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1 Introduction 

1.1 Background 

1.1.1 This Planning Statement (PS) has been prepared by Peter Brett Associates LLP on behalf of 
Buckinghamshire Advantage (BA) (the applicant) and on behalf of Aylesbury Vale Advantage 
Legacy Board (AVALB), to which BA has delegated lead responsibility for this initiative, to 
support an outline planning application for development at the site known as ‘Aylesbury 
Woodlands’ to the east of Aylesbury, Buckinghamshire.  

1.1.2 The membership of BA is comprised of the five Buckinghamshire Local Authorities and 
Buckinghamshire Business First representing the business community of Buckinghamshire.  
The five councils are: Buckinghamshire County Council, Aylesbury Vale District Council, 
Wycombe District Council, Chiltern District Council and South Buckinghamshire District 
Council. The AVALB board is a fifty-fifty joint venture between Buckinghamshire County 
Council and Aylesbury Vale District Council. 

1.1.3 For the purposes of this statement, Aylesbury Vale District Council, the local planning authority 
(LPA), are referred to as AVDC and Buckinghamshire County Council, the highway authority, 
is referred to as BCC. 

1.1.4 The application consists of a mix of uses for employment, residential, education, retail, sport 
and leisure. The proposal includes detailed access, reserved link road alignment and the 
provision for associated transport infrastructure, landscape, open space, flood mitigation and 
drainage.  

1.2 Local Enterprise Partnership 

1.2.1 The Buckinghamshire Thames Valley Local Enterprise Partnership’s (BTVLEP), through its 
publication of a Strategic Economic Plan, has set the context for economic activity in 
Buckinghamshire that in turn guide the priorities and activities of BA. Early priorities include: 

 Forward funding infrastructure, to accelerate development and unlock public sector 
assets; 

 Skills infrastructure and support capability, to better match career aspirations to business 
needs; 

 Accelerating provision of affordable housing by establishing a business friendly housing 
investment fund; 

 Actively green-housing ‘Plan for Growth’ early-stage start-ups; and 

 Bring in more globally outstanding firms by sorting access to finance, skills, sites and 
exporting needs. 

1.2.2 Aylesbury is identified as a growth town that has and will continue to deliver high levels of 
employment and housing growth. Improving movement across Aylesbury and neighbouring 
towns will significantly improve the employment attractiveness of the town and offer the scope 
to renew and reposition Aylesbury’s employment provision. 

1.2.3 In April 2014, Buckinghamshire Advantage was launched to act as the operational arm of 
BTVLEP on the delivery of BTVLEP funded schemes. The Aylesbury Woodlands development 
is being promoted by Buckinghamshire Advantage with a clear vision to: 
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 “assist the wider economic growth of Aylesbury with the early delivery of the Eastern Link 
Road South and providing a high quality, sustainable development;   

 offer a mixed land use led by the provision of commercial premises facilitating 
employment growth, and including leisure opportunities to promote health and wellbeing 
and housing. This will be supported by integrated community, social and transport 
infrastructure; and  

 be a high quality sustainable development designed to achieve exemplary standards of 
design within an extensive green space framework including protected water corridors, 
new tree and woodland planting, linear parks, informal play areas and formal and informal 
sporting and recreation facilities.” 

1.2.4 The BTVLEP Strategic Economic Plan (2012 to 2031) sets out the framework within which the 
BTVLEP will deliver growth. The BTVLEP intends to accelerate innovation in ambitious, 
growth orientated companies, particularly in its priority sectors of high performance 
technology, life-sciences & medical technologies, information economy, creative industries, 
food and drink, business services, tourism, retail and care.  

1.2.5 BTVLEP has identified five key pillars that underpin its Local Growth Deal. Connecting 400 
hectares of expansion land through the Aylesbury East Expansion, including the Eastern Link 
Road (ELR) and ‘Stocklake Link’ is identified as a key project under the Transport 
Infrastructure pillar. Aylesbury Vale is covered by a second LEP, the South East Midlands LEP 
(SEMLEP), within the SEMLEPs Strategic Economic Plan (2015-2020) the ELR is identified as 
a Local Growth Fund priority. 

1.2.6 The ELR provides a new orbital link between the A418 Bierton Road and the A41, to the east 
of Aylesbury. The road is to be constructed in two sections: a northern section between the 
A418 and the Grand Union Canal (Aylesbury Arm) and a southern section over the Canal that 
joins with the Woodlands roundabout on the A41. The connection will avoid the town centre 
networks and will provide network capacity to accommodate local traffic from the east of 
Aylesbury and adjacent areas, relieving existing congestion issues on the A418 and A41. The 
ELR scheme is vital to accommodate planned growth to the east of Aylesbury. The BTVLEP 
local growth plan identifies the importance of developing the southern section to the ELR at 
the same time as the northern section to assist in reducing traffic through Bierton and 
Broughton.  

1.3 The Planning Application 

1.3.1 The planning application is for the development of the Aylesbury Woodlands site for 
employment and residential development, construction of the ELR(S) along with a range of 
community and sports facilities, a two form entry (FE) primary school and open space that are 
to be used and enjoyed by new residents and by those in the wider locality. The site lies to the 
east of Aylesbury, approximately 2.5km east of Aylesbury town centre and 1.5km west of 
Aston Clinton.  

1.3.2 The application is for: 

‘Outline application with means of access to be considered for up to 102,800 sq m 
employment (B1/B2/B8), up to 1,100 dwellings (C3), 60 residential extra care units (C2), 
mixed-use local centre of up to 4,000 sq m (A1/A2/A5/D1), up to 5,700 sq m hotel and 
Conference Centre (C1), up to 3,500 sq m Leisure facilities (A1/A3/A4), up to 16 ha for sports 
village and pitches, Athletes Accommodation (10 x 8 apartments), and up to 2 ha for a primary 
school (D1), with a strategic link road connecting with the ELR (N) and the A41 Aston Clinton 
Road, transport infrastructure, landscape, open space, flood mitigation and drainage.’ 
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1.4 Application Content 

1.4.1 In accordance with Town and Country Planning (Development Management Procedure) 
(England) Order 2012 Part 2 Article 4 and Planning Practice Guidance, the outline planning 
application seeks approval for: 

 Amount of development - up to: 

 102,800 sq m of employment  

 1100 dwellings; 

 60 residential extra care units; 

 mixed-use local centre of up to 4,000 sq m; 

 up to 5,000 sq m hotel; 

 up to 3,500 sq m leisure facilities; 

 15,000 sq m of supporting leisure and retail; 

 700 sq m athletes social facility/conference centre; 

 16 ha sports village; and 

 2 Form Entry primary school.  

 Scale parameters - the minimum and maximum heights of buildings within the 
development parcels, residential density, land use and amount and access and 
movement specified by the Parameter Plans. 

 Highways and Access: the access points into the site for vehicles, cycles and 
pedestrians from the A41 Woodlands roundabout and College Road North, the provision 
of the ELR South (S) between the A41 and the ELR(N) (consented) and the location of 
the Grand Union Canal (GUC) Bridge.  

1.4.2 In accordance with Town and Country Planning (Development Management Procedure) 
(England) Order 2012 Part 2 Article 8, the outline planning application does not include the 
following at this stage and these are therefore reserved matters: 

 Layout - the way in which the new buildings and streets within the site are provided and 
their relationship to buildings outside the development. 

 Scale - the height, width and length of each building proposed in relation to its 
surroundings. 

 Appearance - the aspects of the buildings and place which determine their visual 
impression. 

 Access - access within the site for vehicles, cycles and pedestrians in terms of the 
positioning and treatment of access and circulation routes. 

 Landscaping - the treatment of private and public spaces to create, enhance and protect 
the site’s amenity through hard and soft measures. 
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1.4.3 The Design and Access Statement (DAS) explains the design principles that apply to the 
development parcels, sports village, ELR(S) and the open space. 

1.5 Planning History 

1.5.1 A search on the AVDC planning system identifies that the site has not previously been the 
subject of a planning application for any use.  

1.6 Report Structure 

1.6.1 This PS sets out the planning policy context at the time of writing (February 2016) and should 
be read alongside the accompanying documentation. The scope and structure of this PS is as 
follows: 

 Section 2 describes the site, location and surroundings of the application proposals. 

 Section 3 reviews the local and national policies relevant to the proposed development 
and puts forward the conclusions on the key planning issues that bear on the 
determination of the application proposals. 

 Section 4 assesses the application proposals against the relevant policies, having regard 
to the material considerations.  

 Section 5 sets out the PS’s conclusions and puts forward the planning balance. 

1.7 Abbreviations 

1.7.1 The following abbreviations are used in this document: 

Abbreviation Description 

AOD Above Ordnance Datum 

AONB Area Of Outstanding Natural Beauty 

AQMA Air Quality Management Area 

AVALB Aylesbury Vale Advantage Legacy Board 

AVDC Aylesbury Vale District Council 

AVDLP Aylesbury Vale District Local Plan 

AVEZ Aylesbury Vale Enterprise Zone 

BCC Buckinghamshire County Council 

BTVLEP Buckinghamshire Thames Valley Local Enterprise Partnership 

CIL Community Infrastructure Levy 

DAS Design and Access Statement 

EA Environment Agency 

EIA Environmental Impact Assessment 

ELR Eastern Link Road 

ELR(N) Eastern Link Road (North) 

ELR(S) Eastern Link Road (South) 

ES Environmental Statement 
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Abbreviation Description 

EZ Enterprise Zone 

FEMA Functional Economic Market Area 

FRA Flood Risk Assessment 

GUC Grand Union Canal 

ha Hectares 

HEDNA Housing and Economic Development Needs Assessment 

HELAA Housing and Economic Land Availability Assessment 

HEGA Housing and Economic Growth Assessment 

HMA Housing Market Area 

LDO Local Development Order 

LEP Local Enterprise Partnership 

LPA Local Planning Authority 

NaCSBA National Custom and Self Build Association 

NPPF National Planning Policy Framework 

OAN Objectively Assessed Need 

PPG Planning Practice Guidance 

PPS Planning Policy Statements 

PROW Public Right of Way 

PS Planning Statement 

SEMLEP South East Midlands Local Enterprise Partnership 

SEP South East Plan 

SPD Supplementary Planning Document 

SPG Supplementary Planning Guidance 

sq ft Square Feet 

sq m Square Metres 

SSSI Site of Special Scientific Interest 

VALP Vale of Aylesbury Local Plan 

WLR Western Link Road 

ZoI Zone of Influence 
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2 Site Location and Development Description 

2.1 Introduction 

2.1.1 This section of the PS begins with a description of the site’s location and conditions in terms of 
transport, ecology and local area characteristics and the Enterprise Zone (EZ) designation. 
The surrounding developments are then outlined followed by a description of the site 
proposals including employment, housing and open space. To conclude, the proposed 
phasing for the development is set out.  

2.2 Site Description 

The site occupies 200.2 ha to the east of Aylesbury, approximately 2.5km east of Aylesbury 
town centre. The location of the site is shown in Figure 2.1 and the context of the surrounding 
area is shown in Figure 2.2. 

 

Figure 2.1 - Site boundary plan 
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Figure 2.2 - Wider context plan 

Enterprise Zone 

2.2.1 In the latter stages of 2015, working closely with public and private sector partners, BTVLEP 
submitted an application for an Aylesbury Vale Enterprise Zone (AVEZ) with the support of 
AVDC and BCC, which was subsequently accepted by central government.  

2.2.2 EZs are an important part of the Government’s programme to devolve responsibility for 
leadership of local growth and provide a powerful tool for areas to develop their local 
economy. EZs benefit from 100% retention of business rate growth for LEPs to reinvest in 
development on the EZs and in economic development priorities defined by the SEP. The EZs 
becomes operational from 1 April 2016, initially on consented land within the adjoining Arla 
Dairy development and subsequently over the Woodlands. 

2.2.3 The blue line boundary identifies the southern and eastern aspects of the site which are to be 
included within the wider EZ designation (Figure 2.3).  
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Figure 2.3 - EZ boundary 

2.2.4 The 2011 Budget set out the Coalition Government’s pro-growth agenda for enterprise and 
how the barriers to sustainable growth can be removed. The Government identified its 
commitment to securing economic growth through a radical reform programme which attaches 
great weight to local enterprise. The key points of this programme include: 

 providing strong positive financial incentives for local authorities and communities to 
support and encourage local housing and business growth; 

 supporting LEPs to establish collaboration between public and private sector and 
between different authorities so economic decisions are more business-led to have the 
maximum impact on growth; 

 substantial planning reform to ensure planning policy supports growth, and wider 
reductions in regulations to make it easier to get things done and to drive local enterprise; 

 greater financial flexibility locally so that there is greater scope to support local economic 
growth through new instruments such as Tax Increment Financing; and 

 providing direct support through the Regional Growth Fund to give further help to areas 
where there are particular challenges or opportunities for local growth. 

2.2.5 The 2016 Budget further emphasised the Government’s commitment to enterprise growth with 
up to £1.8 billion to be allocated through a further round of Growth Deals with LEPs later in 
2016. Another measure set out in the 2016 Budget was the commitment to ensuring that all 
EZs are able to offer Enhanced Capital Allowances for eight years from the establishment of 
relevant sites. 

2.2.6 An EZ designation has a number of benefits, as set out in the Enterprise Zone Prospectus 
produced by the Department for Communities and Local Government (DCLG), including:  
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 A business rate discount worth up to £275,000 per business over a five year period; 

 All business rates growth within the zone for a period of at least 25 years will be retained 
by the local area, to support the Partnership’s economic priorities and ensure that growth 
is reinvested locally; 

 Government help to develop radically simplified planning approaches for the zone using, 
for example, existing Local Development Order (LDO) powers; and 

 Government support to ensure that superfast broadband is rolled out throughout the 
zone, achieved through guaranteeing the most supportive regulatory environment and, if 
necessary, public funding. 

Site Location and Context 

2.2.7 Most of the northern site boundary is defined by the GUC and hedgerow/trees which run along 
it. The development site includes a small parcel of land on the northern side of the canal 
across which it is proposed to be connected by the ELR(S) bridge joining with the ELR(N).  

2.2.8 The site is bound to the east by College Farm and College Road North, the existing boundary 
is defined by small hedgerows separating the site from the Arla Dairy and employment land to 
the east of the Aylesbury Woodlands site. 

2.2.9 The southern aspect of the site is defined by open fields bounded by hedges and a number of 
residential properties. The A41 (from the Aylesbury Road/A41 junction to the College Road 
North slip road) forms the eastern part of this boundary. This boundary is characterised by 
trees of varying heights along the A41. The central section of the southern boundary is the 
Aylesbury Road/A41 junction and to the immediate south by the Hampden Fields development 
proposal site. The western section is defined by the rear gardens of a row of semi-detached 
two-storey houses on Aston Clinton Road as well as a Car Showroom. 

2.2.10 The western site boundary is largely defined by the Land North of Aston Clinton Road (Former 
MDA) site which shares a site boundary with Woodlands in two places. This boundary is made 
of up of open fields, mostly divided by hedgerows. Further north, the western boundary is 
defined by open fields bordered by hedgerows and trees of varying height. 

Access and Movement 

2.2.11 The A41 runs along the site’s southern boundary, connecting Aylesbury with Bicester and the 
M40 in the west and Tring, Berkhamsted and Hemel Hempstead and the M25, approximately 
20 minutes away, in the east. College Road North runs on a north-south alignment to the east 
of the site, connecting to the A41 in the south.  

2.2.12 During the morning and evening peak periods, the A41 suffers from a significant amount of 
traffic as through-traffic and local traffic share similar routes. The A41/Bedgrove/Broughton 
Lane junction to the west of the site acts as a pinchpoint for vehicles travelling into Aylesbury 
from the east, often impacting other junctions on the A41.  

2.2.13 College Road North to the east of the Aylesbury Woodlands site is a no through road, and 
currently provides access from the A41 for the existing recycling centre, local businesses (e.g. 
Klargester) and the Arla Dairy site which has consent for additional B2 and B8 uses  

2.2.14 There is no existing highway network to the north of the site; however there is a consented 
development (Kingsbrook) under construction which will provide the new ELR(N) and 
Stocklake Link (Rural) which would expand and enhance the future highway network around 
the Aylesbury Woodlands Site. The Stocklake Link and ELR forms part of a wider strategy for 
Aylesbury to provide more orbital links to help improve traffic conditions on radial routes into 
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Aylesbury. As identified in the Transport Assessment, the strategic highway improvements 
include:  

 the South Eastern Link Road – forming part of the proposed Hampden Fields application; 

 the North East Link Road – connecting the A418 with the A413 to the north of Aylesbury; 
and 

 the A4010 realignment – connecting the A413 and bypassing Stoke Mandeville, relating 
to a potential scheme associated with the High Speed 2 proposals.  

2.2.15 As the site consists of undeveloped agricultural land, the only current access onto the site is 
through a number of agricultural field accesses. 

2.2.16 The existing pedestrian facilities include a number of Public Rights of Way (PROW) which 
pass through or close to the site. A towpath (ACL/40/1) runs in an east-west direction along 
the southern boundary of the GUC. With a connecting footpath (BWB/11/1) runs in a north-
east direction outside of the site boundary, connecting the GUC with Broughton.  To the south-
eastern boundary of the site is the ACL/1/2 footpath. The footpaths help to connect the 
Aylesbury Woodlands site with the neighbouring settlements.  

2.2.17 Bus services currently operate on the A41 Aston Clinton Road with a number of bus stops 
near the southern boundary of the site. There are bus stops on either side of the A41, 
approximately 0.8km from the centre of the site on the southern boundary. Buses from these 
stops run west into Aylesbury and north/east to Dunstable, Leighton Buzzard, Hemel 
Hempstead and Watford. Aylesbury railway station is located approximately 5.1km to the west 
of the site and provides services to London Marylebone via Amersham. 

Heritage 

2.2.18 A study of archaeological and cultural heritage assets found there to be no designated 
heritage assets within the site. The study found five scheduled monuments within 2km of the 
site including four moated sites and another protecting medieval settlement remains. A total of 
100 listed buildings are located within 2km of the site, the nearest of these being a number of 
bridges carrying farm tracks over the GUC. 

2.2.19 There are relatively few heritage assets or features of interest within the site although a small 
number have been uncovered with recent investigations. These include potential Iron Age and 
Roman settlements, a Roman mortuary enclosure and two 2

nd
 century trackways.  

Flood Risk 

2.2.20 A proportion of the site is at risk of flooding and within the functional floodplain. The relatively 
flat topography across the site, coupled with the obstruction presented by the GUC to the 
north, gives rise to a ‘sprawling’ floodplain principally across a proportion of the western half of 
the site, but with a smaller extent on the eastern edge of the site. 

2.2.21 A network of drains convey surface water run-off from the central area of the site to the north-
west to the Burcott Brook. The principal watercourse in the area is the Bear Brook. The 
Burcott Brook also flows through the north-western part of the site and passes beneath the 
canal by means of a syphon. The Drayton Mead Brook is located to the east and drains the 
area in the vicinity of College Farm. The Brook passes beneath the canal via a syphon and 
forms a tributary of the Thistle Brook.  
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Air Quality 

2.2.22 AVDC has investigated air quality and to date has declared three Air Quality Management 
Areas (AQMAs) within the district due to exceedances of the annual mean NO2 objective. The 
Tring Road AQMA is the closest to the site approximately 1.8 km to the west, the Stoke Road 
AQMA is the second closest to the site approximately 2.8 km south west and the Friarage 
Road AQMA which is located approximately 3.7 km west of the site. 

Ground Conditions 

2.2.23 Most of the site is currently under arable cultivation, sub divided into field enclosures of 
various size and shape separated by mature hedges with a number of deep ditches and 
fences. There are two recorded landfills within 1km of the site: 

 Weston Mead farm landfill: 20 m west of the site, ‘inert’ waste; and 

 Old Sewage Works landfill: 250 m south-east of the site, ‘Inert’ and ‘Industrial’ waste. 

2.2.24 There is no record of contaminated land issues at or within 500 m of the site, nor does AVDC 
have any land in its jurisdiction within 1km of the site that has been formally identified as 
Contaminated Land. A Biological Notification Site adjoins the northern boundary of the site, 
along the south side of the GUC, and another is located to the west of the site. 

2.2.25 The Ground Conditions ES chapter identifies there may be a risk to buildings on the site 
arising from the potential for clay shrinkage/swelling ground movement. A number of sources 
of potential contamination have been identified including a dilapidated barn, discarded farming 
related materials and alluvial soils close to the Bear Brook which have the potential to 
generate soil gases.  

Utilities 

2.2.26 Some utilities infrastructure is already present on the site. There are a number of existing 11 
kV overhead lines which run across the site as well as buried electrical cables within the A41 
Woodlands roundabout. This roundabout also contains a medium pressure gas main; this is 
the only gas pipeline within the development site. In terms of water supply, a potable water 
trunk main runs through the south of the site and a number of foul water sewers. The only 
telecommunications services on the site are BT cables located at the A41 Woodlands 
roundabout. 

Agricultural Use 

2.2.27 The site consists of two subgrades (3a and 3b) of agricultural land and an area of woodland 
which is classified as ‘non-agricultural’. The non-agricultural land comprises 6.3 ha of 
woodland near the A41, approximately 3.2% of the total site area. The remaining 96.8% is 
agricultural land, including three farm businesses. 

2.2.28 College Farm own approximately 171.5 ha of land within the site which is used for arable 
production. Manor Farm occupy approximately 5.5ha of land at the north-west of the site, 
comprising of two small fields (one to the north of the GUC) and part of a third field which are 
used for silage, hay production and grazing. Approximately 18.6 ha at the south of the site, 
adjacent to the A41, are rented to a local dairy farm business for use as grazing and silage. 
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Landscape and Visual Amenity 

2.2.29 The site is gently sloping in nature from south (88 m Above Ordnance Datum (AOD)) to north 
(82 m AOD). The north-west of the site and a small parcel of land north of the GUC rise again 
at approximately 83 m AOD. 

2.2.30 The site has a simple fabric of large, open fields bounded by hedgerows and ditches and 
drained by two watercourses: the Bear Brook and Burcott Brook. Mature trees, including black 
poplar are included in this fabric along with a small area of plantation woodland. 

2.2.31 Although there is limited visibility of the site within the low, flat vale, it is visible from some of 
the higher ground within the Chilterns Hills Area of Outstanding Natural Beauty (AONB) and 
forms part of a landscape with a predominantly rural character; this AONB will be visible from 
the site. There is no lighting within the site and no light intrusion from surrounding light 
sources although there is potential for glare from street lighting at the Aston Clinton Road/A41 
junction. Glare and sky glow from flood lighting at the Arla Dairy site is a dominant source of 
lighting towards the east of the site. 

Ecology 

2.2.32 The site is comprised primarily of large arable fields, bounded by species-rich hedgerows and 
associated field drains. There is a small area of planted broad-leaved woodland towards the 
south of the site and fields in the north-west and south-east of the site comprise pasture 
grassland, most of which is species-poor or semi-improved grassland. The field boundaries 
and margins contain mature and semi-mature trees including numerous native black poplar, 
especially in the north-western portion of the site. 

2.2.33 The site also contains a stream (Bear Brook) running from the southern part of the site in a 
west-north-westerly direction. A seasonally dry watercourse (the Burcott Brook) also crosses 
through the site, starting from near the Bear Brook in the west of the site and draining to the 
north-east where it is conveyed under the GUC by way of siphons. 

2.2.34 There are three main badger setts close to the site which utilise the pasture, woodland and 
grassland habitats on the site for foraging. Bat activity surveys recorded at least eleven 
species of bat commuting and/ or foraging within and adjacent to the site. The dark, insect-rich 
corridor of the GUC is of regional importance for commuting and foraging bats and the Bear 
Brook, lines of trees and other features within and bordering the site are of county importance. 

2.2.35 Breeding bird surveys identified 56 bird species on the site or near the site boundary including 
four which receive European and/or National protection (including barn owl and kingfisher). 
The GUC, Bear Brook and surrounding hedgerows and trees are key nesting habitats for 
breeding birds. The north-western part of the site supports a greater abundance and variety of 
breeding birds compared to the arable areas; however, the latter supports several farmland 
species of high or medium conservation concern including skylark. Wintering bird surveys 
recorded 58 bird species including high numbers of overwintering golden plover and lapwing; 
both are high priority species and are valued at a county level. 

2.2.36 There are no ponds present within the site boundary, but great crested newts were recorded 
in ten ponds within 500 m of the site boundary, in three distinct metapopulations; one to the 
north-west of the site; a second in Broughton, to the west of the site; and a third to the south of 
the A41. 

Local Facilities 

2.2.37 The site is well located in terms of local facilities. A total of 11 primary schools are located 
within 3km as well as 6 secondary schools in the Aylesbury area. In terms of higher education, 
University Campus Aylesbury Vale is located to the west of the site and the Buckinghamshire 
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campus of the University of Bedfordshire is located close to the rail station. Seven GP 
surgeries are located in Aylesbury and the nearest hospital (Stoke Mandeville Hospital) is 
within 5km. The newly refurbished Aqua Vale Swimming and Fitness Centre is located within 
4km of the site and over 50 sports pitches are available in the Aylesbury urban area. 

2.2.38 Despite the current provision, there is still a need for new facilities in the area. The local 
primary schools and doctors surgeries are all either at or close to capacity. The socio-
economics report and the retail assessment explain the local community, retail and education 
facilities in more detail. 

2.3 Surrounding Development 

2.3.1 A review of other development sites in the vicinity of Aylesbury Woodlands was conducted to 
determine how the site complements surrounding development and could contribute to 
AVDC’s future employment and housing stock. The relevant applications are considered 
below and the four larger applications are considered in greater detail. The full list of 
cumulative impact sites is attached to this document in Appendix A along with a plan of 
committed sites within 10km in Appendix B and a wider context plan in Appendix C.  

Arla Dairy 

2.3.2 In 2011, five applications were submitted for the redevelopment of the Arla Dairy site, to the 
immediate east of the Aylesbury Woodlands site. The five applications, comprising over 55ha 
of land, are outlined in Table 2.1 below. All five applications were approved between October 
2011 and July 2015. 

Table 2.1 - Arla Dairy development sites 

Application 
Number 

Site Site Area (ha) Proposal 

11/00962/APP Arla Dairy 

33.3 

Detailed application for a dairy 
(capable of processing 1.3 
billion litres of milk per annum) 
including offices, parking, 
landscaping and a new priority 
junction from College Road 

11/00963/AOP Arla North 

Outline application for 250,000 
sq ft of B8 development 
including associated access, 
parking and landscaping 
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11/00964/AOP Arla South 7.3 

Outline application for 240,000 
sq ft of B2/B8 development 
including ancillary offices, 
associated parking and 
landscaping 

11/00965/AOP Arla North West 15.1 

Outline application for 450,000 
sq ft of B2/B8 development 
including associated access, 
parking and landscaping 

CM/78/14 

Samian Way Aston 
Clinton 

Buckinghamshire 
HP22 5WJ 

2.3 

Proposed Anaerobic Digestion 
Plant/Materials Recycling 
Facility (MRF) together with 
associated plan and 
landscaping 

 

Land East of Aylesbury (Kingsbrook) 

2.3.3 In 2013, outline planning consent was approved (10/02649/AOP) for a new urban extension 
comprising of a large mixed use development. The site is located immediately north of the 
Woodlands site and the proposals include: 

 2,450 dwellings; 

 10 ha of employment land; 

 neighbourhood centre; 

 two primary schools; 

 construction of the Eastern Link Road (North); 

 construction of the Stocklake Link Road (rural section); and 

 associated infrastructure including expanded substation and flood defences. 

2.3.4 The development will be delivered in three phases with completion expected in 2026. The 
majority of the site is located to the north of the GUC with two smaller parcels to the south. A 
major part of the proposed development is the northern section of the ELR, the southern 
section of which runs through the Woodlands site. In its entirety, the ELR will connect the 
A418 in the north to the A41 in the south. The northern section of the ELR runs from the A418 
to the southern boundary of the site at the GUC. At this point, the ELR will enter the 
Woodlands site, cross a bridge over the GUC and continue south through the site to the A41. 

2.3.5 The ELR is part of a wider scheme of road improvements in the Aylesbury area which aim to 
relieve pressure on the existing highway network. As well as the ELR, the rural section of the 
Stocklake link road runs through the site from east to west, connecting to the urban section of 
the link road. A Western Link Road (WLR) opened in 2014 which connects the two new 
housing estates of Berryfields and Buckingham Park. The construction of the ELR is an 
essential part of both the Kingsbrook and Woodlands developments as well as the transport 
improvements in the wider Aylesbury area. 
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2.3.6 In addition to the two link roads, this site will contribute to road safety improvements, flood 
alleviation improvements, green infrastructure (which will comprise 67% of the site) and a 
minimum of two new primary schools. The development will comprise of three new villages, 
each with their own character, which will be centred around three new village centres. A 
neighbourhood centre is also proposed which could accommodate a range of shops and 
health facilities. 

2.3.7 Two Reserved Matters applications (14/03486/ADP and 14/03487/ADP) have been approved 
relating to the landscaping, layout, scale and road infrastructure of Village 2, which includes 
development for 492 residential units. A second Reserved Matters (15/01768/ADP and 
15/01767/ADP) is currently pending consideration: this relates to the northern section of the 
ELR and the landscaping, layout and scale of the 859 dwelling village 4. Construction on the 
site started in January 2016. 

Land North of Aston Clinton Road (former Aston Clinton MDA) 

2.3.8 In 2007, an outline application (07/02923/AOP) was submitted for this site which sought 
permission for 125 dwellings, B1 development space, retail, open space and associated 
infrastructure. Planning permission was approved subject to the signing of a Section 106 
agreement; however, the Section 106 has not been signed and the application remains 
technically live. Despite this development not coming forward, the resolution to grant consent 
demonstrates AVDCs commitment to developing the site. The current application is awaiting a 
decision from AVDC. 

2.3.9 An outline application (15/03806/AOP) was submitted in November 2015 for a mixed use 
development at land north of Aston Clinton Road comprising of the following: 

 up to 400 market and affordable dwellings; 

 an 80 bed extra care home; 

 a pub/restaurant; 

 a 30 bed hotel; 

 over 5,000 sq m of B1 employment space; 

 retail provision; and 

 open space and play areas. 

2.3.10 The North of Aston Clinton Road site connects the eastern edge of Aylesbury with the 
Woodlands site. Whilst the proposed development at Land North of Aston Clinton Road abuts 
the Woodlands site, the proposal is not reliant on the delivery of this scheme. 

Hampden Fields 

2.3.11 The Hampden Fields site is located on the southern side of the A41, to the immediate south of 
the Woodlands site. An outline application (12/00605/AOP) was submitted in 2012 for a large 
mixed use development including up to 3,000 homes and 430,000 sq ft of employment land. 
This application was dismissed at appeal in January 2015 on highways grounds due to 
concern over additional traffic generated by the development and improvements at the Walton 
Street gyratory. 

2.3.12 A request for an Environmental Impact Assessment (EIA) Scoping Opinion from AVDC on the 
content of the ES to be prepared to support an application at Hampden Fields was submitted 
in October 2015 for a broadly similar development to the proposal above. The Scoping 
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Summary was considered acceptable and an outline application (with all matters reserved) 
(16/00424/AOP) was submitted in February 2016. The application seeks approval for: 

 up to 3,000 dwellings; 

 a 60 bed extra care facility; 

 provision of land for a Park and Ride facility; 

 approximately 29,200 sq m of B1/B2/B8 employment land; 

 two new primary schools; 

 a mixed use local centre, containing a foodstore, further retail, restaurant and café units, 
doctors surgery, gym, public house, professional services, multi-functional community 
space and a day nursery; 

 green infrastructure including parkland, sports pitches, play areas, skate park/BMX 
facility, allotments and landscaping; 

 flood defences and water attenuation features; 

 vehicular access; and 

 a strategic link road between the A413 and A41. 

Other Development 

2.3.13 As well as the larger developments mentioned above, a number of smaller sites in the vicinity 
of the Woodlands site either have consent or are awaiting a decision. Most of these 
applications, displayed in Table 2.2 below, are located in or around Aston Clinton or Weston 
Turville. These sites, combined with the previously mentioned sites, constitute a regionally 
significant development for East Aylesbury with nearly 7,000 new homes, areas of open 
space, road improvements and over 200,000 sq m of employment land. 

Table 2.2 - Development sites in the vicinity of Aylesbury Woodlands 

Application 
Number 

Site Proposal Status 

13/01578/APP Land at Circus Fields, 
Aylesbury 

74 dwellings and associated 
transport and landscape 
improvements 

Consented 

13/01488/AOP Land Adjacent to 
Aston Clinton Road, 
Weston Turville 

Outline application for up to135 
dwellings and associated open 
space, vehicular, pedestrian and 
cycle access and landscaping 

Consented 

14/02072/AOP Land East of New 
Road, Weston Turville 

Outline application for up to 64 
dwellings, open space and 
associated infrastructure 

Awaiting 
decision 

15/02271/AOP Land East of Lower 
Road, Stoke 
Mandeville 

Outline application for up to 117 
dwellings and associated 
ancillary works 

Appeal - 
recommended 
refusal 

15/02569/AOP Land at 108 Weston 
Road and Longhorn 
Farm, Aston Clinton 

Outline application for up to 75 
dwellings 

Awaiting 
decision 

15/03786/AOP Land South Of Outline application for up to 93 Awaiting 
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Aylesbury Road, 
Aston Clinton 

dwellings with associated 
access, landscaping and parking 

decision 

14/03662/APP Land at Stratford 
Close, Aston Clinton 

Construction of 30 dwellings 
with associated garages, roads 
and new access 

Consented 

14/00426/AOP Land Off Brook Street 
and Aylesbury Road, 
Aston Clinton  

Outline application for demolition 
and redevelopment for up to 29 
dwellings with new access, 
roads, parking and associated 
infrastructure 

Consented 

15/02134/AOP Land Off College 
Road South, Aston 
Clinton 

Outline application for up to 85 
dwellings 

Awaiting 
decision 

14/02463/AOP Land North Of Brook 
Farm, Aston Clinton 

Outline application for up to 91 
dwellings, retail unit, open 
space, access, parking roads, 
footpaths and landscaping 

Consented 

15/00300/AOP Land Off Chapel 
Drive and Rear Of 
Green End Street, 
Aston Clinton 

Outline application for up to 95 
dwellings with access, amenity 
space and associated works 

Consented 

13/02508/AOP Land Off Chapel 
Drive, Aston Clinton 

Outline application for up to 47 
dwellings with access, amenity 
space and associated works 

Consented 

15/03627/AOP Land At Park Farm, 
Aston Clinton 

Outline application for up to 36 
dwellings, open space, 
landscaping, access and 
associated works 

Awaiting 
decision 

 

2.4 Development Proposals 

Description of Development 

2.4.1 The development consists of residential, commercial and employment land uses, the ELR(S), 
associated infrastructure and open space. The main components of the masterplan include: 

 102,800 sq m of employment land (class B1, B2 and B8);  

 a range of dwelling types to provide up to 1,100 units; 

 a Two Form-Entry (FE) Primary School; 

 a local centre including 1,000 sq m for a small foodstore (A1 use), 1,000 sq m of 
convenience retail (A1 use), 1,000 sq m for non-A1 retail uses (A2/A3/A4/A5 uses) and 
1,000 sq m for a doctors surgery/crèche (D1 use); 

 60 residential extra care units; 

 leisure facilities including a 150 bed hotel and 5,000 sq m of bars/restaurants; 

 sports village consisting of an outdoor velodrome with sports pitch in-field, artificial sports 
pitches, football/netball pitches, changing facilities, athlete self-catering accommodation 
and a person conference facility; 

 100 hectares of formal and informal open space, allotments, woodland and play areas; 
and 
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 a strategic link road connection and associated footway linking the A41 Aston Clinton 
Road with the ELR(N), including a bridge over the GUC. 

2.4.2 The development will support employment growth, attract inward investment, address housing 
pressures, create enhanced public open space and facilitate the essential infrastructure 
delivery of the ELR(S).  

2.4.3 The ELR(S) will link with the northern aspect of the road where approval has been consented 
by AVDC. The road is essential to provide access to this development and is integral to the 
wider ELR delivery, promoting a more sustainable solution to the transport in the Aylesbury 
area.  

2.4.4 Embedded in the masterplanning process has been an emphasis on facilitating and 
encouraging healthy communities. The residential areas are located within walking distance of 
the local centre, leisure uses, school and employment land. Approximately half of the site will 
comprise of open space, recreation and sports facilities which will be utilised by Woodlands 
residents and those from further afield.  

2.4.5 The maximum area for each land use is shown in Table 2.3 below.  

Table 2.3 - Maximum land use areas 

Land Use Maximum Amount 

A1 - Retail 2,000 sq m 

A2/A3/A4/A5 - Professional Services/Restaurants 1,000 sq m 

A5 - Hot Food Take-away 1,000 sq m 

B1 - Business (Office and Research & Development) 25,600 sq m 

B2 - General Industrial (Light Industry) 44,400 sq m 

B8 - Storage & Distribution (Warehousing) 32,800 sq m 

C1 - Hotel (150 bed)  5,000 sq m 

C2 - Residential Institutions (Exta-care) 60 apartment model 

C3 - Dwelling Houses Up to 1100 Units  

D1 - 2FE Primary School 2,000 sq m 

D1 - Doctors Surgery/Crèche 1,000 sq m 

Leisure Facilities (A1/A3/A4) 3,500 sq m 

Sports Village and Pitches 16 ha 

Athletes Social Facility/Conference Centre 700 sq m 

Athletes Accommodation 10 x 8 bed apartments 

 

Employment 

2.4.6 As shown on the illustrative masterplan, approximately 35 ha of employment land is proposed 
for the south-east corner of the site, within the EZ boundary. This will consist of: 

 B1 Business (Office and Research & Development) - 25,600 sq m; 

 B2 General Industrial (Light Industry) - 44,400 sq m; and 
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 B8 Storage & Distribution (Warehousing) - 32,800 sq m. 

2.4.7 This will total 102,800 sq m of employment floorspace and contribute significantly towards the 
estimated 4,564 gross direct jobs which will be supported on site as part of the Woodlands 
development. 

Housing 

2.4.8 Residential development will comprise 28.8 ha of the site, supporting up to 1,100 residential 
units. The Illustrative Masterplan shows the residential areas to be located in the north and 
east of the site, centred around the new local centre. A suitable mix in terms of dwelling size 
and affordable/custom build/market housing will be provided which meets the needs of the 
locality; this mix will be negotiated with AVDC during the application process. Other local 
developments have proposed a housing mix following discussions with the LPA and viability 
assessments; Table 2.4 shows the proposed housing mix for the Hampden Fields and Land 
North of Aston Clinton Road sites, compared with the HEDNA. 

Table 2.4 - Hampden Fields and Land North of Aston Clinton proposed housing mix 

Dwelling Type HEDNA 
Hampden 

Fields 

Land North 
of Aston 

Clinton Road 

1 Bed 4.9% 1.3% 10% 

2 Bed 22.6% 34.0% 35.5% 

3 Bed 48.9% 32.8% 39.9% 

4 Bed 18.3% 27.5% 15.5% 

5 Bed 5.3% 4.3% - 

 

2.4.9 In addition to the residential dwellings, 60 residential extra care units are shown on the 
Illustrative Masterplan, in proximity of residential dwellings and an area of open space, within 
walking distance to the local centre. 

2.4.10 As shown in the residential density plan, three density ranges are proposed for the site: 

 Lower Density: 20-30 dph; 

 Medium Density: 30-40 dph; and 

 Higher Density: 40-70 dph. 

2.4.11 The highest density housing is proposed for the centre of the site near to the local centre with 
the density generally decreasing towards the edge of the site.  

2.4.12 As part of the housing offer for the site, an element of Custom Build housing will be provided. 
The Custom Build sector aims to reduce the reliance on large scale house builders and reduce 
the housing shortfall. Custom Build on the Woodlands site will involve a builder or developer 
being contracted by BA and could offer a number of benefits, including;   
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 affordable bespoke-designed market housing; 

 promotes design quality; 

 environmental sustainability;  

 drives innovation in building techniques; 

 can offer opportunities to smaller builders and contractors; and 

 create local jobs and contribute to local economies. 

2.4.13 It is widely recognised that Custom Build can offer a more affordable option for people who 
want to access private sale housing. 

2.4.14 The National Custom and Self Build Association (NaCSBA) believe that Custom Build could 
deliver 10-20,000 new homes a year by 2020 and 50,000 a year in the long term. The Custom 
Build sector in the UK currently accounts for less than 10% of new homes, compared to 
between a third and a half in many other countries. The Government is committed to 
promoting the growth of the Custom Build sector, as set out in the Housing Strategy for 
England (2011). The Housing Strategy requires Councils to assess demand for Custom Build 
housing in their area and help facilitate it. 

2.4.15 The DCLG published ‘Self-build and Custom Housebuilding: Draft planning practice guidance’ 
in February 2016 to guide LPAs when designing their Custom Build/Self-build register. On 1 
April 2016, the statutory duties under the 2015 Act to keep a register and to have regard to it 
will come into force and this guidance will be published on the PPG portal. 

2.4.16 Custom build projects should employ a mix of house types and styles which complement 
surrounding development. A key tool to help deliver Custom Build housing is the use of Design 
Codes, as set out in paragraph 59 of the National Planning Policy Framework (NPPF). 
However, the NPPF goes onto state that planning policies and decisions should not impose 
architectural styles and should not stifle innovation or originality. 

2.4.17 A density of 45-70dph will be sought to deliver a mix suitable for the site. It is likely that custom 
build housing will be built in the higher density areas shown on the parameter plan. 

Local Centre 

2.4.18 In the centre of the site is a new mixed use local centre. This will consist of a number of uses 
including: 

 A1 (Shops) e.g convenience retail; 

 A2 (Financial & Professional Services); 

 A5 (Hot Food Take-away); and 

 D1 (Non-residential institutions) e.g. healthcare and crèche facility; 

Open Space and Recreation 

2.4.19 A significant amount of green space is included in the development proposals, which includes: 

 play areas (0.2 ha); 

 informal open space (74.2 ha); 
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 formal open space (16.7 ha); 

 allotments/community orchards (1.2 ha); and 

 existing woodland (5.5 ha). 

2.4.20 The development proposals will give the public access to nearly 100 ha of open space and 
recreation facilities which were previously restricted land. Aylesbury Woodlands offers a 
significant contribution towards Aylesbury’s needs for amenity and open space with provision 
including;  

 open parkland either side of the ELR(S);  

 amenity space forming a key link within the County’s proposed Aylesbury Linear Park; 

 a ‘Blue Grid’ network of amenity space, incorporating attenuation and conveyance 
features; and 

 a Wildlife Area along the Bear Brook, some of which would be accessible by the 
public.  

2.4.21 The Aylesbury Woodlands development makes provision for a range of sporting and 
recreational facilities serving the needs of Aylesbury Vale, centred on an iconic outdoor 500 m 
velodrome and community sports area enhancing Aylesbury’s potential to host international 
multi-sport event and community celebrations. The main sports facilities located around the 
velodrome will include a BMX/Pump Track Cycle, a cluster of 5-a-side football pitches, grass 
football and cricket pitches and associated changing and parking facilities. All of the facilities 
proposed within this scheme are complementary to the Aylesbury Vale strategic deficit. The 
site will benefit the wider community and enhance Aylesbury’s position as the birthplace of the 
Paralympic movement.  

Leisure 

2.4.22 Approximately 3.1 ha of the site are shown as leisure uses. The leisure uses are shown to be 
split into two main areas: canal side and an area nearer the proposed sports village. The canal 
side area could support some small retail (A1 use) uses as well as restaurants and bars 
(A3/A4 use). The area near the sports village could consist of a 150 bed hotel, athlete’s 
accommodation village (in the form of 10 eight bed apartments) and a social 
facility/conference centre. There is also the possibility of a drive through restaurant being 
incorporated into the development. 

Education 

2.4.23 The Socio Economics ES Chapter has identified a need for a 2FE primary school located on 
site to accommodate the potential 369 primary places generated by the proposed 
development. The 2FE primary school will provide for additional capacity to accommodate the 
existing under provision of local primary school places.  

Consultation 

2.4.24 A number of methods were employed to optimise engagement with all identified stakeholders 
including: 

 Local media engagement through print and digital media; 

 Individual briefings for local politicians; and 
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 Delivering letters to 7,000 addresses within the Aylesbury East, Aston Clinton and Bierton 
county electoral divisions. 

2.4.25 The illustrative masterplan has evolved following discussions with AVDC, BCC, stakeholders 
and local residents. As outlined in the accompanying DAS, an initial ‘Stakeholder Masterplan 
Workshop’ was held in June 2015 followed by two public exhibitions in July 2015 and January 
2016, with attendance of over 500 people over five days.  

2.4.26 The feedback from the two public exhibitions indicated four significant issues for local 
residents: 

 Lack of proposed community infrastructure/ overburdening of the existing system; 

 Additional transport/traffic strain; 

 Design and location of the ELR(S); and 

 The creation of additional employment space does not necessarily create additional jobs. 

2.4.27 The Statement of Community Involvement provides more detailed feedback from the public 
exhibitions and details of the other stakeholder engagement methods utilised. 

Phasing 

2.4.28 The development will be constructed in a number of phases which will be progressed to 
ensure that phased infrastructure and associated capacity match built development delivery as 
well as market demand and associated viability. 

2.4.29 This approach is essential for planned and sustainable growth at Aylesbury Woodlands and 
any development that may be considered for progression out of sequence will need to be 
considered carefully.  

2.4.30 The first phase of the development will see the construction of highway access at College 
Road North and employment land use supported by associated infrastructure works. The 
ELR(N) is required to be completed no later than 5 years after commencement of 
development of the Kingsbrook site and with development having commenced in January 
2016, this would indicate the latest completion of the ELR(N) as January 2021. Therefore to 
ensure a complete ELR delivery, the ELR(S) is likely to be in place by January 2021, 
establishing a north-south connection across the site with additional accesses at the GUC 
Bridge (enabling linkage northwards to the ELR(N)) and southwards to the A41. It is 
anticipated that flood alleviation, informal open space and associated landscape works would 
be in place at this stage to release subsequent phases of the development (residential, local 
centre, leisure and education land uses) which will then take place generally from west to east 
from the ELR(S) to College Road North. 

2.4.31 Further outline information on phasing is provided in the DAS. 
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3 Planning Policy Context 

3.1 Introduction 

3.1.1 In this section we set out the policy context relevant to the application scheme. Planning Law 
requires applications for planning permission must be determined in accordance with the 
development plan, unless material considerations indicate otherwise, in accordance with 
Section 38 (6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the 
Town and Country Planning Act 1990. 

3.1.2 The NPPF sets out the Government’s planning policies for England and how these are 
expected to be applied. The Framework does not change the statutory status of the 
development plan as the starting point for decision making. Proposed development that 
accords with an up-to-date Local Plan should be approved.  

3.1.3 The development plan for Aylesbury Vale District Council comprises the saved policies of the 
Aylesbury Vale District Local Plan (AVDLP) 2001-2011 (2004), the Buckinghamshire Minerals 
and Waste Local Plan 2004-2016 (2006), and the Buckinghamshire Mineral and Waste Core 
Strategy DPD (2012). The relevant policies of the development plan are considered in this 
section. 

3.1.4 AVDC are currently preparing a new Local Plan, to replace the 2004 AVDLP. The emerging 
Local Plan will include the overall strategy for the district, site allocations and development 
management policies. The timetable for adoption of the emerging plan indicates AVDC are 
hopeful for submission of the plan for early 2017 and adoption summer 2017. 

3.2 National Planning Policy 

National Planning Policy Framework (NPPF) 2012 

3.2.1 On the 27th March 2012, the Government published the NPPF, which updated and replaced 
guidance set out in preceding Planning Policy Statements, Planning Policy Guidance and a 
number of related circulars, within a single document.  

3.2.2 The overall objective of the NPPF is to secure the sustainable development needed to meet 
the needs of the country’s communities and businesses.  

The Presumption in Favour of Sustainable Development 

3.2.3 The NPPF identifies the purpose of the planning system is to contribute to the achievement of 
sustainable development. The policies in paragraphs 18 to 219, taken as a whole, constitute 
the Government’s view of what sustainable development in England means in practice. 
Paragraphs 7 and 8 identify the mutually dependent three dimensions of sustainable 
development: economic, social and environmental.  

3.2.4 Paragraph 14 explains at the heart of the NPPF is a presumption in favour of sustainable 
development, which should be seen as a golden thread running through both plan-making and 
decision-taking. The presumption for decision-taking means approving proposals that accord 
with the development plan without delay; where the development plan is absent, silent or 
relevant policies are out-of-date, permission should be granted unless “any adverse impacts of 
doing so would significantly and demonstrably outweigh the benefits” when assessed against 
the policies of the NPPF taken as a whole.  

 



Planning Statement 

Aylesbury Woodlands 
 

 

 

J:\32113 - Aylesbury East\Planning\Reports\1 - Planning Statement\160317 
Planning Statement.docx 

24 

Core Planning Principles 

3.2.5 Paragraph 17 of the NPPF sets out the 12 core planning principles which should underpin 
both plan-making and decision-taking, of which the following are of particular relevance in 
respect of this application: 

 proactively drive and support sustainable economic development to deliver the homes, 
business and industrial units, infrastructure and thriving local places that the country 
needs. Every effort should be made objectively to identify and then meet the housing, 
business and other development needs of an area, and respond positively to wider 
opportunities for growth. Plans should take account of market signals, such as land prices 
and housing affordability, and set out a clear strategy for allocating sufficient land which is 
suitable for development in their area, taking account of the needs of the residential and 
business communities; 

 always seek to secure high quality design and a good standard of amenity for all existing 
and future occupants of land and buildings; 

 promote mixed use developments, and encourage multiple benefits from the use of land 
in urban and rural areas, recognising that some open land can perform many functions 
(such as wildlife, recreation, flood risk mitigation, carbon storage, or food production); 

 conserve heritage assets in a manner appropriate to their significance, so that they can 
be enjoyed for their contribution to the quality of life of this and future generations; 

 actively manage patterns of growth to make the fullest possible use of public transport, 
walking and cycling, and focus significant development in locations which are or can be 
made sustainable; and 

 take account of and support local strategies to improve health, social and cultural 
wellbeing for all, and deliver sufficient community and cultural facilities and services to 
meet local needs.  

Section 1: Building a strong, competitive economy 

3.2.6 The Government is committed to securing economic growth in order to create jobs and 
prosperity, building on the country’s inherent strengths. Paragraph 19 states that the planning 
system should operate to encourage and not act as an impediment to sustainable growth. 
Significant weight should be placed on the need to support economic growth through the 
planning system. Paragraph 20 identifies that LPAs should plan proactively to meet the 
development needs of business and support an economy fit for the 21st century.  

Section 2: Ensuring the vitality of town centres 

3.2.7 The NPPF continues the ‘town centres-first’ emphasis which formed the basis of PPS4 and 
preceding guidance. Paragraph 24 states LPAs should apply a sequential test to applications 
for main town centre uses that are not in an existing centre. The sequential test should first 
consider main town centres, followed by edge of centre locations and then out of centre sites if 
suitable locations cannot be found. When considering out of centre locations, preference 
should be given to accessible sites which are well connected to the centre.  

3.2.8 When assessing applications for retail, leisure and office development outside of town centres, 
paragraph 26 states LPAs should require an impact assessment if the development is over a 
proportionate, locally set threshold (the default threshold is 2,500 sq m). The assessment 
should include the impact on existing, committed and planned public and private investment in 
a centre as well as the impact of the proposal on town centre vitality and viability. 
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Section 4: Promoting sustainable transport 

3.2.9 Paragraph 32 identifies a Transport Statement or Transport Assessment should support all 
developments that generate significant amounts of movement. Plans and decisions should 
take account of whether: 

 the opportunities for sustainable transport modes have been taken up depending on the 
nature and location of the site, to reduce the need for major transport infrastructure; 

 safe and suitable access to the site can be achieved for all people; and 

 improvements can be undertaken within the transport network that cost effectively limit 
the significant impacts of the development. Development should only be refused on 
transport grounds where the residual cumulative impacts of development are severe. 

3.2.10 Paragraph 34 states decisions should ensure developments that generate significant 
movement are located where the need to travel will be minimised and the use of sustainable 
transport modes can be maximised. Following on, paragraph 35 states that developments 
should be located and designed where practical to create safe and secure layouts which 
minimise conflicts between traffic and cyclists or pedestrians, and that a key tool to facilitate 
this is a Travel Plan (paragraph 36). Paragraph 37 outlines that planning policy should aim for 
a balance of land uses so that people can be encouraged to minimise journey lengths for 
employment, shopping, leisure, education and other activities. 

Section 5: Supporting high quality communications infrastructure 

3.2.11 Paragraph 42 recognises that advanced, high quality communications infrastructure is 
essential for sustainable economic growth including the development of high speed 
broadband technology and other communications networks which can enhance the provision 
of local community facilities and services. Paragraph 43 goes on to state that existing masts, 
buildings and other structures should be used and new installations should be kept to a 
minimum. 

Section 6: Delivering a wide choice of high quality homes 

3.2.12 To boost significantly the supply of housing, paragraph 47 states LPAs should aim to boost the 
supply of housing through using their evidence base to ensure that their Local Plan meets the 
full, objectively assessed needs for market and affordable housing. LPAs should identify and 
update a supply of specific deliverable sites, on an annual basis, which are sufficient to 
provide five years’ worth of housing against their housing requirements. Where there has been 
a record of persistent under delivery of housing, LPAs should increase the buffer from 5% to 
20% to provide a realistic prospect of achieving the planned supply and to ensure choice and 
competition in the market for land. 

3.2.13 An LPA may make an allowance for windfall sites in the five-year supply if they have 
compelling evidence that such sites have consistently become available in the local area and 
will continue to provide a reliable source of supply. Paragraph 49 requires housing 
applications to be considered in the context of the presumption in favour of sustainable 
development. Relevant policies for the supply of housing should not be considered up-to-date 
if the LPA cannot demonstrate a five-year supply of deliverable housing sites.  

3.2.14 Paragraph 50 states that LPAs should deliver a wide choice of high quality homes, widen 
opportunities for home ownership and create sustainable, inclusive and mixed communities. 
This can be achieved through: 

 planning for a mix of housing based on current and future demographic trends; 
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 identifying the size, type, tenure and range of housing that is required in particular 
locations; and 

 setting policies for meeting affordable housing need on site unless off-site provision or a 
financial contribution of broadly equivalent value can be robustly justified. 

Section 7: Requiring good design 

3.2.15 Paragraph 56 outlines the Government’s attachment to design of the built environment. Good 
design is a key aspect of sustainable development; indivisible from good planning and should 
contribute positively to making places better for people. Following on, paragraph 57 states the 
importance to plan positively for the achievement of high quality and inclusive design for all 
development, including individual buildings, public and private spaces and wider development 
schemes. 

3.2.16 Paragraphs 60 and 61 state decisions should not attempt to impose architectural styles or 
particular tastes and not stifle innovation, originality or initiative. Although visual appearance 
and the architecture of the individual buildings are important factors, securing high quality 
design goes beyond aesthetic considerations. Planning policies and decisions should take 
account of the connections between people and places as well as the integration of new 
development into the natural, built and historic environment. 

3.2.17 In determining applications, paragraph 63 states that great weight should be given to 
outstanding or innovative designs when determining applications. Paragraph 64 identifies the 
corollary that poor design which fails to take the opportunities available for improving the 
character and quality of an area should be refused. Applicants will be expected to work closely 
with those directly affected by their proposals to evolve designs and take account of the views 
of the community. Proposals that can demonstrate this in developing the design of the new 
development should be looked on more favourably. 

Section 8: Promoting healthy communities 

3.2.18 Paragraph 69 outlines the important role the planning system plays in facilitating social 
interaction and creating healthy, inclusive communities. LPAs should aim to involve all 
sections of the community in planning decisions and aim to achieve places which promote: 

 opportunities for meetings between members of the community who might not otherwise 
come into contact with each other, including through mixed-use developments, strong 
neighbourhood centres and active street frontages which bring together those who work, 
live and play in the vicinity; 

 safe and accessible environments where crime and disorder do not undermine quality of 
life of community cohesion; and 

 safe and accessible developments, containing clear and legible pedestrian routes, and 
quality public space, which encourage the active and continual use of public areas. 

3.2.19 In order to deliver social, recreational and cultural facilities and services the community needs, 
paragraph 70 states planning policies and decisions should:  

 plan positively for the provision of shared space, community facilities and other local 
services; 

 guard against the unnecessary loss of valued facilities and services; 

 ensure that established shops, facilities and services are able to adapt in a way that is 
sustainable; and 
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 ensure an integrated approach to considering the location of housing, economic uses and 
community facilities and services. 

3.2.20 Paragraph 73 emphasises the importance of access to high quality open spaces and 
opportunities for sport and recreation can make an important contribution to the health and 
well-being of communities. Planning policies should protect and enhance PROWs and access 
and seek opportunities to provide better facilities for users (Paragraph 75), for example by 
adding links to existing rights of way networks including National Trails. 

Section 10: Meeting the challenge of climate change, flooding and coastal change 

3.2.21 Paragraph 93 states the key role in helping shape places to secure reductions in greenhouse 
gas emissions, minimising vulnerability and providing resilience to the impacts of climate 
change and supporting the delivery of renewable and low carbon energy and associated 
infrastructure. 

3.2.22 In determining planning applications, LPAs should consider paragraph 96 whereby new 
development is expected to take account of landform, layout, building orientation, massing and 
landscaping to minimise energy consumption.  

3.2.23 Inappropriate development in the areas at risk of flooding should be avoided, whereby 
paragraph 100 identifies development should be directed away from areas at highest risk. A 
sequential, risk-based approach should be undertaken to avoid where possible flood risk to 
people and property and manage residual risk. Paragraph 101 states that the aim of the 
Sequential Test is to steer new development to areas with the lowest probability of flooding. 
Development should not be permitted if there are reasonably available sites appropriate for 
the proposed development in areas with a lower probability of flooding. A sequential approach 
should be used in areas known to be at risk from any form of flooding. If following the 
Sequential Test, it is not possible for the development to be located in zones with a lower 
probability of flooding; paragraph 102 states an Exception Test can be applied.  

3.2.24 Following the Sequential Test and Exception Test, the LPA should follow paragraph 103 in 
determining planning applications for appropriate development in areas of flood risk. The tests 
should demonstrate that the most vulnerable uses are located in areas of lowest flood risk and 
development is appropriately flood resilient and resistant.  

Section 11: Conserving and enhancing the natural environment 

3.2.25 Paragraph 113 identifies that LPAs should set criteria based policies against which proposals 
for any development on or affecting protected wildlife or landscape areas will be judged, with 
protection is to be commensurate with their status, giving appropriate weight to their 
importance and the contribution that they make to wider ecological networks. 

3.2.26 Paragraph 118 states when determining applications, LPAs should aim to conserve and 
enhance biodiversity by applying the principles of refusing permission for developments that 
result in significant harm which cannot be mitigated against or which have an adverse effect 
on a Site of Special Scientific Interest (SSSI) (except when the benefits clearly outweigh the 
loss). Opportunities to incorporate biodiversity in and around developments should also be 
encouraged. 

3.2.27 Paragraph 121 states that planning decisions should ensure that a site is suitable for its new 
use taking account of ground conditions and land instability, and that adequate site 
investigation information is presented. 

3.2.28 Paragraph 124 requires planning decisions to consider any new development in Air Quality 
Management Areas (AQMA) is consistent with the local air quality action plan.  
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3.2.29 Paragraph 125 states by encouraging good design, planning policies and decisions should 
limit the impact of light pollution from artificial light on local amenity, intrinsically dark 
landscapes and nature conservation. 

Section 12: Conserving and enhancing the historic environment 

3.2.30 Paragraphs 126 and 131 state that LPAs should take account of the desirability of new 
development making a positive contribution to local character and distinctiveness, as well as 
opportunities to draw on the contribution made by the historic environment to the character of 
a place. The positive contributions should be taken into account in decision-taking.  

3.2.31 Paragraph 128 states that LPAs should require an applicant to describe the significance of any 
heritage assets affected, including any contribution made by their setting. As a minimum, the 
relevant historic environment record should have been consulted and the heritage assets 
assessed using appropriate expertise where necessary.  

Decision-taking 

3.2.32 Paragraphs 186 and 187 state LPAs should approach decision-taking in a positive way to 
foster the delivery of sustainable development. LPAs should look for solutions rather than 
problems and decision-takers at every level should seek to approve applications for 
sustainable development where possible. LPAs should work proactively with applicants to 
secure developments that improve the economic, social and environmental conditions of the 
area. 

Pre-application engagement and front loading 

3.2.33 Paragraph 188 encourages early engagement, where good quality pre-application discussion 
enables better coordination between public and private resources and improved outcomes for 
the community.  

3.2.34 Paragraph 189 identifies the key role LPAs have to play in encouraging other parties to 
maximum advantage of the pre-application stage. Paragraphs 190 and 191 appreciate that the 
more issues that can be resolved at pre-application stage, the greater the benefits. The 
participation of other consenting bodies in pre-application discussions should enable early 
consideration of all the fundamental issues relating to whether a particular development will be 
acceptable in principle. 

3.2.35 Outlined in paragraph 195 is the encouragement of applicants and LPAs to enter into planning 
performance agreements that might achieve a faster and more effective application process.  

Determining applications 

3.2.36 Paragraphs 196 and 197 identify that the planning system is plan-led. Planning Law requires 
that applications for planning permission must be determined in accordance with the 
development plan. The NPPF is a material consideration in planning decisions. In assessing 
and determining development proposals, LPAs should apply the presumption in favour of 
sustainable development.  

Planning Practice Guidance (PPG) 

3.2.37 In March 2014, the Government announced the launch of the Planning Practice Guidance 
(PPG) website as a consequence of the Taylor Review. The Taylor Review advised the 
Government to reduce the complexity and volume of the planning guidance and remove the 
guidance that is out of date. The PPG brings together guidance as a single online resource, 
making it easier to access the most relevant and up to date information. The PPG is intended 
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to be read alongside the NPPF and set out below is the guidance that is most relevant to the 
development proposals. 

Air Quality 

3.2.38 Part ID32 of the PPG gives guidance on the relevance of air quality to a planning decision. 
Paragraph 005 (ID: 32-005-20140306) identifies where air quality could be relevant to a 
planning decision. Considerations could include traffic in the vicinity of the proposed 
development site or further afield, where new points of air pollution are introduced, the impact 
during construction, and the impact on biodiversity. Paragraph 006 (ID: 32-006-20140306) 
states where there are concerns about the air quality, the local planning authority may want to 
know about the baseline local air quality, whether the proposed development could 
significantly change air quality, and whether there is likely to be a significant increase in the 
number of people exposed to the problem.  

3.2.39 Paragraph 007 (ID: 32-007-20140306) states that assessments should be proportionate to the 
nature and scale of development proposed and the level of concern about air quality, and 
because of this are likely to be location specific. Paragraph 008 (ID: 32-008-20140306) 
identifies that should mitigation measures be necessary, they will be location specific and 
proportionate to the likely impact.  

Flood Risk and Coastal Change 

3.2.40 Part ID7 of the PPG gives guidance on the application of the sequential and exception tests 
and requirements for site specific flood risk assessments. Paragraph 30 (ID: 7-030-20140306) 
sets out the objectives for site specific assessments which include whether the proposed 
development is likely to be affected by current or future flooding, whether it will increase flood 
risk elsewhere and whether the measures proposed to deal with these effects and risks are 
appropriate. Paragraph 031 (ID: 7-031-20140306) states that assessments should be 
proportionate, and appropriate to the scale, nature and location of the proposed development.  

3.2.41 In terms of water supply, wastewater and water quality, paragraph 016 (ID: 34-016-20140306) 
states that water supply is unlikely to be a consideration for most planning applications, though 
exceptions include large developments. Water quality is only likely to be a significant planning 
concern where development would involve physical modifications to water bodies or indirectly 
affect water bodies, for example through a lack of infrastructure to deal with wastewater.  

Natural Environment 

3.2.42 Part ID8 of the PPG gives guidance on the relevance of biodiversity and green infrastructure 
to a planning decision. Paragraph 001 (ID: 8-001-20140306) addresses the assessment of 
landscape character. It advises that landscape character assessments should be prepared to 
complement Natural England’s National Character Area profiles. Landscape Character 
Assessment should help to understand the character and local distinctiveness of the 
landscape and identify the features that give it a sense of place.  

3.2.43 Paragraph 007 (ID: 8-007-20140306) states the statutory basis for planning to seek to 
minimise impacts on biodiversity is driven by Section 40 of the Natural Environment and Rural 
communities Act 2006, which places a duty on all public authorities in England and Wales to 
have regard to conserving biodiversity. Paragraph 013 (ID: 8-013-20140306) states that the 
planning system should recognise the wider benefits of ecosystem services.  

3.2.44 Paragraph 016 (ID8-016-20140612) states biodiversity impacts and opportunities should 
inform all stages of development. Paragraph 017 (ID: 8-017-20140306) goes on to say that 
biodiversity enhancement in and around development should be led by a local understanding 
of ecological networks and should seek to include; habitat restoration, re-creation and 
expansion; improved links between existing sites; buffering of existing important sites; new 
biodiversity features within new development; and management for long term enhancement.  
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Land affected by contamination 

3.2.45 Part ID33 of the PPG provides guiding principles on dealing with land affected by 
contamination. Paragraph 007 (ID: 33-007-20140612) states that if there is reason to believe 
contamination could be an issue, developers should provide proportionate but sufficient site 
investigation information to determine the existence or otherwise of contamination, its nature 
and extent, the risks it may pose and how any risks can be assessed and satisfactorily 
reduced to an acceptable level. 

3.2.46 Paragraph 006 (ID: 45-006-20140306) states that where land stability could be an issue, 
developers should seek appropriate technical and environmental advice to assess the likely 
consequences of proposed developments on sites where subsidence, landslides and ground 
compression is known or suspected. This section of the PPG goes on to set out the required 
contents of any slope stability and land stability risk assessment report.  

Noise 

3.2.47 Part ID30 of the PPG gives guidance on the relevance of noise to a planning decision. 
Paragraph 003 (ID: 30-003-20140306) states that decision taking should take account of the 
acoustic environment and in doing so consider the level of impact associated with the 
proposal.  

3.2.48 Paragraph 006 (ID: 30-006-20140306) states that the subjective nature of noise means that 
there is not a simple relationship between noise levels and the impact on those affected. 
Paragraph 008 (ID: 30-008-20140306) identifies noise can be mitigated through engineering, 
layout, planning conditions/obligations and mitigation.  

Housing and economic development needs assessments 

3.2.49 Part ID2a of the PPG provides guidance on assessing economic development needs. It 
advises (at ID 2a-032-20140306) that such assessments should take account of the recent 
pattern of employment land supply, market intelligence and signals, and the locational and 
premises requirements of particular types of business. In forecasting future trends, the PPG 
states that emerging sectors that are well suited to the area being covered by the analysis 
should be encouraged where possible (ID 2a-032-20140306).  

Travel plans, transport assessments and statements in decision-taking 

3.2.50 Part ID42 of the PPG provides guidance in respect of the use of travel plans, transport 
assessments and statements in decision-taking. Paragraph 002 (ID: 42-002-20140306) states 
travel plans, transport assessments and statements are all ways of assessing and mitigating 
the negative transport impacts of development in order to promote sustainable development. 
They are required for all development which generate significant amount of movements.  

3.2.51 Paragraph 014 (ID: 42-014-20140306) states that the need for, scale, scope and level of detail 
required of a Transport Assessment or Statement should be established as early in the 
development management process as possible. Key issues to consider at the start of 
preparing a Transport Assessment or Statement may include the context of the proposal, the 
study parameters, assessment of public transport capacity, road trip generation and trip 
distribution, promotion of sustainable travel, safety implications and (where applicable) 
mitigation measures.  

Design 

3.2.52 Part ID26 of the PPG provides guidance on the design of development as well as how 
buildings and the spaces between them should be considered. Paragraph 007 (ID: 26-007-
20140306) addresses local character and states that development should seek to promote 
character in townscape and landscape. New development should take into account the site’s 
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land form, natural features and local heritage resources can help give shape to a development 
and integrate it into the wider area. 

3.2.53 Paragraph 009 (ID: 26-009-20140306) explains that planning should promote a network of 
green spaces and public places, to deliver a range of social and environmental goals. 
Paragraph 013 (ID: 26-013-20140306) explains that planning should promote the efficient use 
of natural resources by helping to reduce resource requirements in terms of energy demands, 
water and land take, and helping to sustain natural ecosystems. 

Renewable and low carbon energy 

3.2.54 Part ID5 of the PPG provides guidance on renewable energy for new developments including 
a range of renewable sources such as hydropower, solar technology, solar farms and wind 
turbines.  

3.2.55 In terms of renewable and low carbon energy, and decentralised energy opportunities, 
paragraph 009 (ID: 5-009-20140306) states that planning can provide opportunities for, and 
encourage energy development which will produce waste heat, to be located close to existing 
or potential users of the heat. Paragraph 013 (ID: 26-013-20140306) explains that planning 
should promote the efficient use of natural resources by helping to reduce resource 
requirements in terms of energy demands, water and land take. 

3.2.56 In terms of water supply, wastewater and water quality, paragraph 016 (ID: 34-016-20140306) 
states that water supply is unlikely to be a consideration for most planning applications, though 
exceptions include large developments. Water quality is only likely to be a significant planning 
concern where development would involve physical modifications to water bodies or indirectly 
affect water bodies, for example through a lack of infrastructure to deal with wastewater.  

Climate Change 

3.2.57 Part ID6 of the PPG provides guidance on mitigation and adaptation measures and the 
application process to address the impacts of climate change. Paragraph 004 (ID: 6-004-
20140612) states that LPAs should pay attention to integrating adaptation and mitigation 
approaches to support sustainable development. Paragraph 005 (ID: 6-005-20140306) states 
that LPAs should identify no or low cost responses to climate risks which also deliver other 
benefits, such as green infrastructure that improves adaptation, biodiversity and amenity. 
Flexibility should be built in to allow future adaptation if it is needed and the vulnerability of a 
development to climate change risk over its whole lifetime should be considered. 

3.2.58 Paragraph 007 (ID: 6-007-20140306) states that different emission sources should be 
considered to provide a robust evaluation of future emissions. The distribution and design of 
new development and the potential for servicing sites through sustainable transport solutions 
are particularly important considerations that affect transport emissions. 

Conserving and enhancing the historic environment 

3.2.59 Part ID18a of the PPG provides guidance on enhancing and conserving the historic 
environment. Paragraph 004 (ID: 18a-004-20140306) states that LPAs should set out a 
positive strategy for the conservation and enjoyment of the historic environment. Specific 
opportunities to conserve and enhance heritage assets should be identified which could 
include delivery of development that will make a positive contribution to, or better reveal the 
significance of, the heritage asset. 

Consultation and pre-decision matters 

3.2.60 Part ID15 of the PPG provides guidance on the process and expectations on consultation of 
planning applications. Paragraph 001 (ID: 15-001-20140306) states that, after receiving a 
planning application, the LPA will undertake a period of consultation where views on the 
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proposed development can be expressed. This period will normally last for 21 days during 
which a number of different groups will be consulted. Further stages of consultation may be 
required if the applicant submits changes to the application. Once consultation has concluded, 
the LPA will consider the comments made by consultees and proceed to decide the 
application.  

3.2.61 Paragraph 003 (ID: 15-003-20140306) states that anyone can respond to an planning 
consultation including those directly affected by the application, community groups and 
specific interest groups (both local and national). 

Health and wellbeing 

3.2.62 Part ID53 of the PPG outlines the importance of health and wellbeing in planning. Paragraph 
001 (ID: 53-001-20140306) states that LPAs should ensure that health and wellbeing should 
be considered in planning decision making by promoting healthy communities through 
collaboration with public health organisations, health service organisations and local 
communities. 

3.2.63 Paragraph 002 (ID: 53-002-20140306) states that development proposals should support 
strong, vibrant and healthy communities and help create healthy living environments which 
should, where possible, include making physical activity easy to do and create places and 
spaces to meet to support community engagement and social capital. Opportunities for 
healthy lifestyles should be considered including promoting active travel, access to healthier 
food, high quality open spaces and opportunities for play, sport and recreation. 

3.2.64 Paragraph 004 (ID: 53-004-20140306) states that LPAs should consider consulting the 
Director of Public Health on any applications that are likely to have a significant impact on the 
health and wellbeing of the local population.  

Light Pollution 

3.2.65 Part ID31 of the PPG provides guidance on how light should be considered within the planning 
system. Paragraph 003 (ID: 31-003020140306) explains that light intrusion can impair 
sleeping, cause annoyance to people, compromise an existing dark landscape and affect 
natural systems. Good design, correct installation and ongoing maintenance are essential to 
the effectiveness of lighting schemes. 

3.2.66 Paragraph 004 (ID: 31-004-20140306) states that lighting schemes should be designed to 
minimise light pollution effects. Lighting schemes could be turned off when not needed (e.g. 
during quiet times between midnight and 5am/6am) to reduce any potential adverse effects. 

Open space, sports and recreation facilities 

3.2.67 Part ID37 of the PPG gives guidance on open space, sports and recreation facilities and public 
rights of way. Paragraph 003 (ID: 37-003-20140306) states that LPAs should consult Sport 
England when the development might lead to the creation of one or more playing pitches.  

Planning Obligations 

3.2.68 Part ID23b of the PPG provides guidance on the use of planning obligations and the process 
for changing obligations. Paragraph 002 (ID: 23b-002-20140306) states that developers may 
be asked to provide contributions for infrastructure which could involve section 106 
agreements, section 278 agreements and Community Infrastructure Levy (CIL).  

3.2.69 Paragraph 004 (ID: 23b-004-20150326) states that planning obligations must be fully justified 
and evidenced. Where affordable housing contributions are being sought, planning obligations 
should not prevent development from going forward.  
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3.2.70 Paragraph 025 (ID: 23b-025-20150326) states that discussions about planning obligations 
should take place as early as possible in the planning process, including at the pre-application 
stage. Paragraph 028 (ID: 23b-028-20150326) states that planning obligations should be 
negotiated to enable decisions on planning applications to be made within the statutory time 
limits (or a longer period where agreed between the LPA and the applicant). 

3.3 Local Planning Policy 

Aylesbury Vale District Local Plan (2004) 

GP2: Affordable Housing  

3.3.1 The Council will negotiate for the provision as affordable dwellings of a minimum of 20% and 
up to 30% of the total number of dwellings on developments of 25 or more dwellings, or sites 
of 1 hectare or more (or which form part of a site of such a size which is capable of 
development), regardless of the number of dwellings. The Council will assess the 
circumstances of each proposed development individually. It will take into account in particular 
the need locally for affordable dwellings (including evidence from the Council’s Housing Needs 
Survey), the economics of the development (including the cost of any contributions towards 
the achievement of any other planning objectives also being sought from the development of 
the site), Government guidance and sustainability considerations. The Council will wish to 
ensure that the affordable dwellings are occupied initially by ‘qualifying persons’ and are 
retained for successive ‘qualifying persons’. 

GP3: Low cost market housing  

3.3.2 The Council will negotiate for the provision as low cost market units of a minimum of 10% of 
the total number of dwellings on developments of 25 or more dwellings, or sites of 1 hectare or 
more (or which form part of a site of such size which is capable of development), regardless of 
the number of dwellings. The Council will assess the circumstances of each proposed 
development individually. It will take into account in particular the need locally for low cost 
market dwellings (including evidence from the Council’s Housing Needs Study), Government 
guidance and sustainability considerations. 

GP8: Protection of amenity of residents 

3.3.3 Planning permission will not be granted where the proposed development would unreasonably 
harm any aspect of the amenity of nearby residents when considered against the benefits 
arising from the proposal. Where planning permission is granted, the Council will use 
conditions or planning obligations to ensure that any potential adverse impacts on neighbours 
are eliminated or appropriately controlled. 

GP24: Car parking guidelines  

3.3.4 New development will be required to provide vehicular parking in accordance with the 
Council’s operative guidelines published as Supplementary Planning Guidance (SPG). 

3.3.5 These guidelines are intended to promote more sustainable transport options and will 
establish maximum levels of parking appropriate to the scale, type and location of 
development. In applying the guidelines the Council will have regard to the requirements of 
disabled people and those occupying specialised accommodation, and the need to maintain 
the vitality and viability of town centres. 

3.3.6 During the period of the Plan, the Council will review and may revise the parking guidelines in 
order to enhance the objectives of reducing car usage and traffic growth, and easing 
congestion. 
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GP30: Safeguarded road schemes  

3.3.7 The Council will not permit development likely to prejudice routes safeguarded for the 
construction of the following road schemes (as defined on the Proposals Map): 

 A4146 Stoke Hammond Bypass; 

 A4146 Linslade Western Bypass; and 

 Stocklake road improvement, Aylesbury. 

GP35: Design of new development proposals  

3.3.8 The design of new development proposals should respect and complement: 

 the physical characteristics of the site and the surroundings; 

 the building tradition, ordering, form and materials of the locality; 

 the historic scale and context of the setting; 

 the natural qualities and features of the area; and 

 the effect on important public views and skylines. 

GP38: Landscaping of new development proposals  

3.3.9 Applications for new development schemes should include landscaping proposals designed to 
help buildings fit in with and complement their surroundings, and conserve existing natural and 
other features of value as far as possible. 

3.3.10 Hard landscaping should incorporate materials appropriate to the character of the locality. 
New planting should be with predominantly native species. Conditions will be attached to 
relevant planning permissions to require the submission of landscaping schemes and 
implementation of the approved arrangements. 

GP39: Existing trees and hedgerows  

3.3.11 In considering applications for development affecting trees or hedges the Council will: 

 require a survey of the site and the trees and hedges concerned; 

 serve tree preservation orders to protect trees with public amenity value; and 

 impose conditions on planning permissions to ensure the retention or replacement of 
trees and hedgerows of amenity, landscape or wildlife importance, and their protection 
during construction. 

GP40: Retention of existing trees and hedgerows  

3.3.12 In dealing with planning proposals the Council will oppose the loss of trees, particularly native 
Black Poplars, and hedgerows of amenity, landscape or wildlife value. 

GP45: ‘Secured by Design’ considerations  

3.3.13 The design and layout of all planning proposals should incorporate measures to assist crime 
prevention and help reduce risks to personal safety. In considering applications for planning 
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permission, the Council will have regard to the security aspects of development including 
personal visibility, the arrangement of buildings, landscaping and walls, and lighting and 
closed circuit television surveillance. 

3.3.14 In granting permission for buildings in town centres with public access, the Council will use 
planning conditions or legal agreements, which may include financial contributions, to secure 
reasonably-related measures that would improve community safety. 

GP59: Preservation of archaeological remains 

3.3.15 In dealing with development proposals affecting a site of archaeological importance the 
Council will protect, enhance and preserve the historic interest and its setting. 

GP66: Access corridors and buffers adjacent to watercourses  

3.3.16 In riverside or canalside development proposals, the Council will require access corridors and 
buffers adjacent to the watercourse to: 

 conserve and enhance existing areas of landscape or wildlife value; 

 promote public access and provide recreational opportunity; and 

 protect or enhance the environment and habitat of those watercourses. 

GP69: Hotel and motel development  

3.3.17 Within the built-up areas of settlements, the Council will permit proposals for the construction 
of new hotels and motels and the conversion of buildings to such uses, subject to the other 
policies in this plan. 

3.3.18 Proposals for new hotels and motels outside or on the edge of the built-up areas of 
settlements will only be permitted on previously-developed land, including the re-use of 
existing buildings, where the redevelopment would be consistent with the aims of protecting 
the character and appearance of the countryside and reducing car-borne travel. 

3.3.19 Where research suggests that historic remains may be present on a development site 
planning applications should be supported by details of an archaeological field evaluation. In 
such cases the Council will expect proposals to preserve the historic interest without 
substantial change. 

3.3.20 Where permission is granted for development involving sites containing archaeological 
remains the Council will impose conditions or seek planning obligations to secure the 
excavation and recording of the remains and publication of the results. 

GP81: Development of canal-related facilities and services 

3.3.21 Proposals for the development of canal-related facilities should respect the character and 
appearance of the canal, its setting and the surroundings. 

3.3.22 In dealing with applications for such development the Council will seek to avoid adverse 
impacts on: 

 landscape, ecological interests and the countryside; 

 townscape and the historic environment; and 

 residential amenities 
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GP84: Public rights of way 

3.3.23 In considering applications for development affecting a public right of way the Council will have 
regard to the convenience, amenity and public enjoyment of the route and the desirability of its 
retention or improvement for users, including people with disabilities. Planning conditions will 
be imposed on planning permissions, or planning obligations sought, to enhance public rights 
of way retained within development schemes. 

3.3.24 Where it is proposed to stop up or divert a public right of way to enable development to take 
place, permission will only be granted where there is an existing suitable alternative route, or 
provision is so made. 

GP86: Provision of outdoor playing space  

3.3.25 New housing proposals should include sufficient outdoor play space to meet requirements 
associated with the development. 

3.3.26 In considering applications the Council will seek provision for the needs of occupiers of the 
dwellings, based ordinarily on a standard of 2.43 hectares outdoor play space per 1000 
population, and the provision of and accessibility to existing open space in the locality. 

3.3.27 In granting permission the Council will use conditions or planning obligations to regulate the 
scale, distribution and management of outdoor play space and related facilities and 
equipment. 

GP87: Provision of outdoor playing space  

3.3.28 Housing schemes designed for family occupation should make suitable provision for equipped 
play areas for childrens’ use, located safely and with due regard for residential amenity. 

3.3.29 Sports fields for organised play and games should not be less than 0.9 hectares in area and 
planned to enable full use to be made of the playing surfaces. 

3.3.30 In dealing with applications for residential development the Council will have regard to these 
considerations and its published standards for the size, layout and equipping of outdoor play 
spaces. 

GP88: Payment in lieu of providing sports and play areas  

3.3.31 Where planning agreements or undertakings are sealed in order to secure outdoor play 
spaces or facilities associated with residential development, but such provision either is not 
practicable on site or is better made elsewhere, the Council will accept monetary payments in 
lieu of their provision by parties to the obligation. 

3.3.32 The recreational benefits to be obtained or provided by the Council by virtue of the obligation 
will be directly relevant to the development permitted and the needs of its occupiers, and fairly 
and reasonably related to its scale and kind. 

GP90: Provision of indoor sports facilities  

3.3.33 In considering applications for residential development the Council will have regard to the 
need for the provision of indoor sports facilities arising from the proposal. Conditions will be 
imposed on permissions, or planning obligations sought in order to secure appropriate indoor 
recreation amenities, or financial contributions thereto, reasonably related to the scale and 
kind of housing proposed. 

GP91: Provision of amenity areas 
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3.3.34 The design of new housing and other building proposals should include suitable informal 
amenity open spaces appropriate to the character of occupation of the development, 
especially in the case of sites adjoining open water or watercourses, or where protection may 
be given to or advantage taken of nature conservation interests. 

3.3.35 In granting permission for proposals including informal open space the Council will impose 
conditions, or seek obligations, to secure the provision and management of the amenity. 

GP94: Provision of community facilities and services  

3.3.36 In considering applications for residential development the Council will have regard to the 
need for the provision of community facilities arising from the proposal. Conditions will be 
imposed on permissions, or planning obligations sought in order to secure appropriate 
community facilities, or financial contributions thereto, reasonably related to the scale and kind 
of housing proposed. 

GP99: Development beneath overhead electricity lines  

3.3.37 New residential development, formal open space and public buildings such as schools that are 
occupied for a substantial part of the day should not be located beneath overhead electricity 
conductors carrying voltages of 132kv or more. 

3.3.38 In considering applications for development close to power lines the Council will have regard 
to any adverse effect on amenity caused by the cables and pylons. Where permission is 
granted, conditions will be imposed, or planning obligations sought, to regulate the proximity of 
buildings to the conductors, the height of any new structures, and the use of land below the 
overhead lines. 

AY1: Considerations for traffic-generating proposals  

3.3.39 All traffic-generating proposals will be considered against the principles of the ALUT Strategy 
as set out in paragraph 5.9. A primary consideration will be the effectiveness of development 
proposals in minimising the need to travel and facilitating or encouraging journeys by means 
other than the private car. 

AY15: Aston Clinton Road MDA  

3.3.40 Proposals for development at Aston Clinton Road (as defined on the Proposals Map) will only 
be permitted where it conforms with a comprehensive scheme for the site as required in 
AY.12. No development should extend beyond the MDA boundary. The Council proposes that 
the development of the site shall include: 

 any development being against the background of a comprehensive plan for the whole of 
the site; 

 a proportional contribution (see paragraphs 5.13-5.17, 5.22- 5.23 and proposal AY.3) 
towards the Tring Road Primary Public Transport Corridor and the revenue costs, during 
the first three years after occupation of the first employment user, of public transport bus 
improvements along those corridors; 

 the establishment and safeguarding of a suitable network of segregated cycleways, 
footpaths and bridleways within the site and with crossings of the A41 Aston Clinton Road 
and Broughton Lane to the existing and proposed network and town centre; 

 provision of land, buildings and car parking for a business park. 

AY17: Public transport to serve new developments  
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3.3.41 Proposals for residential and employment development on sites in Aylesbury should make 
appropriate provision for integration of the uses with the public transport system. In deciding 
applications the Council will have regard to the need for development layouts to incorporate 
routes and accesses suitable for buses. 

AY20: Development of the cycle network  

3.3.42 The Aylesbury Cycle Network is defined in Supplementary Planning Guidance. The Council 
will resist development that compromises the convenience or safety of cyclists on this network. 
When considering development proposals the Council will seek, in conjunction with the 
proposed scheme, to extend the Cycle Network with dedicated cycle lanes or shared 
cycle/pedestrian routes, and to provide secure cycle parking for its users. 

AY21: Parking policy guidelines  

3.3.43 Within the urban area of Aylesbury special parking principles will apply. 

3.3.44 Inside the Inner Relief Road, on-site parking provision associated with all development 
proposals other than food superstores (and bulky goods retail warehousing) will be restricted 
to that required for the operational needs of the business or land use. 

3.3.45 For other parts of the urban area well served by public transport, planning proposals will not 
be required to provide the maximum parking levels set out in the Council's parking guidelines. 
In considering these applications the Council will apply a reduced parking standard consistent 
with the accessibility of the site to public transport options and the essential needs of the 
development. 

RA2: Loss of open gaps and consolidation of settlements  

3.3.46 Other than for specific proposals and land allocations in the Local Plan, new development in 
the countryside should avoid reducing open land that contributes to the form and character of 
rural settlements. 

3.3.47 In considering applications for building in Rural Areas the Council will have regard to 
maintaining the individual identity of villages and avoiding extensions to built-up areas that 
might lead to coalescence between settlements. 

RA4: Considerations for countryside recreation  

3.3.48 In considering proposals for the recreational use of land outside the built-up areas of 
settlements the Council will have particular regard to: 

 the visual effect of car parking and access roads; 

 the siting and design of any associated buildings; 

 the accessibility of the site, including public transport links and walking or cycling 
networks; and 

 agricultural land quality and the effect on land drainage. 

RA29: Proposals for new employment uses in the countryside  

3.3.49 Except where otherwise allowed for in the Local Plan, outside the built-up areas of settlements 
and identified employment areas, the Council will resist proposals for new employment 
buildings and for the expansion of established employment sites into the countryside. 



Planning Statement 

Aylesbury Woodlands 
 

 

 

J:\32113 - Aylesbury East\Planning\Reports\1 - Planning Statement\160317 
Planning Statement.docx 

39 

3.3.50 With the exception of Silverstone Motor Racing Circuit, Westcott, and Newton Longville 
Brickworks, existing employment sites in the countryside are not defined on the Proposals 
Map. When considering applications for planning permission made in respect of these non-
defined sites, the Council will have regard to any extant planning permission or lawful use or 
development in order to define the extent of the existing employment site. At these sites 
permission may be granted for limited building extensions or redevelopment that is not out of 
keeping with the characteristics of the locality and does not lead to excessive traffic 
generation. 

RA36: Development causing traffic adversely affecting rural roads  

3.3.51 In considering proposals for development in the Rural Areas the Council will have regard to 
the desirability of protecting the characteristics of the countryside from excessive traffic 
generation, including the need to avoid traffic increases and routing unsuited to rural roads. 

RA37: New accesses to inter-urban A-class or Trunk Roads  

3.3.52 New accesses to inter-urban A-class or Trunk Roads will not be permitted, unless they are 
required as part of any other proposal in this Plan or for specific agricultural or forestry 
operations. Any new access will be considered with respect to safety and to the strategic 
status of the road. 

3.4 Emerging Local Policy 

Vale of Aylesbury Local Plan (VALP) 

3.4.1 AVDC are currently working on a new development strategy for the area. The VALP will 
update on the AVDLP, setting out the overall strategy for the district as well as site allocations 
and development policies. An Issues and Options document was published in October 2015 
but as the VALP is still in its very early stages, it should be given only limited weight. 

Aston Clinton Neighbourhood Plan 

3.4.2 A Neighbourhood Plan for Aston Clinton is currently being developed by the Aston Clinton 
Parish Council Neighbourhood Plan Steering Group. The Plan will give residents a chance to 
influence how Aston Clinton is developed over the coming years and will be taken into account 
by AVDC when making planning decisions if agreed at referendum. The Steering Group have 
undertaken an introductory open day and are currently collating an evidence base. At the 
open day, a number of key issues were discussed including: 

 giving housing priority to the elderly and first time buyers; 

 green buffer zones around the village should be retained; 

 improvements to public transport should be encouraged; 

 potential of opening another doctor’s surgery to reduce waiting times; 

 concern over new school provision being located too far away from the village; and 

 substantial business uses should be located near the Arla site. 

Weston Turville Neighbourhood Plan 

3.4.3 Following the designation of Weston Turville Parish as a Neighbourhood Area in September 
2015, a steering group has been formed to work on developing a Neighbourhood Plan for 
Weston Turville which will influence future development in the Parish. The steering group is 
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currently compiling an evidence base and have identified several issues including housing, the 
environment, community facilities and transport. Two ‘Community Engagement Days’ are to 
be held in April to gather the views of the public. 

Bierton Neighbourhood Plan 

3.4.4 An application for the designation of a Neighbourhood Area for the Parish of Bierton with 
Broughton was submitted in February 2016 to allow the Parish Council to develop a 
Neighbourhood Plan. The Neighbourhood Area application comprises the extent of the current 
parish boundary, the southern part of which falls within the Aylesbury Woodlands site 
boundary. 

3.5 Other Material Considerations 

3.5.1 In delivering a high quality mixed use development consideration has been given to other 
material considerations. The provision of employment space, residential dwellings, leisure and 
recreational and associated uses will provide benefits to the immediate and wider local area. 
To the south of AVDC in Buckinghamshire are the local authorities of Wycombe, Chiltern and 
South Buckinghamshire which have extensive areas of Green Belt/ Chilterns AONB.  Housing 
pressures and potentially unmet needs arising from these and other neighbouring authorities 
is expected to increase the housing demand on AVDC, through the duty to cooperate. 

Aylesbury Vale District Council - Five year housing land supply positon, 
January 2016 

3.5.2 In delivering a wide choice of high quality homes, paragraph 47 of the NPPF requires LPAs 
should identify and update annually a supply of specific deliverable sites sufficient to provide 
five years’ worth of housing against their requirements with an additional buffer of 5%. Where 
there has been a record of persistent under delivery of housing, the buffer should increase to 
20% to provide a realistic prospect of achieving the planned supply and to ensure choice and 
competition in the market for land.  

3.5.3 The latest AVDC five year housing land supply figures were released in January 2016
1
, 

accompanied by an interim housing requirement target. The total 5 year requirement, 
identified by AVDC, for the district from 1st April 2016 to 31st March 2021 is 5,325 dwellings; 
owing to ‘persistent under delivery’ a 20% buffer should be applied. Appropriately the 5 year 
requirement plus additional buffer of 20% increases to 5,732. The total projected supply from 
deliverable sites totals 4,965 minus a 10% non-implementation deduction and projected 
windfall supply of 309 equates to a total projected supply of 4,777. Appropriately the projected 
supply as percentage of requirement is 83.1%. 

3.5.4 As such AVDC are currently unable to demonstrate a five year housing land supply, with a 
projected provision of housing of 4.2 years. It is noted that the windfall supply has increased 
from the July 2015 interim statement. The projected supply from deliverables is considered to 
be overly ambitious which is likely to reduce the five year supply. In the immediate term AVDC 
are unable to demonstrate a five year housing land supply and in accordance with paragraph 
49 of the NPPF, relevant policies for the supply of housing should not be considered up-to-
date.  

Affordable Housing Policy Interim Position Statement, June 2014 

3.5.5 The Affordable Housing Policy Interim Position Statement acknowledges that the affordable 
housing policy for Aylesbury Vale was previously established through the Affordable Housing 
Supplementary Planning Document (SPD) (2007).  

                                                      
1
 Aylesbury Vale District Council - Five year housing supply position statement, January 2016. 
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3.5.6 The saved policies of the AVDLP include two policies requiring a total affordable housing 
provision of 30-40%, consisting of affordable rent and low cost market housing. The Interim 
Position Statement presents Policy GP2 to be consistent with the paragraph 50 of the NPPF, 
which calls for local planning authorities to set policies for affordable housing which can be 
robustly justified. However, with regard to GP.3, the policy does not comply with the NPPF 
definition of affordable housing and therefore should be considered out-of-date. 

3.5.7 Based on the withdrawn Housing and Economic Growth Assessment (HEGA) (2011) the 
Council would be unable to meet the need for affordable housing in the District, even if it were 
to achieve the delivery of 30% affordable on sites of 25 or more dwellings.  

3.5.8 Where an applicant is unable to provide 30% affordable housing, viability evidence must be 
provided to justify a lower level.  

Central Buckinghamshire Housing and Economic Development Needs 
Assessment 2015, Report of Findings; Consultation Draft: October 2015 

3.5.9 The NPPF requires LPAs to boost significantly the supply of housing (paragraph 47) with 
LPAs using evidence bases to ensure that their Local Plan meets the full, objectively assessed 
needs for market and affordable housing in the housing market area. The Housing and 
Economic Development Needs Assessment (HEDNA) sets out the process for establishing the 
Objectively Assessed Need (OAN) for housing. Paragraph 160 of the NPPF identifies LPAs 
should have a clear understanding of business needs within the economic markets operating 
in and across their area.  

3.5.10 The HEDNA analyses the OAN for housing, identifying the future quantity needed in the 
Housing Market Area (HMA) over the future plan period – the OAN does not take into account 
any possible constraints to future housing supply. Between 2011 –2033 an additional 21,300 
dwellings will be required within Aylesbury Vale, however this is likely to be significantly higher 
with the duty to cooperate, representing an annual growth of 1,065 dwellings per annum in 
Aylesbury. Paragraph 4.105 of the HEDNA identifies Aylesbury Vale to have the highest level 
of affordable housing need, representing a quarter of the overall housing need (4,600 
dwellings).  

3.5.11 Based on 10-migration trends the HEDNA identified that the economically active population 
would increase by between 20,200 and 25,000 people over the 20-year period 2013-33. The 
HEDNAs ‘Figure 100: Balancing future jobs and workers for Central Buckinghamshire 
Functional Economic Market Area (FEMA) and two sub-FEMAs’ identifies 12,891 extra local 
workers to be needed to balance with future jobs, whereas the projected increase in local 
workers totals 9,581. A shortfall of some 3,300 workers is therefore identified. Table 4.1 lays 
out the HEDNAs data for jobs and dwellings required to meet the need.  

Table 4.1 - Balance of Jobs and Workers (from HEDNA data set) 

 
Local Workers 

Needed 
Projected increase in 

local workers 

Overall housing 
needed to balance 
jobs and workers.  

Aylesbury Vale 12,891 9,581 21,154 

 

3.5.12 The HEDNA sets out the mix of market and affordable housing need by dwelling type and 
size. Table 4.2 identifies the appropriate housing mix for market and affordable dwellings in 
Aylesbury Vale.  
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Table 4.2 - Housing Mix (from HEDNA dataset) 

 

One 
Bedroom 

% 

Two 
Bedroom 

% 

Three 
Bedroom 

% 

Four 
Bedroom 
(Four + for 
affordable) 

% 

Five 
Bedroom + 

% 

Market Housing 3.77 16.89 51.80 20.84 6.71 

Affordable 
Housing 

9.13 43.26 38.48 9.13 - 

 

3.5.13 The HEDNA mix identifies a requirement for two, three and four bedroom dwellings. The 
affordable housing element includes four bedrooms and above, whereas market housing 
separates four and five bedroom +. Affordable housing includes an increased requirement for 
smaller dwellings, in particular one and two bedroom dwellings.  

3.5.14 The HEDNA includes information on people wishing to build their own homes. Self-build 
currently represents around 10% of housing completions in the UK, compared to rates of 
around 40% in France (paragraph 8.40). The HEDNA identifies the Self-Build Portal, set up in 
2012, run by the National Custom and Self Build Association. At the time of the HEDNA, July 
2015 only around ten groups or individuals had registered an interest in self-builds across the 
HEDNA area. The report identifies that given the low supply of self-build homes and 
challenges in bringing schemes forward, it is unlikely self-build will make a significant 
contribution locally to meeting housing need and it is an aspiration of this scheme that this 
proposal will follow the Custom Build route. The Self-Build and Custom Build housing 
Commons Library Briefing Paper (2015) identifies that self-build and custom build both provide 
routes into home ownership for individuals and groups who want to build their own homes. 
Custom build homes tend to be led by a specialist developer to help deliver new homes, rather 
than the self-build principle of the individual organising the design and build. The benefits 
enable people to buy properties to a size and specification, funded in part by lower developer 
profits through the sale of serviced plots, with other savings such as lower Stamp Duty Land 
Tax. This leads to higher design quality, stronger communities and complements other house 
builder products, encouraging faster sales rates. 

3.5.15 The needs assessment reviewed the potential sources of Employment Land Supply, including 
allocated employment land (without planning permission); land in neighbourhood plans; 
commercial development pipeline; and prior approvals.  

Aylesbury Vale Housing and Economic Land Availability Assessment 
(HELAA) 

3.5.16 The HELAA is a key component to the evidence base to inform the preparation for the VALP. 
The assessment presents a strategic picture of the availability and suitability of land for 
development, but does not in itself determine whether a site should be allocated for housing or 
economic development or whether planning permission should be granted. The HELAA does 
not allocate sites for development and the allocation of a site for development can only be 
made in the Local Plan or through a Neighbourhood Plan.  

3.5.17 The HELAA identifies a total potential capacity for 22,593 dwellings across 190 sites and the 
potential for 636,770 sq m of economic development across 64 sites to be delivered during the 
period 2013-33.  
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3.5.18 The Aylesbury Woodlands site is reviewed in the HELAA as part of a 170 ha development; the 
review identifies the site as capable of up to 150,000 sq m for economic development. The 
assessment of the site identifies that whilst there is a significant constraint to the site (flood 
risk), work was ongoing at the time of the assessment to address the constraint and allow for 
further development. The HELAA further identifies that the site has the potential to deliver ‘a 
much needed strategic link road which would increase connectivity’.  

Sport England: Artificial Surfaces for Outdoor Sport 

3.5.19 Sport England’s 2012 updated guidance on artificial surfaces for outdoor sport aims to 
promote a greater understanding of overall design concepts of sports facilities to encourage 
well deigned sports facilities that meet the needs of sports and are a pleasures to use. 

3.5.20 The potential difficulties of obtaining planning consent should also be considered such as the 
conformity with local planning policy for ‘open spaces’ and the sensitivity of the site to the 
inclusion of floodlighting. The cost of a new facility can be greatly influenced by site conditions 
and might be significantly higher for engineering on a difficult site. In some cases, site 
conditions can render an otherwise attractive project to be financially unviable. 

3.5.21 Sports facilities, including pitches and athletics tracks, are often constructed in flood plains and 
areas at risk of flooding. If a sports facility is to be constructed within a flood plain or flood risk 
area, the LPAs and the Environment Agency (EA) will likely impose stringent design criteria at 
planning stage. Ground levels are not usually allowed to be raised in a flood plain and finished 
levels will have to be approved prior to work commencing. The type of fencing used must 
allow free passage of water across the facility. 

3.5.22 If the proposed development is located in a flood zone, the applicant should be prepared to 
produce a Flood Risk Assessment (FRA). Facilities should incorporate suitable drainage 
schemes to deal with surface water. 

Buckinghamshire Countywide Parking Guidance, 2015 

3.5.23 The parking guidance sets out Buckinghamshire County Council’s approach to parking 
throughout the county, identifying how much parking new developments should provide for 
bicycles, motorcycles, cars and blue badge holders. The document refers to the optimum level 
of parking provision rather than a maximum or minimum provision.  

3.5.24 The objectives of the standards are: 

 To provide guidance that sets out appropriate number of parking spaces for new 
developments across the county. The standards have been designed to account for the 
variation in settlement types, from densely populated towns to small rural communities.  

 To reflect real-world demand for parking, to provide the parking that is really needed. 

 To allow flexibility to recognise that each development is unique and the standards 
cannot predict exactly what will be appropriate in all cases.  

 To encourage sustainable modes of transport by ensuring that appropriate levels of cycle 
and motorcycle parking are provided, and that this is secure and accessible.  

3.5.25 BCC continue to encourage sustainable transport through a combined policy response as 
opposed to a solution based on parking supply constraint.  
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Safety through Design SPG, 2001 

3.5.26 The Safety through Design SPG puts a high priority on the reduction of crime, disorder and the 
fear of crime. The guidance suggests approaches to those responsible for the planning and 
design of the external environment, reducing the likelihood of criminal and anti-social 
behaviour and allows people to feel safer.  

3.5.27 The principles of natural surveillance should be incorporated into schemes, with overlooking of 
public spaces by buildings or passing pedestrians or motorists. A balance between 
maintaining adequate privacy and allowing natural surveillance should be made. The principle 
can be applied to residential and commercial buildings.  

3.5.28 The SPG follows good design principles for the development of new areas. Consideration has 
been made during the progression of the application.  
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4 Planning Assessment 

4.1 Introduction 

4.1.1 This section draws on Sections 2-4 of the PS to assess the application proposals against the 
relevant planning considerations.  

4.1.2 The development plan is the starting point for decision making, unless material considerations 
indicate otherwise, in this instance AVDC are unable to demonstrate a five-year housing land 
supply and have a number of saved policies. The principle of sustainable development is to be 
followed in accordance with the NPPF.  

4.2 Main Planning Considerations 

Employment 

4.2.1 The application proposal provides for up to 102,800 sq m of employment land, classified 
between use classes B1 (Business), B2 (General Industrial) and B8 (Storage and 
Distribution).  

4.2.2 As identified in section three, whilst the HELAA does not allocate sites for development nor 
does it comment on whether planning should be granted, the application site was considered 
to be appropriate for economic development. The site area submitted for consideration was 
smaller (170 ha) than that proposed in this planning application (200.2 ha). The HELAA 
identified the site to be appropriate for economic development which could provide up to 
150,000 sq m of floorspace. The HEDNA identified economically active residents in the district 
to increase by 20,000 to 25,000 and as such the site will be capable of providing employment 
for the additional residents.  

4.2.3 Aylesbury Woodlands was designated as an EZ on 25 November 2015, as part of a three site 
submission by BTVLEP. The Enterprise Zone Prospectus (2011) identifies that in securing 
economic growth there is a requirement for local business, the public sector and communities 
to act decisively to increase prosperity. An EZ is about allowing areas with real potential to 
create the new business and jobs that they need, with positive benefits across the wider 
economic area. The Aylesbury Woodlands site has been identified as an area with the 
potential to create new business and jobs.  

4.2.4 In building a strong and competitive economy, the site complies with the Government’s 
commitment to securing economic growth in order to create jobs and prosperity. As identified 
in paragraph 19 of the NPPF significant weight should be placed on the need to support 
economic growth through the planning system. The AVDLP saved policy RA29 resists new 
development in the countryside, whilst the site is located on the urban fringe it is important to 
recognise the connectivity of the site, through the proposed networks of roads and land uses. 
The site is positioned adjacent to an established employment use (Arla Dairy) developing an 
employment hub within the EZ. The site is located in a gap between the dairy and Aylesbury, 
with the approved Aylesbury East development to the north. As such the development should 
not be considered inappropriate for the locality. The employment use is located within a mixed 
and balanced development, in an area of economic and residential growth, contributing to a 
sustainable development. The proposal complies with the guidance of the NPPF in helping to 
achieve economic growth, met through the development needs of business, supporting an 
economy fit for the 21

st
 Century. Consideration was made during the development of the 

proposal to consider the range of employment uses required in the local area, to support local 
economic growth and jobs. 
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Housing 

4.2.5 The application proposal provides for up to 1,100 dwellings (including Custom Build) and 60 
residential extra care units. The inclusion of residential, employment and leisure uses will help 
to develop a sustainable community which includes areas of open space and recreation which 
will encourage walking and cycling throughout the site.  

4.2.6 The emerging Local Plan is not currently at a stage for considering site allocations and the site 
is not allocated within the documents that form the development plan. As outlined in Section 3, 
paragraph 47 of the NPPF requires LPAs to identify and update annually a supply of specific 
deliverable sites. The latest five year housing land supply figures were released in January 
2016, where it was demonstrated AVDC are unable to provide a five year supply of housing 
(4.2 years). As presented in section 3, the policies relevant to housing supply in the 
development plan should be considered out-of-date. Whilst the five year supply is not to be 
reviewed in any detail and it is agreed AVDC are unable to demonstrate a five year supply, we 
note the Aylesbury Woodlands employment provision is not identified in the HEDNA as a 
potential source of Employment Land Supply. Whilst the site is not allocated or a consented 
development, it benefits from the Enterprise Zone designation which strengthens the case for 
and likelihood of the development coming forward and could therefore be considered when 
developing projections.  

4.2.7 Accordingly, substantial weight should be afforded to the contribution that the grant of 
planning permission for up to 1,100 dwellings would make to market and affordable housing 
needs of Aylesbury. The development is located in a sustainable location between the Arla 
Dairy to the east and proposed residential growth to Aylesbury to the west. The development 
is linked to Aylesbury and the Illustrative Masterplan highlights the connectivity between the 
site and adjacent approved and proposed developments. The site is a natural extension to the 
Aylesbury settlement boundary, with clear connectivity to employment use to the east of the 
site. The residential use will therefore be connected to the town and existing uses, whilst being 
an individual settlement with a network of complimentary land uses, that does not create 
coalescence of settlements between Aylesbury and Aston Clinton. The development aims to 
widen the choice of high quality homes, which includes a suitable mix of housing based on 
current and future demographic trends, market trends and the needs of different groups in the 
community. 

4.2.8 The application proposal accords with the principle of paragraph 50 of the NPPF whereby the 
delivery of a wide choice of high quality homes is achievable through the creation of 
sustainable, inclusive and mixed communities. The mix of housing should be based on current 
and future trends, with identification to size and type. The HEDNA identifies an appropriate 
housing mix for the Aylesbury District. During consultation with officers at AVDC the housing 
mix required was identified to be a good range of mix appropriate for the individual scheme. 
Appropriately, the housing mix shall be agreed during the determination period with AVDC 
officers.  

4.2.9 The application proposal has been influenced by pre-application meetings with officers at 
AVDC and statutory consultees. The housing element of the proposal is located within Flood 
Zone 1, ensuring the most vulnerable development is located away the areas of highest flood 
risk. The housing provision underpins the viability of the overall development and provide 
essential funding to the delivery of the ELR(S).  

Highways 

4.2.10 Identified as a key project in the BTVLEP Strategic Economic Plan and a Local Growth Fund 
priority in the SEMLEP the ELR(S) is identified as a key project for the Aylesbury area 
providing jobs and homes to the east of Aylesbury. The road is to be constructed in two 
sections, the northern and southern. The northern section has been approved as part of the 
Aylesbury East development. The ELR has been identified by the LEPs to be vital to 
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accommodate the planned scale growth to the east of Aylesbury. AVDC identify in the HELAA 
that the site has the potential to deliver the southern aspect of the link road which has the 
potential to increase connectivity to Aylesbury.  

4.2.11 The ELR(S) will pass through the site enabling growth to the east of Aylesbury, providing an 
alternative route for traffic around the east of Aylesbury and to the town centre. The alignment 
of the ELR(S) has evolved following technical assessments produced by the consultant team 
including flood risk, landscaping, ecology, and transport. The ELR(S) is required to cross the 
GUC and the application includes the provision of a new overbridge to connect with the 
ELR(N). The bridge design has been informed following liaison with Statutory Consultees and 
includes a separate cycle path. The ELR(S) includes two additional crossing points for the 
Burcott Brook and Bear Brook which are covered in greater detail in the Transport 
Assessment and Design and Access Statement. The ELR(S) has satisfied both the sequential 
and exception tests with regards to flood risk and the assessments demonstrated that there 
are no sequentially preferable sites which can accommodate the connection to the ELR(N).  

4.2.12 In response to the forecast traffic conditions at the A41 Aston Clinton Roundabout, a 
substantial capacity improvement is proposed at the location. The existing A41/Aston Clinton 
Road Roundabout junction, to the south of the development, will be substantially upgraded 
and a larger ‘Hamburger style’ signalised roundabout provided. The proposed ELR(S) will 
connect onto the northern half of the junction.  

4.2.13 A further junction improvement is proposed at the College Road North Access where a new 
four arm roundabout junction is to be provided on the eastern side of the development to act 
as a main access to the commercial and employments of the development site. The 
roundabout choice has been informed by a detailed review by the applicant’s transport 
consultants and supports this planning application. The size and form of the roundabout is 
sufficient to cater for the volume of existing and development traffic, as well as 
accommodating the safe passage of HGVs.  

4.2.14 Both local and national planning policy place great weight behind the use of sustainable 
transport and mitigation of negative impacts from traffic generation. Paragraph 32 of the NPPF 
identifies that developments which generate significant movement should consider sustainable 
modes of transport, safe and suitable access and any improvements that must be undertaken. 
AVDLP saved policy AY1 states that the effectiveness of a development to minimise the need 
to travel should be considered whilst AVDLP saved policy AY20 seeks to extend and enhance 
the cycle network. A number of sustainable transport proposals are included in the 
development proposals, including an extensive cycle network which complies with both the 
AVDLP and the NPPF. The proposed public transport network within the development 
complies with AVDLP saved policy AY17 and the NPPF with regards to public transport 
provision. Appropriately, this proposal accords with national and local planning policy, applying 
the principle of sustainable development.  

Retail Impact 

4.2.15 The proposed development includes a Local Centre of some 4,000 sq m gross, alongside 
1,000 sq m of flexible A class space on the canal side and A3/A4 uses (1,500 sq m) as part of 
the leisure zone. There is also a C1 use class hotel (150 bedrooms) located in the Leisure 
zone alongside some A3/A5 drive thru restaurants (1,000 sq m).   

4.2.16 The application proposals will contribute significantly to the local economy, creating jobs and 
attracting investment as well as increasing consumer choice. The location of the local centre 
minimises the requirement for private vehicular use and will contribute towards a modal shift to 



Planning Statement 

Aylesbury Woodlands 
 

 

 

J:\32113 - Aylesbury East\Planning\Reports\1 - Planning Statement\160317 
Planning Statement.docx 

48 

walking and cycling. It is not expected that the town centre uses
2
 will become a destination in 

their own right and their inclusion is to contribute to a sustainable development.  

4.2.17 The local centre will enable a small mix of uses to be delivered as part of a sustainable 
community in the heart of the development. A flexible permission will allow the development to 
respond to market demand, although it is anticipated that there will be a maximum amount of 
retail floorspace in the local centre. It is expected that the A1 use will be occupied by a small 
foodstore, which will serve the new residential development and new workers, reducing the 
distances to undertake day to day food shopping. The local centre requires a range of other 
town centre uses and facilities to create a mixed use community at the heart of the 
development.  

4.2.18 The Retail Statement (February 2016) identified 13 potentially alternative sites located in and 
on the edge of Aylesbury Town Centre. The sequential test did not identify any sequentially 
preferable sites within the catchment area to accommodate the development as proposed by 
the applicant. The town centre uses have been designed to meet the needs of people living, 
working and visiting the development site in order to ensure the site is a sustainable 
development. The relocation of these uses would undermine the viability of the development 
and fail to meet the needs of the community who will work and live within Aylesbury 
Woodlands.  

4.2.19 The Retail Statement specifically considers the implications of the two elements, namely 
impact on investment, vitality and viability. The impact assessment identified the proposed 
development is intended to serve a different customer base compared to the town centre and 
as a result will not compete directly for investment and will not undermine development or 
investment in the town centre. The type of local and specialist retail floorspace being 
promoted at the application site will not in any way compete with the town centre. Whilst there 
is a theoretical level of trade diversion, this is particularly modest and unlikely to result in any 
significant impact. The impact assessment identifies the confidence that the vitality and 
viability of the town centre will not be adversely affected by the retail uses proposed.    

4.2.20 The application proposal therefore complies with the principles outlined in the NPPF. The 
application met the sequential test and it has been proven there will be no likely significant 
adverse impact. Therefore, there is no reason to withhold planning permission under the terms 
of paragraph 27 of the NPPF. 

Design 

4.2.21 Local and national policy attaches great importance to the design of the built environment and 
the landscape it sits within as fundamental aspects of sustainable development, indivisible 
from good planning and integral to making places better for people. The DAS sets out the 
design approach and the principles that have been observed by the application proposals. 
The DAS demonstrates that the application proposals follow the good design principles. 

4.2.22 The NPPF and PPG identify that whilst decisions should not impose architectural styles or 
particular tastes, development should seek to promote character in townscape and landscape. 
In accordance with policy and guidance the development considers the site’s land form, 
natural and heritage resources have been considered by way of the Illustrative Masterplan. 
The developable land utilises the natural features of the site, whilst ensuring more vulnerable 
development is located outside of the Flood Zones.  

                                                      
2
 As defined in the NPPF: Retail development (including warehouse clubs and factory outlet centres); leisure, entertainment 

facilities the more intensive sport and recreation uses (including cinemas, restaurants, drive-through restaurants, bars and pubs, 
night-clubs, casinos, health and fitness centres, indoor bowling centres, and bingo halls); offices; and arts, culture and tourism 
development (including theatres, museums, galleries and concert halls, hotels and conference facilities) 
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4.2.23 The design proposals promote a network of greenspaces – including leisure and recreational 
spaces – and other public spaces that are integrated into the wider network of walkways, cycle 
ways, open spaces and natural and canal corridors. The design approach accords with saved 
policies GP35 and GP45 of the AVDLP. The design of the development respects and 
complements the characteristics of the site, the natural qualities and features of the local area. 
Whilst the ‘Secured by Design’ principles will be further developed in, later, reserved matters 
applications, considerations have been made in the Illustrative Masterplan to incorporate land 
use mix to assist crime prevention. 

4.2.24 A range of complimentary leisure and open space uses are located to the periphery of the 
GUC, maximising the emphasis of the canal. The proposal retains a separation to the north 
with the canal and provides an opportunity for leisure uses to be located in the proximity of the 
canal. The canal side development is an opportunity to positively enhance the arm of the GUC 
for residents of Aylesbury and users of the GUC. Whilst the development does not provide a 
marina the Illustrative Masterplan proposal will provide a locality that enhances the day and 
night time economy, raising the profile for Aylesbury’s waterside. The commercial leisure area 
would be accessible by foot or cycle from the heart of Aylesbury town centre via the Tring 
Road and Aston Clinton Road (A41) or GUC towpath. The proposal accords with saved policy 
GP81 of the AVDLP and paragraphs 69-70 of the NPPF. The proposal helps to promote social 
interaction and create healthy, inclusive communities. The proposal and Illustrative Masterplan 
provides opportunities for meetings between members of the community who might not 
otherwise come into contact with each other. The Illustrative Masterplan proposal of 
commercial development in the designated EZ and the residential development to the north is 
connected by shared public spaces to the centre of the site. 

4.2.25 The proposal has considered the existing community facilities and services local to the 
application site, through a thorough understanding of the existing provision the development 
proposal was able to evolve to develop a strategy which would meet the needs of the local 
community. Through the inclusion of a range of facilities and services within the site, the 
proposal encourages a modal change from driving to walking and cycling.  

4.2.26 The development proposal includes the provision of the ELR(S) which will provide essential 
infrastructure which enables economic growth and development to the east of Aylesbury. The 
ELR(S) crosses two watercourses and the floodplain, an associated flood mitigation scheme is 
proposed which will mitigate against the impacts of the ELR(S). Hydraulic modelling carried 
out to quantify the impact identified amendments to the flood zones on the site. The modelling 
has been used to advise the masterplanning process.  

4.2.27 The development provides a positive contribution to the growth of Aylesbury, with an 
appropriate mix of land uses that complement the site and the wider Aylesbury area. The 
Illustrative Masterplan provides a development that provides housing, employment and 
infrastructure improvements to benefit the local area whilst retaining a village environment with 
interconnected land uses. The use of open space which separates the development from the 
highway boundaries, whilst connecting the development with neighbouring sites helps to 
develop a healthy and sustainable community, whilst avoiding coalescence of the settlements 
Aylesbury and Aston Clinton.   

Flood Risk 

4.2.28 The site is located to the south of the GUC and north of the A41, the Bear Brook forms most of 
the eastern boundary. As identified in the FRA, supporting the planning application, the site 
includes a number of watercourses, including: the Bear Brook; and the Burcott Brook/Stream. 
The site includes a number of significant ditches across the site.  

4.2.29 The EA flood zone map indicates that most of the western half of the site is currently located 
within Flood Zone 3 ‘High Probability’. The eastern part of the site is located mostly in Flood 
Zone 1, with a pathway of Flood Zone 2, ‘Medium Probability’. In extreme rainfall the EA 
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‘Surface Water Flood Risk Map’ shows the site could be potentially susceptible to surface 
water flooding.  

4.2.30 PBA carried out detailed hydraulic modelling of the Bear Brook and Burcott Brook for the site. 
The updated hydraulic model improves the definition and accuracy of the modelled flood 
extents. The updated modelling has resulted in a reduction in flood levels on site. The ELR(S) 
lies partially within the floodplain of the Bear Brook and Burcott Brook. The outline scheme 
demonstrates that it is possible to achieve a mitigation regime within the site boundary that 
does not increase flood risk to third parties. It is assumed the retained ditches of the potential 
scheme, can be realigned without impacting the efficiency of the design solution. Any 
watercourse realignment solution would need to be designed to ensure there would be no 
offsite detriment and provide the same level of protection as the existing watercourses. 
Opportunities to provide ecological or morphological improvements on the existing baseline 
would also be explored. Drawing 32113_MI036 Revision A, shown in the application’s 
supporting FRA, shows the impacts of the ELR(S) Flood Mitigation Scheme on the 1 in 100 
(1%) annual probability plus climate change event. This indicates areas of detriment are 
confined to the red line boundary and the scheme creates minor betterment off-site on the 
Bear Brook downstream.  

4.2.31 In accordance with paragraphs 100 -102 of the NPPF, and Part ID1 of the PPG, the 
development proposal avoids more vulnerable land uses in areas of higher risk of flooding on 
the site. Land uses that are classified in the PPG (Table 3. Id: 7-067-20140306) as more 
vulnerable are proposed in Flood Zone1. Water compatible uses are capable of being located 
in Flood Zones 1 to 3b. The proposal is supported by a Sequential Test and Exception Test 
that identified the ELR(S) to be in the most appropriate location, with no reasonably available 
alternatives sites with a lower risk of flooding. The development proposal includes measures 
to make the development safe for its lifetime taking into account the vulnerability of its users, 
without increasing the risk elsewhere.  

4.2.32 The proposal supports the development of essential infrastructure which will facilitate growth 
within Aylesbury. The development of the ELR(S) will meet one of the key objectives of the 
Buckinghamshire County Council Strategic Economic Plan. The supporting FRA identifies the 
ELR(S) will be safe for its lifetime taking account of the vulnerability, the FRA identifies the 
ELR(S) to be in accordance with the golden thread of sustainable development providing 
wider benefits to Aylesbury.  

Promoting Healthy Communities 

4.2.33 The application proposal includes a range of leisure and sporting uses across the site. Whilst 
the application is an outline proposal with some matters reserved, the application provides a 
quantum of development that is consistent with schemes of this size and location.  

4.2.34 The commercial leisure related uses to the south of the canal promote a canal side leisure 
area, which includes use cases A1, A3, A4 – providing the opportunity for restaurants, bars 
and small shops. The canal side development complies with local planning saved policy GP81 
whereby the development respects the character and appearance of the canal.   

4.2.35 The proposal includes the provision of a hotel and athletes accommodation on the site. The 
athletes accommodation will enhance the offer for Aylesbury and provide a greater connection 
with Stoke Mandeville in promoting an international Paralympic location. The 150 bed hotel 
proposed to be located in the Leisure Zone will be capable of serving visitors to the new 
sporting facilities, employment space and visitors to Aylesbury. The provision of hotel 
development complies with local planning saved policies.  

4.2.36 Across the Aylesbury area there are a wide range of sports facilities, including the Aqua Vale 
Swimming and Fitness Centre and Stoke Mandeville Stadium. The Socio-Economics ES 
chapter identifies a requirement in the Aylesbury urban area for an additional 10 grass pitches 
and one cricket wicket by 2026. The proposed Sports Village, which could include a 
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velodrome, 3G pitches, grass sports pitches would help to meet the requirements of a growing 
population. The village would be accessible to the general public and link closely with the 
Stoke Mandeville stadium, increasing the opportunities to attract visitors to the area who will 
support a range of jobs in the local economy.  

4.2.37 The provision of sports facilities across the development plan complies fully with saved 
policies GP86 and GP87 of the local plan. Extensive areas of open space and outdoor playing 
space are provided across the development site and the Illustrative Masterplan has 
highlighted locations appropriate for such a use. Access to the open space will be within 
walking and cycling distances, thus applying the principles of sustainable development.  

4.2.38 The leisure and sports provision identified on the site complies with the principles outlined in 
Section 8 of the NPPF (promoting healthy communities) whereby the planning system plays 
an important role in facilitating social interaction and creating healthy, inclusive communities. 
The application proposal promotes opportunities for meetings between members of the 
community who might not otherwise come into contact with each other. The masterplanning 
process has positively planned for the provision of shared space and community facilities, 
emphasising the importance of access to high quality open spaces and opportunities for sport 
and recreation.  

4.2.39 The leisure and sport provision is further developed in the Socio-economics chapter of the ES. 
Whilst the proposed development will place further demands on local recreation facilities due 
to additional residents, the assessment identified there to be sufficient capacity to absorb all 
the sports and recreation demands.  

4.2.40 The application proposal includes the provision of a 2FE Primary school which will meet the 
needs of the Aylesbury Woodlands community and local area. The Socio-economics ES 
chapter identifies the existing primary level capacity within 3km of the site to be at or close to 
capacity, with just 47 surplus spaces spanning across 11 schools. The assessment identified 
the need for a 2FE primary level school, in accordance with paragraph 72 of the NPPF AVDC 
should give great weight to the need to create new schools; which meet the needs of the 
existing and new community.  

4.2.41 The application proposal provides a suitable mix of uses across the site to provide for a fully 
sustainable development. The sports provision and leisure uses integrate with other uses, 
including employment, housing and the wider Aylesbury area. The leisure and sporting 
facilities proposed on the site will have a positive impact for the local area.  

Landscape and Ecology 

4.2.42 The application proposal has considered the Zone of Influence (ZoI) of the proposed 
development relative to the area over which activities associated with the construction and 
operation of the proposed development could influence ecological resources in the area. The 
development of the Illustrative Masterplan for the site has been conducted following extensive 
ecological surveys between June 2014 and January 2016. An Ecological Constraints and 
Opportunities Plan was produced at an early stage in the application proposal and utilised to 
guide the development of the Illustrative Masterplan and Green Infrastructure Strategy.  

4.2.43 The development design has retained the majority of features of ecological interest and the 
GUC and Bear Brook will be buffered from the development area and enhanced for ecology. 
Appropriate mitigation measures will be incorporated to minimise the impact on important 
ecological corridors, for example the ELR(S) Canal Bridge will not be illuminated. The 
plantation woodland and grassland rides will be retained and brought into positive 
management to improve their ecological value.  

4.2.44 The creation of permanent water features within formal and informal open space will provide 
significant ecological benefits. The provision of significant areas of ecological habitat creation 
within the site boundary will deliver an overall net ecological enhancement in the long-term. 
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Whilst some habitats to farmland birds, wintering birds and brown hare will be lost, off-site 
mitigation will be provided for. Any land for mitigation and the long-term management of the 
land would be implemented by a suitable nature conservation organisation.  

4.2.45 The design proposal has embedded mitigation as an integral part of the overall design 
strategy. The positive and pro-active approach to design has reduced the environmental 
effects of the development. The proposed green space is designed to be multi-functional, 
apart from areas set-aside and protected for ecological reasons. The proposal offers an 
extensive increase in public accessibility and ‘open space’ for recreation, sport and education. 
The development will therefore benefit the wider community of Aylesbury, in particular the 
eastern suburbs, which would be well connected to the site by proposed footpaths and via the 
canal towpath. The green space has been designed to provide a village environment, 
connected with neighbouring sites by way of formal and informal open space; connecting the 
site to the Kingsbrook site to the north, the neighbouring application site Land North of Aston 
Clinton Road (Former MDA) and Hampden Fields to the south.  

4.2.46 Whilst the development would constitute a material change to the baseline character of the 
site, the development proposal offers sufficient benefits to offset the adverse effects of the 
change and does not represent overall harm to either landscape character or to visual 
amenity. The Landscape chapter in the ES identifies the reasoning behind the balance of 
consideration.  

4.2.47 The application proposal accords with local and national planning policy through the 
development of the Illustrative Masterplan to incorporate an indicative proposal that 
complements the local area and conserve existing natural and other features of value as far 
as possible. The evolution of the plan incorporated measures to minimise the impact on the 
natural environment. The ES includes more detailed analysis of the ecological and Landscape 
features and the impact associated with the application.  

4.2.48 In accordance with local planning policy the development proposal has incorporated existing 
PROWs and Bridleways. The site includes large areas of open space (formal and informal) 
which provides routes for the PROWs.  

4.3 Summary 

4.3.1 The planning issues have been independently considered and the impact of the development 
has been assessed. In considering the appropriateness of planning, it is important to consider 
the scheme as a whole, with each planning issue considered against the principles of 
sustainable development. 

4.3.2 The application proposal benefits from providing new jobs to Aylesbury, which will have a net 
increase in jobs for the local area, including induced impacts. The EZ designation identifies 
the site to be a driver for jobs in the local area; neighbouring applications have also identified 
the site to be a location for jobs which will benefit the wider housing market. The employment 
uses include a range of B1, B2 and B8 use class orders. The development will provide 
102,800 sq m of employment land which will help meet the market requirements for the 
district. The location of the site, adjacent to the Arla development, provides a prime location 
for employment uses and the neighbouring application proposals (Kingsbrook, Land North of 
Aston Clinton Road and Hampden Fields) provide small and medium sized premises for local 
businesses seeking modern space in Aylesbury.  

4.3.3 AVDC are currently unable to demonstrate a five-year housing land supply (4.2 years) and 
therefore the principle of sustainable development as outlined in the NPPF should be applied 
when considering the application. The provision of 1,100 dwellings on the site will provide a 
sizeable contribution to the housing land supply from a site which is not identified in the five 
year supply calculations. As identified the increased employment growth in the local area will 
contribute towards an increased need for housing locally. The development of housing will 
provide a community with a local hub which provides employment, leisure, education and 
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retail. The development location and illustrative layout promotes modal shifts to walking and 
cycling, connecting the development to formal and informal open space. The applicant 
proposes incorporation of an appropriate amount of custom-build housing to provide a range 
of choice and opportunity to the local area. The neighbouring sites do not provide this element 
and as such the development will provide an opportunity currently unavailable to residents in 
Aylesbury, whilst providing funding to the delivery of the ELR(S).  

4.3.4 The provision of the ELR(S) should be afforded great weight in the decision making process 
with the enablement of growth to the east of Aylesbury. The provision of housing and 
employment uses on the site will generate significant movement on the site, for which highway 
capacity and modelling has been undertaken. The proposal accords with national and local 
planning policy and provides essential infrastructure to Aylesbury. The ELR(N) is proposed to 
connect to the ELR(S) and as such the connection point is incapable of being altered, the 
development masterplanning process and public consultation exercises has developed and 
the route of the ELR(S) to avoid, where possible, the rear of the housing located on Aston 
Clinton Road. Both LEPs include the ELR as a growth enabling and priority has been given for 
its development, supported by funding programmes. The updated hydraulic model improves 
the definition and accuracy of the modelled flood extents, resulting in a reduction in flood 
levels on site. The Flood Mitigation Scheme demonstrates that it is possible to achieve a 
mitigation regime within the site boundary that does not increase flood risk to third parties. 
Uses located in areas of greater risk of flooding are either Essential Infrastructure (the 
ELR(S)) or water compatible (sports provision). The proposal has passed the sequential and 
exception tests associated with flooding.   

4.3.5 The site promotes healthy communities through the proposal of a mixed use scheme that 
facilitates social interaction, with a wide range of land uses as illustrated in the Masterplan. 
The delivery of social, recreational and cultural facilities are positively planned to enhance the 
sustainability of the site. The provision of a new primary school will meet the needs of the local 
community. The canal side uses will be accessible by Aylesbury Woodlands community and 
opening the site to users of neighbouring sites and the canal. The proposed doctors surgery in 
the local centre will significantly contribute to the reduction of pressures on other surgeries in 
Aylesbury. The Illustrative Masterplan highlights the promotion of a safe and accessible 
development with clear and legible pedestrian routes. The masterplan promotes meetings 
between members of the community who may otherwise not come into contact with each 
other, through the creation of strong neighbourhood centres which bring together those who 
work, live and play within the site. The major employment opportunities created through the 
site will enable jobs for Aylesbury residents who will be able to walk and cycle to the site via a 
network of footpaths and rights of way. The canal side uses will encourage residents of the 
site and wider local area to walk and cycle to the restaurants and bar via the towpath. The 
proposal fully complies with Section 8 of the NPPF, whereby great weight should be afforded 
for the provision of a primary school, considerable weight for the provision of high quality open 
spaces and sporting facilities in a site with an emphasis on facilitating social interaction and 
the creation of a sustainable development. 

4.3.6 In the development of the masterplanning process the landscape character, local 
characteristics, ecological features and the base line of the local area has been considered. 
The application proposal has been shown to accord with local and national planning policy. 
The positive and pro-active approach undertaken during the development of the masterplan 
has allowed environmental mitigation measures to have been incorporated to minimise the 
impact of the development. The sports and leisure provision identified could provide a 
valuable connection to Stoke Mandeville which will help develop Aylesbury as a Paralympic 
destination. The sports and leisure facilities will also allow all users of the site to enjoy an 
active lifestyle, which is accessible by walking and cycling. The community development on 
the site with a mix of uses helps to establish a wholly sustainable site, where the use of a 
private motor vehicle could be reduced with increased walking to work/school, the shop, 
leisure facilities and sporting activities.  
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4.3.7 The development helps to provide a healthier community with extensive green space across 
the development. The development provides a walkable neighbourhood, with strong links with 
employment, housing, leisure and recreation.  
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5 Summary and Conclusion 

5.1 Overview 

5.1.1 The planning application is for the development of the Aylesbury Woodlands site for a mixed 
use development, including a new link road, comprising of:  

Outline application with means of access to be considered for up to 102,800 sq m employment 
(B1/B2/B8), up to 1,100 dwellings (C3), 60 residential care units (C2), mixed-use local centre 
of up to 4,000 sq m (A1/A2/A5/D1), up to 5,700 sq m hotel and Conference Centre (C1), up to 
3,500 sq m Leisure facilities (A1/A3/A4), up to 16 ha for sports village and pitches, Athletes 
Accommodation (10 x 8 apartments), and up to 2 ha for a primary school (D1), with a strategic 
link road connecting with the ELR (N) and the A41 Aston Clinton Road, transport 
infrastructure, landscape, open space, flood mitigation and drainage.’ 

5.1.2 The development proposal has evolved following a series of engagement exercises with the 
community and relevant stakeholders. The design, layout and proposed use classes are 
considered appropriate for the locality. As outlined in the ES and other supplementary 
drawings, statements and reports the application proposal complies with local and national 
planning policy.  

5.2 Benefits of the Application Scheme 

5.2.1 The application proposal will result in a number of benefits for Aylesbury and the local area 
and comply with the principles of sustainable development. The benefits of the application 
scheme include: 

 Enabling economic growth within the designated Aylesbury Vale EZ. The construction 
and operation of the scheme will support 4,564 jobs on site and a further 1,141 in the 
wider economy through supply chain linkages and spending (5,705 gross jobs). Of these 
jobs, it is estimated that 2,634 jobs and £152.3 million GVA per annum will be new to the 
Aylesbury Vale district economy 

 The provision of the ELR(S) will enable the growth to the east of Aylesbury; the ELR is 
identified as a key pillar underpinning the BTVLEP Local Growth Deal. The SEMLEP also 
identifies the ELR as a Local Growth Fund priority. The ELR will avoid the town centre 
networks and provide network capacity to accommodate local traffic from the east of 
Aylesbury. The scheme is vital to the large-scale growth to the east of Aylesbury. 

 Providing up to 1,100 market and affordable dwellings, including a proportion of custom 
build dwellings and an additional 60 residential extra care units. The development will 
therefore help AVDC demonstrate a five-year housing land supply. The dwellings will 
contribute towards providing a mixed and balanced community with an estimated 1,700 
residents of working age, within walking and cycling distance of a new major employment 
hub for Aylesbury. The housing element to the Aylesbury Woodlands scheme will 
underpin the financial viability of the scheme and help to deliver the ELR(S) 

 The provision of flood mitigation measures on site which will reduce the likelihood of 
flooding on parts of the site and ensure more vulnerable uses (i.e. residential) are located 
in Flood Zone 1. The application proposal has not been dictated to by the flood extents; 
however the development parameters and layout has been developed to ensure the more 
vulnerable uses are located away from the areas of greatest likelihood of flooding.  

 Developing sports facilities in the local area, creating connections with Stoke Mandeville 
in establishing a sports village and athletes accommodation. The provision of the sports 
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facilities and pitches will benefit the local community who will have access to the facilities. 
The sports pitch provision will help to meet the existing deficit in the local area.  

 Establishing a sustainable community that will be able to reduce their reliance on private 
vehicular use through the development of a connected community. The layout and uses 
promote walking and cycling and the substantial open spaces will allow residents to enjoy 
local recreation.  

 The development of the canal side and retail, restaurant and other leisure uses on the 
site will provide jobs, leisure and entertainment for residents, workers and visitors of 
Aylesbury whilst minimising its impact on the Aylesbury town centre.  

5.3 Infrastructure/Section 106 

5.3.1 The contributions and obligations will be developed with the Council as part of the 
determination period. Affordable housing and other contributions will be agreed following a 
viability assessment.  

5.3.2 BA agrees to the development of the ELR(S) as part of the development contribution, to 
enable the growth to the east of Aylesbury. The ELR will help the district to provide housing, 
jobs and improved connectivity to open space, whilst increasing capacity on the highway 
network.   

5.4 Overall Conclusion 

5.4.1 The development constitutes a wholly sustainable development in accordance with 
paragraphs 18 to 219 of the NPPF. The three dimensions of sustainable development 
(economic, social and environmental) have been met by this proposal. The development 
contributes to the building of a strong, responsive economy, which supports a strong, vibrant 
and healthy community. Whilst contributing to protecting and enhancing the natural 
environment. The economic growth and housing will provide social and environmental benefits 
to the local community and wider Aylesbury area.  

5.4.2 The development site is an allocated EZ for which employment growth is to be enabled and 
for which is considered a growth location by the LEP and Government. The housing element 
will help to meet the acute housing needs of the district and create a high quality mixed use 
development which has evolved the masterplan in collaboration with stakeholders, residents 
and the local authority.  

5.4.3 In conclusion, the application proposal secures economic, social and environmental benefits 
that constitute sustainable development of a type and form which are contained within the 
NPPF. Accordingly, planning permission should be granted.  
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App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

14/03698
/ACC 
 
 

15 Proposed Anaerobic 
Digestion Plant And 
Materials Recycling 
Facility Samian Way 
Aston Clinton 
Buckinghamshire 
HP22 5WJ 

Proposed Anaerobic Digestion Plant/Materials Recycling 
Facility (MRF) together with associated plan and 
landscaping.  

Neighbouring 
site to the east 

Approved 

14/03724
/AOP 

32 Land At Valley Farm 
Leighton Road 
Soulbury 
Buckinghamshire 

Outline planning permission with means of access to be 
determined and all other matters reserved for mixed used 
development including residential use (C3) - some 300 
dwellings, Employment use (B1), Commercial (A1 - A5 
inclusive), Leisure and Community (D2) and Ambulance 
Waiting Facility (Sui Generis) Land uses and associated 
roads, drainage, car parking, servicing, footpaths, cycleways 
and public open space/ informal open space and 
landscaping. 

8.5 miles 
north-east 

Pending 

14/03289
/AOP 

33 Land At Haddenham 
Airfield Thame Road 
Haddenham 
Buckinghamshire 

Outline application (with access to be considered and all 
other matters reserved for subsequent consideration) for the 
erection of up to 233 residential dwellings, provision of 4.85 
hectares of employment land (B1, B2 and B8), relocation and 
extension of existing playing fields with new community 
pavilion and associated car parking, a retail convenience 
store, 64 bed care home, relocation of existing glider hanger, 
provision of open space and landscaping, creation of new 
pedestrian and cycle links and associates works of 
supporting infrastructure including new vehicular access 
points from Pegasus Way. 

9 miles south-
west 

Pending 

14/02666
/AOP 

34 Land At Haddenham 
Glebe Stanbridge 
Road Haddenham 
Buckinghamshire 

Outline planning application for the construction of 280 no. 
dwellings, including 35 no. age - restricted dwellings, with 
associated garages, parking, estate roads, footways, 
pedestrian linkages, public open space, burial ground, 
community sports facility, strategic landscaping, drainage and 
other associated works. 

8.4 miles 
south-west 

Secretary of 
State to 
Determine 

14/02002
/AOP 

35 Land At Station Road 
Ivinghoe 

Outline application with access to be considered and all other 
matters reserved for the erection of up to 70 residential units 

7.5 miles east Pending 



App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

Buckinghamshire and associated infrastructure. 

14/01794
/AOP 

31 Buckinghamshire 
County Council Old 
County Offices And 
Former Civic Centre 
Site Walton Street 
Aylesbury 
Buckinghamshire 
HP20 1UA 

Outline application with access, layout and scale to be 
considered and all other matters reserved for the provision of 
2 new public squares and adjoining public realm (4850sqm), 
residential floorspace up to 6750sqm, 97sqm of retail use 
(A1), 3115sqm food and beverage units (A3, A4 and A5), 
192sqm commercial space, 700sqm of community use (D1) 
and car parking. 

2.2 miles west Approved 

13/00833
/APP 

6&7 Gatehouse Quarter 
Gatehouse Road 
Aylesbury 
Buckinghamshire 

Construction of 12484sq m floor space supermarket (Class 
A1) and associates uses, surface level car park below and to 
the south of the new supermarket; 25 affordable housing 
units with associated parking, creation of new access from 
Edge Street to serve residential use; new signalised junction 
at Gatehouse Road and Gatehouse Way, associated 
widening of Gatehouse Road; new access off Bicester Road; 
creation of new public realm, footways and cycleways, 
landscaping and other ancillary works. 

3 miles west Pending 
Decision 

11/00965
/AOP 

14 North-West Land To 
East College Road 
North Aston Clinton 
Buckinghamshire 

Proposed B2/B8 development of up to 41806 square metres 
to north-west of site with associated access, parking and 
landscaping. 

Neighbouring 
site east 

Approved 

11/00964
/AOP 

12 South Land To East 
College Road North 
Aston Clinton 
Buckinghamshire 

Proposed B2/B8 industrial development and ancillary B1(c) 
light industrial development of up to 22297 square metres 
with ancillary offices and associated areas, parking and 
landscaping. 

Neighbouring 
site east 

Approved 

11/00962
/APP 

11 Land To East College 
Road North Aston 
Clinton 
Buckinghamshire 

Proposed dairy (1.3BN L) associated offices, pallet store, 
energy centre, cool corridor, 3 x gatehouse, vehicle 
maintenance unit (VMU), transport office, wash enclosure, 
drivers store, car & commercial parking spaces. Balancing 
pond, engineering works to create landscape bund & 
diversion of Drayton Mead brook, landscaping and new 
priority junction from College Road, external works to include 
vehicle wash, fuel island & weighbridges and associated 

Neighbouring 
site east 

Approved 



App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

access. 

03/02386
/AOP 

11 Berryfields Mda 
Bicester Road 
Quarrendon 
Buckinghamshire 

Site for 3000 dwellings, employment (Classes B1, B2 and 
B8), district centre (comprising a mix of Classes A1, A2, A3, 
A4 and A5, B1, C3, D1 and D2), two combined schools, a 
secondary school, public open space and recreation facilities, 
park and ride and accesses. 

4.5 miles west Approved 

14/00247
/ADP 

Reserved 
matters of 
above 

Berryfields Mda 
Bicester Road 
Quarrendon 
Buckinghamshire 

Approval of reserved matters pursuant to outline permission 
03/02386/AOP relating to access, appearance, landscaping, 
layout and scale for Land Parcel HT07 (HM05) comprising 
the construction of 122 dwellings, associated roads and 
sewers, parking, garaging and turning in accordance with 
condition 1 of the outline planning approval. 

4.5 miles west Approved 

13/03578
/ADP 

Reserved 
matters of 
above 

Berryfields Mda 
Bicester Road 
Quarrendon 
Buckinghamshire 

Approval of reserved matters pursuant to outline permission 
03/02386/AOP for access, layout, scale and appearance 
relating to parcel HM04 comprising the erection of 167 
dwellings with associated road works, parking and ancillary 
works. 

4.5 miles west Approved 

13/01962
/ADP 

Reserved 
matters of 
above 

Berryfields Mda 
Bicester Road 
Quarrendon 
Buckinghamshire 

Approval of reserved matters pursuant to outline permission 
03/02386/AOP for access, layout, scale, appearance and 
landscaping relating to parcel HM03 comprising the erection 
of 29 dwellings with associated road works, landscaping and 
parking. 

4.5 miles west Approved 

13/01748
/ADP 

Reserved 
matters of 
above 

Berryfields Mda 
Bicester Road 
Quarrendon 
Buckinghamshire 

Approval of reserved matters pursuant to outline permission 
03/02386/AOP relating to access, appearance, landscaping, 
layout and scale for Parcel HT05 (part of HW18) comprising 
the construction of 66 dwellings, associated estate road, 
parking, garaging and turning. 

4.5 miles west Approved 



App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

14/02672
/ADP 

Reserved 
matters of 
above 

Berryfields Mda Approval of reserved matters pursuant to outline permission 
03/02386/AOP relating to appearance, landscaping, layout 
and scale for Parcel HW17 comprising the construction of 
124 residential dwellings. 

4.5 miles west Approved 

13/01511
/ADP 

Reserved 
matters of 
above 

Berryfields Mda Approval of reserved matters pursuant to outline permission 
03/02386/AOP relating to access, appearance, landscaping, 
layout and scale for Parcel HW08 comprising the erection of 
114 dwellings including roads, parking and ancillary works. 

4.5 miles west Approved 

10/02475
/ADP 

Reserved 
matters of 
above 

Berryfields Mda Approval of reserved matters pursuant to outline permissions 
03/02386/AOP relating to appearance, landscaping, layout, 
scale and access for Parcels HB01 and HB02 comprising the 
construction of 148 residential dwellings. 

4.5 miles west Approved 

10/01911
/ADP  

Reserved 
matters of 
above 

Berryfields Mda Approval of reserved matters pursuant to outline permission 
03/02386/AOP for the erection of 324 dwellings with 
associated public open space, highways and landscaping for 
sites HM01 and HM02.  

4.5 miles west  Approved  

10/01187
/ADP 

Reserved 
matters of 
above 

Berryfields Mda Approval of reserved matters pursuant to outline permission 
03/02386/AOP for 174 dwellings, associated estate roads, 
parking, garaging and turning in accordance with condition 
No.1. 

4.5 miles west Approved  

08/02029
/ADP 

Reserved 
matters of 
above 

Berryfields Mda Approval of reserved matters pursuant to outline permission 
03/02386/AOP relating to Phases HW03/04/05/06/09 and 
10A of Phase 1 comprising the erection of 384 dwellings with 
associated garages, parking, roads, landscaping and open 
space. 

4.5 miles west Approved 

03/02424
/AOP 

2 NHS Trust Stoke 
Mandeville Hospital 
North 

Demolition of existing dwellings and erection of keyworker 
accommodation consisting of pods accommodating a total of 
144 bedrooms for key workers, 27 two and three bed houses 
for doctors accommodation and 140 houses/flats for private 
residential accommodation. 

1.9 miles 
south-west 

Approved 

07/00778
/APP 

3 NHS Trust Stoke 
Mandeville Hospital 
South 

Redevelopment of site to provide 330 dwellings, garages, 
formation of new accesses, parking, turning areas, open 
space and landscaping 

1.9 miles 
south-west 

Approved 



App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

13/03534
/AOP 

N/A Land East Of A413 
Buckingham Road & 
Watermead Aylesbury 
Buckinghamshire 

Outline application (with access to be considered and all 
other matters reserved) for the demolition of Dunsham Farm 
and redevelopment of site to provide up to 1560 dwellings, a 
2 form entry primary school and children’s nursery, a mixed 
use local centre to include 8000sq m GEA floorspace for 
small scale retail, employment, healthcare, extra care sports 
pavilion, community uses and some residential use inclusive 
of up to 1500 sq m GEA of retail and up to 200 sq m GEA of 
employment, green infrastructure comprising new community 
parks including linear park, landscaping including new 
woodland planting, open space, allotments, sports pitches, 
play areas, sustainable urban drainage feature, new Main 
Link Road to connect A418 & A413 including a crossing of 
the River Thame and associated works of access, new 
walking and cycling routes, ground modelling and 
infrastructure provision including drainage, parking and 
lighting 

1.1 miles 
north-west 

Refused. 
Appeal 
Lodged* 
 
*Not included 
in 
assessment  

03/00393/
AOP 

5 Weedon Hill Major 
Development Area 
Buckingham Road 
Aylesbury 
Buckinghamshire 

Site for 850 dwellings and ancillary facilities to include 
neighbourhood centre, combined school, sports and 
recreational facilities and land for a park and ride facility 

2 miles north-
west 

Approved 

Aston Clinton     

07/02923
/AOP 
 

1 
 

Major Development 
Area Aston Clinton 
Road Weston Turville 
Buckinghamshire 

Development of site to provide business park including B1 
office buildings, 125 dwellings, hotel and gym, mixed use 
core comprising B1 use, retail, cafe and up to 25 dwellings, 
public open space, new accesses, roads and services 

Neighbouring 
site south-west 
 

Awaiting 
decision 
 

15/02134
/AOP  

18 Land Off College Road 
South Aston Clinton 
Buckinghamshire 

Outline application with access to be considered and all other 
matters reserved for the erection of up to 85 dwellings 

400m south Pending  

15/01395
/AOP 

19 Land Rear Of 93 
Aylesbury Road Aston 
Clinton 

Outline application with access to be considered and all other 
matters reserved for the demolition of 95 Aylesbury Road and 
the erection of 50 dwellings with access, parking, amenity 

550m south Pending  



App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

Buckinghamshire space, formal and informal open space, footpath links, 
landscaping and all enabling works.  

15/00300
/AOP 

20 Land Off Chapel Drive 
And Rear Of Green 
End Street Aston 
Clinton 
Buckinghamshire 

Outline application (with access to be considered and all 
other matters reserved) for a residential development of up to 
95 dwellings with access, amenity space and associated 
works 

800m south 
east 

Pending  

15/00263
/AOP  

N/A Land East Of New 
Road Weston Turville 
Buckinghamshire 

Outline application with all matters reserved for the erection 
of 27 dwellings and new crossover 

N/A Refused  

14/03662
/APP 

21 Land At Stratford 
Close Aston Clinton 
Buckinghamshire 

Construction of 30 dwellings with associated garages, roads 
and new access 

750m south Pending  

14/02463
/AOP 

22 Land North Of Brook 
Farm Brook Street 
Aston Clinton 
Buckinghamshire 

Outline application with all matters reserved for the erection 
of up to 91 dwellings, one 70sqm retail unit, provision of open 
space, two vehicular access points, parking, access roads, 
footpaths and landscaping works. 

650m south 
east 

Approved 
subject to 
Section 106  

14/00426
/AOP 

23 Land Off Brook Street 
And Aylesbury Road 
Aston Clinton 
Buckinghamshire 

Outline application (with access to be considered and all 
other matters reserved) for the demolition of 7 & 9 Brook 
Street and redevelopment to provide up to 29 dwellings with 
new access, roads, parking, landscaping, drainage, on-site 
LEAP and open space. 

700m east Approved  

14/02072
/AOP 

17 Land East Of New 
Road Weston Turville 
Buckinghamshire 

Outline planning application with all matters reserved for the 
erection of up to 64 dwellings, public open space, attenuation 
basin and associated infrastructure. 

0.4km south Pending  

13/02508
/AOP  

24 Land Off Chapel Drive 
Aston Clinton 
Buckinghamshire 

Outline application (with access to be considered and all 
other matters reserved) for proposed residential development 
of up to 47 dwellings with access, amenity space and 
associated works 

1.2km south 
east 

Appeal 
Allowed 

15/00968
/ADP 

Reserved 
matters of 
above 

Land Off Chapel Drive 
Aston Clinton 
Buckinghamshire 

Approval of reserved matters pursuant to outline planning 
permission 13/02508/AOP relating to matters of appearance, 
landscaping, layout and scale for the erection of 47 dwellings 
with associated open space, landscaping and infrastructure 

1.2km south 
east 

Pending 



App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

works. 

13/01488
/AOP 

16 Land Bounded By New 
Road And Aston 
Clinton Road Weston 
Turville 
Buckinghamshire 

Outline application with all matters reserved. Site for 135 
dwellings with associated public open space, new vehicular, 
pedestrian & cycle accesses, landscaping and drainage 
works 
 

Neighbouring 
Site south 

Pending  

12/01490
/AOP  

25 Land Adjacent To 
Stablebridge Road 
Aston Clinton 
Buckinghamshire 

Residential development comprising up to 48 dwelling units 
and associated open space, landscaping and infrastructure 
works 

2.3km south 
east  
 

Refused  
Appeal 
Allowed 

14/01813
/ADP 

Reserved 
matters of 
above  

Land Adjacent To 
Stablebridge Road 
Aston Clinton 
Buckinghamshire 

Approval of reserved matters pursuant to outline permission 
12/01490/AOP (allowed on appeal) relating to matters of 
appearance, landscaping, layout and scale for the erection of 
48 dwelling units with associated open space, landscaping 
and infrastructure works. 

2.3km south 
east 

Approved 
 

12/00605
/AOP 

N/A Land Between 
Wendover Road And 
Aston Clinton Road 
Weston Turville 
Buckinghamshire 

Outline application (with all matters reserved) for a mixed use 
sustainable urban extension comprising: up to 3,000 
dwellings and a 60 bed extra care or care home facility (use 
class C2/C3); provision of land for a park and ride site, and a 
Waste Recycling Facility adjoining the A41 Aston Clinton 
Road; a total of 9.45ha of employment land (comprising of up 
to 40,000 sqm B1/B2/B8/sui generis uses); link road between 
A413 Wendover Road and A41 Aston Clinton Road; 
provision of two primary schools (both 3 form entry); a mixed 
use local centre (4.09ha) comprising of a 1,200 square 
metres (GFA) food store, further retail (including a 
pharmacy), restaurants and cafe units, a doctor's surgery, 
gym, public house with letting rooms, professional services, 
multi - functional community space and day nursery; multi- 
functional green infrastructure (totalling 103.1ha) including 
parkland, sport pitches, sport pavilion, children's play areas, 
informal open space, allotments, community orchards, 

N/A Refused  
Appeal 
Dismissed* 
 
*Not included 
in 
assessment 



App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

woodlands, landscaping and surface water attenuation, 
strategic flood defences to protect the town centre, vehicular 
access points from New Road Marroway, A413 Wendover 
Road and A41 Aston Clinton Road; and internal road, streets, 
lanes, squares footpaths and cycleways. 

15/02271
/AOP  

26 Land East Of Lower 
Road Stoke 
Mandeville 
Buckinghamshire 

Outline planning permission with access to be considered 
and all other matters reserved for the erection of up to 117 
residential dwellings and associated ancillary works. 

3.25km  
south west 

Pending  
 

15/01619
/AOP  

27 Land At Lower Road 
Stoke Mandeville 
Buckinghamshire 

Outline permission with access to be considered and all other 
matters reserved for a residential development of up to 190 
dwellings with associates access 

3km south 
west 

Pending  
 

11/02088
/AOP  

28 Mount Pleasant 
Tamarisk Way Weston 
Turville 

Demolition of existing buildings and erection of 27 residential 
units 

2km south 
west 

Approved  

Elmhurst     

11/02514
/AOP  

29 Aylesbury Vale 
Community Healthcare 
N H S Trust Tindal 
Centre Bierton Road 
Aylesbury 
Buckinghamshire 
HP20 1HU 

Demolition of the Cornerstone Day Hospital, 
Kimmerage/Portland and the SCAS bungalow and 
construction of up to 60 residential units including conversion 
of the Tindal building together with amenity space, parking 
and landscaping. 

.7km west Approved  

Oakfield and Bierton    

10/02649
/AOP 

4 Land East Of 
Aylesbury Broughton 
Crossing Bierton 
Buckinghamshire 

New urban extension comprising 2450 homes, 10ha 
employment land, neighbourhood centre, two primary 
schools, construction of eastern link road (part) and the 
Stocklake link road (rural section), green infrastructure, 
associates community facilities and support infrastructure 
including expanded electricity substation and flood defences. 

Immediately 
north west of 
site 

Approved  

14/03486
/ADP 

Reserved 
matters of 

Land East Of 
Aylesbury Broughton 

Approval of reserved matters pursuant to outline permission 
10/02649/AOP relating to appearance landscaping, layout 

Approved 



App 
Number 

Ref no. 
on Figure 
4.1 / 4.2 

Location Proposal Distance to 
site 

Decision  

above  Crossing Bierton 
Buckinghamshire 

and scale for village 2 (including all mitigation land) 
comprising the development of up to 495 residential units, 
community facilities, associated landscaping and public open 
space, internal access and infrastructure. 

15/01767
/ADP 

Reserved 
matters of 
above 

Land East Of 
Aylesbury Broughton 
Crossing Bierton 
Buckinghamshire 

Approval of second reserved matters pursuant to planning 
permission 10/02649/AOP relating to Village 4 (including all 
mitigation land) comprising the residential development of 
859 dwellings, community facilities, public open space, 
SuDS, mitigation land, electricity substation and associated 
infrastructure to serve. 

Pending 

14/01010
/AOP  

30 Former Bpc Hazells 
Tring Road Aylesbury 
Buckinghamshire 

Outline application with all matters reserved for the 
development of 168 residential dwellings. 

1.8km west Pending  
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Appendix B  Consented Development Plan 

 
 
  



*dismissed but 
due for

re-submission

Committed Developments within 10 km
1. Aston Clinton Major Developm ent Area 07/02923/AOP
2. Stoke Mandeville North  03/02424/AOP
3. Stoke Mandeville Sou th  07/00778/APP
4. Land at East Aylesbu ry 10/02649/AOP
5. Weedon Hill Major Developm ent Area 03/00393/AOP 
6. Gateh ou se Q u arter  13/00833/APP
7. Gateh ou se Q u arter  13/00833/APP
8. National Enterprise Academ y 10/02567/ADC
9. Berryfields Major Developm ent Area 03/02386/AOP
10. Aylesbu ry Woodlands 
11. Arla Dairies, 11/00962/APP
12. Arla Dairies, 11/00964/AOP
13. Circu s Fields 13/01578/APP’ 
14. Arla Dairies, 11/00965/AOP
15. Arla and Olleco Anaerobic Digestion Plant 14/03698/ACC
16. Land Bou nded by Aston Clinton Rd and New Rd 13/01488/AOP
17. Land East Of New Road, Western Tu rville 14/02072/AOP
18. Land Off College Road Sou th  15/02134/AOP
19. Land at rear of 93 Aylesbu ry Road 15/01395/AOP
20. Land at Ch apel Drive 15/00300/AOP
21. Land at Stratford Close, off Weston Road 14/03662/APP
22. Land at Brook Street/College Road Sou th  14/02463/AOP
23. 7 and 9 Brook Street 14/00426/AOP
24. Ch apel Drive 13/02508/AOP
25. Land Adjacent To Stablebridge Road 12/01490/AOP
26. Land East Of Lower Road 15/02271/AOP
27. Land At Lower Road 15/01619/AOP
28. Mou nt Pleasant Tam arisk Way 11/02088/AOP
29. Aylesbu ry Vale Com m u nity Health care 
      NHS Tru st Tindal Centre 11/02514/AOP
30. Form er Bpc Hazells Tring Road 14/01010/AOP
31. Bu ckingh am sh ire Cou nty Cou ncil Old Offices 14/01794/AOP
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Appendix C  Wider Context Plan 
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Committed Developments
1. Aston Clinton Major Developm ent Area 07/02923/AOP
2. Stoke Mandeville North  03/02424/AOP
3. Stoke Mandeville Sou th  07/00778/APP
4. Land at East Aylesbu ry 10/02649/AOP
5. Weedon Hill Major Developm ent Area 03/00393/AOP 
6. Gateh ou se Q u arter  13/00833/APP
7. Gateh ou se Q u arter  13/00833/APP
8. National Enterprise Academ y 10/02567/ADC
9. Berryfields Major Developm ent Area 03/02386/AOP
10. Aylesbu ry Woodlands 
11. Arla Dairies, 11/00962/APP
12. Arla Dairies, 11/00964/AOP
13. Circu s Fields 13/01578/APP’ 
14. Arla Dairies, 11/00965/AOP
15. Arla and Olleco Anaerobic Digestion Plant 14/03698/ACC
16. Land Bou nded by Aston Clinton Rd and New Rd 13/01488/AOP
17. Land East Of New Road, Western Tu rville 14/02072/AOP
18. Land Off College Road Sou th  15/02134/AOP
19. Land at rear of 93 Aylesbu ry Road 15/01395/AOP
20. Land at Ch apel Drive 15/00300/AOP
21. Land at Stratford Close, off Weston Road 14/03662/APP
22. Land at Brook Street/College Road Sou th  14/02463/AOP
23. 7 and 9 Brook Street 14/00426/AOP
24. Ch apel Drive 13/02508/AOP
25. Land Adjacent To Stablebridge Road 12/01490/AOP
26. Land East Of Lower Road 15/02271/AOP
27. Land At Lower Road 15/01619/AOP
28. Mou nt Pleasant Tam arisk Way 11/02088/AOP
29. Aylesbu ry Vale Com m u nity Health care 
      NHS Tru st Tindal Centre 11/02514/AOP
30. Form er Bpc Hazells Tring Road 14/01010/AOP
31. Bu ckingh am sh ire Cou nty Cou ncil Old Offices 14/01794/AOP
32. Land at Valley Farm  14/03724/AOP
33. Land at Haddenh am  Airfield 14/03289/AOP
34. Land at Haddenh am  Glebe 14/02666/AOP
35. Land at Station Road 14/02002/AOP

5km

10km

35

34
33

32

NY

Figure 4.2
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