21

VISION

4.0

PL ANNING POLICY CONTEXT
4.1
4.2
4.3
4.4
4.5

PL ANNING HISTORY
PL ANNING POLICY / DEVELOPMENT PL AN HISTORY
DEVELOPMENT BRIEF
DEVELOPMENT PL AN POLICIES
EMERGING DEVELOPMENT PL AN &
SUPPLEMENTARY PL ANNING GUIDANCE
4.6 COMPARISON WITH PREVIOUS MASTERPL AN

“Creating and maintaining neighbourhoods of choice will require
connected, synergistic efforts among disparate housing policies
and between housing policies and other essential interventions
such as public safety, education, and economic policies, just to
name a fe w.”
Bruce Katz
‘Neighbourhoods of Choice & Connection

LITTLE HALDENS, GOMM VALLEY

22

4.1

PL ANNING HISTORY
The site has been subject to a very limited number
planning applications, which are summarised as follows:
•

In 1973, outline planning applications for residential-led, mixed
use developments were submitted on 59ha of land including the
site. The applications were refused on the grounds of the impact
they would have on the town and the surrounding area and were
considered to be premature in the context of the Structure Plan
and Local Plan; and

•

Since that time, the site has been subject to a single outline
planning application for a golf course in 1976. Whilst approved, the
application was never implemented.

4.2

PL ANNING POLICY / DEVELOPMENT PLAN HISTORY
Gomm Valley is one of five ‘Reserve Sites’ which have
been excluded from the Green Belt and safeguarded as
land required to meet the future development needs
of the area. Gomm Valley and the Reserve Sites have
featured in three Local Plan iterations since the 1980s
and their status has been upheld at various planning
inquiries and examinations over this period.
In this respect, the principle of development of Gomm Valley has
been established long before its current policy position as part of
the Wycombe District Council Core Strategy and, more latterly, the
draft Wycombe District Local Plan. This development plan history is
described as follows:
Establishment of the Green Belt and iterations of the Local Plan
(1954 to 1995)
When the Green Belt was first established in 1954 as part of the
metropolitan Green Belt around London, areas of ‘white land’ were
left undesignated between the edge of the towns and villages, and
the inner boundary of the Green Belt. This white land was left out
of the Green Belt to allow space for towns and villages to grow and
to ensure that the Green Belt did not have to be regularly amended
to accommodate growth. Over time most of the white land has been
developed within Wycombe and indeed within the wider country.
All of the five Reserve Sites, including Gomm Valley, were white land
when the Green Belt was established in 1954.
In 1989 WDC approved the High Wycombe Area Local Plan. At this point
in time all five Reserve Sites were designated as “Areas of Special
Restraint” designed to meet the long term development of the area but
not short term development needs. The Areas of Special Restraint were
rolled forward into the Wycombe District Local Plan adopted in 1995.

Wycombe Local Plan (adopted 2004) and Core Strategy
(2006 to 2026)
In the Deposit Draft Plan (1998), the Gomm Valley site was proposed to
be allocated in part at Pimms Close for a small residential allocation; a
second allocation was also proposed on the Ashwells land. Through two
sets of Pre-Inquiry changes, the Council deleted the Pimms Close and
Ashwells housing allocations and proposed the introduction of a new
Local Landscape Area designation on the site.
Following receipt of the Inspector’s Report in May 2002, Gomm Valley
was designated as an area of safeguarded land in the adopted Local
Plan (January 2004). Though many of the policies of the Local Plan
have been replaced by the Adopted Core Strategy a consolidated
version of the Plan was produced in September 2013. Policy GB1 relates
specifically to the safeguarded sites including Gomm Valley, which
confirms that “ the Council is satisfied that all (the sites) are capable of

development in the long term”.

In the Draft Core Strategy (September 2005), WDC proposed to remove the
safeguarded land status of Gomm Valley. Following examination in late
2007, the Inspector confirmed the lack of special circumstances existed
to justify the proposed inclusion of Gomm Valley in the Green Belt.
As a result, the Gomm Valley and Ashwells site was adopted as part
of Policy CS8 of the Core Strategy “as a reserve location for future
development”. Whilst the Policy envisages that the site is likely to
be released during the plan period (from 2006 to 2028 to meet the
identified need of 8,050 homes), the specific timing and nature of the
release was to be determined by the Site Allocations Development Plan
Document (SADPD).
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Cabinet Report: Release of the sites and progressing the
Local Plan (October 2014)

Wycombe District Council New Local Plan

In 2014, WDC published a new Local Plan Options
Consultation Document which confirmed a shortfall of 6,200
dwellings across the district over the upcoming plan period
(see below). Consequently, the approximate 1,500 dwelling
supply provided by the reserve sites was considered to
ease the pressure on other potential mechanisms for
housing delivery, including Green Belt review, major
expansion of smaller towns and even a new settlement;

The draft WDC Local Plan has proceeded along the
following stages:

Owing to the pressing need for housing land identified by the Local
Plan Review, Officers put a proposal before Cabinet to release the
Reserve Sites, including Gomm Valley, to contribute towards the
Council’s rolling five year housing land supply. This is explained by the
Cabinet Report as follows:

•

Options Consultation Document (January 2014): An Options
Consultation Document was published in January 2014, which
presented the new SHMA and preferred housing growth option
for the district. The preferred growth option (mixed growth)
led to a shortfall of 6,200 dwellings taking account of existing
commitments, windfalls, urban and brownfield sites. Consequently,
the approximate 1,500 dwelling supply provided by the reserve
sites was considered to ease the pressure on other potential
mechanisms for housing delivery, including Green Belt review,
major expansion of smaller towns and even a new settlement;

•

Draft Consultation Document (June 2016): Draft Policy CP4 provides
for a target of 10,000 dwellings across the district over the plan
period from 2013 to 2033, including the delivery of 1,500 dwellings
provided by the Reserve Sites. Of these, 480 to 640 dwellings are
allocated to Gomm Valley and Ashwells Reserve Site. The draft
Local Plan was supported by the Reserve Site Infrastructure Delivery
Plan (IDP, July 2016) and the Reserve Sites Transport Framework
(January 2016) which established the infrastructure required to
deliver the Reserve Sites, including Gomm Valley. These provisions
were reflected in draft policy CP4 and included the following
items for the application site: a single form entry primary school;
adopting a landscape-led design approach to the site; maximising
opportunities for landscaping, ecological buffers, habitat creation
and connectivity; towards the highways requirements of the
Wycombe Reserve Sites Infrastructure Delivery Plan and maintaining
the separation of High Wycombe and Tyler’s Green;

•

Regulation 19 Version (October 2017): Draft policy HW6 (Gomm
Valley and Ashwells) provides for an indicative capacity of 520
dwellings across the Gomm Valley and Ashwells Reserve Site, which
is “likely to be about” 400 for Gomm Valley and 120 for Ashwells.
Representations made by the applicant in support of the Regulation
19 Consultation and then at the Examination in Public confirmed
that the scheme could not be viably delivered at this level and
that the actual site capacity, including a revised residential mix,
neighbourhood centre, commercial and residential uses. The
applicant has engaged with the Council and Planning Inspectorate
to advance modifications to the plan in order to enhance the
scheme viability and thereby the sustainability of the development
proposition. We understand that a consultation on proposed
modifications to the plan will be undertaken early in 2019.

“These sites are identified in Policy CS8 of the Council’s Core Strategy,
for development during the lifetime of the Plan. This Cabinet report
recommending the “release” of the reserve sites for development
does not constitute a statutory plan. However, changes to the way the
planning system is operating have emerged, notably the introduction
of the National Planning Policy Framework and the implications of the
Localism Act, that indicate that the sites are now needed and hence
the timing is now right for the release of the sites. In the absence of
sufficient progress being made with the preparation of a statutory plan
(i.e. the New Local Plan) it is considered very important for reasons set
out in the report below to provide a formal signal that the sites should
be made available for development.”
On 20 October 2014, the Cabinet passed the motion for the Reserved
Sites, including Gomm Valley, to be released for development on the
following basis:

“The following decisions were made as Option 5 (release of the five
reserve sites, paragraphs 64-66 of the report) had been recommended
to assist in delivering housing to contribute towards the Council’s
rolling five year housing land supply, because of the over-riding
importance of ensuring as much local control as possible on the future
development of those sites and because the sites had been reserved
for development for many years. In order to respond to the strength
of public interest and concerns, the decision would be taken forward
with the involvement of specific liaison groups, one for each site,
together with a High Wycombe roundtable (paragraph 72 of the report)
to consider the town wide infrastructure implications. Infrastructure
issues in relation to the Slate Meadow site would be considered at the
site liaison group.”
In the context of the Gomm Valley and Ashwells Reserve Site, this
prompted the assembly of a Liaison Group and the production of a
Development Brief for the Reserve Site, which was adopted in July 2017.

LITTLE HALDENS, GOMM VALLEY

24

The Vision
Gomm Valley & Ashwells
Development Brief

Development Brief Gomm Valley

GOMM VALLEY AND ASHWELLS DEVELOPMENT BRIEF SITE WILL DELIVER A HIGH
QUALITY MIXED USE DEVELOPMENT COMPRISING HOUSING, EMPLOYMENT
AND COMMUNITY USES.
THE SITE FRAMEWORK WILL BE LANDSCAPE LED RECOGNISING THE
INTRINSIC CHARACTER AND BEAUTY OF THE HILLSIDE LANDFORM, WHILST
ACCOMMODATING OPPORTUNITIES FOR DEVELOPMENT.
THE SITE WILL INCLUDE LARGE SWATHES OF UNDEVELOPED LAND. THE
UNDEVELOPED LAND WILL RETAIN THE MOST IMPORTANT LANDSCAPE ASSETS
IN THE VALLEY AND PROVIDE A GREEN LUNG THROUGH THE SITE LINKING
KEY ECOLOGICAL ASSETS.
AT THE HEART OF THE COMMUNITY WILL BE THE PRESERVATION
AND ENHANCEMENT OF ECOLOGICAL VALUE ON THE SITE WITH AN
ENVIRONMENTAL HUB AT ITS CORE.
THE SITE WILL NEED TO CONNECT TO ADJOINING URBAN AREAS OFFERING
TRAVEL CHOICE TO EXISTING AND FUTURE RESIDENTS. THE SITE WILL
EMBRACE OPPORTUNITIES TO TRAVEL BY CAR, BUS, BIKE AND ON FOOT.
THE SITE WILL HAVE A DIVERSE COMMUNITY AND DELIVER A MIX OF HOUSING
TYPES, SIZES AND TENURES TO CATER FOR THIS COMMUNITY.

Adopted July 2017

THE DESIGN AND LAYOUT WILL NEED TO BE IMAGINATIVE, RESPONDING TO
THE CHALLENGING TOPOGRAPHY ON THE SITE WHICH WILL IN MANY CASES
REQUIRE A BESPOKE ARCHITECTURAL RESPONSE. THE SITE WILL DELIVER
OPPORTUNITIES FOR EXCEPTIONAL ARCHITECTURE IN KEY LOCATIONS THAT
BENEFIT FROM DRAMATIC VIEWS.

7
Gomm Valley & Ashwells Development Brief

4.3

GOMM VALLEY & ASHWELLS
DEVELOPMENT BRIEF
The Gomm Valley and Ashwells Development Brief,
adopted in July 2017, covers the site area of the Little
Haldens project, and also includes other areas: namely
the Ashwells site (to the north) and the area adjacent to
Pimms Grove Wood (at the south western corner).
The development brief is split into five chapters which
are prefaced by the Development Brief Vision and
Foreword statement, a brief summary of each section
with key phrases from the brief is described on the
opposite page.
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VISION & FOREWORD

INTRODUCTION
(SECTION 1)

The Development Brief Vision highlights the importance of delivering a mixed
use scheme which is bespoke and of a high quality; is special in relation to its
unique landscape setting and has a rich variety of housing types.

The introduction describes the purpose of the document, its structure and an
outline of the public consultation process undertaken to produce the brief.

Key points from the Vision Statement are:
“high quality mixed use development comprising housing,
employment and community uses”
“recognising the intrinsic character and beauty of the hillside
landform”
“the preservation and enhancement of ecological value on the
site with an environmental hub at its core”

It also states that the objectives in the brief (described in Section 4 of the
document) could be delivered in alternative ways, should further technical
work be undertaken to substantiate it.
From 1.2 Purpose of Development Brief:
“The brief sets out clear objectives, and provides
proposals on how these objectives can best be achieved.
However, when more technical work is undertaken,
it may demonstrated that there are better ways of delivering the
objectives than those set out in the brief.”

“The site will embrace opportunities to travel by car, bus, bike
and on foot.”
“The site will have a diverse community and deliver a mix of
housing types, sizes and tenures to cater for this community”
“The site will deliver opportunities for exceptional architecture
in key locations that benefit from dramatic views”

PL ANNING POLICY FRAMEWORK
(SECTION 2)

THE RESERVE SITE AND ITS CONTEXT
(SECTION 3)

Section 2 outlines the planning policy context for the Development Brief
with reference to both local and national policy, the status of the brief is
described in section 2.6, as follows:

Section 3 gives a very detailed description of the geographic/physical
context of the Gomm Valley and Ashwells sites. There is reference to
the built form of Penn and Tylers Green as well as High Wycombe and
Loudwater. Sub sections describe, in-depth the access, ecological and
landscape context in addition to a detailed analysis of the site’s other
constraints, such as utilities, archaeology, flood risk and noise.

“This development brief, which has been widely consulted
upon, is a non-statutory guidance document and a material
consideration when considering planning applications on The
Site. It provides a link between the provisions of the Development
Plan and the requirements of a planning application.”

DEVELOPMENT FRAMEWORK OBJECTIVES
(SECTION 4)

BRIEF FOR DEVELOPMENT: THE RESERVE SITE
(SECTION 5)

Section 4 covers the 19 Development Framework Objectives (DFO’s ). These
DFO’s are described in the brief as follows:

Section 5 describes the implementation of the Development Framework
Objectives, having regard also to the context described in sections 2 and 3.

“...the Development Brief identifies the over-arching
Development Framework Objectives (DFOs) for the
development of the Reserve site... provide high level guidance
for the development of the site”

The text and diagrams reference each DFO in turn and offer a potential
high level/indicative spatial response to each, outlining four major
character areas, the access and movement within the site, as well as
indicative areas for landscape treatments and built form.

The 19 main DFO’s cover all key aspects of the development including:
Access and Movement, Landscape and Visibility, Ecology, Green
Infrastructure & Heritage, Community, Layout/Built Form and Planning and
Development Delivery.

LITTLE HALDENS, GOMM VALLEY
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4.4

DEVELOPMENT PL AN POLICIES
The following development plan policies are relevant to the
development of the Gomm Valley site:

DEVELOPMENT PLAN DOCUMENT

RELEVANT POLICIES

Buckinghamshire Minerals and Waste Local Plan
(2004-2016)

No relevant policies

Wycombe Development Framework Core Strategy Policy CS1 Overarching Principle – Sustainable Development
(2008)
Policy CS2 (Main Principles for the Location of Development)
Policy CS3 (High Wycombe Principles)
Policy CS8 (Reserve Locations for Future Development)
Policy CS12 (Housing Provision)
Policy CS13 (Affordable Housing and Housing Mix)
Policy CS16 (Transport)
Policy CS17 (Environmental Assets)
Policy CS18 (Waste/Natural Resources and Pollution)
Policy CS19 (Raising the Quality of Place-shaping and Design)
Policy CS20 (Transport and Infrastructure)
Policy CS21 (Contribution of Development to Community Infrastructure)
The Delivery and Site Allocations Plan for Town
Centres and Managing Development document
(2013)

DM1 (Presumption in Favour of Sustainable Development)
DM2 (Transport Requirements of Development Sites)
DM11 (Green Networks and Infrastructure)
DM12 (Green Spaces)
DM13 (Conservation and Enhancement of Sites, Habitats and Species of Biodiversity and
Geodiversity Importance)
DM14 (Biodiversity in Development)
DM16 (Open Space in New Development)
DM17 (Planning for Flood Risk Management)
DM18 (Carbon Reduction and Water Efficiency)
DM19 (Infrastructure and Delivery)

Saved Policies of the Wycombe District Council
Local Plan (2004)

Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy
Policy

G3 (General Design Policy)
G7 (Development in relation to local topography)
G8 (Detailed Design Guidance and Local Amenity)
G10 (Landscaping)
G11 (Trees and Hedgerows)
G12 (Waste and Management)
G15 (Noise Pollution)
G16 (Light Pollution)
G19 (Water Resources)
G26 (Designing for Safer Communities)
H1 (Housing Land Supply)
H2 (Housing Development Allocations)
H4 (Phasing of New Housing Development)
H8 (Appropriate Development Densities)
H9 (Creating Balanced Communities)
H10 and H11 (The Protection of Existing Residential Accommodation)
T2 (On-site Parking and Servicing)
T4 (Pedestrian Movement and Provision)
T5 and T6 (Cycling)
T8 (Buses)
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4.5

EMERGING DEVELOPMENT PL AN & SUPPLEMENTARY
PL ANNING GUIDANCE
The following documents are material planning considerations which should be
weighed in the balance of determination:
•

•

•
•
•
•
•
•
•
•
•

Wycombe District Council New Local Plan: Regulation 19 Publication
Version: As described in this section, the new Local Plan for the district.
Examination hearings have now closed and it is expected that modifications
consultation will take place in 2019;
The Gomm Valley and Ashwells Development Brief (2017): The development
brief sets out the guiding principles of how the site could be developed in
the future to provide new, high-quality housing;
Developer Contributions SPD (adopted April 2007, fully updated and revised
April 2013);
Living within our Limits SPD (adopted July 2009);
Community Facilities SPD (adopted October 2011);
Community Infrastructure Levy Charging Schedule (adopted November 2012);
Position Statement on Housing and Land for Business (July 2011);
Chilterns Design Guide and Supplementary Technical Notes (updated
February 2010);
Community Infrastructure Levy (CIL) Regulation 123 List;
High Wycombe Reserve Sites Transport Framework (Draft 19 January 2016);
and
Wycombe Reserve Sites Draft Infrastructure Delivery Plan (January 2016).

LITTLE HALDENS, GOMM VALLEY
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4.6

COMPARISON WITH THE PREVIOUS MASTERPLAN
4.6.1

INHERITED ILLUSTRATIVE MASTERPL AN
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4.6.2

LITTLE HALDENS ILLUSTRATIVE MASTERPL AN

PLANNING POLICY CONTEXT
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