
HAZLEMERE PARISH COUNCIL 

PLANNING APPLICATIONS MINUTES 12 AUGUST 2021 18.30 

AT SIR WILLIAM RAMSAY SCHOOL HALL HP15 7BQ, 
Attendees 

Councillors: 

J Baker (Chairman of Council), A Cecil (Planning Chairman), F Doonican, P Fleming, E Gemmell, J 
Horton, C Oliver, P Ruffles, D Thompson and J Weaver and The Clerk. 

Members of the Public: 

S Baker, D Beards, E & L Dunsire, J Fallon, N Garrard, M Howland, K & S Jamson, J Kinasz, V Main, D 
Mason, M Plummer, H Soper, E Sweeney, A Thomas, B & S Treasure and P Vickery plus 4 Members of 
the Public who did not sign in. 

ITEM CONTEXT 

1. Welcome  A welcome was extended to Councillors and Members of the Public by the 
Chairman of Council and the Chairman of Planning Committee. 

2. Apologies for absence It was resolved to accept the apologies from Parish Councillor L 
Casey 

3. Declarations of Interest It was noted that there were no additional declarations of interest 

4. Planning Application  

Ref 18/07194/OUT Tralee Farm 20 Wycombe Road 

Outline application (including details of access and layout) for erection of 103 dwellings with all 
other matters reserved (amended plans received)  

Inland Homes application for Tralee Farm: Response from Hazlemere Parish Council 

 

Hazlemere Parish Council has carefully reviewed the documents making up this application and is 
grateful for the opportunity for a site visit and the extra time allowed for us to read and digest the 
many technical accompanying documents. However, the application is being put forward before the 
expected Development Brief for the HW8 site as a whole. Therefore, it is impossible to take an 
informed view on key questions such as whether the road infrastructure overall will be adequate: 
the access to amenity land; the overall look and feel of what will be a large area of housing; and the 
environmental impact. In addition, Hazlemere is in the process of developing a Neighbourhood Plan. 
The Parish Council therefore believes that this application is premature and will be prejudicial to the 
design of the rest of HW8. It urges the Buckinghamshire Council Planning Authority to reject it, 
pending decisions on the Development brief for the whole of HW8 land, and the development of the 
Hazlemere Neighbourhood Plan.  

 



This application also fails many of the tests set out in the Wycombe Local Plan, as shown below. We 
believe it will cause demonstrable harm to the local sense of community; to biodiversity; and the 
local residents through excess pressure on local infrastructure and services. The Parish Council 
therefore oppose the application as it stands and also requests that the application is called in to the 
Strategic Sites Committee as it spans two villages, two wards and two planning areas and is of great 
concern to the whole community. 

 

1 Place-making 

The Wycombe Local Plan requires the HW8 site to: 

a) Maintain sense of separation.  

and c) Be planned comprehensively with surrounding land 

 

The ‘separation’ in this application relies on a narrow green corridor across the steepest part of the 
site, which is inadequate and also highly likely to flood. The ‘corridor’ is also set on a diagonal which 
means that if you stand virtually anywhere on the site the vista will be of housing – there will be no 
visual break in the landscape. In the north, the site will abut up to Holmer Green properties, with no 
break at all.  The green corridor should be re-considered and considerably expanded in area.  

 

Even should the ‘green corridor’ be expanded it would be impossible under the current scheme to 
‘maintain a sense of separation’ as the housing proposed under this application is effectively filling in 
all the existing green area between the two communities. When a comprehensive plan is produced 
for the whole HW8 it is almost certain that the area subject to this application will be required in its 
entirety as a ‘green corridor’ between the communities. This application should be rejected as it is in 
complete contravention of the requirement in the plan to ‘maintain a sense of separation’ and the 
land which is subject to this application will all be required to maintain any sense of separation. 

 

While the Parish Council understands that the land is allocated for housing in the Wycombe Local 
Plan, it is extremely concerned that applications for development of the HW8 land are being brought 
forward in a piecemeal way and take no account of the impact of other current applications (eg Land 
South of Orchard Farm, Terriers Farm) on Hazlemere and the surrounding neighbourhood. This is 
one reason why Hazlemere Parish Council have embarked on the process of developing a 
Neighbourhood Plan. Paragraph 5.1.66 of the Wycombe Local Plan also said that as the land was 
taken out of green belt it was ‘essential’ that planning should take into account green belt land 
previously in the old Chiltern District – where no decision was made. This application, which relates 
to land previously in the green belt, should be rejected pending decisions on the HW8 site as a 
whole and the development of a Neighbourhood Plan for Hazlemere. These decisions should be 
informed by updated data on current education, transport, and local services and utilities, rather 
than relying on data some of which is out-of-date. 

 

Other place-making issues 



• Harm to a local sense of community Because of the lack of comprehensive planning over the 
HW8 site as a whole, and the lack of adequate separation with Holmer Green, it will be difficult to 
form any sense of community. This is apparent throughout the application where land which is in 
Hazlemere is regularly and incorrectly referred to as being in Holmer Green. The only part of the 
application which is within Holmer Green is the access road through 20 Wycombe Road, which is not 
covered by the Wycombe Local Plan. 

• Lack of amenity land In this application there is no playground, nowhere to kick a ball (as the 
green spaces are either ‘orchard’ or on a steep slope), few places to walk a dog. Across the HW8 site 
the Parish Council needs to see proper access to land for leisure and exercise, including playgrounds 
and larger green areas, with further information on who will be responsible for maintenance. 

Poor access to essential services The Parish Council notes that the Design and Access statement 
contains a number of inaccuracies relating to local facilities and services: eg references to Dragon 
Cottage GP surgery which closed a couple of years ago, a ‘school’ on Earl Howe Road which is 
actually a pre-school that appears to have closed. Paragraph 5.1.68 of Wycombe plan also says that 
‘In the event that land to the north east in Chiltern District (off Earl Howe Road) is allocated for 
development in the Chiltern and South Bucks Local Plan, a new primary school will be required’. The 
Parish Council notes that the ‘school’ would potentially be on either site. There is no mention of this 
requirement in the design and access statement. This application should not even be considered 
until comprehensive planning across the whole area is available. The Parish Council understands 
from Inland Homes that ‘a significant financial contribution has nonetheless been agreed in principle 
to be directed towards improvements to existing local schools.’  While this is welcome, the Parish 
Council needs further details on what these improvements might be, to which schools, and what the 
knock-on impact might be to, for example, transport. For example, if the need is met through further 
expansion of Gomm Valley schools it would have a major impact on traffic going through Hazlemere.  

• Impact on power supply It is unclear what will happen to the overhead power cables running 
along the back of the Kestrel Drive Gardens. 

• Harm to health and wellbeing The Parish Council notes that para 130 of the NPPF requires 
development to promote health and wellbeing. This application does not meet this requirement, 
with poor access to primary care (Dragon Surgery having closed, there is considerable pressure on 
the alternatives, Highfield Surgery and Hazlemere Surgery), low amenity space and no playgrounds. 
The Parish Council would like to see much greater attention placed on health and wellbeing in any 
application. 

• Housing mix It is particularly difficult to comment on the housing mix proposed in the 
absence of any development brief for the rest of the HW8 site. The Parish Council would want to see 
more evidence on what housing mix is needed for this development, particularly given changes in 
demographics and housing use post-covid. 

• Lack of clarity over status and management of affordable housing Listed in the P202 
schedule appears to be all affordable housing for rent. While rented housing is needed in Hazlemere, 
it is important to know how this will be owned and managed. It also means that the affordable 
housing is clustered together and will not achieve the aim of tenure-blind development. The lack of 
any affordable housing for purchase will also disappoint many of the younger generation seeking to 
buy locally.  More information on the tenure and management of affordable housing is required. 



• Inadequate accessible housing The wheelchair accessible housing is all two-bedroomed. This 
will effectively bar the development to any families with mobility issues. The Parish Council would 
like to see wheelchair accessible housing for larger properties too. 

• Over-reliance on parking courts The road layout is an improvement on the previous version, 
but there is still unwelcome reliance on parking courts, with their associated problems of potential 
for crime and mess (eg from communal bins).  

• Concerns about crime prevention The Parish Council notes the concerns raised by Thames 
Valley Police in their representation. There is also concern that the green area in the SW of the 
application could increase the risk of crime against existing properties. The application should be 
refused until these concerns have been mitigated. 

• Risk of un-neighbourly development in future Hazlemere has recently seen several 
problematic applications that effectively increase building heights, for example through the use of 
large box dormers. The ridge height of houses adjoining existing homes should be no higher than 
those of the existing properties. To reduce the risk of un-neighbourly development in future, the 
ability to add further floors or large dormers should be excluded from the scope of permitted 
development in roads adjoining existing properties (eg Lacey’s Drive, Kestrel Drive). 

2 Transport 

The Wycombe Local Plan requires that development across the HW8 site as a whole should: 

a) Provide access from the A404 and Wycombe Road  

b) Provide walk/cycle access 

 

This application only provides access from Wycombe Road, which is in Holmer Green, not 
Hazlemere. However, the Parish Council notes the concerns about limited surveillance raised in the 
representation from Thames Valley Police.  

 

The Parish Council questions whether the proposed access through 20 Wycombe Road Holmer 
Green gives enough visibility when cars are parked outside the dentist in Wycombe Road and near to 
the Dragon Sensory Babies and Children’s Centre. 

 

The Parish Council has concerns about pedestrian safety given that the roads towards the SE end of 
the development are shared surfaces between pedestrians and cars, particularly as the roads are 
quite curved, with potentially limited visibility. What happens when people start parking on these 
shared surfaces, reducing visibility further.  There is no detail on the improvements to road 
infrastructure that would be need to facilitate access through the site. Footpaths are shown 
between Tralee Farm and the eastern part of the site, but without knowing where these will emerge 
on the A404 it is impossible to comment. The A404 at that point is highly dangerous, with a high 
accident rate, no footway, and very fast (60mph). It will need a proper footway, speed restrictions 
and proper crossing points. Visibility coming out of Hazlemere is particularly challenging as the entry 
would be just after the brow of a steep hill (1 in 6). There is also a question of where cyclist and 
pedestrians would go, on the A404. There is no amenity land (eg Penn Wood) accessible on foot 



from the eastern side of the HW8 site that does not require walking on the carriageway itself. 
Pedestrian safety needs to be addressed more fully across the whole HW8 site. 

 

Other transport issues 

Inadequate parking provision. Although 227 parking places are proposed, this includes 47 garage 
places and our experience from recent planning applications is that garage spaces locally are rarely 
used for cars. The 227 places also includes 3 displaced from the Wycombe Road access and visitors’ 
parking at the bottom of the site. Excluding 46 garage spaces and 37 for visitor parking, the resulting 
1.5 spaces per house are not enough given the likely demographics of the residents. Outside the site, 
any increase in school places in Holmer Green will exacerbate the already dangerous congestion in 
Watchet Lane at school closing time. 

 

Electric vehicle charging points The Parish Council welcomes the proposal to have one EVCP per 
allocated space, in line with local policy. However, as the Parish Council has identified, the proposed 
allocated parking is inadequate. Therefore for unallocated spaces, more than one per 10 spaces 
should be provided. 

 

Vehicle trip generation The Parish Council does not think the application takes account of recent 
changes in road use, likely to be exacerbated by a major HW8 development, for example increase in 
school trips to the recently expanded local school. Updated data is required. 

 

Local highway network The amended transport assessment refers to potential improvements, such 
as capacity improvement at Hazlemere crossroads and a new roundabout near Park Lane/Eastern 
Dene/A404. The Parish Council are not aware of a commitment to these improvements, and they 
need to be in place before any development in HW8. 

 

3. Green infrastructure environment 

The Wycombe Local Plan requires that the site should: 

a) Retain existing orchard  

b) Provide protection and future management for the orchard  

d)   Provide green infrastructure link  

f)    Flood risk 

 

Maintenance and protection of the orchard 

Orchards (particularly cherry orchards) are an important part of the area’s history and character. The 
Parish Council does not think the current proposals reflect this adequately. The tree survey suggests 
that what is called an ‘orchard’ in the NE corner of the site is actually holly, hazel, elder and willow. 



The highest concentration of existing orchard trees in the site appears to be on the NW, and 
although many of these trees have limited remaining lifespan, this area will be lost to housing. The 
proposed mitigations are wholly inadequate: 

 

- use of fruit trees in road planting – occasional fruit trees do not constitute an orchard  

- proposal for a new ‘orchard’ in the western green area. This area is very small, probably equivalent 
to only an eighth of the orchard that will be lost 

- ‘informal orchard’ as it is called in the South of the site. This is the only significant amenity land in 
the whole site, and it is on a very steep slope, and includes a SUDS, footpaths, visitor parking and 
some form of drainage pump. This cannot be regarded as an orchard. 

 

The so-called orchard in the NE corner will be very hard to protect, as the plans include paths, bins 
and notices. Apart from the steep slope in the south of the site, and the small patch on the western 
side, this will be the only place to exercise or walk your dog that doesn’t involve getting in a car or 
crossing the extremely busy A404. So the ‘orchard’ is likely to be heavily over-used, unlikely to 
provide valuable habitat for wildlife, and hard to maintain as an orchard. Nor is it clear who will 
manage the site, or how. Any application for this site needs to include clear proposals to plant a 
much larger area of new orchard than currently proposed, with clarity over who will manage any 
‘community orchard’ and protection from degradation by over-use for general leisure purposes. 

 

An improved green corridor 

This wholly fails, for the reasons shown under A1) above. A large part of the proposed ‘green 
corridor’, including the SUDS and the drainage pump, will actually be needed to manage the flood 
risk. There will also be 3/4 footpaths through the hedgerow so it is difficult to see how this will 
provide much wildlife habitat. 

 

Flood risk 

Paragraph 5.1.74 of the Wycombe Local Plan highlights that the site contains critical drainage areas. 
The Parish Council are seriously concerned about the flood risk posed by the site overall. Within the 
site, the run-off from the 103 houses plus any development on the A404 side all seems to drain into 
one area. The Parish Council also notes the representation by Thames Water highlighting concerns 
about wastewater. Looking outside the site itself, the Parish Council would want to see special 
consideration of any potential impact on: 

• The bottom of Sawpit Hill (down by Park Parade) which regularly floods and for which 
Transport for Bucks has already informed us that a special drainage scheme is already required. 

• The junction of Eastern Dene with the A404, which has also experienced flooding. 

• Lacey’s Drive, which we understand floods at one end. 

• Inkerman Drive is also experiencing flooding into residents gardens 



The Parish Council needs to see a fuller flood risk assessment, taking into account the impact on 
Sawpit Hill and any potential wastewater impacts. 

 

Children’s Best Interests 

Under government guidance the planning authority needs to consider “children’s best interests”. 
The application under consideration is harmful to the thousands of children in the local area for the 
following reasons: 

- It will cause overcrowding in the local schools which will detrimentally effect learning 

- It will significantly increase the number of cars on the local streets making them more 
dangerous, decreasing the safety of cycling and walking by children and increasing the air pollution 
in the local area 

- It will remove vital trees necessary for oxygen production and CO2 sequestration and to help 
prevent flooding that would be dangerous to local children 

- It will cause a net loss of biodiversity in the local directly effecting local children 

- The development itself will cause hundreds if not thousands of tonnes of CO2 emissions 
detrimentally affecting the future of all children  

 

Other environmental issues 

Material Considerations 

Under government guidance on determining planning applications, it is stated that the courts have 
taken the view that ‘material considerations’ in planning should be concerned with ‘land use in the 
public interest’. In light of recent disastrous heatwaves in Canada, USA, Greece, Spain, Italy, Russia 
and other countries and the appalling floods in Germany, Belgium, Holland as well as in London it is 
clear that maintaining our green spaces and in fact improving them with measures such as 
comprehensive tree planting is vital. Climate change has meant that such extreme weather should 
now be expected (in Canada the 1000-year heatwaves are now expected every seven years) and the 
temperature of the planet is going up from the current 1.1 °C (likely to reach 1,5 °C around 2030 
according the recent IPCC report).  It is clear that the likely damage in Hazlemere and human 
casualties from future extreme weather conditions must now be considered a ‘material 
consideration’ and ‘land use in the public interest’ in Hazlemere must take into account prevention 
of and adaptation to such likely scenarios. The Parish Council asks, accordingly, for this application to 
be refused on the basis that this area of green space is vital to protect the public in all of Hazlemere 
and Holmer Green and this is a material consideration of the highest public interest.    

 

The same government guidance also states that “The local planning authority may depart from 
development plan policy where material considerations indicate that the plan should not be 
followed”. This power is contained in article 32 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015. The Parish Council would respectfully propose that 
the current huge number of climate disasters all around the World and the certainty that similar 
disasters will befall the UK, and therefore Hazlemere, in the very near future is a material 



consideration of the utmost importance. It would follow, that this would allow the local planning 
authority to decide not to the follow the Local Plan and to determine there should be no 
development in the area subject to the application. 

It is also a material consideration that in 2019 Hazlemere Parish Council declared a climate 
emergency and committed to action to address this. In addition, the recently updated NPPF 
(paragraph 11a) now requires decisions to ‘mitigate climate change… and adapt to its effects’. The 
current application is inadequate in its proposals around climate change and biodiversity, for the 
reasons shown below, and should be rejected on that basis.  

• Unclear/inadequate mitigation for loss of biodiversity. The ecological impact assessment 
says that ‘it will not be possible to achieve net gain onsite in habitats and deliver the scheme, and 
there is a net loss of-7.33 units accordingly. In order to address this, the proposed development will 
deliver a financial contribution to a suitable off-site biodiversity offsetting scheme.’ There is no 
further information on how this will be achieved, and the developer will presumably have no 
responsibility for delivery – it is not clear who will. The Parish Council assumes that the reason a net 
gain of Biodiversity cannot be achieved in the current application is that there are simply too many 
buildings proposed under the application not leaving enough space to create a biodiversity gain. This 
application must not be considered for approval without a proper mitigation plan, with clear 
responsibilities. Should this application be considered at all for approval then the planning authority 
should require it to deliver its net biodiversity gain on site and to reduce the number of dwellings to 
be built to achieve this if required.  

• The loss of mature tree cover. The applicant has stated that 42 mature trees will be cut 
down to make way for this development. Even if new trees are planted, they will take time to grow 
and will not compensate for the mature trees lost in this application. It is a material consideration in 
the public interest that no trees should be cut down. The applicant has sourced an aboricultural 
report which suggests most of these trees are poor quality and thus need to be cut down. The Parish 
Council  questions whether this is accurate given the overall environmental impact and need for all 
trees to remain in place in the public interest 

• Excessive dependence on private gardens for tree cover Even the largest properties (see, for 
example, the 4 bedroomed houses adjoining homes in Kestrel Drive) have gardens that seem to be 
considerably smaller than those they abut (see page 53 of the design and access statement). This will 
impact on privacy but even important on the possibility of achieving acceptable tree cover. With 
relatively small gardens, only small trees can be planted and they will also be vulnerable to removal. 
The overhead power lines running down the back of Kestrel Drive gardens will also make it difficult 
to plant larger trees. The Parish Council would want to see many more trees in the public spaces, in 
line with the amended NPPF (para 131). 

• Harm to pollinators/loss of hedgerows Hazlemere is working to reverse the dangerous 
ongoing destruction of pollinators in the UK and has started to create a pollinator corridor. Although 
some hedgerows will be maintained, others will be lost. As a condition of the application, there 
should be a ban on any future removal of hedgerows. The Parish Council would also want to see 
specific planning for pollinator corridors. For example, creating a new hedgerow instead of/in 
addition to fencing for properties adjoining existing homes. This would also be in line with the 
existing Hazlemere identity of tree-lined walks.  

• Building design The Parish Council notes that this is an outline application, with all matters 
reserved except access and layout. However, in line with the new requirements of the NPPF to 



mitigate climate change, all buildings should be designed to the highest possible standard and 
supported by universal renewal energy requirements, together with a commitment to ensure that 
buildings are easy to retrofit to new technology e.g. hydrogen. 

• Lighting All lighting should be energy efficient, e.g. LED. Hazlemere Parish Council has 
already invested in LED for all its public lighting, and it would expect no less from any HW8 
development. 

• Water supply The Parish Council is concerned about the impact on water supplies of this and 
other local application and would like to see more information on where the water will be drawn 
from (will this be the Chiltern artisanal aquifers?) and seek further information on the environmental 
impact and sustainability. 

 

Signed Ali Banham  

Ali Banham 

Clerk Hazlemere Parish Council  

17 August 2021 

 

 


