County Council. 

Infrastructure Primary Education:   BCC have advised that the cumulative impacts of 
development would require 1.7ha land for the provision of  a new 1.5-2FE 
primary school including pre-school, on either Options 13 or 14.  In addition to 
the provision of land, financial contributions towards education infrastructure 
would also be required.  The new school should be future proofed to allow 
further expansion to 2FE if required. 
 
Health:   The CCG have provided comments through the Green Belt Preferred 
Options Consultation and have referred to Iver preferred option sites generically 
as requiring primary care services to expand in order to cope with the population 
and demographic growth. The Ivers Primary Care/GP sites are already working 
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at capacity and unable to contemplate any infrastructure expansion due to the 
nature of their current premises. The CCG and the practice will need to consider 
scope for expansion somewhere within their current locality. The CCG will be 
looking for Council support for appropriate developer contributions for health 
infrastructure  
 
Other:   Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
 
Waste water – Thames water did not make detailed comments at Green Belt 
Preferred Options stage as the level of information did not enable them to 
assess the impact on waste water infrastructure. However they advised that it 
would nend to be considered in conjunction with option 12.  
 
Further information on waste water constraints and issues due to be provided by 
the forthcoming South Bucks Water Quality Assessment. 
Flood risk – the scope of level 2 SFRA is to be determined but this site is, 
unlikely to require this evidence. 

Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Retention of all good and moderate quality woodland and tree cover over the site 
Retention of hedgerows; and other vegetated areas where they contribute to 
landscape and biodiversity value.  Enhancement of landscape buffer to the M25. 

Deliverability  
(not including Viability) 

Land Owner(s):   Land is owned by South Bucks District Council and is 
supportive of land being removed from the Green Belt. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver major beneficial outcomes for delivering the economy and 
medium for health and housing. Climate change adaptation is classified as a low 
beneficial effect. Cultural Heritage is a neutral impact. Landscape, biodiversity, 
waste and transport and accessibility are measured as having low adverse 
effects and for climate change mitigation, natural resources and pollution as 
having a medium adverse effect.   

Conclusion Remove from the Green Belt as part of anticipated Pinewood Studios changes 
and a new Green Belt boundary being formed by Denham Road.    To identify 
the undeveloped area as a Local Green Space based on evidence provided as 
part of local plan consultations, community right to bid application and emerging 
biodiversity evidence.     
 
The designation as Local Green Space will prevent development unless very 
special circumstances can be demonstrated in accordance with the National 
Planning Policy Framework. 
 
Consideration of a specific policy for the area to be included in the Local Plan 
and/or emerging Iver Neighbourhood Plan.  
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Option 12:   Area West of Iver Heath 
 
Consultation Proposition Summary:  The developable area is estimated to be 10.27ha.   The option is for 
360 dwellings associated infrastructure and open space.  Development may need to be delayed until 
after 2025. 
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Summary reasons for 
Inclusion as an Option 
for testing 

This option was identified as an area recommended to be considered further in 
the Green Belt Assessment Part 1, included in the Issues and Options 
Consultation and as a Green Belt Preferred Option. 
 
As part of the Green Belt Preferred Option consultation mixed uses are 
proposed which include scope for the creation of a local centre.  A local centre 
would support local residents and provide opportunities for existing residents to 
access additional local services that they would otherwise have to travel further 
to access.  Therefore there is the potential to improve the sustainability of the 
existing Iver Heath settlement as well as provide a new form of sustainable 
development. 
 
The buffer test being applied as part of the emerging Green Belt Assessment 
Part 2 fails to include this option however this is based on the existing situation.  
In testing all reasonable options development could be supported under the 
buffer test if the development proposal could secure sufficient new local centre 
uses to sustainably support the development.  As such this remains a 
reasonable option to test. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 47 objections to the option, (1.55% of all 
representations). Of the 47 objecting representations the following issues were 
the most frequently raised: 
 
Traffic - 20 (42.55%) 
Green Belt - 13 (27.66%) 
Open Space/ Outdoor Recreation - 10 (21.28%) 
 
In response to any requirements/improvements from development only 4 
respondents wished to see infrastructure improvements so no meaningful 
analysis can be drawn from this. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - As the site is within walking distance of Black Park and its 
associated SSSI, impacts from additional visitor numbers should be accounted 
for by providing similar quality wild green spaces within the development. 
 
Historic England - This site includes the grade II listed Little Coppice, an arts and 
crafts house by Ashbee so its architectural setting is likely to be an important 
part of its significance. If this site is taken forward, the house should be retained 
and very careful consideration given to the retention of an appropriate setting for 
it. The south-east corner of the site is also within the setting of the grade II listed 
Church of St Margaret, which should also be respected. 
 
Environment Agency - Might have an impact on the Colne Brook and River 
Colne. Additional rainfall run-off due to more urbanised areas and climate 
change, would subsequently lead to flood risk in our main rivers (especially the 
Chess, Misbourne and Colne Brook) if not properly addressed. 
 
Chiltern Clinical Commissioning Group - The Iver preferred option sites will 
require primary care services to expand in order to cope with the population and 
demographic growth. The Ivers Primary Care/GP sites are already working at 
capacity and unable to contemplate any infrastructure expansion due to the 
nature of their current premises. 
 
Buckinghamshire County Council - No comments on Green Belt matters. The 
Highway Authority would not be supportive of additional Employment uses in the 
Iver area which would be HGV traffic generators. Development of this scale in 
Iver will need to be supported by a clear Transport Strategy.  The preferred 
Green Belt options in the south-easterly area of South Bucks district 
(options 11, 12, 13 and 14 – approx. 1,300 houses) will in essence place further 
traffic issues onto an area which is already congested and subject to future 
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impacts from major transport schemes such as Crossrail; the Western Rail Link 
to Heathrow (WRLtH); M4 Smart Motorway; High Speed 2 (HS2) (including the 
relocation of the Heathrow Express Depot to Langley); and the emerging 
Heathrow Airport expansion plans. The outputs from Phase 1 of the CDC / 
SBDC Transport Modelling support this. In terms of these up and coming 
national Infrastructure projects and their impact on highway capacity, the Green 
Belt preferred options in this area should be phased to be built out after the 
national infrastructure projects have been completed. The emerging 
joint Local Plan would need to be clear on this matter. This would minimise the 
cumulative impacts from growth and construction impacts.  Stated that (as the 
Highway Authority) they would not be supportive of additional Employment uses 
in the Iver area which would be HGV traffic generators.  Identified as having 
moderate to low ecological sensitivity. This comment does not appear relevant to 
this site? 
 
Slough Borough Council – Consider there are shortcomings of the Green Belt 
methodology and identifies that Option 12 at Iver Heath is an example of this as 
there are much more sustainable options further south along the A412 close to 
Slough. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Iver Parish Council - No objection in principle to this option subject to 
infrastructure and highways constraints being mitigated and that it is brought 
forward towards the end of the plan period to avoid interference with the 
construction traffic for the various infrastructure projects in the area. 
The Parish Council intends to consult with local people through the 
neighbourhood planning process and expects that the emerging Iver 
Neighbourhood Plan will contribute to the plan-making process in relation to this 
option. 
 
Colne Valley Park CIC - Wish to see the open space to the South East of the site 
(Church Road and Slough Road) be turned into a community open space. 
 
CALA Homes (Chiltern) Ltd - As one of the (many) land owners, supportive of 
the option being released from the Green Belt in order to deliver residential led 
development with necessary infrastructure and transport improvements. 
 
Berks, Bucks and Oxon Wildlife Trust - There are areas of priority habitat and 
woodland habitat which should be protected from development and provided 
with a buffer of semi-natural habitat of at least 15m. Concerns over the potential 
recreational impact on Black Park SSSI, Black Park BNS and Langley Park BNS 
from this scale of development in close proximity. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the potential retention of the existing residential 
and mixed uses, the retention of the woodland, copses and tree belts and the 
conservation and enhancement of an open landscape setting to St Margaret’s 
Church and churchyard.  Within these constraints, a reduced part of the site 
could be considered further for residential development.  It is recommended that 
the development is set back along Pinewood Road to align with the general 
building line east of this road and thus retain the character of the road and 
enable provision of a good landscape buffer, incorporating the existing tree and 
hedgerow cover.  Internal hedgerows and field patterns should be respected 
Options for open space provision south of Church Path are under consideration 
by others. As a minimum open space should be provided west of St Margaret’s 
Church and churchyard to conserve the setting of the church and churchyard 
and the plot significantly enhanced through removal of the bunds and new 
strategic landscape planting.  Preferred access points to individual plots to avoid 
harm to tree cover but utilising gaps in the vegetation. There is the potential to 
link the two plots off Pinewood Road (to avoid a further access of Church Road) 
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provided this can be achieved without the loss of good and moderate tree cover 
in the existing woodland.  In addition existing residential and mixed development 
could be considered for suitable redevelopment subject to the above landscape 
and visual constraints. The wooded and tree covered northern residential plots 
off Pinewood Road are considered the most sensitive to redevelopment. 

Infrastructure Primary Education:   BCC have advised that the cumulative impacts of 
development would require 1.7ha land for the provision of a new 1.5-2FE 
primary school including pre-school, on either Options 13 or 14.  In addition to 
the provision of land, financial contributions towards education infrastructure 
would also be required.  The new school should be future proofed to allow 
further expansion to 2FE if required. 
 
Health: The CCG have provided comments through the Green Belt Preferred 
Options Consultation and have referred to Iver preferred option sites generically 
as requiring primary care services to expand in order to cope with the population 
and demographic growth. The Ivers Primary Care/GP sites are already working 
at capacity and unable to contemplate any infrastructure expansion due to the 
nature of their current premises. The CCG and the practice will need to consider 
scope for expansion somewhere within their current locality. The CCG will be 
looking for Council support for appropriate developer contributions for health 
infrastructure  
 
Other:  Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
 
Waste water – Based on the level of growth in the Green Belt Preferred Options, 
Thames Water advised that strategic upgrades to the waste water network are 
likely to be needed to meet demand.  
 
Further information on waste water constraints and issues due to be provided by 
the forthcoming South Bucks Water Quality Assessment. 
 
Flood risk – Surface water flooding is an issue for this site and it will need to be 
designed so to mitigate against this. It may be possible to secure a site design 
which helps to mitigate existing potential for surface water flooding and the 
forthcoming level 2 SFRA advice will assist with this. Bucks CC Flood 
management are also due to provide advice on this matter and this is pending at 
the time of writing this report. 

Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Retention of all good and moderate quality woodland and tree cover over the site 
Retention of hedgerows and other vegetated areas where they contribute to 
landscape and biodiversity value.   Creation of well wooded landscape buffer to 
Pinewood Road incorporating existing tree and hedgerow cover to conserve the 
rural aspect of this road.  Creation of open space opposite St Margaret’s Church 
and churchyard to conserve the setting of the church and churchyard.  Removal 
of bunds to the plot south of Church Path and enhancement of the existing tree 
and hedgerow cover to church Path and the road network 

Deliverability  
(not including Viability) 

Land Owner(s):   Ownership is split between a number of landowners, several 
of which have indicated an interest in development. 
 
Timing:  Development could come forward in the Plan period if specified 
criteria/criterion are/is met. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver major beneficial outcomes for delivering new housing and 
health. Climate change adaptation and the economy are classified as having a 
low beneficial effect. Cultural Heritage, landscape, biodiversity, waste and 
transport and accessibility are measured as having low adverse effects and for 
climate change mitigation, pollution and natural resources as medium adverse 
effects.   

Conclusion Identify as a Safeguarded Area removed from the Green Belt with specific policy 
criteria to direct development timing either through this Plan, subsequent plan 
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reviews or a Neighbourhood Plan. 
 
A residential led development proposal to be held back from development until 
the following criteria are met:   
 
• Sufficient road space capacity /network improvements taking account of 

expected traffic demands, whether likely to be permanent or temporary, have 
been secured or are confident of being delivered to support the development. 
 
and 
 

• A comprehensive development capable of being secured in accordance with 
an approved development brief reflecting as far as possible the development 
option set out in the Green Belt Preferred Options consultation.  Development 
to include the creation of a defined Local Neighbourhood Centre and an 
appropriate amount of affordable housing. 

Alternatively development could be released through a proposal in the 
anticipated Iver Neighbourhood Plan once made. 
 
Creation of a neighbourhood centre to provide a clear sense of place and 
community through careful urban design, layout, use of densities and dwelling 
types, open space, association with existing key buildings and spaces and as a 
hub for pedestrian and cycle connectivity with Iver Heath.  The centre to include 
opportunities for local retail, services community facilities and possibly 
workspace.   
 
The development brief to include; 
 
• A proposed open space framework to secure: 

a) Wherever possible retention of woods, trees, hedgerows and landscape 
features  

b) New landscaping and open space  
c) Recreation and amenity space and a net gain in biodiversity (e.g. 

through habitat management/enhancement and biodiversity off-setting) 
Ability to secure measures to ensure the framework continued protection and 
management. 
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Option 13:   Area North of Iver Station 
 
Consultation Proposition Summary:  The option area removed from the Green Belt (shown in the map 
below) is 24ha but the developable area to include Thorney Business Park and potentially additional 
Green Belt land to the east.  The option is for a mixed use development with an estimated 800 dwellings 
(market and affordable housing, specialist housing for elder people, Gypsy and Travellers and self-build 
houses), offices (3ha), marina, associated infrastructure including parts of a Relief Road and primary 
school, open space and a local centre. 
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Summary reasons for 
Inclusion as an Option 
for testing 

This option was not identified as an area for further consideration in the Green 
Belt Assessment Part 1, nor was it identified as an option in the Issues and 
Options consultation.   However the Green Belt Assessment Part 1 did identify 
an area for consideration to the south of Iver Village, while an issue (and a 
potential option) in the Issues and Options Consultation was to explore 
development options to support delivery of an Iver Relief Road. At the Issues 
and Options stage it was anticipated that the Highway Authority preferred route 
of an Iver Relief Road would be south of Iver Village and north of Ridgeway 
Trading Estate. 
 
Buckinghamshire County Council has lead joint work on testing options for an 
Iver Relief Road.  This has included maximising the benefit of public and private 
highway investment in the area linked to major infrastructure projects for HS2 
and the Western Rail Link to Heathrow.   The outcome of this work has 
determined that the preferred route for the Relief Road is essentially to the north 
of the railway line utilising an expected improved access road. 
 
Development would have a potential double benefit in securing an Iver Relief 
Road but also in significantly reducing HGV traffic in the area through the 
redevelopment of Thorney Business Park. 
 
This option would also be able to make effective use of the Elizabeth Line due to 
be operational in 2019 as the option area would be accessible to Iver Station by 
foot, cycle and passenger transport.  It would also present the opportunity to 
improve station facilities and expect to be an attractive location for inward 
investment for office development.  The net result would be an opportunity to 
reduce the need to travel by car and promote non-car modes of travel. 
 
Development could also address land contamination (former landfill site) and 
secure net biodiversity benefits realising a policy objective within the South 
Bucks Core Strategy. 
 
As such this option could secure a sustainable form of development. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 127 objections to the option, (4.2% of all 
representations). Of the 127 objecting representations the following issues were 
the most frequently raised: 
 
Traffic - 81 (63.78%) 
Distance to Services - 35 (27.56%) 
Green Belt - 24 (18.90%) 
Pollution - 17 (13.39%) 
Biodiversity - 15 (11.81%) 
 
In response to what should be sought from development, the most frequently 
stated improvements where (number of respondents indicated in brackets): 

• Relief Road (36); 
• Improvements to school provision (16); and 
• Affordable Housing (9). 

 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - The option could provide a significant addition to wildlife 
habitat in the area and should not be developed until it can be determined 
scientifically not to provide habitat suitable for the proposed wildlife site 
designation. The site is also mapped as Priority Habitat - deciduous woodland. A 
suitable ecological assessment would be required for development of this site.  
 
Environment Agency - Might have an impact on the Colne Brook and River 
Colne. Additional rainfall run-off due to more urbanised areas and climate 
change, would subsequently lead to flood risk in our main rivers (especially the 
Chess, Misbourne and Colne Brook) if not properly addressed. 
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Chiltern Clinical Commissioning Group - Stated that the Iver preferred option 
sites will require primary care services to expand in order to cope with the 
population and demographic growth. The Ivers Primary Care/GP sites are 
already working at capacity and unable to contemplate any infrastructure 
expansion due to the nature of their current premises. 
 
Bucks Thames Valley Local Enterprise Partnership - Would like this area 
considered as part of a wider Master-Plan development for the Iver area. The 
proximity to the existing Thorney Business Park and the natural benefits of close 
proximity to the Crossrail connection at Iver and close proximity to Heathrow 
airport would make this an attractive location for a mix of employment uses, but 
should only be considered in the context of wider growth opportunities in the Iver 
area and the delivery of local and national infrastructure to provide a solution to 
existing localised road traffic constraints. 
 
Buckinghamshire County Council - No comment on Green Belt matters. The 
preferred Green Belt options in the south-easterly area of South Bucks district 
(options 11, 12, 13 and 14 – approx. 1,300 houses) will in essence place further 
traffic issues onto an area which is already congested and subject to future 
impacts from major transport schemes such as Crossrail; the Western Rail Link 
to Heathrow (WRLtH); M4 Smart Motorway; High Speed 2 (HS2) (including the 
relocation of the Heathrow Express Depot to Langley); and the emerging 
Heathrow Airport expansion plans. The outputs from Phase 1 of the CDC / 
SBDC Transport Modelling support this. In terms of these up and coming 
national Infrastructure projects and their impact on highway capacity, the Green 
Belt preferred options in this area should be phased to be built out after the 
national infrastructure projects have been completed. The emerging 
joint Local Plan would need to be clear on this matter. This would minimise the 
cumulative impacts from growth and construction impacts.  Stated that (as the 
Highway Authority) they would not be supportive of additional Employment uses 
in the Iver area which would be HGV traffic generators. Concerns over the 
presence of the BNS stating this option has high sensitivity. 
 
Network Rail - Welcomes any support the Council can provide in respect of 
railway development - especially WRLtH - via their evidence base. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chiltern and South Bucks District Councils Environmental Health - A linear strip 
of land to each side of the motorways in South Bucks has been declared as an 
AQMA. Although the options mentioned above are not within the AQMA they are 
adjacent or nearby. It is strongly recommended that an air quality assessment 
including baseline monitoring should be carried out in these areas, especially if 
they are to be considered for residential. 
 
Iver Parish Council - Support this option provided the necessary infrastructure 
and services to support the residential development being considered are 
secured in an appropriate and timely manner. Infrastructure requirements must 
be seen through; in particular the Iver Relief Road, sufficient primary and 
secondary education provision and well-planned public open space. Parish 
Council will be consulting with local people through the neighbourhood planning 
process. 
 
Colne Valley Park CIC - Objected to any development on the grounds of impact 
to countryside character, erosion of the gap between Richings Park and the 
Ridgeway Industrial Estate and loss of wildlife opportunity areas. 
 
Berks, Bucks and Oxon Wildlife Trust - Objected to the release of the option 
from the Green Belt due to the status of part of the option as a Biological 
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Notification Site (BNS). 
 
Thorney Lane LLP - Supportive of the option being released from the Green Belt 
and looking to secure the mixed use redevelopment of the Thorney Lane 
Business Park through negotiation with the local planning authority and local 
community. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by a number of factors.   The development of the 
eastern part of option is constrained by the need to conserve the tree and scrub 
cover and areas that are found to be suitable for inclusion within a new Wildlife 
Area. This would be a major benefit to the landscape diversity of the area as well 
as ecological benefit. The eastern part is also constrained by the desire to retain 
some open landscape structure between Iver and Richings Park and the 
surviving well vegetated character of Thorney Lane South.   The development of 
the western part of this optionis constrained by the alignment of the proposed 
Iver Relief Road and Heathrow Express track (HEX). The Iver Relief Road 
Preferred option 3b will cross the Slough Arm of the Grand Union Canal on a 
new bridge. The western part will also be affected by temporary works as part of 
the construction of the Heathrow Express (HEX) Rail Depot to the west of Hollow 
Hill Lane. These include temporary closure of Hollow Hill Lane (leading to a 
potential permanent closure of this road); temporary removal and reinstatement 
of the caravan site; and temporary use of the option as a compound area. The 
land west of Hollow Hill Lane will be developed for the Depot and the main line 
to the south of this option is now part of Crossrail with Iver a main station. 
Construction of HEX is likely therefore to limit availability of some land on the 
western part of the site but land to the east of the relief road may come forward 
earlier.   Within these constraints, and subject to the recommendations below, a 
reduced part of the site could be considered further for mixed development. The 
density of the development, and the consequent mass an scale of the proposed 
built form, should vary to reflect the character of the adjoining built form with 
lower densities close to Richings Park to conserve its semi-rural character. Any 
development along the northern edge of the site should ensure that is conserves 
the rural aspect of the Slough Arm of the Grand Union Canal.  The whole of the 
central part covered by Thorney Lane Business Park is suitable for 
redevelopment.   The western part is also suitable for development subject to the 
creation of substantial landscape buffers to the Slough Arm of the Grand Union 
Canal to protect public enjoyment of the canal and its towpath; and to HEX and 
the existing main railway line to reduce the impact on the Green Belt to the south 
and protect the amenity of the new occupants of the site.   The current high 
buildings are intrusive in the wider Green Belt landscape and therefore it is 
recommended that the height of any development on this site is varied to respect 
the adjacent character of Iver and Richings Park and the visual impact on the 
adjacent retained Green Belt and on the Slough Arm.  A wide landscape buffer 
of 30m to be created along the Slough Arm, incorporating the existing vegetation 
A landscape buffer of woodland and tree belts to be provided along the southern 
edge to screen views from the south, link into the adjacent hedgerows, tree and 
scrub belts. This would also form a landscaped corridor for the proposed Iver 
Relief Road and HEX to also protect views from Richings Park.  A small tringle 
of land between HEX and the existing mainline may be required for rail uses but 
if so, opportunities should be sought for tree planting to mitigate visual impacts 
Internal open space will be determined by the need to retain the good tree stock 
in the eastern area to break up the mass and scale of development over this 
large site. 

Wildlife Survey  
(where relevant) 
 

No identified wildlife sites within option area. Awaiting feedback from Bucks 
County Council on wildlife assessment of site. 

Infrastructure Transport:  This Green Belt Option would be likely to yield a high level of car 
usage, and would also attract a significant amount of vehicle movements due to 
the provision of a car park for Iver station (part of the Elizabeth Line linking East 
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London to Reading).  The County Council have advised that an Iver Relief Road 
is required to relieve the significant transport pressures in this part of the county.  
Options considered for delivering the relief road include a route through Green 
Belt Option and therefore land and financial contributions would be required to 
facilitate the delivery of the relief road to help address the significant transport 
impacts anticipated through the development in this location.  The proposed Iver 
Relief Road is an essential requirement to enable this development.  Delivery of 
the relief road may require a number of sources of funding and without full 
funding being available the development may have to be held back. 
Primary Education:   BCC have advised that the cumulative impacts of 
development would require 1.7ha land for the provision of a new 1.5-2FE 
primary school including pre-school, on either Options 13 or 14.  In addition to 
the provision of land, financial contributions towards education infrastructure 
would also be required.  The new school should be future proofed to allow 
further expansion to 2FE if required. 
 
Health:   The CCG have provided comments through the Green Belt Preferred 
Options Consultation and have referred to Iver preferred option sites generically 
as requiring primary care services to expand in order to cope with the population 
and demographic growth. The Ivers Primary Care/GP sites are already working 
at capacity and unable to contemplate any infrastructure expansion due to the 
nature of their current premises. The CCG and the practice will need to consider 
scope for expansion somewhere within their current locality. The CCG will be 
looking for Council support for appropriate developer contributions for health 
infrastructure  
 
Other:   Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
 
Waste water – Based on the level of growth in the Green Belt Preferred Options, 
Thames Water advised that local upgrades to the waste water network are likely 
to be needed to meet demand.  
 
Further information on waste water constraints and issues due to be provided by 
the forthcoming South Bucks Water Quality Assessment. 
 
Level 2 SFRA evidence may be needed to address surface water flooding. 
Scope of level 2 SFRA forthcoming.  

Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Retention of all good and moderate quality tree cover over the site. Retention of 
other vegetated areas where they contribute to landscape and biodiversity value 
and provide good quality boundary features. Retention and enhancement of a 
wide minimum 30m landscape buffer to the Slough Arm. Quality landscape 
setting to the boundary to the railway lines to protect the setting of Richings Park 
Retention and enhancement of wide landscaped corridor along Thorney Lane 
South, permitting views to the open space and internal tree cover. 

Gypsy, Traveller and 
Travelling Showpeople 

Accommodation needs remain within the plan area following the updated needs 
assessment for which urban extensions continue to need to be considered to 
provide pitches / culturally suitable accommodation. 

Deliverability  
(not including Viability) 

Land Owner(s):  Promoting development, including carrying out their own public 
consultation. 
 
Timing:   The Housing Delivery Study for Buckinghamshire report concludes 
that between 490 and 800 dwellings could be delivered by March 2033 in 
accordance with an agreed masterplan.  Delivery rates would expect to average 
114 dwellings per annum and so completion of development, depending on 
commencement, could be outside of the current plan period. 
 
The office development element is considered capable of being delivered within 
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the plan period. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver major beneficial outcomes for delivering new housing and 
the economy and low beneficial effects for climate change adaptation, health 
and transport and accessibility. Cultural Heritage is neutral. Waste is measured 
as a low adverse effect and for climate change mitigation, natural resources, 
pollution and biodiversity as a medium adverse effect.   

Conclusion Remove from the Green Belt and include as a wider development proposal with 
the redevelopment of Thorney Business Park (area excluded from the current 
Green Belt). 
 
For clarification to not to include land to the west of Thorney Business Park (an 
option previously being considered) which is to remain in the Green Belt. 
 
A mixed use comprehensive development proposal to be in accordance with an 
agreed development brief and subject to delivery of the proposed Iver Relief 
Road.  Development phasing to be closely linked to delivery of the Iver Relief 
Road with some residential development potentially being held back until the 
relief road is operational. 
 
Development is expected to be phased over a period which may extend beyond 
2036 because of the timing for the relief road and other major infrastructure 
projects and developments in the area.    
 
The development brief to cover the area proposed to be removed from the 
Green Belt north of the railway line and redevelopment of Thorney Business 
Park (already excluded from the Green Belt) for residential uses as a single 
development proposal.   See map. 
 
Development to comprise about 1,000 dwellings, associated infrastructure, 
community facilities and open space (including strategic open space to maintain 
an open gap between the development and built form to the north), a local 
centre serving both residential and employment uses, a canal marina, improved 
Iver Station facilities and car parking and at least 3 ha of space for new office 
uses within walking distance from Iver Station.   An appropriate amount of 
affordable housing, specialist accommodation for elderly people, Gypsy and 
Traveller pitches and opportunities for self-build and custom built housing to be 
included. 
 
Creation of a local centre and its location to provide a clear sense of place and 
community through careful urban design, layout, use of densities and dwelling 
types, strategic open space and as a hub for pedestrian and cycle connectivity 
within the site.  The centre to include local retail, services and facilities and 
where appropriate to be associated with built infrastructure requirements (e.g. a 
primary school and other community facilities) and principle connections with the 
station.   
 
The development brief to include; 
 
• A proposed open space framework to secure: 

a) Where appropriate retention of woods, trees, hedgerows and landscape 
features  

b) New strategic landscaping and open space incorporating and enhancing 
important existing habitat and the canal corridor 

c) Recreation and amenity space and a net gain in biodiversity (e.g. 
through habitat management/enhancement and biodiversity off-setting) 

d) Ability to secure measures to ensure the framework continued protection 
and management. 

 
• Pedestrian and cycle connectivity throughout the site, along the canal and 

where possible to adjacent areas providing wider cycle and pedestrian 
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access to facilities and Iver Station. 
 

• New office uses to be controlled to prevent future conversion to residential 
through permitted development. 
 

Timely delivery of sufficient and necessary infrastructure, including sustainable 
transport measures. 
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Option 14:   Area to the East of Ridgeway Business Park, Iver 
 
Consultation Proposition Summary:  The developable area assuming retention of existing uses is 
estimated to be 1.2ha.   Option may be suitable for a range or mix of uses including residential, offices, 
industrial, commercial and associated infrastructure and open space.  If existing uses are displaced and 
need is identified could potentially be considered for a new secondary school. 
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Summary reasons for 
Inclusion as an Option 
for testing 

The Green Belt Assessment Part 1 identified this as an option which made no 
contribution to the purposes of the Green Belt and as such recommended it as 
an area for further consideration. 
 
The option was included in the Issues and Options Consultation and as a Green 
Belt Preferred Option. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received 30 objections to the option, (0.99% of all 
representations). Of the 30 objecting representations the following issues were 
the most frequently raised: 
 
Traffic - 14 (46.67%) 
Pollution - 12 (40%) 
Green Belt - 7 (23.33%) 
Education - 7 (23.33%) 
Transport - 5 (16.67%) 
 
In response to any requirements/improvements from development 15 
respondents wished to see school provision included as part of the development 
and 9 wanted a Relief Road. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Natural England - This site has areas mapped as Priority Habitat – open mosaic 
habitat. A suitable ecological assessment would be required for development of 
this site. 
 
Environment Agency - Might have an impact on the Colne Brook and River 
Colne. Additional rainfall run-off due to more urbanised areas and climate 
change, would subsequently lead to flood risk in our main rivers (especially the 
Chess, Misbourne and Colne Brook) if not properly addressed. 
 
Chiltern Clinical Commissioning Group - Iver preferred option sites will require 
primary care services to expand in order to cope with the population and 
demographic growth. The Ivers Primary Care/GP sites are already working at 
capacity and unable to contemplate any infrastructure expansion due to the 
nature of their current premises. 
 
Buckinghamshire County Council - No comment on Green Belt matters. 
Development of this scale in Iver will need to be supported by a clear Transport 
Strategy. The A412 has known congestion issues and was formally identified as 
a Primary Congestion Management Corridor in LTP3, and therefore the impact 
on this route would need to be carefully considered and addressed.  The 
preferred Green Belt options in the south-easterly area of South Bucks district 
(options 11, 12, 13 and 14 – approx. 1,300 houses) will in essence place further 
traffic issues onto an area which is already congested and subject to future 
impacts from major transport schemes such as Crossrail; the Western Rail Link 
to Heathrow (WRLtH); M4 Smart Motorway; High Speed 2 (HS2) (including the 
relocation of the Heathrow Express Depot to Langley); and the emerging 
Heathrow Airport expansion plans. The outputs from Phase 1 of the CDC / 
SBDC Transport Modelling support this. In terms of these up and coming 
national Infrastructure projects and their impact on highway capacity, the Green 
Belt preferred options in this area should be phased to be built out after the 
national infrastructure projects have been completed. The emerging 
joint Local Plan would need to be clear on this matter. This would minimise the 
cumulative impacts from growth and construction impacts.  Stated that (as the 
Highway Authority) they would not be supportive of additional Employment uses 
in the Iver area which would be HGV traffic generators. Identified as having 
moderate ecological sensitivity.   
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Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Chiltern and South Bucks District Councils Environmental Health - A linear strip 
of land to each side of the motorways in South Bucks has been declared as an 
AQMA. Although the options mentioned above are not within the AQMA they are 
adjacent or nearby. It is strongly recommended that an air quality assessment 
including baseline monitoring should be carried out in these areas, especially if 
they are to be considered for residential. 
 
Iver Parish Council - No objection to this option in principle provided it is for an 
appropriate use and the constraints and requirements identified in the 
consultation document are observed and applied throughout.  The Parish 
Council would like to see this land safeguarded for a new secondary school with 
the necessary transport infrastructure completed in advance. 
 
Colne Valley Park CIC - If permitted, the development must include Sustainable 
Urban Drainage Systems (SUDS). Funding from development should contribute 
towards implementation of the objectives of the Colne Valley Park. 
 
Berks, Bucks and Oxon Wildlife Trust - There are a number of hedgerows within 
the option that should be protected from development and buffered with semi-
natural habitat to a width of 5m. 
 
Mr & Mrs Davies - Supportive of their land coming forward for residential 
development. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Site is subject to few landscape constraints and could be developed subject to 
providing a strong landscape setting to protect the Slough Arm of the 
Grand Union Canal and the immediate setting of Iver village.  Within these 
constraints, a reduced part of the site could be considered further principally for 
office or mixed commercial business development. It is not recommended that 
the site is considered for industrial activities in order to protect the setting of Iver 
and the canal. Some residential development around the location of the single 
dwelling could relate well to the existing houses centred on the recommended 
open space.  Unless all the existing uses can be displaced this is not an ideal 
location for a secondary school given the proximity of industrial activity, the canal 
and lack of space for on site outdoor facilities.  To limit the impact on the 
residents of Marina Drive, and users of the Beeches Way, open space should be 
provided as part of the development in the north of the site with tree planting 
alongside Marina Drive.  The tree lined character to Thorney Lane North should 
be retained and enhanced to maintain a sense of a semi-rural character to the 
setting of Iver.  The tree planting in the south of the south is important to the 
landscape setting of the canal and contributes to screening the industrial activity, 
the M25 and power lines. This tree group should be retained and extended into 
the built form edge.  In order to improve the aural and visual effects from the 
M25, new tree planting should be introduced along the M25 boundary 
As the development at Iver is low rise, any housing should be of a similar mass 
and scale.  Taller office and commercial development would be appropriate in 
the centre and south of the site. Building heights should be restricted to that on 
Ridgeway Trading Estate, possibly rising higher close to the M25, to avoid 
creating a tunnel effect in this location in the gap between Iver and Richings 
Park. 

Infrastructure Primary Education:   BCC have advised that the cumulative impacts of 
development would require 1.7ha land for the provision of a new 1.5-2FE 
primary school including pre-school, on either Options 13 or 14.  In addition to 
the provision of land, financial contributions towards education infrastructure 
would also be required.  The new school should be future proofed to allow 
further expansion to 2FE if required. 
 
Health:  The CCG have provided comments through the Green Belt Preferred 
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Options Consultation and have referred to Iver preferred option sites generically 
as requiring primary care services to expand in order to cope with the population 
and demographic growth. The Ivers Primary Care/GP sites are already working 
at capacity and unable to contemplate any infrastructure expansion due to the 
nature of their current premises. The CCG and the practice will need to consider 
scope for expansion somewhere within their current locality. The CCG will be 
looking for Council support for appropriate developer contributions for health 
infrastructure  
 
Other:   Affinity Water has advised that there are no strategic limitations on 
drinking water supply for the level of growth in the joint Local Plan. 
 
Information on waste water constraints and issues due to be provided by the 
forthcoming South Bucks Water Quality Assessment. 
 
Flood risk – the scope of level 2 SFRA is to be determined but this site is , 
unlikely to require this evidence. 

Green Infrastructure 
(subject to on-going 
evidence base work 
and policy 
requirement for 
amenity and 
recreational space 
including children play 
space) 

Conservation and enhancement of the tree group north of the Slough Arm 
Retention of existing tree cover along Thorney Lane North.   Creation of well-
designed open space on the northern field to provide green infrastructure for 
houses on Marina Drive as well as for the new development.    Additional 
planting along the boundary with the M25 to screen the traffic. 

Gypsy, Traveller and 
Travelling Showpeople 

This site includes two traveller pitches with temporary planning permission. They 
form part of the overall need for accommodation for this community to be 
addressed through the Local Plan and so may need be retained as part of any 
development unless there are opportunities to provide suitable alternative 
pitches in an appropriate location. 

Deliverability  
(not including Viability) 

Land Owner(s):   Supportive. 
 
Timing:  Development could come forward in the Plan period if specified criteria 
are met.. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver medium beneficial outcomes for delivering new housing, 
health and the economy and low for landscape, climate change adaptation and 
transport and accessibility. Cultural heritage and waste are neutral. Climate 
change mitigation, biodiversity and natural resources are measured as low 
adverse effects and for pollution as a major adverse effect.   

Conclusion Identify as a Safeguarded Area removed the Green Belt with specific policy 
criteria to direct development timing either through this Plan, subsequent plan 
reviews or a Neighbourhood Plan. 
 
Scope for a range or mix of uses to be determined through a development brief 
or a made Iver Neighbourhood Plan policy/proposal.   Uses could include 
residential, specialist accommodation needs, employment uses or commercial 
needs. 
 
Development to be safeguarded and released for development if the following 
criteria apply: 
 
• Sufficient road space capacity /network improvements taking account of 

expected traffic demands, whether likely to be permanent or temporary, have 
been secured or are confident of being delivered to support the development. 
And 

• A development capable of being secured in accordance with an approved 
development brief or Neighbourhood Plan policy or proposal.   

For clarification the option for a new secondary school is no longer considered 
necessary by Buckinghamshire County Council as Education Authority. 
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Option 15:   Land adjacent to Taplow Station 
 
Consultation Proposition Summary:   A developable option area of 3.7ha suitable for employment based 
uses. 
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Summary reasons for 
Inclusion as an Option 
for testing 

This option is outside but adjacent to an Area of Search for Employment within 
the Green Belt in the Issues and Options stage.  Testing of the Area of Search 
identified this as the only suitable option in this location. 
 
The option was not identified as an area to be considered further in the Green 
Belt Assessment Part 1, forming a small part of a much larger parcel.  It is 
largely comprised of already developed land in the Green Belt bordered by road 
or railway. 
 
The option is adjacent to Taplow Station which will be on the Elizabeth Line in 
2019 and as such could be a sustainable location for development and 
potentially attractive location for employment based investment. 

Green Belt Preferred 
Options Consultation 

Overall: The Councils received only 4 objections to the option. 3 objections were 
raised due to parking and implications of Crossrail. 
 
In response to improvements sought from any development only 4 wished to see 
train station improvements and parking provision, so no meaningful analysis can 
be drawn from this. 
 
Key Duty to Co-operate Organisation’s Summary Comments. 
 
Historic England - The grade II listed Dumb Bell Bridge is located just outside the 
western end of the site, if taken forward, the release of the option from the Green 
Belt and its development would have a significant adverse impact on the 
significance of the bridge. 
 
Environment Agency - This site falls within flood zone 2. A sequential test should 
be applied within the SFRA to guide development to an area of the lowest flood 
risk first. 
 
Bucks Thames Valley Local Enterprise Partnership - This site benefits from good 
road connectivity on the A4 linking the area to Slough, Maidenhead and beyond 
to the M4. The improved Crossrail connectivity to Taplow Station would also 
benefit this site improving its attractiveness for a range of employment uses. 
 
Buckinghamshire County Council - No comments on Green Belt matters. Any 
cumulative impacts with theMill Lane development onto A4 will need to be 
considered as part of any development proposal.  Identified as having low 
ecological sensitivity. 
 
Other Key Consultees Summary, including Parish/Town Councils and land 
owners. 
 
Taplow Parish Council - Option takes no account of the arrival of Crossrail at 
Taplow in 2019 and the expected growth in demand for parking at the station. 
Allocating this for office development, with the subsequent great rise in the value 
of the land will limit any prospect for improved station parking. 
 
Bishop Group of Companies - The preferred option for this site should be 
indicated as being ‘commercial or residential’ and there is no need to 
recommend any restrictive planning condition on office use, since were a 
planning application to subsequently be submitted, the local planning authority 
could then impose appropriate planning conditions. 

Landscape 
Assessment (subject 
to comments from 
Natural England and 
where relevant 
Chilterns AONB) 
 

Development is constrained by the need to conserve tree and other vegetation 
cover.  It is also constrained by the desire to retain some open setting of the 
listed bridge to the west and the vegetated character of Bath Road and urban 
edge. The existing level change across the site is also a constraint.   Within 
these constraints, a reduced part of the site could be considered further for 
mixed development. The density of the development, and the consequent mass 
and scale of the proposed built form should be carefully considered, located and 
designed to ensure it is not visually prominent, or break the skyline, notably in 
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views from the open countryside to the south and north, nearby conservation 
areas and Registered Park and Garden to the north west.  The setting of 
adjacent Grade 2 Dumb Bell Bridge and nearby Berry Hill Grade 2 Registered 
Park and Garden should be protected.  Site is largely developed containing 
urbanising element. Redevelopment could present opportunities to improve the 
incohesive and urbanising characteristics of the site.  Enhance Green 
Infrastructure building on existing vegetated corridors/tree lines and linking to 
wider countryside incorporating meadow grass to enhance biodiversity.  

Infrastructure Other:   Part of the option towards its western end is affected by a high pressure 
gas pipeline and discussions are in progress with Cadent gas as to whether this 
would affect the type of uses and level of development in those locations and 
whether there are mitigations, e.g. appropriate buffer zones.  
 
Water Supply – no concerns about supply capability from Thames Water in 
relation to this site 
 
Waste water – Thames water did not make comments at Green Belt Preferred 
Options stage as the level of information did not enable them to assess the 
impact on waste water infrastructure (network and treatment capacity). This was 
an employment, not a housing option.  
 
Further information on waste water constraints and issues due to be provided by 
the forthcoming South Bucks Water Quality Assessment. 
 
This site is due to be covered by the level 2 SFRA and this will be confirmed 
once the EA review of the River Thames flood zones has been completed. 

Green Infrastructure 
(subject to on-going 
evidence base work) 

Retention of all good and moderate quality tree cover over the site.   Retention of 
other vegetated areas where they contribute to landscape and biodiversity value 
Opportunities to improve coherence of site and improve visual impact of 
urbanising elements.  Retention and enhancement of vegetated/landscape 
corridor along transport corridors and urban edges.  Potential to improve public 
access links across site including connecting to railway station. 

Deliverability  
(not including Viability) 

Land Owner(s):   Supportive. 
 
Timing:   This site is considered capable of delivered within the Plan period. 

Preferred Options 
Sustainability 
Appraisal 
 

The Option will deliver major beneficial outcomes for the economy and low for 
landscape, natural resources and transport and accessibility. Climate change 
mitigation and waste are categorised as an uncertain impacts. Housing and 
health are neutral. Cultural Heritage, biodiversity, climate change adaptation and 
pollution are measured as low adverse effects  

Conclusion Remove from the Green Belt and include as a proposed office development or 
other employment based ancillary uses within a landscaped setting. 
 
To include measures to encourage access by cycling, walking and passenger 
transport through a Green Travel Plan. 
 
Planning controls to prevent future conversion to residential through permitted 
development. 
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Anticipated Development Requirements 

4.1 Section 3 above under each option likely to be taken forward includes some 
development requirements.   These may change and/or there maybe the need 
for additional requirement subject to further evidence base work, including 
transport modelling, the Level 2 SFRA, final sustainability appraisal testing 
and a viability assessment.    

4.2 Some development requirements may have to be determined through 
additional planning policy work such as development briefs/master planning, 
requirements included in the emerging Infrastructure Delivery Schedule 
(which will be updated as part of on-going plan monitoring), requirements 
related to policies of the development plan (which could be wider than the 
Local Plan such as including existing and subsequently made neighbourhood 
plans) and through detailed development management processes. 

4.3  The Local Plan in proposing development will set out some specific 
development requirements in order to provide a framework for the preparation 
of more detailed documents such as development briefs (where specified) 
and to inform the preparation of planning applications. 

 

 

 


	Introduction and Background

