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1. Introduction 
 

1.1 This Statement of Case sets out the case for Hazlemere Parish Council following the grant of Rule 
6(6) status by the Planning Inspectorate on 07 June 2022 in respect of the appeal by Inland Ltd 
“the Appellant” against the non-determination of an application for Outline Planning Permission 
(including details of access and layout) for the erection of 101 dwellings at Tralee Farm, 20 
Wycombe Road, Holmer Green by Buckinghamshire Council, “the Council”. 

1.2 The appellant has provided a draft Statement of Common Ground to the Council however this 
has not been seen by Hazlemere Parish Council. 

 

2. Outline of the Hazlemere Parish Council Case 
 

2.1 Hazlemere Parish Council objects to the planning application 18/07194/OUT and supports the 
decision of Buckinghamshire Council Strategic Sites Committee firstly to defer then to be minded 
to refuse the application.  
 

2.2 Hazlemere Parish Council has several objections to the application, as set out in earlier 
submissions, but in this Statement of Case Hazlemere Parish Council will focus on three points: 
 

2.3 The proposed access road connecting from the site to Wycombe Road does not meet the safety 
and surveillance requirements of the following policies and guidance documents:  

 Wycombe District Council Housing Intensification Supplementary Planning Document 
2011 UPDATE Adopted October 2011, 

 the National Planning Policy Framework 2021,  
 the National Design Guide 2021, 
 the National Model Design Code Part 1 The Coding Process 2021, 
 the National Model Design Code Part 2 Guidance Notes 2021, 
 SECURED BY DESIGN HOMES 2019 Version 2, March 2019, and  
 Building for a Healthy Life 2020 

 
2.4 The proposed application prejudices a comprehensive approach to the site layout, contrary to 

policy HW8. It fails to take into account that the adjacent land is not allocated for development, 
meaning that Figure 14 of the Adopted Wycombe Local Plan is not up to date. As such the 
proposal does not provide a sense of separation between Hazlemere and Holmer Green, instead 
providing that sense of separation between what will be two parts of Hazlemere, prejudicing the 
comprehensive delivery of the site, as the southern area will remain isolated. It therefore fails to 
provide a comprehensive development cohesive with the rest of the site and the wider 
settlement of Hazlemere. Further, it is contrary to policy HAZNP5 of the emerging Hazlemere 
Neighbourhood Plan (in regulation 14 consultation), which has taken into account that the 
adjacent land is in the greenbelt and not allocated for development, ensuring a comprehensive 
layout for the site by changing the location of the sense of separation, among other things. 

 
2.5 The application does not meet the requirements of the National Planning Policy Framework 

2021 in relation to mitigating and adapting to climate change.    

 



The proposed access road 
2.6 The following diagram shows the proposed access road to the site from Wycombe Road.  This 

proposed road is approximately 70 metres long.  The road will not be overlooked by the 
properties either side in Wycombe Road nor by the three properties in Dean Way.  In the 
opinion of Hazlemere Parish Council, the design of this access road will not provide adequate 
surveillance of the access road from existing or proposed dwellings and will therefore 
compromise the safety of pedestrians and the security of adjoining properties. 

 

  



2.7 The following diagram is Figure 14 of the Wycombe District Local Plan.  The top of the image 
shows the proposed access and identifies “existing exposed gable ends” at the proposed 
entrance at 20 Wycombe Road. 

 

2.8 The Wycombe District Housing Intensification Supplementary Planning Document 2011 
UPDATE discusses site access in Q2.2 Is there enough space for an attractive access to the site 
to be created?  How a site is accessed is crucial to the quality of the new development and its 
integration into the wider area. Experience has shown that narrow accesses bounded by fences 
are both unattractive and separate the new development from the existing residential area.  The 
best accesses have new or existing development on both sides that positively address it. It will 
then feel like a connected street rather than an access to somewhere else. 

  



2.9 The following diagrams from Wycombe District Housing Intensification Supplementary 
Planning Document 2011 illustrates this point: 

 

2.10 It is worth noting that the applicant’s proposal looks to demolish one property, 20 Wycombe 
Road.  In the opinion of Hazlemere Parish Council, this would not be wide enough to create 
vehicular access to the site whilst delivering adequate surveillance and providing pedestrian 
safety. 
 

2.11 The National Planning Policy Framework 2021, also discusses the issue of safety and 
security through adequate surveillance: 

92. Planning policies and decisions should aim to achieve healthy, inclusive and safe places 
which: 

b) are safe and accessible, so that crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion – for example through the use of 



attractive, well-designed, clear and legible pedestrian and cycle routes, and high quality 
public space, which encourage the active and continual use of public areas; 

c) enable and support healthy lifestyles, especially where this would address identified local 
health and well-being needs – for example through the provision of safe and accessible 
green infrastructure, sports facilities, local shops, access to healthier food, allotments and 
layouts that encourage walking and cycling. 

110. In assessing sites that may be allocated for development in plans, or specific 
applications for development, it should be ensured that: 

b) safe and suitable access to the site can be achieved for all users; 

c) the design of streets, parking areas, other transport elements and the content of 
associated standards reflects current national guidance, including the National Design Guide 
and the National Model Design Code 

(Emphasis added) 

 

2.12 As referenced above, the National Design Guide 2021 defines Public spaces as streets, 
squares, and other spaces that are open to all.  Furthermore, it states: 

100 Well-designed places: 

 have public spaces that feel safe, secure and attractive for all to use; 

(Emphasis added) 

 

2.13 Also referenced above, the National Model Design Code Part 1 The Coding Process 2021, 
goes further by stating: 

50 i : New streets: All new streets should be safe and overlooked and correspond to their 
role in the street hierarchy and area type 

59 i : Connected places: All schemes should contribute to the creation of an integrated, 
walkable and safe street network 

63 iv : Safety and Security: All schemes should aim to create a safe and secure environment 
and provide a sense of security for all users. 

(Emphasis added) 

 

2.14 The National Model Design Code Part 2 Guidance Notes 2021, builds on this advice by 
stating the following: 

M.1.i The Street Network 

22. Consideration needs to be given to safety and security issues in respect of street 
layouts and footways, especially in areas in which a large number of people gather or pass 
through. Passive surveillance of the street, good lighting and high levels of street activity are 
desirable to deter criminal behaviour and to ensure people feel safe and secure using the 



street at all times.  
 

M.1:ii Public Transport 

26. The distances that people are prepared to walk from their dwelling to reach public 
transport are determined by the nature and quality of the public transport service, how 
attractive and safe the walk feels, and the total length of their journey. 

M.2.i Walking and Cycling Routes 

34. For local journeys, this means creating continuous, clear, relatively direct and attractive 
walking and cycling routes both within a large site and into the surroundings. Following 
desire lines can help make routes clearer. Good sightlines aid wayfinding. They need to be 
well-lit, well-surfaced and maintained, and overlooked by buildings, as people feel safer on 
streets and in spaces where there are other people around. 

P.3.i Secured by Design 

144. Neighbourhoods need to be designed to make all people feel safe and to reduce the 
incidence of crime in accordance with the recommendations of Secured by Design which 
includes guidance for housing, commercial space, schools, hospitals and sheltered 
accommodation.  

(Emphasis added) 

 

2.15 SECURED BY DESIGN HOMES 2019 Version 2, March 2019 referenced above offers the 
following guidance: 

8.3 There are advantages in some road layout patterns over others especially where the 
pattern frustrates the searching behaviour of the criminal and their need to escape. Whilst it 
is accepted that through routes will be included within development layouts, the designer 
must ensure that the security of the development is not compromised by excessive 
permeability, for instance by allowing the criminal legitimate access to the rear or side 
boundaries of dwellings, or by providing too many or unnecessary segregated footpaths. 
Developments that promote intuitive wayfinding and enhance the passive surveillance of 
the street by residents within their homes and high levels of street activity are desirable as 
they have both been proven to deter criminal behaviour, but they are no guarantee of lower 
crime, which evidence proves is achieved primarily through the control and limitation of 
permeability. 

8.8  Routes for pedestrians, cyclists and vehicles should be integrated and assist easy, 
intuitive wayfinding through the application of inclusive design by increasing activity and 
therefore natural surveillance, a proven deterrent to crime and anti-social behaviour. 

(Emphasis added) 

2.16 Finally, Building for a Healthy Life 2020 offers the following guidance on what is needed: 

P20 Make sure that all streets and routes pass in front of people’s homes rather than to 
the back of them – creating a well overlooked public realm. 

P50 A strong framework of connected and well overlooked streets and spaces. 



P62 Well overlooked streets with front doors facing streets and public spaces. 

P74 Well-overlooked public open spaces with strong levels of natural surveillance. 

(Emphasis added) 

 

2.17 According to the policies listed above, the proposed application cannot achieve a safe access 
to the site. It might be argued that this problem is rectified with the rest of the allocation being 
developed out, which will provide a choice of access routes to the application site. However, the 
application is being put forward ‘standalone’ – i.e. is not dependent upon the rest of the site 
coming forward. No such argument can therefore be made, as this application must be 
considered as one that must be acceptable were it to ‘standalone’ for ever. 
 

2.18 In any event, even if the rest of the site were to be developed out, it does not solve the safe 
access problem. If residents of the applicant’s site wish to walk to the remainder of the site, 
down to the A404, or out into the countryside beyond, they have to cross an area of open space 
which itself is a barrier to safe access – and is the second point – see below 

 

Site Layout / Hazlemere Neighbourhood Plan 
 

2.19 Published for regulation 14 consultation on 30th May 2022, the Hazlemere Neighbourhood 
Plan adds a further level of detail to policy HW8 of the Wycombe District Local Plan 2019 in 
order to strengthen the sense of separation between Hazlemere and Holmer Green and to 
create opportunities for integrating the development into the wider community of Hazlemere. 
 

2.20 NOTE: Whilst policy 5.1.71 of the WDLP states: “Although the site in Wycombe District 
physically adjoins Hazlemere, the likely access points onto the site mean that residents are more 
likely to use the facilities in, and feel part of, Holmer Green”, since the plan was adopted, the 
adjacent land, which would have allowed the site to connect into Holmer Green, was not 
allocated for development. As there is no possibility of connecting the southern part into Holmer 
Green, it is imperative that the site is seen, and planned for, as a whole.  In any event, the site, 
apart from the access road at 20 Wycombe Road, is within the administrative boundary of 
Hazlemere Parish and as such should be integrated into Hazlemere not Holmer Green. 

 
2.21 Figure 14 illustrates one way that HW8 could have been delivered to meet the principles of 

the policy, had the adjacent land been allocated for development. However, the land was not 
allocated, and another approach to the comprehensive development of the site is therefore now 
needed, in order to meet the principles of HW8. The ‘strategy’ of the policy was to connect to 
the north and north east – the ‘strategy’ must now shift to connecting to the north, and south 
west. 

 
2.22 A site development brief or the Neighbourhood Plan are vehicles to ensure that 

comprehensive development, as required by the policy, is achieved. The authors of HW8 could 
see that regardless of whether the adjacent land was or was not allocated, Fig 14 would be out 
of date. If the adjacent land was allocated a brief would be needed to ensure both sites worked 



together. If the adjacent land was not allocated, a brief would be needed to integrate the whole 
site into Hazlemere – and so ‘moving’ the area for open space to facilitate this. 

 
2.23 The applicant’s application fails to achieve comprehensive development, regardless of 

whether there is a site development brief or not. 
 

 
2.24 Policy HAZNP5 of the Hazlemere Neighbourhood Plan has been drafted to bring HW8 up to 

date, taking into account the fact that the adjacent land is not allocated. HANZP5 is based on 
HW8, and the diagram that accompanies HAZNP5 is compliant with HW8 as shown by the 
diagram in 2.20 below. 
 

2.25 To accompany this policy, Hazlemere Parish Council has proposed an alternative to Figure 14 
in the WDLP: 

 

  



 

2.26 It is the opinion of Hazlemere Parish Council that, when the fact that the adjacent land was 
not allocated is taken into account, the proposed application does not comply with the 
principles of HW8, and the emerging policy neighbourhood plan policy: 

1. For its place-making proposals - 

a) to maintain a sense of separation between Hazlemere and Holmer Green, through the 
layout of the site; 

b) … in any event to not prejudice future integration; and 

c) provide a comprehensive development of the site within Wycombe District 

2. in respect of its transport proposals - 

a) to provide vehicular access from the A404; 

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

2.27 An open space that was designed to achieve a sense of separation cannot now be said to be 
achieving integration. Open space is required on the site to meet the needs of the new 
residents. To ensure the development integrates into the existing urban fabric, that open space 
must not be provided in a way that itself becomes a barrier to movement. 
 

2.28 If approved, the applicant’s layout locks in the location of that space - spanning across the 
site - and at least 30m deep, it creates a barrier to safe pedestrian movement  

 
2.29 The same issues of surveillance identified as issues in relation to the proposed access road 

apply here and are repeated here for ease of reading 

 

2.30 The National Planning Policy Framework 2021, also discusses the issue of safety and 
security through adequate surveillance: 

92. Planning policies and decisions should aim to achieve healthy, inclusive and safe places 
which: 

b) are safe and accessible, so that crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion – for example through the use of 
attractive, well-designed, clear and legible pedestrian and cycle routes, and high quality 
public space, which encourage the active and continual use of public areas; 

c) enable and support healthy lifestyles, especially where this would address identified local 
health and well-being needs – for example through the provision of safe and accessible 
green infrastructure, sports facilities, local shops, access to healthier food, allotments and 
layouts that encourage walking and cycling. 

110. In assessing sites that may be allocated for development in plans, or specific 
applications for development, it should be ensured that: 

b) safe and suitable access to the site can be achieved for all users; 



c) the design of streets, parking areas, other transport elements and the content of 
associated standards reflects current national guidance, including the National Design Guide 
and the National Model Design Code 

(Emphasis added) 

 

2.31 As referenced above, the National Design Guide 2021 defines Public spaces as streets, 
squares, and other spaces that are open to all.  Furthermore, it states: 

100 Well-designed places: 

 have public spaces that feel safe, secure and attractive for all to use; 

(Emphasis added) 

 

2.32 Also referenced above, the National Model Design Code Part 1 The Coding Process  2021, 
goes further by stating: 

50 i : New streets: All new streets should be safe and overlooked and correspond to their 
role in the street hierarchy and area type 

59 i : Connected places: All schemes should contribute to the creation of an integrated, 
walkable and safe street network 

63 iv : Safety and Security: All schemes should aim to create a safe and secure environment 
and provide a sense of security for all users. 

(Emphasis added) 

 

2.33 The National Model Design Code Part 2 Guidance Notes 2021, builds on this advice by 
stating the following: 

M.1.i The Street Network 

22. Consideration needs to be given to safety and security issues in respect of street 
layouts and footways, especially in areas in which a large number of people gather or pass 
through. Passive surveillance of the street, good lighting and high levels of street activity are 
desirable to deter criminal behaviour and to ensure people feel safe and secure using the 
street at all times.  
 

M.1:ii Public Transport 

26. The distances that people are prepared to walk from their dwelling to reach public 
transport are determined by the nature and quality of the public transport service, how 
attractive and safe the walk feels, and the total length of their journey. 

M.2.i Walking and Cycling Routes 

34. For local journeys, this means creating continuous, clear, relatively direct and attractive 
walking and cycling routes both within a large site and into the surroundings. Following 



desire lines can help make routes clearer. Good sightlines aid wayfinding. They need to be 
well-lit, well-surfaced and maintained, and overlooked by buildings, as people feel safer on 
streets and in spaces where there are other people around. 

P.3.i Secured by Design 

144. Neighbourhoods need to be designed to make all people feel safe and to reduce the 
incidence of crime in accordance with the recommendations of Secured by Design which 
includes guidance for housing, commercial space, schools, hospitals and sheltered 
accommodation.  

(Emphasis added) 

 

2.34 SECURED BY DESIGN HOMES 2019 Version 2, March 2019 referenced above offers the 
following guidance: 

8.3 There are advantages in some road layout patterns over others especially where the 
pattern frustrates the searching behaviour of the criminal and their need to escape. Whilst it 
is accepted that through routes will be included within development layouts, the designer 
must ensure that the security of the development is not compromised by excessive 
permeability, for instance by allowing the criminal legitimate access to the rear or side 
boundaries of dwellings, or by providing too many or unnecessary segregated footpaths. 
Developments that promote intuitive wayfinding and enhance the passive surveillance of 
the street by residents within their homes and high levels of street activity are desirable as 
they have both been proven to deter criminal behaviour, but they are no guarantee of lower 
crime, which evidence proves is achieved primarily through the control and limitation of 
permeability. 

8.8  Routes for pedestrians, cyclists and vehicles should be integrated and assist easy, 
intuitive wayfinding through the application of inclusive design by increasing activity and 
therefore natural surveillance, a proven deterrent to crime and anti-social behaviour. 

(Emphasis added) 

2.35 Finally, Building for a Healthy Life 2020 offers the following guidance on what is needed: 

P20 Make sure that all streets and routes pass in front of people’s homes rather than to 
the back of them – creating a well overlooked public realm. 

P50 A strong framework of connected and well overlooked streets and spaces. 

P62 Well overlooked streets with front doors facing streets and public spaces. 

P74 Well-overlooked public open spaces with strong levels of natural surveillance. 

(Emphasis added) 

 

2.36 Further, no attempt in the application has been made to connect into the existing urban 
area to the south west of the application site – essential now that further integration to the 
north east is not an option. 

 



Climate Change Mitigation and Adaptation 
2.37 We contend that this application has not followed the guidance of the National Planning 

Policy Framework 2021 section 14 requiring climate change mitigation and adaptation.  
 

2.38 The application also fails to solve ‘The Sustainable Development Challenge’ as stated in 
section 2.1 of the Wycombe District Local Plan ‘to achieve sustainable development – meeting 
the needs of today without compromising our ability to meet the needs of tomorrow’.  

 
2.39 It is the opinion of Hazlemere Parish Council that the application fails to consider the 

following: 
 Orientation of the site to ensure that buildings are laid out to make the best use of sun 

to heat and light them and thus reduce carbon emissions; 
 Passivhaus or an equivalent standard which would start to mitigate climate change and 

would prevent necessary retrofit of all housing built under this application within a few 
years 

 Renewable energy solutions that do not require the fitting of gas boilers to prevent the 
need to retrofit or renew within a few years 

 Limited preservation of mature trees when all mature trees are required for both 
climate change mitigation and adaptation 

 Construction using zero or low carbon materials 
 

2.40 As well as not following the guidance of the NPPF, this lack of regard for our environment 
and our need to mitigate and adapt to climate change also means the application is not in 
compliance with Policy HAZNP3: Delivering Zero Carbon Buildings of the emerging Hazlemere 
neighbourhood plan. 

 

 

  



3. Conclusion 

From the Statement of Case information above, Hazlemere Parish Council has demonstrated that:  

3.1 The proposed access road does not meet the safety and surveillance requirements of the 
following policies and guidance documents:  
 Wycombe District Council Housing Intensification Supplementary Planning Document 2011 

UPDATE Adopted October 2011, 
 the National Planning Policy Framework 2021,  
 the National Design Guide 2021, 
 the National Model Design Code Part 1 The Coding Process 2021, 
 the National Model Design Code Part 2 Guidance Notes 2021, 
 SECURED BY DESIGN HOMES 2019 Version 2, March 2019, and  
 Building for a Healthy Life 2020 

 
3.2 The proposed application prejudices a comprehensive approach to the site layout, contrary to 

policy HW8. It fails to take into account that the adjacent land is not allocated for development, 
meaning that Figure 14 of the Adopted Wycombe Local Plan is not up to date. As such the 
proposal does not provide a sense of separation between Hazlemere and Holmer Green, instead 
providing that sense of separation between what will be two parts of Hazlemere, prejudicing the 
comprehensive delivery of the site, as the southern area will remain isolated. It therefore fails to 
provide a comprehensive development cohesive with the rest of the site and the wider 
settlement of Hazlemere. Further, it is contrary to policy HAZNP5 of the emerging Hazlemere 
Neighbourhood Plan (in regulation 14 consultation), which has taken into account that the 
adjacent land is in the greenbelt and not allocated for development, ensuring a comprehensive 
layout for the site by changing the location of the sense of separation, among other things. 
 

3.3 The application does not meet the requirements of the National Planning Policy Framework 
2021 in relation to mitigating and adapting to climate change.    

 

 

 

  

 


