
HAZLEMERE PARISH COUNCIL 

PLANNING APPLICATIONS AGENDA 17 JANUARY 2022 18.30 

AT SIR WILLIAM RAMSAY, ROSE AVENUE, SCHOOL HALL HP15 7BQ, 
Link to Buckinghamshire Council Wycombe area of the website to access the planning applications 
and then search with the application number: 

https://publicaccess.wycombe.gov.uk/idoxpa-web/ 

 

Attendees:  

Councillors: 

J Baker (Chairman of Council), A Cecil (Chairman of Planning Committee), J Horton, C Oliver, E 
Gemmell (absent 19.55 – 20.10), P Fleming, P Ruffles & D Thompson. 

Member of the Public: 

A Eden, G & J Mansfield, M Frank-Plummer, S Little, G & M Maloney, A Ruxton, C Wilson, L 
Alexander-Wilson, D Marshall, P Putnam, M Kitching, A Thompson, D Beards, N Garrard, J Fallon, S 
Baker, M King, J Green, M Vittle, R Smith, V Main, J Wootton, P Jackson, F Goss, S Watson, C 
Glithero, B & T Sach, G McNeill, M Wai Lun, E Ward S & K Jamson, R & S Tresure, J Kinasz, P Holland, 
T Pillado, L & J Harris, A Kinnon, H & A Armitage, J Chapman, S King, C Lyons, C Medora, N Keighley & 
A Cox. 

 

ITEM CONTEXT 

1. Welcome  Welcome to Councillors and Members of the Public from both the Chairman 
of Full Council and Planning Committee, including a reminder of time allocation for comments from 
the Public 

2. Apologies for absence Apologies were received from Councillors F Doonican, I Hamilton & J 
Weaver. Councillor L Casey not in attendance. 

3. Declarations of Interest In accordance with Section 31 of the Localism Act 2011 members to 
declare any Disclosable Pecuniary Interests in items on this Agenda; there were no declarations. 

4. Planning Application  

21/08364/FUL | Demolition of existing buildings on site including Inkerman House and 
redevelopment for residential use comprising construction of 290 dwellings with hard/soft 
landscaping, parking including garaging and associated infrastructure | Land Between Tralee And 
Orchard End Farms And Rear Of 22 Badger Way Amersham Road Hazlemere Buckinghamshire See 
below for full comments 

 

 



 

 

 

  

The meeting finished at 20.50 

A Banham Clerk of Council 19 January 2022 

  

21/08364/FUL | Demolition of existing buildings on site including Inkerman House and 
redevelopment for residential use comprising construction of 290 dwellings with hard/soft 
landscaping, parking including garaging and associated infrastructure | Land Between Tralee And 
Orchard End Farms And Rear Of 22 Badger Way Amersham Road Hazlemere Buckinghamshire 

 

Hazlemere Parish Council (HPC) object to this planning application, as it does not comply with many 
of the requirements of the Wycombe Local Plan. The Council’s objections relate to difficulties 
achieving a sense of community; to biodiversity; and harm to local residents through excess pressure 
on local infrastructure, schools and services. The road access is particularly dangerous (see 
application 21/08660/FUL). In addition, the Council notes that the total allocation across the site 
exceeds the 350 homes set out in the Wycombe Local Plan paragraph 5.1.64. Including the Inland 
Homes and Nicholas King developments, the total site is proposed to include 406 homes.   

This planning application is also premature:  

• it is being presented before the expected development brief for the HW8 site as a whole, of 
which this forms part,  

• parts of the application have been developed on the basis of incorrect data,  

• it is being presented in advance of Hazlemere’s forthcoming Neighbourhood Plan, work on 
which is progressing well.  

Considering all these issues, Hazlemere Parish Council totally oppose the application.  

The Council request that a development brief for the whole allocation is prepared and consulted on 
locally before this application (or any other within the HW8 area) is considered. This brief is stated as 
‘essential’ in the Wycombe Local Plan (para 5.1.63). It should be informed by updated data on 
current education, transport, and local services and utilities, rather than relying on data some of 
which is either incorrect or out-of-date, and it should consider the joint impact of HW7 and HW8. It 
should also take into account recent government papers on climate change adaptation. Councillors 
request a meeting with Buckinghamshire Planning Department to discuss the production of this 
brief. 

This response has been developed in the context of:  

• Policy HW8 of the Wycombe Local Plan adopted in 2019, particularly in relation to its 
requirements on place-making, transport, green infrastructure and schools. 



• HPC’s earlier response to Inland Homes’ planning application (18/07194/OUT) for 103 
homes on the North-western part of the site. HPC also objected to this application, as similar 
concerns apply regarding piecemeal development, prematurity, non-compliance with the Local Plan, 
and harm to biodiversity and the local community. 

• A meeting Councillors held with Bellway on 1st December 2021, supplementing the public 
exhibition held by Bellway on 8 December 2021, and an Extraordinary Planning Meeting held on 17 
January 2022 attended by over 50 local residents. 

• The recently updated National Planning Policy Framework, which now requires planning 
decisions to ‘mitigate climate change’, and Hazlemere Parish Council’s own declaration of a climate 
emergency 

• Other pending planning applications (e.g. Terriers Farm, Highbury Works, Orchard House, 
Yeoman Homes application and land behind Queensway). 

 

1. Place-making 

The Wycombe District Local Plan requires the development to: 

1a) Maintain sense of separation between Hazlemere and Holmer Green 

and 

1c) Provide a comprehensive development of the site within Wycombe District; 

It will be difficult for this development to achieve an effective sense of community or to be regarded 
as ‘perceptibly part of Hazlemere’ as stated in the DAS. This is because it will be stuck on its own 
along the A404 and there are no close shopping areas or other services that don’t require a car, a 
fairly long walk/cycle through Tralee Farm, or a very steep walk along the busy A404 which will be 
totally impractical for many people and certainly anybody with a disability.  

If anything, the development will be regarded as part of Holmer Green, as the ‘green swathe’ which 
is intended to achieve separation from the Tralee Farm development is very narrow and the 
developer states in the DAS that the Tralee Farm area should be regarded as part of Holmer Green 
(in fact it is in Hazlemere). (Is it for the developer to tell us what part of the development should be 
part of what village?) 

The Council is therefore concerned that this application, and the previous Inland Homes application 
for Tralee Farm, are being brought forward in a piecemeal way, taking no account of the cumulative 
impact of development on the HW8 site or the 21/07002/FUL Terriers Farm application (HW7), and 
in advance of the ‘essential’ development brief for the whole HW8 site which Buckinghamshire 
Council has said it intends to publish for consultation.  

A proper development brief is required to look again at how the site is linked with local services and 
how a sense of community can be achieved.  

Other place-making considerations 

Design issues 



The designs proposed are not sensitive to the characteristics of Hazlemere and based on flawed 
analysis. For example, some of the buildings shown in the DAS are not in Hazlemere, particularly the 
barn-style cladded buildings on page 15 that are in Penn Street.   

The street layout is disappointingly grid-based and not in keeping with key characteristics of 
Hazlemere, where both the Cedar Avenue and Manor Farm estates have imaginative non-linear 
street designs that are sensitive to the topography and achieve a real sense of place. This 
development could be from any area, there is nothing distinguishable about its design. 

 

The Council objects to the 3 storey buildings in the centre of the site (which appear to be at the 
highest point of the site) due to concerns that they will dominate the view or overlook properties 
and requests that the developer delivers a topographic representation of the site, particularly when 
viewed from Badger Way and the Amersham Road.   

Many of the housing designs feature non-enclosed front porches. HPC’s experience is that almost all 
such porches locally end up being replaced by enclosed porches, and there is scope for community 
disagreement if there is a constant flood of building work to enclose these porches in future. 
Enclosed porches will also improve insulation, in turn lowering heating builds, reducing carbon 
emissions and preventing fuel poverty. The designs should be reconsidered to provide enclosed 
porches, or development rights removed.  

Illustrative perspective 3 shows grassy strips in front of properties, and also a parked car extending 
over the payment. This suggests that the drives on those properties will be too short for a normal car 
without forcing pedestrians into the road. Inadequate parking will increase the risk of grassy strips 
being parked on, leading to unsightly areas of mud or grass being removed altogether, increasing 
hard surfaces and rainwater run-off. 

Hazlemere Parish Council would like to see the street scene revisited, and housing designs should 
take into account the risk of un-neighbourly development in future. Conditions should be imposed 
so that grass areas cannot be paved over. 

Crime prevention 

HPC note comments from Thames Valley Police regarding specific design weaknesses for crime 
prevention, and in particular the risk to community cohesion from inadequate parking, which should 
be addressed to avoid any harm to future residents from unneighbourly behaviour. 

Lack of amenity land 

The amenity land proposed is inadequate and is also expected to support biodiversity – mutually 
exclusive aims. The green corridor at the north of the site is a maximum of 50m wide, narrowing to 
around 10m, on a fairly steep slope. The more substantial open space at the south of the site adjoins 
the main access road and the busy A404, so there is a potential risk to traffic from ball games. 

There appears to be dispute as to whether on-site strategic open space is required. However, the 
open space claimed in the planning statement (para 5.65) of 1.99 hectares is misleading because it 
appears to include private gardens (see paragraph 5.96) which are not actually ‘open’. The open 
space onsite therefore cannot be viewed as adequate. It is assumed that there will not be any public 
access to the woodland at Badger Way, or adjoining the A404, as this is not in public ownership and 
not owned by the applicant. 



 

There are two woods for public access offsite, Penn Wood and Common Wood but getting to them 
requires crossing the A404 and walking down Gravelly Way which has no footway – a very 
dangerous venture on foot or bike – or getting in a car. In addition, if recreation on these woods 
increases, there is likely to be a marked environmental impact (see Green 
infrastructure/environment below).  

The open space onsite should be substantially increased to reduce environmental impacts and to 
promote health and wellbeing, as required by the NPPF.  

Access to essential services  

For HPC’s comments on access to education (Policy HW8 4) see 4) below. 

The Planning Statement contains a number of worrying inaccuracies suggesting faulty analysis. For 
example, under ‘Socio-economics’, p65, the following appears to be a cut and paste from another 
application: ‘The proposed development will deliver additional homes to assist in meeting the 
housing requirements for Lewes District.’  

The Statement also says that ‘In relation to doctors’ surgeries and hospitals, Hazlemere and High 
Wycombe contain a number of GP surgeries and Wycombe Hospital, the Shelburne Hospital and The 
Chiltern Hospital are all located within 3km which would provide good access to health services for 
the future residents of the proposed development. An initial review indicates existing capacity…’ 
This is inaccurate. The hospitals are more than 3km away from the site and the Shelburne and the 
Chiltern are both private hospitals. There are only two doctors’ surgeries in Hazlemere and they are 
already over capacity with no room to expand, while there is no GP at all in Holmer Green since the 
Dragon Surgery has closed and patients have been relocated.  

Although there are plentiful shops in the vicinity, the most accessible are in Holmer Green and in 
practice, it is likely that people will drive there rather than undertaking an impractical steep walk to 
shops at either the Crossroads or Park Parade, adding to traffic. The whole site could be made more 
permeable to local shops with proper whole-site planning of HW8. 

The Council believes that the socio-economic analysis must be amended before the application is 
considered. Improved walking routes to key services should be provided. 

Impact on essential utilities 

Local people report poor water pressure in the area covered by this application and HPC request 
that the application is not considered until assurances are received from Affinity Water, the relevant 
supplier that this will be corrected and the new homes in HW8 will not make matters worse.  

HPC note the comments from Thames Water, identifying an inability of the existing foul water 
network to accommodate the needs of this development, and would expect to see an amended 
application before it can be considered. 

Housing mix 

There is a very high proportion of affordable rented housing in this development. While rented 
housing is needed, it will be vital to ensure that there is a strong community identity to ensure social 
cohesion. The very small quantity of affordable housing for purchase is inadequate and will also 
disappoint many of the younger generation seeking to buy locally. 



HPC seek assurances that the accessible homes designed in accordance with part M4(3)(2)(a) of the 
Building Regulations are a mixture of dwelling sizes so as not to discriminate against families with a 
disabled family member. The Council would also like to see accessibility such as dropped kerbs built 
into the street scene. The shared spaces in this development, endangering pedestrians, and things 
like cars parked across pavements are matters of concern. 

Maintenance 

HPC assume that a management company will be maintaining common areas. It is important that 
there is a realistic solution in case the management company goes into liquidation, as the failure of 
the original developer on the Manor Farm estate has led to constant problems with maintenance. 
Some form of bond or insurance guarantee should be considered if there is not already a sustainable 
solution. 

2. Transport 

This application appears to be non-compliant with the following transport policies in the Local Plan: 

a) Provide access from the A404 and Wycombe Road. Para 5.1.70 states that Vehicular access 
onto the A40 should be provided although it should be located well away from the steep bend on 
the A404.  

b) Provide walk/cycle access through Tralee Farm to Wycombe Road 

c) Improve access to existing bus routes 

d) Provide or contribute to off-site highway improvements as required by the Highway 
Authority. 

One of Hazlemere Parish’s Council’s biggest concerns is the road access local infrastructure, schools 
and services. The road access is particularly dangerous (see application 21/08660/FUL). Contrary to 
the Local Plan, the main access road has been moved even closer to the steep bend on the A404, so 
that anybody travelling on the A404 towards Amersham will not see cars exiting until the last 
moment. Cars exiting right are in an even riskier position, as there is a rise to the left which means 
that they will not have full visibility of approaching traffic from this fast road. As anybody turning in 
or out of Gravelly Way will know, the traffic from Amersham is approaching from a long straight 
stretch with a 50mph limit, where it is difficult to judge distances and speeds.  

Local people report existing difficulties turning right from Earl Howe Road and from properties 
between Earl Howe Road and the development – some even choosing to turn left and go the long 
way round rather than right. Being unable to exit the development in peak times will mean many 
cars will be queuing to exit for a considerable time increasing pollution, causing carbon emissions 
and reducing air quality. 

 

Hazlemere Parish Council seeks assurances that this road access will be completely rethought, 
ideally moved to the point proposed in the Local Plan, with improved sight lines and traffic calming 
to reduce the speeds of approaching traffic. The speed limit (approaching from the east) should be 
reduced much earlier, with larger warning signage. 

The Council challenges some of the assumptions made in this application: 



• the framework travel plan estimates trip generation of 120 vehicle movements during each 
of the weekday morning and afternoon peak hours and approximately 1,159 vehicle movements 
across a typical weekday, however this is based on 2011 Census data and therefore out of date.   

• the Framework Travel Plan also shows that the geographic area used for the calculations is 
quite small (Inkerman Drive to Eastern Dene) and that the demographics and housing mix of this 
area is not representative of that proposed in the application. 

• On the basis of the points above, Councillors regard it as inappropriate to consider that the 
junction will be ‘lightly-trafficked’ (Travel Assessment para 4.15). 

• HPC understand, from discussions at the public meeting, that Bellway is assuming a 
45%/55% split between left-hand and right hand turns out of the main access. As most facilities 
(larger shops, doctors etc) are in Hazlemere or High Wycombe, it is likely that more than the 
assumed 55% of turns will be right-turns. 

 

With regard to the requirement to improve bus services, the Council note that there are no existing 
bus routes on the A404, and the existing bus stops in Hazlemere and Holmer Green are all more than 
600m away as the crow flies. This will increase the likelihood that most people will drive to shops, 
schools and other facilities. As the only footway will be on a steep bend, even there were a bus it is 
unlikely that there would be an appropriate site for a bus stop. 

Para 5.1.70 of the Wycombe Local Plan states that further assessment of the impact on the highway 
network is required, including the impact on the Hazlemere Crossroads. This does not yet appear to 
have taken place.  

The Council considers that the site will have a material impact on local trip generation and the 
estimated vehicle movements are likely to be inaccurate and too low. The Council therefore 
requests that a more indicative and up to date report is prepared before the application is 
considered. The Council also requests the assessment of the impact on Hazlemere Crossroads 
required by the local plan is undertaken, and takes into consideration both HW7 and HW8. Any 
modelling should take into account extra movements at school start/end times, arising from the 
nearly 1,000 homes allocated for development in Hazlemere. 

Other Transport considerations 

Parking provision 

The Council observe that the parking allocation only gives an over capacity of 15 parking spaces 
assuming all units only have the minimum allocated allowance of vehicles. Whilst the developer has 
provided 90 garage spaces, these are for the storage of bicycles and not for parking cars inside or in 
front of. We therefore think that the amount of parking on the site is too low to accommodate the 
likely number of cars (residents, tradespeople and visitors) and should therefore be amended prior 
to the application being considered. The low number of allocated parking spaces also has the effect 
of reducing a) the amount of visitors’ parking and b) the number of Electric Vehicle Charging Points 
(EVCPs). 

 

The Council support the comments by Thames Valley Police, particularly around unallocated parking 
and believe that the parking strategy is flawed.  Councillors also want to remind the LPA about the 



poor parking management decisions in the Kingshill Drive/Wellesbourne College development which 
have resulted in overspill to verges within the development and on the Kingshill Road outside.  
Councillors seek assurances that an adequate supply of allocated parking spaces will be provided, to 
avoid any overspill on verges or on the proposed footpath on the Amersham Road outside the 
development. 

 

Pedestrian safety 

The application proposes shared street space between pedestrians, cyclists and motor vehicles, yet 
is also proposing narrow carriageway widths. he number of houses on the development should bd 
substantially reduced to allow further room for cycle lanes and pedestrian pathways. While the 
Council supports the principle of slow-speed streets they note that Thames Valley Police has said 
elsewhere that it does not intend to enforce 20mph streets. 

Hazlemere Parish Council strongly object to the proposal of shared surface streets on the grounds of 
pedestrian safety.  Narrow streets will cause problems with parking and access to dwellings and 
should be reconsidered. 

3. Green infrastructure/environment 

The Wycombe local plan requires that the site should: 

a)   Provide a green infrastructure link between areas of woodland in the North and South-West of 
the HW8 site 

b)  Retain field boundaries 

c)    Manage Flood risk 

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’. Councillors regard the need to mitigate the risk of future 
extreme weather conditions due to climate change as a ‘material consideration’ under article 32 of 
the Town and Country Planning (Development Management Procedure) (England) Order 2015. 

 

The Council support comments by the Chiltern Society particularly around the loss of biodiversity; 
the lack of separation between Hazlemere and Holmer Green; the failure to provide a clear Green 
Infrastructure link; the corroboration of flooding at Eastern Dene; the lack of a lighting strategy and 
the placement of 3 storey blocks and potential visibility from AONB. Councillors also note that the 
National Planning Policy Framework also says that planning should conserve or enhance the area – a 
requirement that this application does not achieve. 

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.  

Hazlemere Parish Council object to the loss (set out in the arboricultural report) of fifty-four 
individual trees, seven groups of trees, four hedgerows and the partial clearance of a further four 
hedgerows. While the Council note the plans for planting, it will take may years to achieve the 
proposed 26% canopy, and the environmental impact will be significant, with the ecology survey 
showing the 35.5% net biodiversity loss. The planned mitigation is a CIL payment to Buckinghamshire 



Council, and there is no detail on how this will be used to mitigate the impact of the development on 
the local environment within Hazlemere. 

Hazlemere Parish Council urge the LPA to give substantial weight to material considerations in the 
public interest such as climate mitigation and biodiversity protection. This has become even more 
important in the last week as the results of the government report ‘UK Climate Change Risk 
Assessment 2022’ which was presented on 17 January to Parliament pursuant to Section 56 of the 
Climate Change Act 2008. In this opening paragraph of this report the government states that 
climate change is one of the biggest challenges of our generation and has already begun to cause 
irreversible damage to our planet and way of life.  

One of the essential attributes for successful adaptation in Hazlemere is retaining our mature tree 
cover and, in addition, planting many more trees. Trees in Hazlemere provide the best protection 
against heatwaves and the deaths that will be caused by them. The 2018 heatwave is anticipated by 
the Climate Change Committee to become our annual weather pattern by 2050. The Environmental 
Audit Committee projects that there will be more than 7,000 deaths by 2040 caused by extreme 
heat.  

Hazlemere Parish Council therefore objects to the cutting down of any mature trees and believes the 
proposed canopy cover should be increased to 35%, or achieved over a shorter period by planting 
bigger saplings or retaining more existing trees. 

The Council regard the green infrastructure link as inadequate to achieve the aim of policy HW8 3 d). 
It is very narrow at one point (just c10m), next to the main access road, and expected also to provide 
space for leisure, with a children’s playground.  

The loss of the main central hedgerow also contravenes policy HW8 3e). Removing the hedgerow 
will ‘break’ the pollinator corridor currently running between Tralee Farm and the A404.The 
archaeological survey also points to the historic significance of this hedgerow as a local boundary 
between several parishes.  

 

Hazlemere Parish Council seek provision of further green space (the Chiltern Society suggest a 
further 2 hectares). In addition, the Council request that the field boundaries are respected by a 
stronger ‘green corridor’ down the centre of the site.  

Flooding 

Local people have observed many instances of flooding around Hazlemere, particularly at Sawpit 
Hill, at the junction of Amersham Road (A404) and Eastern Dene, and along the A404 itself. For 
example, on 6 December 2021 there was flooding on the A404 just outside the site, which also 
caused floodwater to run down Gravelly Way into the SSSI at Penn Wood. As episodes of sudden 
rainfall are projected to rise and trees are being removed from this site the incidence of flooding will 
increase.   

Comments from Thames Water and the Local Lead Flood Authority demonstrate that the scheme is 
not practicable and contradictory to Section 3f of Policy HW8 and Policy DM39 of the Wycombe 
District Local Plan (WDLP) (2019).   

Hazlemere Parish Council therefore recommend that the application is refused on these grounds. 

Wider environmental impacts 



The Environmental Impact Assessment screening questionnaire contained in the applicants’ Planning 
Statement notes (page 54) that ‘In respect of potential cumulative effects with other development, 
PPG advises that …… “the local planning authorities should always have regard to the possible 
cumulative effects arising from any existing or approved development” (ID 4-024- 201740728)’. 

The cumulative impacts of the Terriers Farm (HW7), Highbury Works (HW14) and the HW8 
developments are of particular concern to the people of Hazlemere, as they could add nearly an 
extra 1,000 dwellings and swell the population by around 20%. 

There is also a cumulative effect in the loss of trees, pollinator corridors and biodiversity. 

There is also likely to be an impact on Common Wood and Penn Wood as the largest areas of 
woodland nearby. 

Hazlemere Parish Council request that Buckinghamshire Council considers the cumulative 
environmental effects of HW7 and HW8 as HW7 is only 3.2km from HW8. The Council also seek 
assurance from Buckinghamshire Council that any CIL monies received are spent in Hazlemere to 
mitigate the local environmental impacts. 

Energy Policy 

Part G of Policy DM33 of the Wycombe Local Plan requires that developments integrate renewable 
technologies into developments. Apart from the (mandated) provision of EVCPs, it is not clear how 
this requirement is being met, or whether options such as solar panels or rain/grey water harvesting 
were considered. 

 

In line with the UK government and Buckinghamshire Council’s climate emergency declarations and 
Hazlemere Parish Council’s declaration of climate emergency, and target of net zero 2030 for the 
local area, HPC question why gas boilers are being fitted in this development.  If they are to be fitted, 
the Council request that they can be easily retrofitted to hydrogen. HPC also requests that solar 
panels should be incorporated into the development in order to reduce the reliance on and use of 
fossil fuels. HPC also requests information on what other fuel sources were examined and why they 
were dismissed and requests that heat pumps and/or a shared energy scheme be built into the 
proposal. 

Air quality 

Hazlemere Parish Council request that as it is the residents of Hazlemere that will be harmed by the 
Air Quality Damage, the S106 monies to mitigate the harm remain within Hazlemere Parish. 

4. Educational impact 

The Wycombe local plan states that: 

Development of this site will be required to meet the needs arising from the development for 
additional primary school places. 

The Planning Statement (p65) states that an initial review found that there is existing capacity. 
Hazlemere Parish Council are not aware of any excess capacity at local primary or secondary schools 
and are concerned by the extra environmental impact of pupils being driven to other schools off-site 
– although we understand that outlying schools, eg in Little Kingshill, have no capacity either. 



Councillors request that the applicants publish their review of local school capacity and seek 
confirmation from Buckinghamshire Education that capacity exists. 

 


