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NON TECHNICAL SUMMARY 

Introduction 

1. This report sets out the findings of the Sustainability Appraisal (SA) of the Wilton Park 
Development Brief Supplementary Planning Document (the draft SPD). The SA has been carried 
out by Envision Sustainability Ltd on behalf of South Bucks District Council. The purpose of the 
SPD is to provide guiding principles for the future redevelopment of the Wilton Park site.  

2. The draft SPD will act as a ‘stepping stone’ between the broad policy framework established in 
the Core Strategy (in particular, Core Policy 14) and the detailed work that will need to be 
undertaken in support of future planning applications. A key objective for the draft SPD is to 
ensure that any future development on the site is of high quality, coordinated, respects its 
location and setting, and delivers benefits to the local community. It also explains how the 
redevelopment will be delivered sustainably and in full accordance with the requirements of 
Policy CP14. 

3. In accordance with the requirements of the Planning and Compulsory Purchase Act, 2004, the 
draft SPD has been subject to a Sustainability Appraisal (SA). The purpose of this exercise was to 
ascertain the likely impact of the draft SPD on a range of economic, social and environmental 
objectives, the three elements of sustainable development. In accordance with European law, 
the SA process also incorporates the requirements of the ‘SEA Directive’. 

 

The Sustainability Appraisal Process 

4. This Sustainability Appraisal Report has been undertaken with regard to best practice from the 
Planning Advisory Service (PAS) guidance on the preparation of SA. The principal stages of the 
SA process are:  

 Stage A: Setting the context, establishing the baseline and deciding on the scope of the 
Sustainability Appraisal. 

 Stage B: Developing and refining options and assessing effects. 

 Stage C: Preparing the Sustainability Appraisal Report. 

 Stage D: Consulting on the draft Plan and Sustainability Appraisal Report. 

 Stage E: Monitoring the effects of implementing the Plan. 

5. Stage A of the process involved the establishment of a framework for undertaking the SA, 
essentially a set of sustainability (SA) objectives against which different sets of options for future 
redevelopment of the Wilton Park site could be assessed, together with an evidence base to 
help inform the appraisal. A Scoping Letter was issued for a period of four weeks between May 
and June 2013. The letter sought comments from Statutory Consultees on the proposed scope 
of the Sustainability Appraisal work.  

6. The purpose of the consultation was to: 

 Ensure the SA is both comprehensive and robust enough to support the draft SPD during 
the later stages of full public consultation. 
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 Seek advice on the appropriateness of the sustainability objectives and key sustainability 
issues identified. 

7. This Sustainability Appraisal Report represents stages B and C of the process, which has involved 
assessing the impact of various options against each of the sustainability objectives to assess the 
likely significant effects. Furthermore, this report also includes an overarching appraisal of the 
draft SPD, to ensure that it appropriately addresses and considers all of the relevant 
sustainability objectives. 

 

Summary of the SA Findings in accordance with the SEA Directive 

The Current State of the Environment  

8. Wilton Park is owned by the Ministry of Defence and occupied by the Defence School of 
Languages (DSL). DSL is due to close at the end of 2013 and the MOD's Defence Infrastructure 
Organisation (DIO) has indicated that it will be disposing of the whole of the Wilton Park site. 
Inland Homes plc, which owns land adjacent to the site, is the DIO's 'preferred bidder' or 'special 
purchaser' for Wilton Park. 

9. Wilton Park extends to approximately 40 hectares, comprising a partially developed site housing 
DSL, associated buildings, recreation facilities, open space and other infrastructure plus Service 
Family Accommodation (SFA). 

10. The site is located to the East of Beaconsfield, which benefits from excellent transport links. It is 
within easy reach of both the M40 (linking London to Oxford and beyond) and the M25. Access 
to the site is via Minerva Way, which adjoins the London End Roundabout. The site is located 
within the Green Belt, and is characterised by its green landscaped setting, with informal 
amenity space and formal sports pitches. The site is partially developed, and of varying 
densities. A 16 storey tower is the most prominent built feature on the site. 

11. There are a number of ecological habitats present within the site including woodland, amenity 
grassland, coarse semi-natural grassland, ponds and scrub. There are also a large number of 
parkland trees. Although there are no statutory designated sites for nature conservation at 
Wilton Park, the site is located approximately 3.2 kilometres (km) from the northern edge of 
Burnham Beeches Special Area of Conservation (SAC), which is a European designation. The site 
has been found to support protected species, including Great Crested Newts and reptiles. 

12. With regards to the historic environment, the site contains no statutorily or locally listed 
buildings, gardens or landscapes. English Heritage has recognised that the site contains 
archaeological remains of the former mansion and service buildings, as well as the potential 
archaeological significance of a number of historic routeways crossing the general area. English 
Heritage initially identified the Shean Block and Eastern Command Armed Forces Head Quarters 
(AFHQ) bunker as being of potential historical value. English Heritage is now considering only the 
bunker to determine the structure's possible historic interest. 

13. The site is less than 1 km to the south of the Chilterns Area of Outstanding Natural Beauty 
(AONB) and is therefore capable of having an impact on the AONB. The site is generally flat and 
one of the highest points in South Bucks District. 

14. Air quality and noise levels are generally not thought to be a constraint at the site. The site is 
also at low risk from flooding, and not believed to hold any significant contamination, although a 
number of localised sources do exist from previous land uses.  
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The Environmental Characteristics of the areas likely to be affected by 
Development and the Existing Environmental Problems, in particular in relation 
to areas of Designated Importance  

15. This SA report details the environmental characteristics of the site that are likely to be affected 
by development. The key characteristics include: 

 The location of the site within the Green Belt is of particular relevance for any 
redevelopment decisions. Policy requires that the openness of the Green Belt is not 
reduced as a result of development within it. Any redevelopment which sees the removal 
of the existing 16 storey tower block would lead to improvements in the existing landscape 
setting. 

 Vehicular access to both secure and non-secure parts of the site is currently via Minerva 
Way which joins the A40 at the London End Roundabout. The layout of the London End 
Roundabout is not sufficient to cater for the traffic that uses it, and as a result, suffers from 
severe congestion at peak times. 

 The potential hydrological connection between the Wilton Park site and the Burnham 
Beeches SAC means that consideration needs to be given to new development affecting the 
quality and quantity of groundwater availability to the site. New development may also 
give rise to potential increased visitor pressure on the SAC, and increased traffic flows on 
the A355 which runs 200 metres from the SAC. 

 The site supports various protected species, including Great Crested Newts and various 
habitats. The site also includes and is adjacent to areas of Ancient Semi-Natural Woodland. 
Development has the potential to adversely affect the quality of this habitat, which 
requires full consideration to the impacts of the proposed development on ecological 
features.  

 The site is less than 1 km to the south of the Chiltern's Area of Outstanding Natural Beauty. 
Development has the potential to adversely affect the surrounding landscape. 

 There are presently no listed buildings on site. However English Heritage has recognised 
that the site contains archaeological remains of the former mansion and service buildings; 
as well as the potential archaeological significance of a number of historic routeways 
crossing the general area. English Heritage has also recognised the potential historic 
significance of the early 1950’s Eastern Command Armed Forces Head Quarters (AFHQ) 
bunker.  

 

Environmental Protection Objectives 

16. In preparing the Core Strategy consideration was given to environmental protection objectives, 
established at the International, Community or Member State Level, which were relevant in a 
South Bucks context. These objectives and any environmental considerations were taken into 
account during the preparation of the LDF Core Strategy, and are also reflected in this SA report. 

 

 
 



 

 

Wilton Park Development Brief Consultation Draft Supplementary Planning Document - Sustainability Appraisal 7 

 
The Likely Significant Effects on the Environment of the Wilton Park Draft SPD 

17. The main likely significant effects of the draft SPD have been identified through the 
Sustainability Appraisal (SA) process that is documented in the later sections of this report, and 
set out in Appendix 8. In summary the main significant effects identified are: 

 The draft SPD will help to deliver a balance of new housing appropriate to the site and 
needs of Beaconsfield, including a mix of market and affordable housing. This will assist in 
meeting South Bucks housing requirements as identified in the Core Strategy, which 
reflects the need for between 2,200 to 2,800 new dwellings in the period 2006 to 2026, of 
which 350-500 should be affordable. 

 The draft SPD facilitates the first stage of a new relief road, which would be integrated 
through the site. This will help to relieve congestion on the A355 at the London End 
Roundabout, and help deliver wider benefits for Beaconsfield. 

 The draft SPD ensures that new development would not give rise to a reduction in the 
openness of the Green Belt, ensuring that the landscape is preserved. 

 The draft SPD promotes the opportunity for a new bus route, providing residents of the site 
with links to Beaconsfield and the railway station, as well as the creation of safe routes to 
promote walking and cycling.  

 The draft SPD proposes the provision of publically accessible open space. The open space 
will help to mitigate visitor pressure on Burnham Beeches SAC. The draft SPD also 
addresses the need to ensure that there is no ground water contamination arising from 
development at Wilton Park, should a hydrological connection exist between the site and 
the SAC. 

 The draft SPD helps to deliver a net gain in biodiversity on the Wilton Park site, by 
conserving and enhancing the most sensitive areas of the site for biodiversity, whilst 
incorporating enhancements in areas not zoned for biodiversity. 

 The draft SPD conserves and enhances the historic environment by recognising constraints 
associated with development and ensuring that a design code and an archaeological 
evaluation support any future planning application for the site. 

 The redevelopment of Wilton Park will unlock access to open space and recreation that has 
previously been unavailable. New and improved open space will be provided, which will 
include recreation, child play space and community facilities.  

 The draft SPD proposes the creation of high quality development, which draws from 
architectural principles and design codes to ensure that new development respects its 
landscape setting. This includes the demolition of the existing 16 storey tower block on the 
site, creating an overall enhancement to the landscape.  

 New employment opportunities will be created, through providing employment land uses 
that would be appropriate to the site in accordance with Core Policy 14. This will deliver 
local job opportunities and support economic growth objectives.  
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Measures Envisaged to Prevent, Reduce or Offset any Significant Adverse 
Effects 

18. The draft SPD includes various controls and mitigations which aim to prevent, reduce or offset 
any significant adverse effects that could otherwise arise from development at Wilton Park. A 
full list of mitigation is available in Appendix 8. The key findings are as follows: 

 To improve accessibility to essential services and facilities and to provide opportunities to 
obtain good access to new community facilities and recreation, the draft SPD identifies a 
phasing and delivery plan which includes new infrastructure and a framework for S106 
contributions. 

 To reduce harm to the environment from increased transport accessing the site, the draft 
SPD proposes a set of measures to encourage sustainable and integrated transport, 
including designating Minerva Way as a route not accessible for private vehicles (save for 
access to the existing homes close to the London End Roundabout), prioritising walking and 
cycling, and delivering a bus service which links the site with the existing town and railway 
station. The draft SPD also promotes the potential for local convenience and local 
community facilities to reduce car travel. 

 To provide for sustainable levels of water use, supply and management, the draft SPD 
establishes sustainable design principles, which include water efficiency standards for 
domestic and non domestic buildings. 

 To maintain and enhance biodiversity, the draft SPD makes provision for the retention of 
trees and the safeguarding of the most valuable existing habitats. Furthermore, to maintain 
the quality of the Burnham Beeches SAC, the draft SPD also makes specific provision for the 
consideration of impacts of groundwater quality and quantity to take account of any 
potential hydrological connections, and the provision of open space to help mitigate visitor 
pressure on the SAC. 

 To conserve and enhance the landscape and townscape character of South Bucks, the draft 
SPD includes the retention of trees and the development of architectural principles and 
design codes which respect the landscape setting. A range of development densities are 
proposed and the access road would be integrated into the site in order to reduce the 
landscape and visual effects of any new route. 

 To control CO2 emissions which contribute to climate change, the draft SPD establishes 
principles to follow for energy efficiency and renewable energy generation, and/or 
opportunities to be examined through any future planning application process. 

 To reduce pollution of the air, water and soil and also combat sources of noise and light 
pollution, the draft SPD recognises a number of environmental constraints, and reflects 
how these should be addressed in future planning applications made for the site. 

 

The Reasons for Selecting the Alternatives, and a Description of the Assessment 
Process 

19. The scope of the Sustainability Appraisal for the draft SPD was discussed and agreed with South 
Bucks District Council Officers in December 2012 – spring 2013. The scope has also been subject 
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to a formal scoping exercise, and the approach has been acknowledged by Natural England, 
English Heritage and the Environment Agency. 

20. The SPD acts as a stepping stone between policies within the South Bucks Core Strategy, in 
particular Core Policy 14 and any future planning applications made for the site. As such, the 
draft SPD follows the principles already established by the Local Development Framework. 

21. It is recognised that given the size of the Wilton Park site and the wording of Core Strategy 
Policy 14, there is some flexibility around matters such as the mix of land uses, the location of 
any new development on the site and the spread of this development. South Bucks District 
Council therefore decided that it would be prudent to undertake further SA work in relation to 
the emerging draft SPD. This is because the more detailed work would enable a fuller review of 
the baseline position and provide a better understanding of the likely significant effects of future 
development on the site. 

22. Accordingly, five sets of alternative options have been identified, relating to: 

 The distribution of development at the site;  

 The density and spread of development; 

 The land use mix, and in particular the nature of the employment generating land uses;  

 The nature of an access road / future relief road, and 

 The location of the access road. 

23. The approach to the Sustainability Appraisal follows good practice guidance. The current state of 
the Wilton Park environment has been assessed, and appropriate alternative options for 
consideration identified. The alternative options were then assessed against the Council’s 
Sustainability Appraisal objectives, with the findings recorded in a series of tables (presented as 
appendices to this report). The tables provide a score for each option against each sustainability 
objective, along with a commentary that explains the reasoning behind the assessment. The 
appraisal process provides for the consideration of direct significant effects on a range of 
matters spanning social, economic and environmental dimensions of sustainable development. 
The approach also provides for consideration of cumulative effects on the local environment, in 
combination with other plans, programmes or developments. 

 

Monitoring of the effects of the Wilton Park Draft SPD 

24. The effects of the SPD will be monitored as part of the Council’s ongoing monitoring work, and 
reported upon annually in the Council’s Monitoring Report. The monitoring will focus upon 
whether the Core Strategy policy requirements and related development principles have been 
adhered to – when a planning application has been submitted, and then again once any scheme 
has been implemented. 
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1 INTRODUCTION 

1.1 Envision Sustainability Ltd has been appointed to undertake a Sustainability Appraisal (SA) of the 
proposed Wilton Park Development Brief Supplementary Planning Document (the draft SPD). 

1.2 Core Policy 14 identifies Wilton Park as an ‘Opportunity Site’ and ‘Major Developed Site’ (MDS) 
in the Green Belt. It provides a comprehensive policy for the mixed use redevelopment of the 39 
hectare site. The policy requires a draft SPD to be prepared for the Wilton Park Opportunity Site 
by the landowners/developers, in conjunction with the Council, prior to any planning application 
being submitted for development. The draft SPD is the result of collaborative work by South 
Bucks District Council, Buckinghamshire County Council and Inland Homes plc. The draft SPD has 
been finalised by South Bucks District Council. 

1.3 The draft SPD which is being prepared as a Supplementary Planning Document will guide the 
preparation of detailed plans for regeneration of the Wilton Park site and adjoining land. It will 
act as a ‘stepping stone’ between the broad policy framework established in the Core Strategy 
(in particular Core Policy 14) and the detailed work that will need to be undertaken in support of 
any future planning application. 

1.4 The scope and content of the draft SPD has been informed by the feedback received from local 
residents and stakeholders, at and following a Public Exhibition held in March 2013. 

1.5 The main content of the draft SPD is as follows: 

 Chapter 1 – Introduction – This sets the background of the draft SPD, its purpose and the 
overall consultation process and format of the Brief. 

 Chapter 2 – Site Context and Setting – This outlines the existing characteristics of the site, 
with particular regard to access, the environment and the site’s setting. 

 Chapter 3 – Planning Policy Overview – This establishes the relevant national and local 
planning policy considerations that have influenced the content of the draft SPD, and which 
will be relevant in assessing any future planning applications for the development of the 
Wilton Park site. 

 Chapter 4 – Consultation Process and Feedback – This summarises the approach taken to 
engaging with local residents and other stakeholders, prior to the preparation of the draft 
SPD. It also provides an overview of the feedback received at and following the public 
exhibition. 

 Chapter 5 – Constraints and Opportunities – This identifies the main constraints and 
opportunities that have influenced the scale, form and location of future development on 
the site. 

 Chapter 6 – Achieving Sustainable Development – This sets out the sustainable 
development requirements and design principles that will provide a framework for future 
comprehensive redevelopment of the site. It responds to relevant planning policy 
requirements, the results of the stakeholder engagement, and the relevant constraints and 
opportunities identified in earlier chapters of the draft SPD. 

 Chapter 7 – Delivery – This establishes the infrastructure required to support the 
development at the site and the likely phasing strategy. It outlines the required content of 
any future planning applications. It sets out how a comprehensive approach to the future 



 

 

Wilton Park Development Brief Consultation Draft Supplementary Planning Document - Sustainability Appraisal 11 

redevelopment of the Opportunity Site will be ensured, and identifies the headline matters 
to be addressed through Section 106 and any other appropriate legal agreements. 

 

Purpose of Sustainability Appraisal 

1.6 The Sustainability Appraisal work set out within this report builds on work which has already 
been undertaken to inform the preparation of the South Bucks LDF Core Strategy.  

1.7 It is recognised that given the size of the Wilton Park Opportunity Site and the wording of Core 
Policy 14, there is some flexibility in terms of the mix of land uses proposed, where on the site 
any new development is located and the spread of this development. South Bucks District 
Council therefore decided that it would be prudent to undertake further SA work in relation to 
the emerging draft SPD. This is because the more detailed work would enable a fuller review of 
the baseline position and provide a better understanding of the likely significant effects of future 
development on the site. 

 

Requirement for Strategic Environmental Assessment 

1.8 The Planning and Compulsory Purchase Act 2004 requires Development Plan Documents (DPDs) 
to contribute towards the achievement of sustainable development. Under the requirements of 
the SEA Directive (2001/42/EC), all planning documents, including SPDs, must be subject to a 
Strategic Environmental Assessment and the results of this provided in an Environmental 
Report. 

1.9 In the SA Guidance produced by PAS, it is envisaged that the SEA process will be undertaken as 
part of the SA process and as such included within the SA Report to meet the Directive’s 
requirements. 

1.10 As mentioned above, the SA Report must show how the requirements of the SEA Directive have 
been met. Table 1 below sets out a checklist of all the information necessary to meet the 
Directive’s requirements, and where this information can be found within this report. 

Table 1 - SEA Directive requirements checklist 

The information to be given in the Environmental Report Covered in this Report 

a) An outline of the contents, main objectives of the plan or programme, and 
relationship with other relevant plans and programmes 

 Non technical summary 
and Section 1 

b) The relevant aspects of the current state of the environment and the likely 
evolution thereof without implementation of the plan or programme 

 Section 3  

c) The environmental characteristics of areas likely to be significantly 
affected 

 Sections 3, 4 and 5. 

d) Any existing environmental problems which are relevant to the plan or 
programme including, in particular, those relating to any areas of a 
particular environmental importance, such as areas designated pursuant 
to Directives 79/409/EEC and 92/43/EEC 

 Section 3 

e) The environmental protection objectives, established at international, 
community or national level, which are relevant to the plan or programme 
and the way those objectives and any environmental considerations have 
been taken into account during its preparation 

 Section 3 

f) The likely significant effects on the environment, including on issues such 
as biodiversity, population, human health, & fauna, flora, soil, water, air, 

 Sections 4 and 5 and 
Appendix 4, 5, 6, 7 and 
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The information to be given in the Environmental Report Covered in this Report 

climatic factors, material assets, cultural heritage including architectural 
and archaeological heritage, landscape and the interrelationship between 
the above factors. (Footnote: These effects should include secondary, 
cumulative, synergistic, short, medium and long-term permanent and 
temporary, positive and negative effects) 

8. 

g) The measures envisaged to prevent, reduce and as fully as possible offset 
any significant adverse effects on the environment of implementing the 
plan or programme 

 Section 7 of this report.  

h) An outline of the reasons for selecting the alternatives dealt with, and a 
description of how the assessment was undertaken including any 
difficulties (such as technical deficiencies or lack of knowhow) 
encountered in compiling the required information 

 Section 4 

i) A description of measures envisaged concerning monitoring in accordance 
with Article 10 

 Appendix 10 of this 
report. 

j) A non-technical summary of the information provided under the above 
headings  

 Non technical summary 
provided at the start of 
this SA Report.  

 

Core Strategy Sustainability Appraisal Report 

1.11 The SA Report on the submission version of the Core Strategy was published in March 2010. The 
SA/SEA was developed in accordance with the requirements of the European Commission 
Directive 2001/42/E (SEA Directive), together with Section 18(5) of the Planning and Compulsory 
Purchase Act 2004 and The Environmental Assessment of Plans and Programmes Regulations 
2004 (SI 2004/1633). The report sets out the details of the appraisal process, methodology and 
testing of each of the Core Strategy policies against the identified sustainability objectives. 

1.12 Core Policy 14 identifies Wilton Park as an ‘Opportunity Site’ and ‘Major Developed Site’ (MDS) 
in the Green Belt. It sets out a framework for future development of the site and recognises that 
any redevelopment proposals should be comprehensive, delivering a high quality mix of 
residential and employment development, community facilities and open space. In summary, it 
requires: 

 The tower block to be demolished. 

 No greater impact on the openness of the Green Belt. 

 Retention of the existing level of sports and recreational facilities, with qualitative 
improvements where appropriate; making them available for local clubs and public use.  

 Open space areas to be integrated with the surrounding area and existing countryside 
access. 

 The delivery of a net gain in biodiversity resources. 

 Ensure an acceptable means of vehicular access. Any access off the Pyebush Roundabout 
must be constructed so that it is capable of future upgrading and extension to form an A355 
Relief Road. 

 Mitigate traffic impacts on the local and strategic road networks, for example, through the 
provision of high quality walking, cycling and public transport routes. 
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 Explore options for a safe and attractive pedestrian and cycle link to Seer Green Station. 

 Incorporate decentralised and renewable or low carbon technologies in accordance with 
Core Policy 12. 

 Demonstrate that the necessary infrastructure can be put in place within agreed timescales, 
including adequate water and waste water capacity, and a new exit off the Pyebush 
Roundabout (or alternative appropriate access). 

 Include the investigation and remediation of potential land contamination on the site, to 
help protect the quality of ground / surface water resources at Burnham Beeches. Proposals 
should also ensure that water flows to the Beeches remain intact. 

1.13 A full copy of Core Policy 14 is available in Appendix 1. 
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2 APPRAISAL METHODOLOGY 

2.1 Stage A involved establishing the framework for undertaking the SA; essentially a set of 
sustainability objectives against which alternative options for the future redevelopment of the 
Wilton Park will be appraised, together with an evidence base to help inform the appraisal 
process. 

2.2 This firstly involved the identification of other plans and programmes of relevance to the draft 
SPD in order to help set the context. In total, 13 relevant plans and programmes were identified 
(see Appendix 3). The next part of this stage involved the gathering of baseline data, a summary 
of which is detailed in Section 3 of this report, which was then used to identify particular 
sustainability issues and problems. 

2.3 The SA objectives identified in the adopted Core Strategy were also considered during this stage. 
The Core Strategy SA process applied a series of 17 objectives spanning social, economic and 
environmental issues. In the interests of consistency, these same objectives have been applied 
for this SA of the draft SPD. For ease of reference, these are shown in Table 2 below. 
 

Table 2: SA Objectives  

 SA Objectives 

Social  1. To provide residents of South Bucks with the opportunity to live in a decent home  

 2. To reduce anti-social activity, including crime and the fear of crime, through the 
creation of safer places to live and work  

 3. To improve accessibility to essential services and facilities to provide opportunities 
to obtain good access to high quality health, education, and recreation and other 
community facilities and services  

Environmental   4. To encourage the use of sustainable and integrated methods of transport to reduce 
negative effects on the environment  

 5. To provide for sustainable levels of water use, supply and management  

 6. To maintain and enhance biodiversity  

 7. To conserve and enhance the landscape and townscape character of South Bucks 
and in particular, those areas of designated importance  

 8. To conserve and enhance the historic environment  

 9. To reduce contributions to climate change through: a) Sustainable building 
practices, b) Maximising the potential for renewable energy and energy conservation  

 10. Minimise waste and then re-use or recover it through recycling, composting or 
energy recovery  

 11. To conserve soil resources & quality  

 12. To improve the efficiency of land use through the re-use of existing buildings and 
developing on previously developed land (PDL)  

 13. To minimise the risk of flooding in relation to both new and existing development 
including existing infrastructure 
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 14. To reduce pollution of the air, water and soil and also combat sources of noise 
and light pollution 

Economic  15. To encourage economic growth and competitiveness, whilst achieving a broad 
balance in the distribution and growth of housing, population & employment  

 16. To encourage a diverse economy which is focused on higher value added, lower 
impact activities 

 17. To develop and maintain a skilled workforce to support long-term 
competitiveness of the District 

 

2.4 Stage A identified five main sets of options for future redevelopment of the Wilton Park site 
(within the overarching policy framework already established in the Core Strategy). These 
development options have been agreed with South Bucks District Council and are detailed at 
Section 5 of this SA report. 
 

Scoping 

2.5 The scope of the SA was subject to a four week scoping exercise with statutory consultees 
during May / June 2013. The Environment Agency, Natural England and English Heritage were 
consulted. In general all bodies supported the approach taken to the SA. Table 3 below includes 
the main feedback from the authoritative bodies. This feedback has been taken into account in 
the SA process and in preparing the SA report. 

Table 3: Feedback on the Scoping Letter 

Consultee Response 
English Heritage  There should be acknowledgement of the potential for the foundations of the former 

mansion and service buildings to remain as archaeological deposits; the archaeological 
significance of the number of historic routeways crossing this area; the potential 
historic significance of Shean Block, which may have been one of the wartime 
interrogation and detention blocks, and historic significance of the early 1950’s Eastern 
Command Armed Forces Head Quarters (AFHQ) bunker, which is believed to be a 
unique example of such a bunker and which should therefore be retained. 

English Heritage  We note that the key sustainability issues for the Draft SPD in Table 1 do not include 
the conservation and enhancement of the historic environment. Although the Scoping 
Report for the Core Strategy did not include this as a key issue either, we feel that it 
would be an appropriate additional key sustainability issue for this Draft SPD given the 
historic interest of Wilton Park. 

English Heritage  We welcome the conservation and enhancement of the historic environment being one 
of the SA Objectives however, although the main findings of the March 2010 
Sustainability Appraisal of the Core Policy 14 do not recognise the full potential historic 
significance of Wilton Park. 

Natural England  Table 1 lists the “Key Sustainability Issues for the draft Wilton Park Draft SPD/SPD”. 
The list does not include landscape as an issue. We advise that it should for the 
following reasons:  

a. Landscape and the broader sense of place/attractive place to live should be a key 
issue for the SPD to address. This seems to be implicitly recognised in that the 
“Options to Test - Distribution of Development”, towards the end of the 
document, make specific reference to the differing visual impacts of the options, 
and later “The appraisal process is expected to uncover different landscape and 
visual impacts”.  

b. The site is less than 1 km from the Chilterns AONB and therefore capable of having 
a significant impact on the AONB. Whilst we understand the site to be relatively 
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screened from the AONB, if inappropriately specified, the brief could have a 
detrimental effect on the AONB.  

Environment 
Agency 

 The document would be stronger if included a brief review of the Strategic Flood Risk 
Assessment (SFRA). Although this would identify that the site is at a low risk of 
flooding, the SFRA makes some points about SUDS that may be relevant to the Wilton 
Park development. 

   We note that there are two ponds that currently support great crested newt (GCN) 
populations. As a protected species, their habitats should be protected and enhanced 
during and after development. There could be an opportunity to create further ponds 
for new GCNs, linking with their existing habitats, and potentially forming part of the 
SUDS scheme for the development as well. 

Environment 
Agency 

 We confirm that Wilton Park is located in an area of serious water stress. We support 
the water efficiency measures in the development and the water use target of 105 
litres per person per day (Code for Sustainable Homes level 3) as a minimum. 

Environment 
Agency 

 The on-site STW currently discharges to ground; the applicant/developer will need to 
assess if the onsite STW is adequate or requires upgrading, or whether a new 
connection to the Thames Water foul sewer network is required. 

Environment 
Agency 

 Annex 3 (Water Resources) - The site is also located on the Radlett Tertiaries 
Groundwater body which is currently failing under the Water Framework Directive on 
its chemical status, but is anticipated to improve to ‘good’ status by 2015. This should 
be taken into account, as development proposals should not prevent any deterioration 
of this groundwater body. 

 

Stages B and C 

2.6 Stage B of the process involved assessing the performance of the different draft SPD options 
against each SA objective, as identified under Stage A. This forms the main body of the appraisal 
work and is analysed and presented in the following sections of this SA report, considered as 
Stage C. 

2.7 To maintain consistency, the SA objectives are appraised using the same scoring criteria applied 
to the Core Strategy, which assess the significance of the effects. The following key denotes how 
the assessment has been recorded: 

 
Scoring Likely effect on the SA objective 

++  Significant Positive Effect 

+  Positive Effect 

0  Neutral (no effect) 

?  Effect Uncertain 

-  Negative Effect 

--  Significant Negative Effect 
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3 SUSTAINABILITY CONTEXT – THE BASELINE 
ENVIRONMENT 

 

Existing site features and surrounding development 

3.1 Wilton Park extends to approximately 40 Ha (of which the MDS occupies 39 Ha), comprising a 
partially developed site housing the Ministry of Defence School of Languages (DSL) and 
associated buildings and infrastructure plus Service Family Accommodation (SFA). The site is 
currently separated into secure and non-secure areas by a fence. The DSL is within the secure 
area. The key buildings and uses currently on the site are: 

 
Non-Secure Area (outside the security fence): 

 86 no. two storey SFA houses. These houses are split into two areas: SFA (west) comprising 
40 no. 2 and 3 bed houses, and SFA (south) comprising 46 no. 3 and 4 bed houses. These 
two areas include car parking and children’s playground facilities. The homes making up 
SFA west area are poor quality and have a poorly designed layout;  

 Children’s nursery which is currently operated under private lease and known as the 
Kiddies Academy. This single storey building operates for the benefit of military and 
Beaconsfield residents; 

 RAF Air Training Cadets (ATC) facility, including hall and external operational area; 

 Defence Housing Executives manager’s offices; 

 NAAFI (Navy, Army and Air Force Institutes) shop; 

 Three sports pitches leased for use by a local football club at weekends. The pitches are 
located in the middle of the site and set to the east of a parkland area. 

 
Security Area (inside the security fence): 

 Two and three storey education buildings and supporting facilities including classrooms and 
mess facilities; 

 The residential tower block (16 storeys) set close to the location of the original Wilton 
House; 

 Three storey accommodation buildings for students, located principally in the southern 
section of the secure area; 

 Concrete bunker which sits predominantly above ground within the middle of the site; 

 Waste water treatment works and other supporting maintenance buildings located within 
the southern woodland. The treated water discharges into an agreed outfall within the 
Chilterns Woodland Burial Park; 

 Private woodlands providing compartmented areas crossed by public footpath BEA/17/1; 
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 Sports pitches and tennis courts for students laid out but in very poor condition and rarely 
used; 

 Indoor sports and leisure facilities for students, including sports hall and squash court; 

 Theatre for use solely by students; and 

 Shooting ranges (indoor and outdoor). 

 
3.2 The current buildings on site were developed throughout the 1960s and 70s under crown 

immunity from planning control. The footprint of buildings on the site amounts to 
approximately 26,878 sq.m providing a total floorspace of approximately 45,152 sq.m. 

 
Surrounding Area 

3.3 The site is surrounded by: 

 Portman Burtley Estate farmland to the north of Minerva Way; 

 Beaconsfield Golf Club to the north; 

 Forestry Commission managed woodland to the east, north east and south east (including 
Chiltern Woodland Burial Park); 

 Wheatsheaf Farm to the east; 

 Beaconsfield Cricket club pitches, clubhouse and fishing lake to the south of Minerva Way; 

 Private residential properties on the north and south sides of Minerva Way close to the 
London End roundabout;  

 Land owned by Inland Homes adjacent to the Pyebush roundabout; 

 Land in private ownership between the south of the site and the A40; and 

 A small parcel of DIO land outside the Wilton Park Opportunity Site MDS, within Chiltern 
District. 

 

Environmental Context 

Transport and Accessibility 

3.4 Beaconsfield benefits from excellent transport links. It is within easy reach of both the M40 
(linking London to Oxford and beyond) and the M25. Vehicular access to both secure and non-
secure parts of the site is currently via Minerva Way which joins the A40 at the London End 
Roundabout. The A40 London Road and the A355 Park Lane to Amersham road are busy routes, 
which feed in to this roundabout. The layout of the London End Roundabout is not sufficient to 
cater for the traffic that uses it, and as a result, suffers from severe congestion at peak times. 

3.5 There are two vehicular accesses into the site. The first is Minerva Way, which has a carriageway 
approximately 5.5m wide. Although the route is currently the primary access into the site, it is 
not suitable for the two-way movements of large vehicles, such as buses, due to the limited 
passing opportunities and the geometry of the junction with London End Roundabout. There is 
an additional vehicle access to the south-east of the site which leads to the waste water 
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treatment facility. This is a narrow grassed track linking to Potkiln Lane through woodland. The 
track is not open to the public. 

3.6 Outside of the security fence there is car parking associated with the SFA housing. Within the 
secure area there are a number of formal car parks and garages for the use of staff, students 
and other military personnel. 

Pedestrian and Cycle Access 

3.7 Pedestrian and cycle access to both the secure and non-secure parts of the site is currently via 
Minerva Way. A public footpath crosses the southern part of the site between London End and 
Potkiln Lane. 

3.8 The main body of the site is approximately 1 km from the shops and services located in the Old 
Town. A wider range of shops and services is located in the New Town, on Station Road. This is 
approximately 1.9 km from the site's western boundary. 

3.9 There are presently no designated cycle routes or cycle paths connecting the site with 
Beaconsfield. Plans exist to create a Beaconsfield cycle network which would extend to 
Beaconsfield Railway Station and connect local schools to neighbouring residential areas. 

Public Transport 

3.10 With regards to public transport, bus stops are located on the A40 (London Road), 
approximately 100 metres to the east of the London End Roundabout, and served by at least 5 
buses per hour in each direction Monday to Saturday, with limited services on a Sunday 
(Services 74, 581, 740 & A40). These provide connections to Beaconsfield Railway Station, High 
Wycombe, Gerrards Cross, Denham, Uxbridge, Slough and Heathrow Airport. 

3.11 Beaconsfield railway station is just over 1.6 km from the London End Roundabout. Services 
provided by Chiltern Railways link to Kidderminster, Birmingham, Warwick, Leamington Spa, 
Wembley Stadium, and London Marylebone. There are 5 trains in each direction during the 
morning peak hour. Several secure, CCTV-monitored, covered storage areas are provided for 
bicycles. The station car park has capacity for 696 vehicles. 

3.12 Chiltern Railways also operate from Seer Green and Jordans railway station which provides less 
frequent services on the same line as Beaconsfield. Although this station is only approximately 
600 metres from the north-eastern corner of the Wilton Park site, there is no existing public 
footpath linking the site to the Station and it is not currently accessible across privately owned 
land. Gerrards Cross railway station, further east, is on the same line, with a similar frequency of 
services to Beaconsfield, and is approximately 6 km by road from the site. 

Open Space and Recreation 

3.13 The site is located within the Green Belt. The characteristics of the site are generally similar 
between the secure and non secure areas. Outside the secure area, the SFA housing is set within 
a green landscaped setting, with informal amenity space and some formal play equipment. This 
part of the site also accommodates three football pitches which are currently used at weekends 
by Holtspur FC for civilian use. Beaconsfield residents currently have shared use of the children’s 
nursery and ATC building.  

3.14 Within the secure area, the buildings are, again, set within informal green amenity space, 
including grass areas and mature trees. There is an area of woodland on the southern part of the 
site. The secure area also accommodates two sports pitches and four tennis courts for the use of 
military personnel; these are not accessible to the general public. 
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Biodiversity and Trees 

3.15 There are no statutory or non statutory areas for nature conservation on site. The Wilton Park 
site is however located approximately 3.2 km from the northern edge of Burnham Beeches 
Special Area of Conservation (SAC). Burnham Beeches qualifies as an SAC due to the presence of 
Atlantic beech forests with Ilex and Taxus in the shrub layer (Annex I habitat). The main 
conservation objective for the SAC is to “restore and maintain key habitats of Burnham Beeches 
to favourable condition”. The HRA Screening Report for Wilton Park identifies that there are a 
number of effects resulting from new development which have potential to impact on the 
interest features of Burnham Beeches. This includes recreational effects, particularly from 
increased visitor pressure, hydrological effects, air quality effects and increased fragmentation 
and isolation. Baseline studies have been undertaken, and an HRA Screening Report has been 
prepared with regards to the effects of the scheme on the Burnham Beeches SAC. 

3.16 The habitats present within the Wilton Park site include woodland, amenity grassland, coarse 
semi-natural grassland, ponds and scrub. With regards to species on site, various protected 
species surveys have been undertaken. A Phase 2 survey for badgers (2009) dormice (2010), 
otters or water voles (2010) did not find evidence of these species on site. A Phase 2 breeding 
and wintering bird survey (2010) found no nationally important birds present. The survey 
identified that the site is only of local importance to birds, providing habitat for a moderate to 
good number of bird species.  

3.17 Buildings on site have been assessed for bat potential through visual inspections, however to 
date the buildings have not been internally inspected. It is expected that from visual inspection, 
most buildings offer some bat potential.  

3.18 A Phase 2 great crested newt survey (2009) identified newts in two ponds on the site. A Phase 2 
reptile survey (2010) found grass snakes and common lizards on part of the northern, eastern 
and southern edges of the site.  

3.19 An arboricultural survey has been undertaken for the site. There are no trees on site protected 
by Tree Preservation Orders. The majority of trees on site are classified as Category ‘B’ trees, 
however a there are a number of Category ‘A’ trees located on the site, including significant 
clusters towards the northern part of the site, and to the west of existing football pitches in the 
non-secure area. There are also woodland clusters around the site which include Category ‘A’ 
trees. In general the trees contribute to the quality of the landscape and help to screen the site. 

Landscape and Visual 

3.20 The site is generally flat, with a slight fall to the north-east and south-east by approximately ten 
metres. The surrounding landscape between Seer Green and Beaconsfield forms the highest 
points within South Bucks District, rising to 130m AMSL. The site cannot generally be seen from 
public views (from the roads and public footpaths) beyond the boundary. There are limited 
views from surrounding public footpaths, the golf course and Forestry Commission Woodlands 
but most public views towards the site are screened by trees, woodland and other landscaping. 
The only element of built form that is notably visible from outside the site is the tower block. 

3.21 The site is less than 1 km to the south of the Chilterns Area of Outstanding Natural Beauty 
(AONB) and is therefore potentially capable of having an impact on the AONB. The site is located 
within the Incised Dip Slope Character Zone, which is a common feature of the Chilterns 
escarpment. Only a relatively small area of the District is classified as Chilterns AONB. The 
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following key features are identified to be of relevance to the character zones within the 
District: 

 Intensive arable farming with woodlands contrasting with small scale, intimate and enclosed 
farming; 

 Remnant of historic landscape patterns; 

 Narrow lanes; and 

 Suburban developments. 

3.22 Beaconsfield Town has retained its historic core, which contains houses and cottages dating 
back to the 17th century, as the integral centre of the town and has developed gradually. The 
historic core is characterised by small buildings along a wide avenue. 

Historic Environment 

3.23 Beaconsfield Old Town Conservation Area is located to the west of the A355 / Amersham Road / 
Lakes Lane. Part of the Minerva Way access to the site is located within the Conservation Area; 
however the MDS boundary does not overlap with the Conservation Area boundary.  

3.24 The site contains no statutorily or locally listed buildings, gardens or landscapes. The original 
Wilton Park estate featured a 1779 Palladian Mansion and landscaped grounds. Having been 
requisitioned during the Second World War, the house was demolished in 1967 and replaced 
with the present operational buildings. The only remnants of the estate are part of the garden 
wall and fragments of the landscape setting, which English Heritage believes may have some 
historic significance and justify retention. English Heritage initially also identified the Shean 
Block and Eastern Command Armed Forces Head Quarters (AFHQ) bunker as being of potential 
historical value, though is now considering only the potential historic value of the bunker. 

3.25 Desk-based archaeological assessment has revealed that Wilton Park and the surrounding area 
has moderate archaeological potential stemming from the history of the Park itself and finds 
from the prehistoric and Roman periods in neighbouring areas. These include Palaeolithic tools, 
a possible Bronze Age burial mound (at the golf course), the suspected route of a Roman road 
and the medieval manor and settlement of Wilton. 

Air Quality 

3.26 South Bucks has declared the M40 corridor as an Air Quality Management Area because of 
exceedance in nitrogen dioxide; however the site is not within the AQMA. There is currently 
overcapacity of the roads to the east of Beaconsfield, close to the junction of the A40 and A355, 
which may have an influence on air quality. 

Noise 

3.27 The noise environment has not been assessed to date, although the existing site is generally 
quiet and does not give rise to significant levels of noise. Traffic along the M40 motorway is 
audible. 

Flood Risk and Drainage 

3.28 According to the South Bucks District Council Strategic Flood Risk Assessment (SFRA, 2008), 
none of Beaconsfield suffers from fluvial or ground water flooding. This is confirmed by the 
Environment Agency's Flood Map software, which shows the site to be located in Flood Zone 1. 
This zone comprises land assessed as having less than a 1 in 1,000 annual probability of river or 
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sea flooding (<0.1%). The SFRA does not identify other forms of flooding at the Wilton Park site. 
It does however highlight that a local sewer flooding problem has been experienced in 
Beaconsfield Old Town, with a number of observed instances recorded in the SFRA. 

3.29 Surface water currently discharges to water courses around the site. It is expected that new 
development will discharge to the water courses at a limit agreed with the Environment Agency 
and at no higher level than currently. 

Water Resources 

3.30 Wilton Park is in an area identified by the Environment Agency as being over extracted. There is 
an existing Water Treatment Plant on the site which processes all foul water from all of the 
existing buildings. This is believed to have capacity to serve the proposed development at Wilton 
Park. 

3.31 The Environment Agency identify that the site is within Zone 3 of a Groundwater Protection 
Zone (Total Catchment) which is the total area needed to support the abstraction or discharge 
from the protected ground water source. The site is located on a Secondary A aquifer for 
superficial deposits which is underlain by a Secondary A aquifer within the bedrock. The site is 
also located on the Radlett Tertiaries Groundwater body which is currently failing under the 
Water Framework Directive on its chemical status, but is anticipated to improve to ‘good’ status 
by 2015. 

Ground conditions 

3.32 Initial investigations have not identified any large areas of contamination. However a number of 
potential localised sources have been identified. These comprise: 

 A former rubbish tip (pre-1969) located in the area of woodland located to the north of the 
sewage treatment plant;  

 Petrol / oil / lubricant storage in various locations including heating oil tanks and fuel 
storage in the bunker; 

 Incinerator; 

 Rifle ranges (one indoor and one outdoor at the eastern extreme of the site); and 

 Asbestos in buildings. 

3.33 The risks posed by contamination are particularly relevant due to the potential ground water 
linkage between the site and the Burnham Beeches SAC. A land contamination assessment 
would need to be undertaken at the planning application stage to explore these risks further.  
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4 THE SCOPE OF THE SUSTAINABILITY APPRAISAL AND 
ALTERNATIVE OPTIONS 

4.1 It is recognised that given the size of the Wilton Park Opportunity Site and the wording of Core 
Strategy Policy 14, there is some flexibility around the mix of land uses that could come forward, 
where on the site any new development is located, and the density and spread of this 
development. There is also some flexibility around the route of the main access road to the site, 
and the form of any relief road to the east of Beaconsfield. Accordingly, South Bucks District 
Council considered that it would be prudent to undertake further SA work in relation to the 
emerging Wilton Park Draft SPD. The additional work undertaken to produce the Draft SPD 
enables a fuller review of the baseline position, and in turn provides a better understanding of 
the likely significant effects of future development on the site. 

4.2 A selection of alternative options were developed for this purpose, and agreed with the officers 
of South Bucks District Council. These alternative options were subject to a four week scoping 
exercise with statutory consultees during May / June 2013. The consultees supported the scope 
of the appraisal, including the alternative options proposed. The groups of alternative options 
that have been tested are as follows: 

 Distribution of Development – A potentially key development decision for the site relates to 
where development would be distributed within it. The large scale site could enable 
development to occur in different patterns across it. Accordingly three alternative options 
have been tested to explore the implications of the built form; either being focused to the 
west of the site, to the east of the site, or dispersed across the site. These three scenarios 
provide a credible set of options to test, and have been the subject of informal public 
consultation. In deciding the distribution of development, certain parts of the site have been 
discounted from the outset, for example to avoid locating development on existing areas of 
ancient woodland, or biodiversity interest. These areas have not been considered for 
development, and have not formed part of the assessment of options tested within this SA. 

 Density and Spread of Development – Again, linked to the large nature of the site the 
quantum of development could be delivered at different densities. To reflect the inherent 
difficulties of assessing the implications of different development, a comparative 
assessment has been chosen which considers the implications of higher density 
development on a smaller area within the site, versus a lower density development spread 
across a greater area of the site and the impacts this has on sustainability. This comparative 
approach has been accepted through consultation on the scope of the SA. 

 Land Use Mix – The implementation of Core Policy 14 requires the delivery of a mixed use 
scheme which offers some employment land uses. The Core Policy does not expressly state 
how such employment generating land uses should be delivered. Given this flexibility, the 
appraisal presented within this document considers two options, comprising: a residential 
and B1 office led development, and; a residential and other employment generating 
development scheme (for example, incorporating a care home or health club). These two 
options are considered to provide the most realistic development scenarios for delivering 
employment generating land uses and have therefore been taken forward.  

 Nature of the Access Road / future Relief Road – Core Policy 14 recognises the need to 
deliver new access to the Wilton Park site. Two options have been identified which explore 



 

 

Wilton Park Development Brief Consultation Draft Supplementary Planning Document - Sustainability Appraisal 24 

the different implications of a faster relief road that skirts the edge of Wilton Park, and an 
access road that it is more integrated, with shared space to slow the traffic. 

4.3 Since consulting the statutory consultees, South Bucks District Council has decided it would also 
be prudent to consider the likely significant effects of alternative locations for the main access 
road into the site. The following alternative options have therefore also been tested: 

 Location of the Access Road – The location of the site’s access road has been considered 
within the appraisal, taking account of two options. The first would achieve access from the 
Pyebush Roundabout, the second directly from the A40 further to the east.  
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5 SUSTAINABILITY APPRAISAL OF THE OPTIONS 

5.1 The section summarises the findings of the Sustainability Appraisal of the options tested, as 
described in the previous section. These are:  

 The distribution of development at the site;  

 The density and spread of development; 

 The land use mix, and in particular the nature of the employment generating land uses;  

 The nature of an access road / future relief road, and 

 The location of the access road. 

 

Distribution of Development 

5.2 The ‘distribution of development’ Sustainability Appraisal considers the sustainability 
implications of different distribution patterns, and their ability to meet the objectives of Core 
Policy 14. The appraisal is undertaken against the same sustainability framework applied within 
the Sustainability Appraisal of the Core Strategy. The appraisal tables are provided in Appendix 
4. 

5.3 No single preferred option clearly arises through the appraisal, with all assessments achieving in 
general a positive or very positive correlation with the sustainability objectives of the Core 
Strategy. It is however evident that the dispersed development scenario (Option 3) is generally 
most supported through feedback received from public consultation. It also presents several 
advantages identified through the sustainability appraisal process, although it is important to 
recognise that certain disadvantages remain. 

Option 1 – Development Towards the western edge of the site 

5.4 Option 1 brings the new community closest to the town, helping to integrate new and existing 
communities. Whilst all options are within walking distance of Beaconsfield Old Town, Option 1 
also provides for the most suitable option to enable walking and cycling by new residents to the 
Old Town and facilities in Beaconsfield. 

5.5 The existing development patterns at the western part of the site predominantly comprise the 
SFA Housing. It is considered that development towards this part of the site, which is able to 
reuse existing SFA housing, would support the objective to improve the efficiency of land use 
through reusing existing buildings and previously developed land (albeit that the homes in SFA 
west are poor quality and poorly laid out). 

5.6 With Option 1, the sports facilities and open space would be further away from Beaconsfield – 
meaning that existing residents may be more likely to drive to use the new facilities. The 
location of new development here would also be closest to Beaconsfield Old Town and the 
Conservation Area. Whilst views onto the site are generally quite limited, development closer to 
the town would be less likely to support objectives for the preservation and enhancement of the 
landscape. 
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Option 2 – Development towards the east of the site 

5.7 Option 2 would enable sports facilities and open space to be located closer to the existing town, 
which would promote sustainable forms of transport for existing residents using the new 
facilities. The new community would be located further from Beaconsfield and residents would 
be more likely to drive to reach the facilities in Beaconsfield. This option has the greatest 
potential to limit the visual impact of new development (when viewed from Beaconsfield). 
However, new development would generally be located close to the most valuable habitats on 
site.  

5.8 Both Options 1 and 2 may be able to deliver greater areas of continuous open space, but may 
generate more localised impacts on the Green Belt by comparison to Option 3, which could be 
expected to have a more dispersed impact.  

Option 3 – Development spread across the site 

5.9 Option 3 results in more dispersed patterns of new buildings and could provide opportunities for 
linked open space and green infrastructure. It is expected that development in this way would 
most respect the existing high quality landscape setting of Wilton Park, and have the potential 
to best integrate new housing with community facilities. Of the three options it would be the 
most appropriate in achieving a balanced solution to redevelopment, which enables access for 
both new residents to access the town, but also for existing residents to access the newly 
created community facilities and open space. Similar to each of the options, this would be 
delivered by upgrades to Minerva Way and through encouraging cycling and walking. The 
retention and enhancement of biodiversity should also be possible, subject to mitigation. 

5.10 The main negative correlation between Option 3 and the SA objectives relates to the efficient 
use of land. In general dispersed development may impact more greatly on land use by 
comparison to Options 1 and 2. It will therefore be important that dispersed development 
should aim to follow as closely as practical, existing developed areas on the site. More dispersed 
development may also give rise to the potential for enclosure of the Green Belt, for example 
arising from larger back gardens, walls and fences. This would require management through the 
draft SPD.  

Preferred option and reasons for discounting / discarding alternatives 

5.11 As explained above, no single preferred option clearly arises through the appraisal, with all 
options achieving, in general, a positive or very positive correlation with the sustainability 
objectives of the Core Strategy. On balance, Option 3 supports more of the SA objectives than 
the other options and would be better able to integrate existing and new communities with new 
high quality open space. Option 3 has also been supported by the local communities during the 
informal public consultation.  

 

Density and Footprint 

5.12 In addition to the distribution of development, a Sustainability Appraisal has been undertaken to 
test the implications of higher density development over a smaller area within the Wilton Park 
site, versus a lower density development, spread across more of the site. The comparative 
appraisal process found that, on balance, a similar number of Core Strategy objectives would be 
supported between higher and lower densities. This reflects the various benefits and dis-
benefits associated with both increasing and decreasing levels of density at Wilton Park.  
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5.13 The appraisal found that generally higher levels of density were better able to deliver objectives 
to encourage the use of sustainable and integrated transport. This is because denser forms of 
development make alternatives to car use more viable and feasible. Similarly, the ability to 
conserve soil resources and make efficient use of land were also found to be supported by 
higher densities, as the area of land required to deliver new development would be reduced, 
leading to reduced building development footprints. 

5.14 Notwithstanding this, lower densities are thought to better support the objective to enhance 
the landscape and townscape character of South Bucks, which is characterised by typically lower 
levels of density. Whilst lower density development could potentially have a greater impact on 
the openness of the Green Belt, appropriate safeguards are included within the draft SPD. Lower 
densities could also be expected to yield lower levels of pollution, such as air and noise 
pollution, although night time light pollution might increase because of increased levels of street 
lighting.  

5.15 It is clear from the appraisal of density that an appropriate balance should be struck. Despite 
finding positive and negative relations through the comparative approach, it is self evident that 
very high levels of density or indeed very low levels would generally not be favoured, and that 
higher densities could offer greater benefits, if such densities can be brought forward to reduce 
private vehicle trips and encourage sustainable transport. The draft SPD should therefore 
address the implication of density carefully, and ensure that density is sufficient to secure good 
levels of accessibility and the protection of land, whilst respecting the landscape character of the 
site. 

Preferred option and reasons for discounting / discarding alternatives 

5.16 In conclusion to the above, the comparative approach does not enable one clear option to be 
favoured over the other. It identifies that very high densities, and conversely very low densities 
would not be supported, but rather that a range of densities could be taken forward, provided 
that these densities respect the existing constraints and opportunities posed by the site, 
particularly in relation to landscape constraints from views into and within the site. In allocating 
areas for denser development, consideration should be given to the accessibility to existing and 
proposed community facilities and public transport services.  

 

Land Use Mix 

5.17 Core Policy 14 states that any redevelopment proposals should deliver a high quality mix of 
residential and employment development. Consideration must therefore be given to provision 
of some employment uses within the development, in order to provide local job opportunities 
and services, and help to integrate the development with the existing town of Beaconsfield. 

5.18 The Sustainability Appraisal considers the land use mix, focusing on the implications of different 
types of employment generating land uses. The appraisal considers two scenarios; Option 1 
which would deliver residential development with principally office type development (Use Class 
B1), against a scenario which delivers residential and other forms of employment. In this 
instance the development is assumed to provide a care home / health club type development 
(Option 2).  

5.19 On balance, the appraisal did not identify a more clearly suitable option. Both types of 
employment generating land uses would support the objectives to the same overall degree. The 
appraisal found that other types of employment generating land uses could better support the 
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objective to improve accessibility to essential services and facilities, particularly to deliver 
community facilities such as a health club. A care home type land use would also indirectly help 
to meet housing needs. Other types of employment generating land uses were also found to 
help encourage a diverse economy.  

5.20 Alternatively, employment generating land uses focused primarily on B1 type office use could be 
expected to support more jobs, by comparison to other employment generating land uses based 
on assumptions derived from employment density guidance1. This would better support the 
district’s economic growth and competitiveness. The appraisal also found that such employment 
would also help to develop and maintain a more skilled workforce.  

Preferred option and reasons for discounting / discarding alternatives 

5.21 Through the public consultation exercise undertaken for the site, no strong preference was 
identified for any particular employment generating opportunities, although it is expected that 
there would be a demand for B1 uses within the area. The SA has not identified either option as 
being clearly more beneficial, and therefore it is not possible to disregard either alternative at 
this stage. In light of this, it is recommended that the draft SPD remains flexible to what can be 
delivered, enabling any future developer to progress with a strategy which fulfils the objectives 
of the SA and the requirements of Core Policy CP14. Considerations should however be given to 
the location of the employment generating uses on site, ensuring that ease of access can be 
afforded to the main highway network. The type and quantum of employment generating land 
uses should also be subject to further assessment at the planning application stage. 

 

Nature of the Access Road / future Relief Road 

5.22 The Core Strategy requires any new access road from the Pyebush Roundabout to be 
constructed so that it could be extended northward to the A355 in order to serve as the first 
stage of a future A355 Relief Road for Beaconsfield. Consideration of the need for a relief road 
and its alignment outside of the Wilton Park site is not within the remit of this Sustainability 
Appraisal. This Appraisal does however consider the options for alignment within the site, and 
the implications of a faster route, which runs around the outside of the main built area, by 
comparison to a more integral route. 

5.23 The Appraisal found a number of neutral relationships between the objectives, and also 
uncertainty, particularly given that the effects of any future road north of Minerva Way would 
be determined by the alignment outside of the site, which is presently unknown. The effects 
which may arise from the route north of Minerva Way are not able to be considered within this 
Appraisal.  

5.24 The Appraisal found that a faster, more direct route would be better able to improve 
accessibility to essential services and facilities by reducing journey times of people using the 
A355. In turn this would better support the economic competiveness of the District. 
Notwithstanding this, by comparison to the more integrated route, the faster route would be 
likely to have greater landscape and visual effects, as it would pass closer to the existing Old 

                                                                 
 
 
 
 
 
1
 Homes and Communities Agency – Employment Density Guide (2010) 
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Town. Currently the existing tree and shrub cover, adjacent to A40 and Pyebush Roundabout, 
screen views of Wilton Park. However, the new access road would open up views into the Green 
Belt, as well as potentially along the route of the new road. The more integrated transport route 
might also encourage more sustainable transport within the Wilton Park site, facilitating bus 
routes through the site. Such a route would also allow for safer cyclist and pedestrian passage to 
and from Beaconsfield Old Town. 

5.25 Both options would create pollution from air quality and noise. The faster route, closer to the 
Old Town may create more road noise which might affect existing residents. Slowing the vehicle 
speeds through a more integral route would likely reduce noise by comparison; however this 
could increase exposure to local air pollution for new residents, where the route is more 
integrated into the new settlement.  

Preferred option and reasons for discounting / discarding alternatives 

5.26 The SA finds that a new access route which is better integrated into the site, which is still able to 
provide the important relief function for the A355 would be supported overall. On the 
assumption that a more integrated access/relief road could still be effective at reducing 
pressure from the London End Roundabout, this more integrated option would be favoured 
overall.  

 

Location of the Access Road 

5.27 In addition to the general nature of the proposed access to the site, this appraisal also considers 
the relative benefits and drawbacks of two options for its location. The first option would 
achieve access from the Pyebush Roundabout, and prioritises Minerva Way as a pedestrian and 
cycle access, by closing the road to private cars, albeit allowing private access to the existing 
properties close to London End junction. The second option would provide an alternative 
primary access route to the site achieved directly from the A40, further to the east of Pyebush.  

5.28 The need to access the site in an efficient way, which promotes the use of public transport, is an 
important aspect of the site’s sustainability. The Appraisal found that the location of the access 
into the site from the Pyebush Roundabout carried a number of benefits over an access route 
located further down the A40 to the east of the roundabout. In comparison to the Pyebush 
access, an access further down the A40 could be expected to have a greater impact on 
biodiversity and the historic environment, through the loss of ancient woodland located 
between the MDS site and the A40. In addition, the access would not help facilitate a relief road, 
as required by Core Strategy Policy 14. Therefore it is expected that additional infrastructure 
would be required to deliver both an access to the site and the first stage of the relief road. This 
would require greater resources, and potentially carry higher infrastructure costs in order to 
deliver the development objectives of the site.  

Preferred option and reasons for discounting / discarding alternatives 

5.29 Overall the Appraisal concludes that the access from the Pyebush Roundabout supports a 
greater number of the sustainability objectives by comparison to an access directly from the 
A40, and would be the favourable option to progress. In particular, access from the Pyebush 
Roundabout could be expected to avoid impacts on ancient woodland, whilst facilitating the first 
phase of an A355 Relief Road with reduced infrastructure requirements. 
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6 APPRAISAL OF DRAFT SPD PROPOSALS 

Overview 

6.1 An Appraisal has been undertaken which considers the sustainability implications of 
implementing the draft SPD. For the purposes of the Appraisal, it is assumed that the 
development will be taken forward in accordance with the requirements of Policy CP14, and as 
set out in the draft SPD.  

6.2 The Sustainability Appraisal work indicates that the draft SPD should have a generally positive 
(or very positive) impact on the Council’s social, environmental and economic objectives. The 
key significant effects and mitigation embedded in the draft SPD to control potentially adverse 
effects are also presented in this section.  

 

The Likely Significant Effects on the Environment of the Wilton Park Draft 
SPD  

6.3 The main likely significant effects of the draft SPD have been identified through the 
Sustainability Appraisal (SA) process and documented in the appraisal table available in 
Appendix 8. In summary the main significant effects identified are: 

 The draft SPD will help to deliver a balance of new housing appropriate to the site and needs 
of Beaconsfield, including a mix of market and affordable housing. This will assist in meeting 
South Bucks housing requirements as identified in the Core Strategy, which reflects the need 
for between 2,200 and 2,800 new dwellings in the period 2006 to 2026, and to provide 
affordable housing in line with Core Policy 3. 

 The draft SPD facilitates the first stage of a new relief road, which would be integrated 
through the site. This will help to relieve congestion on the A355 at the London End 
Roundabout, and help deliver wider benefits for Beaconsfield.  

 The draft SPD ensures that new development would not give rise to a reduction in the 
openness of the Green Belt, ensuring that the landscape is preserved. 

 The draft SPD promotes the opportunity for a new bus route (or routes), providing residents 
of the site with links to Beaconsfield and the railway station, as well as the creation of safe 
routes to promote walking and cycling.  

 The redevelopment of Wilton Park will unlock access to open space and recreation that has 
previously been unavailable. New and improved open space will be provided, which will 
include recreation, child play space and community facilities.  

 The draft SPD would deliver a net gain in biodiversity resources to be achieved on the site. 

 The draft SPD proposes the creation of high quality development, which draws from 
architectural principles and design codes to ensure that new development respects its 
landscape setting. This includes the demolition of the existing 16 storey tower block on the 
site, creating an overall enhancement to the landscape.  

 New employment opportunities will be created, through providing employment land uses 
that would be appropriate to the site in accordance with Core Policy 14. This will deliver 
local job opportunities and support economic growth objectives.  



 

 

Wilton Park Development Brief Consultation Draft Supplementary Planning Document - Sustainability Appraisal 31 

Measures Envisaged to Prevent, Reduce or Offset any Significant Adverse 
Effects 

6.4 The draft SPD embeds various controls and mitigations with the aim to prevent, reduce or offset 
any significant adverse effects that could otherwise arise from development at Wilton Park. A 
full list of mitigation is available in Appendix 8. The key findings are as follows: 

 To ensure housing delivery is suitable for a range of occupants, the draft SPD requires a mix 
of unit sizes and the developer to make provision for affordable housing in line with Core 
Policy 3, unless not economically viable. 

 To reduce anti-social activity, including crime and the fear of crime, the draft SPD refers to 
the need to adopt Secured by Design standards in any new development brought forward. 

 To improve accessibility to essential services and facilities to provide opportunities to obtain 
good access to high quality health, education, and recreation, the draft SPD identifies a 
phasing and delivery plan which includes a framework for S106 contributions. 

 To reduce harm to the environment from increased transport accessing the site, the draft 
SPD proposes a set of measures to encourage sustainable and integrated transport, by 
removing private vehicle traffic from Minerva Way (except for access to the existing homes 
adjacent to Park Lane and London Road), prioritising walking and cycling, and delivering a 
bus service which links the site with the existing town and railway station. 

 To provide for sustainable levels of water use, supply and management the draft SPD 
establishes sustainable design principles, which include water efficiency standards for 
domestic and non-domestic buildings. 

 To maintain and enhance biodiversity, the draft SPD makes provision for green 
infrastructure, the retention of trees and the safeguarding of the most valuable existing 
habitats. 

 To ensure that the development does not give rise to adverse affects that could have a 
detrimental impact on Burnham Beeches SAC, the draft SPD requires provision of open 
space on the site, which will help to mitigate visitor pressure on the SAC. The SPD also 
requires that further consideration is given to assessing contamination through future 
planning applications, in order to prevent the migration of contamination, should a 
hydrological connection exist between the site and the SAC. 

 To conserve and enhance the landscape and townscape character of South Bucks the draft 
SPD includes the retention of trees and the application of architectural principles and design 
codes which respect the landscape setting. A range of development densities is proposed, 
which respects the landscape setting. The access road would be better integrated into the 
site in order to reduce the landscape and visual effects of any new access road. 

 To control CO2 emissions which contribute to climate change, the draft SPD establishes 
principles to follow for energy efficiency and renewable energy generation, and 
opportunities to be examined through any future planning application process. 

 To reduce pollution of the air, water and soil and also combat sources of noise and light 
pollution, the draft SPD recognises a number of environmental constraints, and reflects how 
these should be addressed in future planning applications made for the site. 



 

 

Wilton Park Development Brief Consultation Draft Supplementary Planning Document - Sustainability Appraisal 32 

7 SUMMARY AND CONCLUSIONS 

7.1 A Sustainability Appraisal has been undertaken of the draft SPD. The Appraisal considers the 
sustainability implications of a number of alternative options, as well as the implications of 
implementing the draft SPD itself. 

7.2 In general it is considered that the draft SPD is in full accordance with objectives of Core Policy 
14 which requires that any future development is ‘comprehensive, delivering a high quality mix 
of residential and employment development, community facilities and open space’. Through 
implementing the draft SPD, a number of significant positive effects could be expected, 
including: 

 The delivery of new housing appropriate to the site and needs of the District, which will help 
to meet South Bucks future housing requirements. 

 The staged delivery of a new relief road, which would help to relieve congestion on the A355 
at the London End Roundabout, thus creating wider benefits for Beaconsfield.  

 The delivery of sustainable transport initiatives, providing residents of the site with links to 
Beaconsfield and the railway station, as well as the creation of safe routes to promote 
walking and cycling. 

 The ability to unlock access to new areas of open space and recreation which have 
previously been unavailable. New and improved open space will be provided, which will 
include recreation, child play space and sports pitches, and a new community hub. 

 The creation of high quality development, which respects its landscape setting. This includes 
the demolition of the existing 16 storey tower block on the site, creating an overall 
enhancement to the landscape. 

 New employment opportunities which will deliver local employment opportunities and 
support economic growth objectives. 

7.3 In general the options considered through this Appraisal and which support the most number of 
Core Strategy SA objectives have been taken forward in the draft SPD. This includes the delivery 
of a dispersed development, which makes effective use of the space available on the site to 
provide ease of access between new and existing development and community facilities and 
open space. A range of densities is proposed, reflecting the need to deliver a high quality 
development, which follows landscape and townscape precedents from Beaconsfield. The draft 
SPD also promotes an integrated access road / future relief road, which would be designed to 
ensure the safety of walkers and cyclists. It also promotes a new access route from the Pyebush 
Roundabout, which provides a more favourable solution by comparison to access off the A40 to 
the east, helping to deliver a future relief road with more limited infrastructure requirements, 
and avoiding impacts on ancient woodland. 

7.4 The implementation of the draft SPD will make a significant contribution to sustainable 
development, however to ensure this, it will be important to monitor the significant effects of 
implementing the SPD, once adopted. This will enable a comparison to be made between the 
significant effects predicted by the Sustainability Appraisal, and the actual effects of 
implementing the development principles set out in the Core Strategy and draft SPD. This 
monitoring will be undertaken through the Council’s established Annual Monitoring procedures. 
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APPENDIX 1  

Core Policy 14 Wilton Park (Opportunity Site) 

Any redevelopment proposals should be comprehensive, delivering a high quality mix of residential and 
employment development, community facilities and open space. Any redevelopment proposals should: 
 

 See the tower block demolished. 

 Result in no greater impact on the openness of the Green Belt. 

 Retain the existing level of sports and recreational facilities, with qualitative improvements 
where appropriate, making them available for local clubs and public use. A large proportion 
of open space on the site should be provided in the form of a good quality local park. 

 Ensure open space areas are integrated with the surrounding area and existing countryside 
access. 

 Deliver a net gain in Biodiversity resources. 

 Ensure an acceptable means of vehicular access. Any access off the Pyebush roundabout 
must be constructed so that it is capable of future upgrading and extension to form an A355 
Relief Road. 

 Mitigate traffic impacts on the local and strategic road networks, for example, through the 
provision of high quality walking, cycling and public transport routes – with the links to 
Beaconsfield New Town being of particular importance. 

 Explore options for a safe and attractive pedestrian and cycle link to Seer Green Station. 

 Incorporate decentralised and renewable or low carbon technologies (for example, 
combined heat and power), unless it is clearly demonstrated that this is not viable or 
feasible. This should ensure that at least 10% of the energy needs for the development are 
secured from these sources, in accordance with Core Policy 12. 

 Demonstrate, prior to the granting of planning permission, that the necessary infrastructure 
can be put in place within agreed timescales, including adequate water and waste water 
capacity, and a new exit off the Pyebush Roundabout (or alternative appropriate access). 

 Include the investigation and remediation of potential land contamination on the site, to 
help protect the quality of ground / surface water resources at Burnham Beeches. Proposals 
should also ensure that water flows to the Beeches remain intact. 

 
A Development Brief must be produced for the site by the landowners / developers, in conjunction with the 
Council, prior to a planning application being submitted. The Development Brief will be adopted as a 
Supplementary Planning Document. 
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APPENDIX 2 

Main Findings of the March 2010 Sustainability Appraisal of Core Policy 14 

 
Rating  Core Policy 14 – Wilton Park (Opportunity Site) 

Justification for Assessment and any Mitigation Measures  

Social Objectives  

1  To provide residents of 
South Bucks with the 
opportunity to live in a 
decent home.  

++  Wilton Park has the potential to accommodate new housing and could make a significant contribution towards meeting 
the need for more affordable housing. Indeed, Wilton Park could deliver at least 120 new affordable housing units (on the 
basis of 40% of 300 units being affordable, in line with Core Policy 3). The land will need to accommodate a mix of 
housing types.  

2  To reduce anti-social 
activity, including crime and 
the fear of crime, through 
the creation of safer places 
to live and work.  

++  The Council will encourage new development that has been designed so as to minimise criminal activity and support 
development proposals aimed specifically at improving community safety, so that it accords with Secured by Design 
principles.  

3  To improve accessibility to 
essential services and 
facilities to provide 
opportunities to obtain 
good access to high quality 
health, education, and 
recreation and other 
community facilities and 
services.  

+  Wilton Park is 660 metres from the Local Centre of Beaconsfield Old Town, although it is not adjacent to the built-up 
area. The District Centre of Beaconsfield New Town is within reasonable cycling distance. Access to the strategic road 
network is very good (via the M40). Core Policy 14 states that developers should explore options for a new footpath 
route through adjoining woods to Seer Green station. It also seeks retention of the existing recreational facilities, with 
qualitative improvements as necessary, to address the existing shortage of public open space in Beaconsfield. The busy 
A355 severs this development location from the facilities and services available in Beaconsfield Old Town and New Town. 
Appropriate road crossing facilities would provide some mitigation.  

Environmental Objectives  

4  To encourage the use of 
sustainable and integrated 
methods of transport to 
reduce negative effects on 
the environment.  

++  The western part of Wilton Park is within Accessibility Infrastructure mapping Level 9 (see Infrastructure and Accessibility 
Study, 2006). The eastern part of this development location, which is further away from Beaconsfield, is less accessible. 
Beaconsfield has good rail links with other areas. Served by Chiltern Railways there are three trains per hour to High 
Wycombe and London. The policy seeks mitigation of transport impacts through high quality walking, cycling and public 
transport routes, with links to Beaconsfield New Town being particularly important. 

5 To provide for sustainable 
levels of waste water 

-? Wilton Park is in an area which the Environment Agency has indicated is already over extracted. Thames Water has 
advised that any significant new development in the Beaconsfield area would be likely to require additional waste water 
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infrastructure, as the site 
has no management. 

infrastructure, as the site has no on-site public sewer. 
 
Core Policy 13 seeks to mitigate any adverse impacts. It promotes water efficiency measures in all development, and 
requires new housing to achieve a minimum water efficiency target of 105 litres per person per day. 

6 To maintain and enhance 
biodiversity  

++ Wilton Park is unlikely to have an adverse impact on any site designated for its ecological importance. The Core Policy 
states that proposals must deliver a net gain in biodiversity resources, and ensure that open space areas are integrated 
with the surrounding countryside. It adds that development at Wilton Park must not have a detrimental impact on 
Burnham Beeches. 

7 To conserve and enhance 
the landscape and 
townscape character of 
South Bucks and in 
particular, those areas of 
designated importance. 

+ Wilton Park is more than 400 metres from the AONB and not within an Area of Attractive Landscape. It is relatively well 
screened from public views from the south and west. As the site is to be designated as a MDS, development should not 
add to the impact on the openness of the Green Belt. 
 
The comprehensive redevelopment of Wilton Park would provide scope for localised environmental improvements (for 
example, through removal of the tower block). In addition, the new housing development that could be accommodated 
at Wilton Park could help to relieve the pressure for further high density development within existing settlements in 
South Bucks – helping to conserve townscape character. 

8 To conserve and enhance 
the historic environment  

-? Wilton Park is within 350 metres of a Scheduled Ancient Monument (SAM) – although on site mitigation is unlikely to be 
required. Further consideration will need to be given to its impact on the historic environment in the subsequent 
Development Brief. 

9 To reduce contributions to 
climate change through: a) 
Reducing energy 
consumption, b) Sustainable 
building practices c) 
Maximising the potential for 
renewable energy. 

++ The Core Policy for Wilton Park requires developers to incorporate renewable, decentralised or low carbon energy 
technologies into any scheme, such as Combined Heat and Power (unless not viable or feasible). This should ensure that 
at least 10% of the energy needs for the development at secured from these sources, in line with Core Policy 12. Core 
Policy 13 will ensure that the development incorporates sustainable building practices. 

10 To minimise waste and then 
re-use or recover it through 
recycling, composting or 
energy recovery. 

0 No direct relationship, although Core Policy 13 will promote best practice in sustainable design and construction. 

11 To conserve soil resources 
and quality. 

+? Wilton Park is predominately Grade 3 agricultural land. There are a few potential contamination sources identified. 
Further investigations will be required in the Development Brief. 

12 To improve the efficiency of 
land use through the re-use 

++ A substantive part of Wilton Park comprises previously developed land. The site is to remain in the Green Belt and this 
will limit the amount of development that can occur, although there is some flexibility to move uses around within the 
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of existing buildings and 
developing on previously 
developed land (PDL). 

Opportunity Site boundary. 

13 To minimise the risk of 
flooding in relation to both 
new and existing 
development including 
existing infrastructure. 

++ Wilton Park lies within Flood Zone 1. Therefore, there is a low probability of flooding. Also, Core Policy 13 seeks that all 
development incorporates Sustainable Drainage Systems. 

14  To reduce pollution of the 
air, water and soil, and also 
combat sources of noise 
and light pollution.  

++  Wilton Park is not within 500 metres of an Air Quality Management Area. The policy requires developers to investigate 
and remediate any contaminated land on the site. Furthermore, Wilton Park is within reasonable walking or cycling 
distance of the facilities and services (including public transport services) available in Beaconsfield. This should help to 
encourage the use of sustainable modes of transport (including cycling and walking).  

Economic Objectives  

15  To encourage economic 
growth and 
competitiveness, whilst 
achieving a broad balance in 
the distribution and growth 
of housing population and 
employment.  

+  Core Policy 14 proposes some employment development within the existing developed area, although the precise 
amount is not defined. This new employment development, alongside the new housing development, would afford the 
opportunity for people to live and work locally. The total number of jobs would be determined by the scale and type of 
employment development.  

16  To encourage a diverse 
economy which is focused 
on high value added, lower 
impact activities.  

++  Wilton Park would be suitable for high value added, lower impact employment development. There is a highly skilled 
local workforce and excellent access onto the strategic road network.  

17  To develop and maintain a 
skilled workforce to support 
long-term competitiveness 
of the District.  

++  The new affordable housing to be provided on Wilton Park would provide accommodation for local people. 
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APPENDIX 3 

Review of Plans and strategies relevant to Wilton Park 

No. Title of plan, programme or 
document  

Aims and Objectives  Target/Indicators (if 
applicable) 

Relevance to Wilton Park 
SPD 

National  

1 The National Planning Policy 
Framework (NPPF) (March 2012). 

The purpose of this document is to set out the 
Government’s requirements for the planning 
system which covers all national planning 
issues. The core principle underpinning the 
NPPF is the presumption in favour of 
sustainable development. 

No measurable targets set. Development proposals will 
need to address the principles 
of sustainable development. 

Local 

2 Draft Affordable Housing 
Supplementary Planning Document 
(July 2013). 

Gives advice on how the Council will 
implement its affordable housing policy.  
Its objectives are to: 

 Facilitate the delivery of affordable 
housing needs; and 

 Assist in the creation and maintenance of 
sustainable, inclusive and mixed 
communities. 

Refers to policy targets set 
out in Core Policy 3 (e.g. a 
requirement for 40% 
affordable housing on all 
schemes of 5 or more 
homes or on sites of 0.16 
hectares and above).  

Affordable housing will need 
to be provided in accordance 
with Core Policy 3 and the 
Affordable Housing SPD. 

3 Residential Design Guide 
Supplementary Planning Document 
(October 2008). 

This document sets out guidance to secure 
high quality residential development which 
respects and enhances the character of the 
local area. 
The following design considerations are 
included: 

 Urban Structure and Layout; 

 Building Design; 

 Natural Environment; and 

 Sustainable Building. 
 

No measurable targets set. Development will need to 
meet the principles of 
sustainability and good 
design. 
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No. Title of plan, programme or 
document  

Aims and Objectives  Target/Indicators (if 
applicable) 

Relevance to Wilton Park 
SPD 

4 Transport Paper – South Bucks District 
Transport Strategy (March 2010). 

This document sets out Buckinghamshire 
County Council’s Transport Strategy for South 
Bucks District.  

No measurable targets set. The SPD will need to explore 
options to relieve the 
overcapacity of the roads to 
the east of Beaconsfield, close 
to the junction of the A40 and 
A355.  

5 Transport Paper – East of 
Beaconsfield Area (March 2010). 

The purpose of this document is to set out the 
Council’s Transport Strategy for the East of 
Beaconsfield Area, in particular in relation to 
Wilton Park. 

No measurable targets set. To bear in mind the findings 
of the assessment in relation 
to the different options 
regarding access to Wilton 
Park. 

6 Habitat Regulation Assessment 
(Screening Statement March 2010) / 
Stage 1: Appropriate Assessment 
Review (March 2009) / Appropriate 
Assessment 2007. 

This Assessment focuses on the likely 
significant effects of the Core Strategy on the 
nature conservation interests of European-
protected areas in the vicinity of the District. 
Two further documents were subsequently 
produced to examine changes made or 
proposed to the Core Strategy after it was 
published in 2010, albeit both documents 
concluded that the changes proposed would 
have no significant impact on European 
protected areas. 

No measurable targets set. Ensure that likely impacts as a 
result of development at 
Wilton Park through 
increased traffic generation 
and requisite NO2 along the 
A355 are considered (A355 is 
located within 200 metres of 
Burnham Beeches). Provision 
of improved recreation 
facilities (including open 
space) would assist in the 
reduction of human traffic 
and related impacts on 
Burnham Beeches Special 
Area of Conservation. 

7 South Bucks District Landscape 
Character Assessment (October 
2011). 

The aim of this assessment is to provide an 
integrated Landscape Character Assessment 
for the entire County of Buckinghamshire. 

No measurable targets set. To bear in mind the findings 
of the assessment.  

8 Open Space, Sports and Recreational 
Facilities Strategy (May 2008). 

The aim of this document is to undertake an 
audit on the extent of open space, sports and 
recreational facilities within the district. 

No measurable targets set. To bear in mind the findings 
of the assessment. 
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No. Title of plan, programme or 
document  

Aims and Objectives  Target/Indicators (if 
applicable) 

Relevance to Wilton Park 
SPD 

9 South Bucks Sustainable Community 
Strategy (November 2009-2026). 

The aim of this Strategy is to set a framework 
for developing a sustainable community in 
South Bucks. 

No measurable targets set. Ensure that redevelopment at 
Wilton Park is in keeping with 
the vision for South Bucks in 
2026. 

10 
 
 
 
 

Sustainability and Climate Change 
Strategy (March 2008). 

Sets out the key planning objectives to help 
combat climate change including: 

 Integrate sustainability and carbon 
reduction into the planning and delivery 
of the Council’s aims;  

 Reduce the authority’s carbon footprint; 

 Demonstrate leadership in tackling 
climate change and sustainability issues, 
including reducing the overall carbon 
footprint of the District. 

National Indicators 186 / 
187 

Ensure that the development 
makes use of the highest 
possible standard of 
sustainable design and 
construction that are capable 
of adaptation to the predicted 
effects of climate change. 
 

11 Buckinghamshire Sports Facilities 
Strategy (June 2007). 

This document provides an audit of sport and 
leisure facilities within Buckinghamshire. 

No measurable target set. To bear in mind the findings 
of the assessment. 

12 Interim Guidance on Residential 
Parking Standards (July 2008). 

To guide planning decisions for residential 
development in this interim period before the 
Development Management DPD is adopted. 

No measurable targets set. Ensure that the development 
is designed to provide a 
sustainable accessible 
environment.  

13 Beaconsfield Old Town Conservation 
Area Character Appraisal (April 2008). 

The purpose of this appraisal is to define and 
record the special architectural 
and historic interest of Beaconsfield Old Town 
Conservation Area 

No measurable targets set. The SPD will need to balance 
the need for redevelopment 
with the need to protect and 
enhance the heritage assets 
of the site.  
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APPENDIX 4 

Assessment of Alternative Options - Distribution of Development 
 

Objectives Distribution of Development Draft SPD Proposals 

Social Objectives Option 1 (West) Option 2 (East) Option 3 (Dispersed) 

To provide residents of 
South Bucks with the 
opportunity to live in a 
decent home.  

++ For the purpose of the 
Appraisal, it is assumed that Core 
Policy 14 will be implemented to 
provide approximately 300 
decent homes, comprised of a 
mix of market and affordable 
housing and unit sizes. The 
delivery of these houses would 
strongly support the objective.  
 

++ Same as Option 1. 
 

++ Same as Option 1. 
 

It is not anticipated that a 
specific option for the 
distribution of development 
would have a greater or lesser 
ability to deliver this objective. 
The draft SPD should ensure 
that high quality design is 
promoted through the brief and 
that a level of affordable 
housing (40%) in compliance 
with Core Policy 3 is sought.  

To reduce anti-social 
activity, including crime 
and the fear of crime, 
through the creation of 
safer places to live and 
work.  

++ Development would 
be designed in accordance with 
Secured by Design principles. 

++ Same as Option 1. ++ Same as Option 1. New development must reduce 
crime through the creation of a 
safe place to live and work, in 
accordance with the Residential 
Design Guide SPD and Core 
Policy 14. 

To improve accessibility 
to essential services and 
facilities to provide 
opportunities to obtain 
good access to high 
quality health, 
education, and 
recreation and other 
community facilities and 

+ Option 1 would see new built 
development primarily 
sandwiched between 
Beaconsfield Old Town and 
formal and informal open space 
and recreation. This would 
enable residents of Wilton Park 
to have easy access to services in 
the town, but also informal 

+ Option 2 would see 
development located further to 
the east of the site, with 
community facilities and 
recreation sandwiched between 
existing development in 
Beaconsfield and any new 
housing. 

++ Dispersed development, 
permeated by community 
facilities and recreation would 
provide opportunities to link new 
and existing homes with these 
facilities.  

The draft SPD includes the 
requirement for a Section 106 
Agreement (as part of any 
planning application) to provide 
contributions. It also requires 
on-site provision of a new 
multi-purpose community 
facility and open space and 
recreation facilities. 
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services.  public space. However this would 
be less convenient for existing 
residents in Beaconsfield wishing 
to gain access to new open 
space.  

Environmental 
Objectives 

    

To encourage the use of 
sustainable and 
integrated methods of 
transport to reduce 
negative effects on the 
environment.  

+ All options would need to see 
improved access to sustainable 
transport. Option 1 would see 
new dwellings and built 
development located closer to 
the Old Town, providing the 
most suitable of the 3 options for 
encouraging walking and cycling 
to the town for residents of 
Wilton Park.  

+ Option 2 would enable better 
access to open space and 
recreation for existing residents 
in Beaconsfield. It would 
however create longer journeys 
for residents and people at 
Wilton Park wishing to gain 
access to shops and services in 
Beaconsfield. Due to the 
increased length, these journeys 
are less likely to be made by 
foot. 

+ The dispersed pattern of 
development would generally 
create longer distances to travel, 
although it also creates an 
opportunity to integrate 
attractive and usable walking 
and cycling routes across the 
Wilton Park site. It also provides 
the most balanced option for 
improving access for all, by 
dispersing new houses with 
community facilities and open 
space. 

The draft SPD makes provision 
for new access links to 
Beaconsfield and encourages 
sustainable and integrated 
transport measures. Any new 
development should make 
provision for walking and 
cycling and ensure that access 
to public transport can be 
promoted. It is recognised that 
none of the options are likely to 
deliver access to Seer Green 
station due to land ownership 
constraints.  

To provide for 
sustainable levels of 
water use, supply and 
management.  

+ Any residential units should 
achieve water efficiency targets 
of 105 litres per person per day. 
Water efficiency measures 
should also be included for non 
domestic development. 

+ Same as Option 1. + Same as Option 1. The development has regard to 
water use targets established in 
Core Policy 12.  
New water infrastructure and 
sewerage may need to be 
included at the site to cater for 
future development. The draft 
SPD reflects the need for 
adequate supplies to be 
included in accordance with 
Core Policy 14.  
 

To maintain and ++ In any option, it is assumed + Initial surveys identify that the ++ Development which is The draft SPD requires a net 
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enhance biodiversity.  that best practice will be 
implemented to avoid, reduce 
and compensate for any 
ecological harm. With regards to 
Option 1, development to the 
west of the site would 
predominantly exist on 
previously developed land on the 
footprint of SFA housing, 
although a large amount of 
development would still occur in 
what is presently open space and 
parkland.  

majority of ecological constraints 
are located towards the eastern 
part of the Wilton Park site. This 
includes habitat suitable for 
protected species such as Great 
Crested Newts, reptile habitat 
and wet woodland. From the 
perspective of the objective, 
development to the east of the 
site would be less favourable, by 
comparison to Option 1. 

distributed across the site in a 
dispersed pattern could give rise 
to more instances where a 
conflict between new 
development and existing 
ecological assets may occur. 
However, by the same measure 
dispersed development also has 
the greatest ability to avoid 
sensitive ecological receptors. 
Assuming this is possible; Option 
3 would support the objective 
and enable significant 
opportunities for new green 
infrastructure ecological and 
connectivity. 

gain in biodiversity resources 
across the site. All options 
could be taken forward 
assuming that the specific 
location of development was 
sensitive to existing ecological 
assets. Given the scale of the 
site, all options present an 
opportunity to enhance 
biodiversity. However the draft 
SPD recognises that the main 
areas for enhancement should 
be in the eastern and southern 
parts of the site. Provision 
could also form part of 
mitigation measures for 
Burnham Beeches. 

To conserve and 
enhance the landscape 
and townscape 
character of South Bucks 
and in particular, those 
areas of designated 
importance.  

+ There are limited views into the 
site from the surrounding area. 
The 16 storey tower is visible, 
and the development of site 
through the removal of the 
current tower block is 
anticipated to enhance the 
landscape and character of the 
site. Development 
predominantly situated closer to 
the existing town is expected to 
be less favourable however. 

++ Same as Option 1, however 
the development of site further 
to the east is expected to better 
support the objective.  

++ The removal of the tower will 
strongly support the objective. 
More dispersed development is 
likely to have a lower impact on 
the surrounding landscape. 

The draft SPD recognises the 
location of the site in the Green 
Belt as a constraint and 
provides parameters for the 
height of new development. 
 
New development will need to 
have no greater impact than 
existing development on the 
openness of the Green Belt in 
accordance with the National 
Planning Policy Framework. 
 

To conserve and 
enhance the historic 
environment.  

0 The location of development 
within the site is not expected to 
influence the ability to achieve 
this objective. Care would need 

0 Same as Option 1.  0 Same as Option 1. The draft SPD reflects the 
opportunity to develop design 
codes which respect the 
historic environment in 
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to be taken to fully consider 
existing historic and 
archaeological potential, in order 
to integrate this into any future 
development with care.  

Beaconsfield.  
It recognises that the design 
proposals should seek to retain 
Minerva Way as it provides a 
connection with the historic 
nature of Wilton Park, and 
should incorporate wherever 
practical the existing avenue of 
trees. 

To reduce contributions 
to climate change 
through: a) Sustainable 
building practices b) 
Maximising the 
potential for renewable 
energy and energy 
conservation.  

+ Any proposed development 
would be required to have 
integrated energy efficiency 
features and sustainable building 
practices, including the 
integration of renewable energy 
technologies where feasible in 
accordance with Core Policies 12 
and 13. 

+ Same as Option 1. + Same as Option 1. More 
dispersed levels of development 
are likely to reduce the viability 
of decentralised energy 
networks; however renewable 
energy targets are still expected 
to be achieved.  

The draft SPD includes a 
number of sustainable design 
principles to be addressed in 
new development, including in 
relation to renewable energy, 
and energy efficient design and 
construction.  

Minimise waste and 
then re-use or recover it 
through recycling, 
composting or energy 
recovery.  

+ All development options will 
generate waste through 
construction and operation. 
Development to the west of the 
site could be over existing 
buildings and hard standing, 
enabling opportunities for waste 
prevention through direct reuse 
of roads and hardstanding. All 
new development would need to 
employ sustainable waste 
management in design and 
construction, and be designed in 
accordance with Core Policy 13. 
 
 

+ As with Option 1.  + As with Option 1. The draft SPD includes 
sustainable design principles for 
waste management. It will be 
important to reuse existing 
materials through demolition 
and recovery activities, which 
should be further explored in 
the planning process.  
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To conserve soil 
resources & quality  

+ None of the land at Wilton Park 
is used for agricultural purposes. 
Option 1 would support the 
objective.  

+ Same as Option 1. + Same as Option 1. Development would look to 
reuse existing brownfield land. 
The soils are not classified as 
having agricultural value, and 
no option is clearly favourable 
for protecting existing soils. The 
draft SPD should promote 
effective management of soils 
which should remain a 
consideration through later 
stages of development.  

To improve the 
efficiency of land use 
through the re-use of 
existing buildings and 
developing on 
previously developed 
land (PDL).  

+? The western part of the site 
includes the SFA housing. If this 
SFA housing is retained or if new 
development occurs on this 
footprint, the objective would be 
supported. However a less 
positive relationship would be 
seen if new development is 
located on open space and then 
the SFA housing is later 
demolished.  

+ In general there is limited 
scope to reuse buildings on the 
eastern part of the site (behind 
the security fence). These are 
not suitable for the land uses set 
out in Core Policy 14 and there is 
strong support in Core Policy 14 
and through public consultation 
to remove the tower block. 
However development would 
predominantly be on previously 
development land, and would be 
able to follow general 
development patterns around 
the existing buildings.  

-? In general dispersed 
development may impact more 
greatly on land use by 
comparison to Options 1 and 2 
as it could require more 
infrastructure to deliver, e.g. 
road infrastructure. 

The draft SPD indicates that 
much of the redevelopment will 
take place on previously 
developed land. The draft SPD 
also recognises that there may 
be an opportunity to retain and 
refurbish some or all of the 
existing homes in SFA south 
area, subject to MOD 
requirements and the condition 
of the houses. 

To minimise the risk of 
flooding in relation to 
both new and existing 
development including 
existing infrastructure.  

++ The development is within a 
low flood risk area. Option 1 
would support the objective on 
the assumption that any new 
development would follow Core 
Policy 13 and be brought forward 
with an appropriate Flood Risk 
and Drainage Assessment. 

++ Same as Option 1 ++ Same as Option 1, although it 
is possible that more extensive 
requirements for road 
infrastructure may increase 
impermeable surfacing.  

The draft SPD encourages the 
use of sustainable drainage and 
recognises that any future 
development proposals will 
need to include SUDS. 
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To reduce pollution of 
the air, water and soil 
and also combat sources 
of noise and light 
pollution.  

+ Development of the site would 
see the remediation or 
management of any existing 
contamination. Construction 
practices would be specified to 
minimise risk to groundwater 
and the risks posed to the 
Burnham Beeches SAC. Noise 
and light pollution from new 
development would need to be 
considered through layout and 
design to ensure that there are 
no cumulative effects with 
Beaconsfield Old Town. In 
general however, given the 
nature of the land use, noise 
impacts are not expected to pose 
a problem. 

+ Same as Option 1. 
Development further away from 
the existing settlement at 
Beaconsfield is less likely to 
generate cumulative effects from 
noise and light pollution. 
However these would be 
controlled and it is not expected 
that there would be a difference 
between options.  

+ Same as Option 1 although a 
more dispersed development 
scenario could lead to a greater 
area where light pollution is 
generated.  

The draft SPD should set out a 
comprehensive set of principles 
to ensure that potential sources 
of pollution are controlled and 
mitigated. Consideration will 
need to be given in particular to 
the impacts of construction on 
ground water quality and 
availability.  

Economic Objectives     

To encourage economic 
growth and 
competitiveness, whilst 
achieving a broad 
balance in the 
distribution and growth 
of housing, population 
& employment.  

++ It is assumed that 
development would be in 
accordance with Core Policy 14 
which requires the delivery of a 
high quality mix of residential 
and employment development 
to deliver economic benefits. 
This new employment 
development, alongside the new 
housing development, would 
afford the opportunity for people 
to live and work locally. The 
location of this would be better 
suited to the west of the site, 
enabling easier access. 

++ Same as Option 1. The 
benefits of employment 
generating land uses would be 
expected despite the general 
location of this land use on the 
site. However in general 
development of this nature 
further to the east would be less 
supported because of the 
increased distance of the road 
network and access to 
Beaconsfield.  

++ Same as Option 1, although 
more dispersed development 
enables a separation between 
residential development and 
employment generating land 
uses.  

The draft SPD requires a 
proportion of employment land 
uses. This should be delivered 
alongside access improvements 
to ensure economic 
competitiveness.  
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To encourage a diverse 
economy which is 
focused on higher value 
added, lower impact 
activities  

+ The opportunity to deliver a 
mixed use scheme will support 
the ability for residents to find 
work locally. It is not expected 
that the distribution of 
development would affect the 
ability to achieve this objective. 

+ Same as Option 1. + Same as Option 1. The draft SPD encourages a mix 
of land uses, and attempt to 
promote a diversity of 
employment uses too. The 
dispersal of employment uses is 
not considered to be an 
important aspect. However to 
promote accessibility and use, 
any convenience store/ local 
shop should be located in easy 
walking distance of residential 
development, and office type 
development may be best 
suited in easy reach of the main 
access to prevent unnecessary 
vehicle movements through the 
site. 

To develop and 
maintain a skilled 
workforce to support 
long-term 
competitiveness of the 
District  

+ The opportunity to deliver a 
mixed use scheme will support 
this objective.  

+ Same as Option 1. + Same as Option 1. It is considered that 
development of the site would 
support and benefit local 
workers. 
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APPENDIX 5 

Assessment of Alternative Options - Density and Spread of Development 
 

Objectives Density and Footprint Draft SPD Proposals 

Social Objectives Option 1 (Higher density, 
lesser area) 

Option 2 (Lower density, 
greater area) 

To provide residents of South Bucks with the 
opportunity to live in a decent home.  

++ For the purpose of the SA, it 
is assumed that Core Policy 14 
will be implemented to provide 
decent homes, comprised of a 
mix of market and affordable 
housing and unit sizes. This 
would be delivered irrespective 
of the density of this housing. 
Any higher density housing 
must ensure that adequate 
provision of private and semi 
private open space is provided. 
 

++ Same as Option 1. Lower 
density housing would provide 
a more open environment for 
residents; however this should 
not have any further positive 
effect on the ability of 
residents of South Bucks to live 
in a decent home. 

The draft SPD encourages high 
quality dwellings, which are 
designed and constructed to a high 
standard. Higher density 
development should not 
compromise the ability to live in a 
decent home, but should ensure 
that adequate private space is 
provided and that considerations 
for noise nuisance and availability 
of day/light sunlight is taken into 
account.  

To reduce anti-social activity, including crime and the 
fear of crime, through the creation of safer places to 
live and work.  

+ All development must take 
into account secured by design 
principles. Increasingly dense 
development could lead to 
greater probability of noise 
complaints and loss of amenity, 
which should be addressed in 
design. Natural surveillance 
should be considered to reduce 
the fear of crime. 

+ It is expected that lower 
density development, spread 
over a greater area would 
reduce the potential for noise 
complaints. Domestic 
burglaries have been identified 
to be higher than the regional 
average in Beaconsfield, and 
lower density development 
could increase the likelihood of 
this. Design principles should 
ensure that the potential for 

The draft SPD should address 
design principles for safety, 
security and anti-social behaviour. 
This should consider the need for 
natural surveillance and adequate 
lighting in particular.  
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crime is reduced. 
Consideration would need to 
be given to access paths and 
street lighting to ensure that 
places feel safe and the fear of 
crime reduced. 

To improve accessibility to essential services and 
facilities to provide opportunities to obtain good 
access to high quality health, education, and 
recreation and other community facilities and 
services.  

0 For the purposes of the SA it 
is assumed that S106 
contributions will be made to 
support essential services, 
medical and educational 
facilities off-site, although the 
draft SPD recognises that there 
may be scope for on-site health 
provision (if needed) as part of 
the community hub. From the 
perspective of access, in 
general it is expected that 
higher density development 
would improve the viability and 
feasibility of locating local 
services nearby and of 
providing good transport links.  

0 Same as Option 1, although 
progressively lower density 
development would reduce the 
ease of access to essential 
services, and reduce the land 
available for the provision of 
recreation and community 
facilities.  

 

The draft SPD should set out a S106 
framework for ensuring that new 
development makes necessary 
contributions for essential services. 
The implications of the density of 
development should not have an 
impact on the ability of these 
essential services to be delivered, 
although it is recognised that 
higher density development might 
allow ease of access to such 
services and greater land area for 
open space and recreation.  

Environmental Objectives    

To encourage the use of sustainable and integrated 
methods of transport to reduce negative effects on 
the environment.  

++ In general denser 
development is likely to 
support accessibility and the 
feasibility and availability of 
public transport. The objective 
is supported by progressively 
higher levels of density.  

+ Decreasing densities, leading 
to increasingly spaced 
development reduces the 
potential for sustainable 
transport methods and may 
increase car usage. The 
opportunity to integrate 
walking and cycle routes which 
are attractive is still possible 
however. 

The draft SPD encourages 
sustainable forms of transport. It is 
recognised that lower densities 
reduces the efficacy of public 
transport, and may increase car 
journeys. 
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To provide for sustainable levels of water use, supply 
and management.  

+ All development would be 
water efficient. Increasing 
densities and the reduced 
spread of development enables 
the potential for reduced water 
and waste water infrastructure 
to be required. It is considered 
that all residential 
development would need to 
meet water efficiency 
standards of 105 litres / 
bedspace / day. More densely 
developed buildings 
(apartments and flats) are less 
able to implement more 
advanced potable water saving 
measures, such as rainwater 
harvesting because of the 
reduced ratio of roof 
space/collection area to 
people. 

+ As with Option 1, but it 
should be recognised that less 
densely developed buildings 
would require underground 
services, and the length of 
these would increase with 
decreasing density. 

The draft SPD includes sustainable 
design principles to promote water 
efficiency in new development. The 
draft SPD should also recognise the 
need for adequate water and 
waste water infrastructure to be 
implemented, which should show 
preference to reusing existing 
utilities in advance of installing 
additional infrastructure.  

To maintain and enhance biodiversity  + In general the Wilton Park 
site is sizeable enough to 
ensure biodiversity is protected 
and enhanced. Denser 
development offers a greater 
area of land to conserve for 
biodiversity interest, although 
potentially reduces the 
opportunity for creating 
suburban habitats. 

+ Same as Option 1, although it 
is recognised that lower density 
development would need to 
avoid ecologically valuable 
areas and ensure green 
infrastructure is maintained 
around the site for 
connectivity.  

The draft SPD requires a net gain in 
biodiversity resources across the 
site. Both options could enable this 
to occur, however to ensure that 
biodiversity is maintained, the draft 
SPD should ensure that new 
development avoids the most 
valuable and sensitive habitats on 
the site, and protection measures 
are implemented for species and 
habitats that will be retained. 
 

To conserve and enhance the landscape and - The site has limited views into + In general, progressively The draft SPD should ensure that 
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townscape character of South Bucks and in particular, 
those areas of designated importance 

it, so it is expected that the site 
could afford a relatively high 
level of density without having 
significant visual impacts from 
surrounding viewpoints. In 
general, however, the 
landscape and townscape 
character of Beaconsfield and 
surrounds is not characterised 
by high density developments. 
There is a desire through Core 
Policy 14 to see the tower 
block demolished.  

lower density would support 
the objective.  

landscape is protected through the 
inclusion of design and densities 
which respects the landscape 
setting. It is recognised that the site 
is one of the highest points within 
south Buckinghamshire and is well 
screened, meaning that views into 
the site are limited. The draft SPD 
should ensure that the density and 
massing of new development is 
taken forward in a way which limits 
impacts on the landscape.  

To conserve and enhance the historic environment  - In general it is expected that 
increased development density 
would be out of context with 
the historic influences in 
Beaconsfield. 

+ Generally decreasing levels of 
development would support 
the objective to conserve and 
enhance the historic 
environment.  

The draft SPD recognises that the 
architectural character could draw 
on the Old Town historical 
references, local rural village 
character and a more formal 
solution building upon the 
potential opportunity to recreate 
the historic Wilton House. 

To reduce contributions to climate change through: a) 
Sustainable building practices b) Maximising the 
potential for renewable energy and energy 
conservation  

+ Increasing development 
density, for example from 
houses to flats could have a 
positive effect on 
development’s thermal 
efficiency. However in contrast, 
it is recognised that 
opportunities for passive solar 
design and in particular the 
maximisation of natural light 
and ventilation may reduce 
with progressively higher 
densities.  

+ Decreasing development 
density may lead to greater 
opportunities for renewable 
energy micro generation and 
passive design. It is recognised 
that the feasibility and viability 
of decentralised energy 
networks would decrease with 
decreasing densities. 

The draft SPD establishes 
sustainable design principles which 
assist to combat climate change by 
following a hierarchical approach 
to energy management. All new 
development will be expected to 
follow this approach, which should 
be further explored through the 
planning application process. 
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Minimise waste and then re-use or recover it through 
recycling, composting or energy recovery  

+ The implementation of Core 
Policy 14 would deliver a 
development which minimises 
waste and promotes the waste 
hierarchy.  

+ Same as Option 1, although 
lower density development 
may require greater connecting 
infrastructure and wastage 
generated from its delivery.  

The draft SPD includes sustainable 
design principles for waste 
management. 

 

To conserve soil resources & quality  + In general increasingly high 
density which occupies a 
progressively smaller footprint 
would support this objective. 
The relationship is not 
significant however, as the soil 
is not thought to be of high 
agricultural value. 
 

- Increasing building footprint 
would have a negative effect 
on the objective; however the 
relationship is not significant 
based on the limited value of 
the soil and that none of the 
land at Wilton Park is used for 
agricultural purposes. 

The draft SPD should promote 
effective management of soils, 
which should be a consideration for 
more detailed stages of planning. 

To improve the efficiency of land use through the re-
use of existing buildings and developing on previously 
developed land (PDL)  

+ In general increasingly high 
density which occupies a 
progressively smaller footprint 
would strongly support this 
objective.  
 

- Development at the site 
would be on previously 
developed land, however 
increasing footprints would 
have a negative relationship on 
the objective for the efficient 
use of land.  

The draft SPD encourages the 
sustainable use of land and 
encourages development on 
previously development land. 
Where possible this should be on 
existing building footprints.  

To minimise the risk of flooding in relation to both 
new and existing development including existing 
infrastructure  

++ The site is within an area 
which has a low probability of 
flood risk. Increasing densities 
with lower footprints is 
expected to support the 
objective.  

+ As with Option 1, however 
increasing levels of 
development, leading to 
greater levels of hardstanding 
would conflict with this 
objective, although all 
development would have to 
implement drainage measures 
to prevent adverse effects from 
surface water.  

The draft SPD encourages the use 
of sustainable drainage and 
recognises that any future 
application will need to include 
SUDS. It includes an analysis of 
hard standing and current built 
form. It is recognised that any new 
areas of hardstanding, over and 
above the existing levels would 
need to be managed to ensure that 
increased run-off rates are 
controlled, and that an allowance is 
made for climate change.  
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To reduce pollution of the air, water and soil and also 
combat sources of noise and light pollution  

- In general it is considered that 
development would be taken 
forward to manage 
environmental impacts, and to 
mitigate these to an acceptable 
level. It is recognised that 
higher densities could give rise 
to greater noise impacts. Taller 
buildings might also require 
more significant groundworks, 
which could have an impact on 
groundwater availability and 
flow.  

+ As with Option 1, although it 
is expected that progressively 
lower densities would be likely 
to give rise to fewer or reduced 
environmental impacts. Night 
time light pollution has the 
potential to increase however, 
with increased road lengths 
and street lighting.  

The draft SPD sets out a 
comprehensive set of principles to 
ensure that potential sources of 
pollution are controlled and 
mitigated. Consideration will need 
to be given in particular to the 
impacts of construction on ground 
water quality and availability. 

Economic Objectives    

To encourage economic growth and competitiveness, 
whilst achieving a broad balance in the distribution 
and growth of housing, population & employment  

++ It is assumed that 
development would be in 
accordance with Core Policy 14 
which requires the delivery of a 
high quality mix of residential 
and employment development 
to deliver economic benefits. It 
is not expected that there 
would be a variation on this 
with increasing or decreasing 
densities, assuming the same 
overall quantum of 
development was delivered.  

++ Same as Option 1. Development must comply with 
Core Policy 14 requirements to 
provide employment uses. 

To encourage a diverse economy which is focused on 
higher value added, lower impact activities  

+ The opportunity to deliver a 
mixed use scheme will support 
the ability for residents to find 
work locally. It is not expected 
that the density and spread of 
development would affect the 
ability to achieve this objective.  

+ Same as Option 1. Development must comply with 
Core Policy 14 requirements to 
provide employment uses. 
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To develop and maintain a skilled workforce to 
support long-term competitiveness of the District  

+ The opportunity to deliver a 
mixed use scheme will support 
this objective. 

+ Same as Option 1. Development must comply with 
Core Policy 14 requirements to 
provide employment uses. 
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APPENDIX 6 

Assessment of Alternative Options - Land Use Mix 
 

Objectives Land Use Mix Draft SPD Proposals 

Social Objectives Option 1 – Residential with 
mainly use class type B1 

Option 2 – Residential with 
alternative employment 

To provide residents of South Bucks with the 
opportunity to live in a decent home.  

++ The delivery of Core Policy 
14 promotes a mix of 
residential and employment 
land uses. Irrespective of the 
employment generating types, 
this objective is expected to be 
strongly supported.  

++ Same as Option 1. In 
addition, a care home would 
provide a wider range of 
residential accommodation, 
and potentially help to relieve 
pressure on existing housing 
stock. 

The draft SPD encourages high 
quality dwellings, which are 
designed and constructed to a high 
standard. 

To reduce anti-social activity, including crime and the 
fear of crime, through the creation of safer places to 
live and work.  

+ All development must take 
into account secured by design 
principles. There is no reason 
to expect changing levels of 
crime or fear of crime with the 
different employment 
generating land uses proposed.  

+ Same as Option 1. New development must reduce 
crime through the creation of a 
safe place to live and work, in 
accordance with Policy EP6 and 
Core Policy 14. 

To improve accessibility to essential services and 
facilities to provide opportunities to obtain good 
access to high quality health, education, and 
recreation and other community facilities and 
services.  

0 For the purposes of the SA it 
is assumed that S106 
contributions will be made to 
support essential services, 
medical and educational 
facilities offsite, thus 
supporting the objective, 
although the draft SPD 
recognises that (if needed) 
there may be scope for on-site 
health provision as part of the 

+ Option 2 could deliver more 
varied alternative employment, 
including a residential care 
home and health club facilities. 
These types of employment 
generating land use could 
support the objective to 
improve accessibility to 
services and facilities, in 
addition to S106 contributions. 

The draft SPD makes reference to 
S106 contributions as part of the 
phasing and delivery strategy.  
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community hub. The inclusion 
of mainly office type 
employment uses would likely 
have a neutral effect on the 
accessibility to essential 
services.  

Environmental Objectives    

To encourage the use of sustainable and integrated 
methods of transport to reduce negative effects on 
the environment  

+ A mix of residential and B1 
employment development 
could enable people to live and 
work locally. Office type 
development would generate 
daily trips, typically at peak 
hours. Opportunities for travel 
planning and local bus services, 
particularly at peak hours from 
local transport networks could 
be accommodated.  

+ A mix of residential and 
employment development 
could enable people to live and 
work locally. Other 
employment may generate less 
private car journeys, and 
potentially outside of peak 
times. There may however be 
less opportunity for sustainable 
transport initiatives to be 
implemented.  

The draft SPD encourages 
sustainable transport and travel 
planning for any employment 
generated land use, appropriate to 
the type of land use likely to come 
forward.  

To provide for sustainable levels of water use, supply 
and management  

+ Water efficiency measures 
would be included for non 
domestic development.  

+ Same as Option 1. Office type 
development may have 
comparatively lower water 
consumption to other potential 
employment generating land 
uses, such as a care home. The 
objective would still be 
supported through the 
implementation of water 
efficiency measures.  

The draft SPD secures water 
efficiency measures to be included 
for non domestic development. 

To maintain and enhance biodiversity  + Development of a mix of 
residential and employment 
land uses has the potential to 
maintain and enhance 
biodiversity, through the 
preservation and inclusion of 

+ Same as Option 1. The draft SPD requires a net gain in 
biodiversity resources across the 
site. 
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suitable habitat.  

To conserve and enhance the landscape and 
townscape character of South Bucks and in particular, 
those areas of designated importance  

+ The design of any 
employment type development 
would need to respect the 
existing development patterns 
in Beaconsfield. The design 
would need to be of a high 
quality, in accordance with the 
requirements of Core Policy 14.  

+ Same as Option 1.  The draft SPD establishes design 
principles which secure a high 
quality design of all future 
development.  

To conserve and enhance the historic environment 0 No relationship found. 0 No relationship found. No relationship found. 

To reduce contributions to climate change through: a) 
Sustainable building practices b) Maximising the 
potential for renewable energy and energy 
conservation  

+ Any proposed development 
would be required to have 
integrated energy efficiency 
features and sustainable 
building practices including the 
integration of renewable 
energy technologies where 
feasible in accordance with 
Core Policies 12 and 13. 

+ Same as Option 1, although it 
is possible that the 
technological solutions for 
meeting with policy 
requirements in Core Policy 12 
may be different, to reflect the 
varying energy profiles for the 
types of employment uses. 

The draft SPD includes a number of 
sustainable design principles to be 
addressed in new development, 
including in relation to renewable 
energy, and energy efficient design 
and construction. The draft SPD 
should not encourage one specific 
technology solution, but promote 
appropriate solutions to meet the 
type of use and energy profile of 
the development. This should be 
assessed using appropriate energy 
assessment software with any 
future planning application.  

Minimise waste and then re-use or recover it through 
recycling, composting or energy recovery  

+ All development options will 
generate waste through 
construction and operation. 
Office type developments may 
generate significant quantities 
of recyclable waste streams, 
which would need to be 
handled by a local operator.  

+ Alternative employment uses 
may generate different types of 
waste, including packaging 
waste and compostable waste 
streams. The draft SPD reflects 
the need for appropriate waste 
storage and segregations to be 
allowed for, which will support 
the objective.  

The draft SPD includes sustainable 
design principles for waste 
management. 
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To conserve soil resources & quality  + None of the land at Wilton 
Park is used for agricultural 
purposes. Option 1 would 
support the objective. 

+ Same as Option 1. 
 

The draft SPD should promote 
effective management of soils and 
should be a consideration for more 
detailed stages of development. 

To improve the efficiency of land use through the re-
use of existing buildings and developing on previously 
developed land (PDL)  

+ Wilton Park includes 
previously developed land, 
however also areas of 
undeveloped open space. It is 
not expected that existing 
buildings on the Wilton Park 
site would be suitable to 
accommodate office 
development of the nature that 
would attract large 
employment generators to the 
site.  

+ Same as Option 1. No 
building is expected to be 
suitable to be re-used in its 
form to cater for alternative 
employment generating land 
uses, such as a residential care 
home or health club.  

The draft SPD encourages the 
sustainable use of land and seeks 
to locate development on 
previously development land, and 
where possible on existing building 
footprints.  

To minimise the risk of flooding in relation to both 
new and existing development including existing 
infrastructure  

++ The development is not 
within a flood risk area. It is 
assumed that any new 
development would follow 
Core Policy CP13 and be 
brought forward with an 
appropriate Flood Risk and 
Drainage Assessment, 
commensurate with the scale 
of the development and extent 
of hard standing.  

++ Same as Option 1. The draft SPD encourages the use 
of sustainable drainage and 
recognises that any future 
application will need to include 
SUDS. 

To reduce pollution of the air, water and soil and also 
combat sources of noise and light pollution  

+ In general it is considered 
that development would be 
taken forward to manage 
environmental impacts, and to 
mitigate these to an acceptable 
level. 

+ Same as Option 1. The draft SPD sets out a 
comprehensive set of principles to 
ensure that potential sources of 
pollution are controlled and 
mitigated. 
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Economic Objectives    

To encourage economic growth and competitiveness, 
whilst achieving a broad balance in the distribution 
and growth of housing, population & employment  

++ The delivery of Core Policy 
14 to achieve a mix of 
residential and employment 
generating land uses will 
strongly support the objective.  

+? It could be expected that 
alternative employment 
generating lands uses would 
typically support fewer 
employees per square metre of 
building footprint, although 
this would ultimately depend 
on the nature of the alternative 
employment generating land 
use.  

Development must comply with 
Core Policy 14 requirements to 
provide employment uses. From 
the perspective of delivering 
economic growth, it is expected 
that office type development 
would support a greater number of 
jobs then alternative employment 
uses.  

To encourage a diverse economy which is focused on 
higher value added, lower impact activities  

+ The delivery of commercial 
office type employment would 
strongly support the objective.  

++ The inclusion of alternative 
employment options could be 
regarded to support a diverse 
economy.  

The draft SPD encourages a mix of 
employment generating land uses.  

To develop and maintain a skilled workforce to 
support long-term competitiveness of the District  

++ The delivery of a primarily 
office type employment land 
use is expected to strongly 
support the objective to 
develop and maintain a skilled 
workforce to support the 
competiveness of the district.  

+ The inclusion of alternative 
employment uses, such as a 
care home would support the 
objective, although it is 
expected that such 
employment generating land 
uses might require lower levels 
of skill and would be less able 
to support the long-term 
competitiveness of the District.  

The draft SPD encourages a mix of 
employment generating land uses. 
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APPENDIX 7  

Assessment of Alternative Options – Nature of the Access Road / future Relief Road 
 

Objectives Access Road / Future Relief Road Draft SPD Proposals 

Social Objectives Option 1 – Faster Access Road Option 2 – More integrated 
route 

To provide residents of South Bucks with the opportunity 
to live in a decent home.  

0 Neutral relationship. 0 Same as Option 1.  The draft SPD promotes high 
quality design. The size of site 
means there is scope to provide a 
range of dwelling types and sizes, 
from large detached dwellings to 
smaller flats, to meet market 
demand and local housing needs. 
The alignment and nature of the 
access/future relief road should 
not influence the achievement of 
the objective. 

To reduce anti-social activity, including crime and the 
fear of crime, through the creation of safer places to live 
and work.  

0 A faster access route that 
runs the perimeter of the 
Wilton Park site would not 
have a relationship with this 
objective. A well designed 
faster route may create a safer 
place for residents to live and 
work, as traffic is not taken 
through the site; however this 
is not expected to reduce anti-
social behaviour, crime and the 
fear of crime.  

+ Bringing traffic through the 
site through an access road 
may help to create an 
environment with better 
natural surveillance and 
reduced fear of crime. 
Consideration would need to 
be given to road safety 
measures however, to ensure 
that vehicle speeds are 
restricted.  

The draft SPD should make sure 
that reference is given to road 
safety measures in any access road, 
distribution road through the new 
development.  

To improve accessibility to essential services and facilities 
to provide opportunities to obtain good access to high 

++ Any faster route, acting 
predominately as a relief road 

+ An access route which is 
integrated through the site 

A faster route would be expected 
to support this objective by 
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quality health, education, and recreation and other 
community facilities and services.  

to reduce congestion on the 
London End roundabout would 
support the objective for both 
the Wilton Park site, but would 
also have wider community 
benefits for existing residents 
and workers within 
Beaconsfield and the 
surrounding area.  

would support the ability of 
residents of the new 
development to access 
essential services. However the 
ability of the road to ease 
congestion and shorten 
journey times would be 
reduced.  

shortening journey times. The draft 
SPD recognises that the route will 
be part of the first stage of a future 
A355 Relief Road. It must therefore 
be carefully designed to perform an 
effective strategic function whilst 
also helping deliver a development 
that is accessible and well-
integrated with its surroundings. 

Environmental Objectives    

To encourage the use of sustainable and integrated 
methods of transport to reduce negative effects on the 
environment.  

+ Provision of access from the 
Pyebush Roundabout provides 
the opportunity for Minerva 
Way to become an attractive 
pedestrian and cycle 
connection to Beaconsfield. 
Closure of Minerva Way to 
vehicles (except for access) will 
also help to address congestion 
and safety concerns at the 
London End roundabout. 

++ The benefits of closure to 
Minerva Way would be realised 
for Option 2. However a route 
which is better integrated into 
the site may facilitate a bus 
route through the site more 
readily.  

The draft SPD proposes that the 
section of relief road that crosses 
the site will be designed in 
accordance with the Manual for 
Streets, which instructs designers 
to ensure that the functions of 
place and movement are carefully 
balanced. Walking and cycling 
around Wilton Park and 
Beaconsfield are important modes 
of travel, and design of the Relief 
Road as it passes through the site 
will recognise this. 

To provide for sustainable levels of water use, supply and 
management.  

0 – A neutral relationship 
between the objective and the 
option is expected.  

0 – Same as Option 1.  The development should have 
regard to water use targets 
established in Core Policy 12. The 
nature of the road is expected to 
have a neutral relationship on the 
objective. 

To maintain and enhance biodiversity.  ? At this stage it is not possible 
to predict the implications on 
biodiversity from a faster 
access road. Any new route 
would be taken forward with 

? Same as Option 1.  The alignment outside the Wilton 
Park site is beyond the remit of the 
draft SPD. 
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full consideration to sensitive 
ecological receptors and 
habitats. 

7. To conserve and enhance the landscape and 
townscape character of South Bucks and in particular, 
those areas of designated importance.  

-? Each option would require 
development over existing 
open space. The alignment 
outside of the Wilton Park site 
is beyond the remit of the draft 
SPD, and it is this area that 
could be expected to have the 
greatest visual impact on 
surrounding viewpoints as it 
would cross open land. There is 
therefore some uncertainty. 
However a more direct 
alignment, skirting around the 
Wilton Park site would pass 
closer to the existing Old Town 
and have a greater impact on 
the town. 

+? A more integrated route, for 
example that includes 
landscaping and narrower 
carriageways to restrict speeds 
could reduce the landscape and 
visual effects of the new route 
through the site. It is important 
to recognise that the alignment 
outside of the Wilton Park site 
is beyond the remit of the SPD. 

Consideration of the need for a 
relief road and its alignment 
outside of the Wilton Park site is 
beyond the remit of the draft SPD. 

To conserve and enhance the historic environment.  0? A neutral relationship is 
expected.  

0? No relationship. The draft SPD encourages the 
preservation of historic trees and 
tree lines of Minerva Way. Trees 
are encouraged to be preserved 
and incorporated within the 
design. The alignment of the road 
may impact on offsite historical 
features. Consideration of the need 
for an A355 Relief Road and its 
alignment outside of the Wilton 
Park site is outside the remit of the 
SA and the impact of any future 
alignment on the Scheduled 
Ancient Monument (SAM) is 
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unknown. 

To reduce contributions to climate change through: a) 
Sustainable building practices b) Maximising the 
potential for renewable energy and energy conservation.  

0 – Neutral relationship, 
although a more direct route, 
which does not see vehicles 
lose speed and accelerate after 
leaving the site could lead to 
fewer emissions from vehicles.  

0 – As with Option 1, although 
a slower more integrated route 
may have the effect of 
increasing fuel consumption as 
vehicles would use fuel in an 
urban environment, rather 
than extra-urban. 

Whilst vehicle emissions are an 
important consideration for 
mitigating climate change, there is 
no close relationship with this 
objective to achieve sustainable 
building practices and renewable 
energy.  

Minimise waste and then re-use or recover it through 
recycling, composting or energy recovery.  

+ The sub course of any future 
road could be constructed from 
demolition material derived 
from the Wilton Park site.  

+ Same as Option 1.  The draft SPD should encourage 
resource efficiency through making 
use of demolition waste for the 
constriction of any future access/ 
relief road.  

To conserve soil resources & quality.  + The delivery of either route 
could be expected to have an 
impact on soils, however the 
soils at the site are not used for 
agricultural purposes and it is 
thought that the relationship is 
generally supported through 
applying good construction 
practices.  

+ Same as Option1.  No further analysis. 

To improve the efficiency of land use through the re-use 
of existing buildings and developing on previously 
developed land (PDL).  

 - Negative relationship, as an 
access route / relief road would 
cross undeveloped land.  

 - Same as Option 1. The draft SPD recognises that the 
route will need to take into account 
the potential need to retain of 
some or all of the SFA housing, 
subject to MOD requirements. 

To minimise the risk of flooding in relation to both new 
and existing development including existing 
infrastructure.  

+ Not in a flood zone and 
drainage would be included to 
adoptable standards.  

+ Same as Option 1. The draft SPD requires future 
planning applications will require a 
Flood Risk and Drainage 
Assessment, including 
demonstration that Sustainable 



 

 

Wilton Park draft Development Brief - Sustainability Appraisal     63 

Drainage (SUDS) principles will be 
adhered to. 

To reduce pollution of the air, water and soil and also 
combat sources of noise and light pollution.  

- Any new relief road would 
create new noise, air and light 
pollution. It is relevant that any 
relief road, which is able to 
relieve congestion pressure 
from London End, may help to 
reduce the levels of pollution 
close to Beaconsfield Old 
Town. 

- A more integrated route, 
generating lower speeds may 
be quieter, although air 
pollution from vehicles would 
need to be considered around 
buildings.  

The draft SPD recommends that 
the ‘Manual for Streets’ are 
followed. The Manual aims to 
change street design for the better, 
reducing the impact of vehicles, 
including pollution. 

Economic Objectives    

To encourage economic growth and competitiveness, 
whilst achieving a broad balance in the distribution and 
growth of housing, population & employment.  

++ Improving people’s 
accessibility through reducing 
journey times, particularly at 
peak times would strongly 
support the objective.  

+ Bringing traffic through the 
site could support any new 
local employment generating 
land uses in particular. It is 
expected that journey times 
would be increased however; 
therefore Option 1 carries 
greater economic benefits. 

The draft SPD recognises that the 
first phase of development will 
include delivery of the initial stage 
of the relief road. This will ensure 
that all construction traffic enters 
and leaves the site via the Pyebush 
Roundabout and well as providing 
access to any SFA housing that is to 
be retained on site. 

To encourage a diverse economy which is focused on 
higher value added, lower impact activities  

0 Neutral Relationship 0 Same as Option 1.  In general the delivery of a new 
access/relief road is not expected 
to have a relationship with this 
objective.  

To develop and maintain a skilled workforce to support 
long-term competitiveness of the District  

0 Neutral Relationship 0 Same as Option 1. In general the delivery of a new 
access/relief road is not expected 
to have a relationship with this 
objective. 
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APPENDIX 8 

Assessment of Alternative Options – Location of the Site’s Access Road 

Objectives Access Road / Future Relief Road Draft SPD Proposals 

Social Objectives Option 1 – Access from the 
Pyebush Roundabout 

Option 2 –Direct Access from 
the A40 

To provide residents of South Bucks with the opportunity 
to live in a decent home.  

0 Neutral relationship. 0 Same as Option 1.  The draft SPD should ensure that 
high quality design is promoted. 
The size of site means there is 
scope to provide a range of 
dwelling types and sizes, from large 
detached dwellings to smaller flats, 
to meet market demand and local 
housing needs. The location of the 
access road should not influence 
the achievement of the objective. 

To reduce anti-social activity, including crime and the 
fear of crime, through the creation of safer places to live 
and work.  

0? Neutral relationship. 0? Same as option 1. It is currently not clear whether 
access from either the Pyebush 
Roundabout or the A40 would have 
any positive or negative 
relationships on safety. Any new 
access would need to be designed 
to ensure road safety is 
maintained. 

To improve accessibility to essential services and facilities 
to provide opportunities to obtain good access to high 
quality health, education, and recreation and other 
community facilities and services.  

++ It is assumed that either 
route would be able to deliver 
access to existing facilities in 
Beaconsfield and the 
surrounding area. The access 
from the Pyebush Roundabout 
would enable people using the 
site to access Beaconsfield 

+ Whilst an access route 
directly onto the A40 would 
still facilitate access to essential 
services and facilities, it is 
expected that the junction 
would need to be signalised to 
enable traffic in and out of the 
site.  

In general the access closer to the 
town would enable more 
integration between the existing 
services and those proposed within 
the draft SPD.  
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more readily, as the junction is 
closer to the existing town and 
the M40. 

Environmental Objectives    

To encourage the use of sustainable and integrated 
methods of transport to reduce negative effects on the 
environment.  

+ Provision of access from the 
Pyebush Roundabout provides 
the opportunity for Minerva 
Way to become an attractive 
pedestrian and cycle 
connection to Beaconsfield. 
Closure of Minerva Way to 
private vehicles, accept for 
access will also help to address 
congestion and safety concerns 
at the London End 
Roundabout. A new access 
route, close to the M40 and the 
town would support this. 

0 The proposals would bring 
traffic out onto the A40, which 
could create longer journeys 
and require that vehicles 
needing access to the M40 and 
Beaconsfield would be required 
to double back to the Pyebush 
Roundabout.  

Both access routes would open 
access to the site; however access 
from the Pyebush Roundabout 
would provide a more integrated 
approach, which is better able to 
link the site with Beaconsfield and 
the M40. Purely from a 
comparative basis, Option 1 is 
better able to support the 
objective. 

To provide for sustainable levels of water use, supply and 
management.  

0 – A neutral relationship 
between the objective and the 
option is expected.  

0 – Same as Option 1.  The development should have 
regard to water use targets 
established in Core Policy 12. The 
location of the road is expected to 
have a neutral relationship on the 
objective.  

To maintain and enhance biodiversity.  + The site has been subject to 
ecological walkover surveys, 
including the area of land 
between the MDS site and the 
Pyebush Roundabout. The 
impacts of a new access here 
generally avoid the most 
sensitive habitats on the site, 
helping to maintain ecology at 
the site level.  

- ? The exact location of a link 
between the A40 and the site is 
not defined, however generally 
a band of ancient woodland 
runs between the site and the 
A40. It is expected that this 
route would have a more 
detrimental effect on 
biodiversity by comparison to 
the Pyebush Roundabout 

Any new access route should take 
account of ecology. The draft SPD 
should ensure that new 
development avoids the most 
valuable and sensitive habitats on 
the site, and protection measures 
are implemented for species and 
habitats that will be retained. 
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option. 

To conserve and enhance the landscape and townscape 
character of South Bucks and in particular, those areas of 
designated importance.  

-? Each option would require 
development over existing 
open space within the Green 
Belt. The access nearer to 
Beaconsfield might have a 
greater impact on townscape 
by comparison to an access 
further to the east. However if 
the same access is able to 
deliver part of a relief road, the 
impact of this route would be 
preferred overall as there 
would be a more limited 
impact on the Green Belt.  

-? The A40 route would be 
located within the Green Belt. 
If this is not able to facilitate a 
new relief road, it is likely that 
greater levels of highway 
infrastructure would have a 
more detrimental impact in the 
Green Belt.  

Both options would have an impact 
on the Green Belt. The Pyebush 
access would be located closer to 
the existing old town, having 
greater potential to impact on 
townscape. However any new A40 
access might create additional 
infrastructure requirements 
overall, and have an impact on the 
landscape in this way. 

To conserve and enhance the historic environment.  0 A neutral relationship is 
expected.  

- The access route would 
impact on ancient woodland, 
and therefore a negative 
relationship could be expected. 

Any proposed route through 
ancient woodland would have an 
impact on this objective. 

To reduce contributions to climate change through: a) 
Sustainable building practices b) Maximising the 
potential for renewable energy and energy conservation.  

0 – Neutral relationship, 
although a more direct route 
leaving the site to Beaconsfield 
and the M40 could lead to 
fewer emissions from vehicles.  

0 – As with Option 1, although 
the A40 access may create 
additional journey lengths for 
vehicles travelling to the M40 
and Beaconsfield. 

Whilst vehicle emissions are an 
important consideration for 
mitigating climate change, there is 
no close relationship with this 
objective to achieve sustainable 
building practices and renewable 
energy.  

Minimise waste and then re-use or recover it through 
recycling, composting or energy recovery.  

+ The sub course of any future 
road could be constructed from 
demolition material derived 
from the Wilton Park site.  

+ Same as Option 1.  The draft SPD should encourage 
resource efficiency through making 
use of demolition waste for the 
constriction of any future access/ 
relief road. 
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To conserve soil resources & quality.  + The delivery of either route 
could be expected to have an 
impact on soils, however the 
soils at the site are not used for 
agricultural purposes and it is 
thought that the relationship is 
generally supported through 
applying good construction 
practices.  

+ Same as Option1.  The draft SPD should promote 
effective management of soils, 
which should be a consideration for 
more detailed stages of planning. 

To improve the efficiency of land use through the re-use 
of existing buildings and developing on previously 
developed land (PDL).  

 - Negative relationship, as the 
access route would cross 
undeveloped land.  

 - As with Option 1. Neither access point would support 
this objective; however the existing 
Minerva Way is not suitable to 
remain as the only access point 
into the site.  

To minimise the risk of flooding in relation to both new 
and existing development including existing 
infrastructure.  

+ Not in a flood zone and 
drainage would be included to 
adoptable standards.  

+ Same as Option 1. The draft SPD requires that future 
planning applications will require a 
Flood Risk and Drainage 
Assessment, including 
demonstration that Sustainable 
Drainage (SUDS) principles will be 
adhered to. 

To reduce pollution of the air, water and soil and also 
combat sources of noise and light pollution.  

- Any new access road would 
create new noise, air and light 
pollution.  

- Same as Option 1.  Both access options could be 
expected to have a negative 
relationship with this objective.  

Economic Objectives    

To encourage economic growth and competitiveness, 
whilst achieving a broad balance in the distribution and 
growth of housing, population & employment.  

+ Any new access route into 
the site would enable this 
objective to be met. An option 
which serves both as an access, 
but also forms part of a route 
for a future relief road is 
considered to be a cost 
effective and economic 
solution.  

+ A separate access to a relief 
road may have higher 
infrastructure costs, but may 
provide for a more effective 
relief road, which would be 
dedicated to moving traffic 
away from the London End 
Roundabout. 

The objective would be supported 
by either access option.  
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To encourage a diverse economy which is focused on 
higher value added, lower impact activities  

0 Neutral Relationship. 0 Same as Option 1.  It is not expected that there would 
be a relationship with this 
objective. 

To develop and maintain a skilled workforce to support 
long-term competitiveness of the District  

0 Neutral Relationship. 0 Same as Option 1. It is not expected that there would 
be a relationship with this 
objective. 

  



 

 

Wilton Park draft Development Brief - Sustainability Appraisal     69 

APPENDIX 9 

Draft SPD Appraisal 

 
Objectives Draft SPD Proposals and relationship with Objectives Scoring Measures to prevent reduce and 

offset significant effects.  

Social Objectives 

To provide residents of South Bucks with the 
opportunity to live in a decent home.  

The draft SPD strongly supports this objective. The 
Brief will help to deliver the District’s housing 
requirements of 2,200 to 2,800 new dwellings in the 
period 2006 to 2026. The Brief recognises that the size 
of site means there is scope to provide a range of 
dwelling types and sizes, from large detached dwellings 
to smaller flats, to meet market demand and local 
housing needs. A mix of unit sizes is encouraged. 
 
The Draft SPD also requires affordable housing to be 
provided in line with Core Policy 3, unless it is clearly 
demonstrated that this is not economically viable. 

++ The draft SPD refers to a number 
of mechanisms to deliver a 
balanced approach to housing, 
including following the 
requirements of Core Policy 3 and 
the Affordable Housing SPD.  
 
 

To reduce anti-social activity, including crime and the 
fear of crime, through the creation of safer places to 
live and work.  

The draft SPD would support this objective. New 
development should reduce opportunities for crime 
and anti-social behaviour through the creation of a 
safe place to live. 
 
 

+ The draft SPD refers to the need 
to adopt Secured by Design 
standards in any new 
development brought forward. It 
also refers to the Residential 
Design Guide SPD, which supports 
this.  

To improve accessibility to essential services and 
facilities to provide opportunities to obtain good 
access to high quality health, education, and 
recreation and other community facilities and 
services.  

The draft SPD recognises an opportunity to open the 
site up to the general public, including the woodland 
and other semi-natural habitats, which have remained 
closed to the public for over 70 years. The draft SPD 
provides an opportunity to improve access to the 

+ Identifies a phasing and delivery 
plan which includes a framework 
for S106 contributions.  
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Green Belt, both within the site and beyond it, through 
the creation of new green infrastructure networks such 
as pedestrian and cycle routes and areas of open space 
within the site. The draft SPD also includes a new 
multi-purpose community facility and makes provision 
for health infrastructure (if needed) and new school 
places. 

Environmental Objectives 

To encourage the use of sustainable and integrated 
methods of transport to reduce negative effects on 
the environment.  

The draft SPD strongly supports sustainable and 
integrated transport. The Brief supports the delivery of 
a future relief road, to ease congestion problems at 
London End Roundabout, having a wider benefit for 
the town. The draft SPD recognises that walking and 
cycling around Wilton Park and Beaconsfield are 
important modes of travel, and design of the relief 
road as it passes through the site will recognise this. 
 
The draft SPD requires that Minerva Way provides a 
high quality, attractive and safe pedestrian/cycle route 
between Beaconsfield and the site. It also requires new 
direct, connected, attractive, comfortable and safe 
routes to be created within the site, connected to 
existing footpaths to the south. 
 
The draft SPD seeks to accommodate bus routes and 
recognises that stops should be located a maximum 
distance to houses where practicable. 
 
The Brief also recognises that future development 
proposals for the site should indicate opportunities for 
access to between the site and Seer Green Station, and 
that design proposals should continue to consider 
opportunities for this connection in further detail at 
the application stage.  

++ The sustainable transport 
measures proposed through the 
draft SPD are comprehensive, and 
will mitigate against the potential 
effects of increased car use.  
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A Travel Plan will be prepared for the site, to 
encourage people to use sustainable modes of 
transport. 
 

To provide for sustainable levels of water use, supply 
and management.  

The draft SPD supports this objective.  + The draft SPD sets out principles 
for climate change adaptation, 
including the need to control 
water consumption.  
 
With regards to water and 
sewerage infrastructure, the draft 
SPD makes provision such that a 
planning application must 
demonstrate that a retained (and 
potentially upgraded) Waste 
Water Treatment Plant has 
sufficient capacity to serve the 
proposed development or, if not, 
that other arrangements would be 
required. 

To maintain and enhance biodiversity.  The draft SPD supports the objective, although the 
degree to which biodiversity may be enhanced is still 
unknown. At the core of the development proposals 
the scheme seeks to deliver new green infrastructure, 
including enhanced ecological areas. Part of the brief 
for the site is that it supports biodiversity and ecology. 
Informal recreational areas are planned to take 
account of existing ecological areas, and the need to 
enhance ecology and biodiversity. The draft SPD also 
recognises that development should provide new 
opportunities for newts, bats, badgers, and nesting and 
breeding birds. The draft SPD also requires new public 
open space to ensure that potential impacts from 

+? The draft SPD requires 
development proposals to show 
how the site provides the 
opportunity to manage the 
existing ecology and enables an 
increase in biodiversity. Any 
planning application will need to 
demonstrate that the site has 
been assessed to determine its 
current ecological value and how 
this will be extended and 
managed in the future. 
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visitor pressure on the Burnham Beeches SAC are 
mitigated. It also requires further consideration is 
given to contamination of the water table, should any 
hydrological connection exist between the site and the 
SAC. 

To conserve and enhance the landscape and 
townscape character of South Bucks and in particular, 
those areas of designated importance.  

The draft SPD recognises that the dispersal of new 
buildings across the site, set within high quality areas 
of open space, parkland and recreational facilities, is 
considered to be appropriate as it will result in an 
overall reduction in density across the site; helping to 
protect the openness of the Green Belt and provide 
opportunities for screening. 
 
The draft SPD also identifies that the locations of new 
buildings should seek to avoid significant natural and 
landscape constraints, which it should be possible to 
incorporate in to areas of open space. 
 
The opportunity to enhance the landscape would be 
strongly supported by the demolition of the 16 storey 
tower. 

++ With regard to landscape 
character, the draft SPD identifies 
the opportunity to preserve 
existing parkland trees at the site.  
 
With regards to townscape, new 
development would deliver a 
number of character areas; 
designed and detailed so that 
their individual characters can be 
clearly defined. Each area will be 
described and coded to ensure 
that the extent of building heights, 
layout, density, scale, materials, 
and supporting technical 
responses are clearly identified.  
 

To conserve and enhance the historic environment.  The site contains no scheduled ancient monuments or 
listed buildings. Reference is given in the draft SPD to 
remnants of part of a garden wall of a historic Palladian 
villa. The draft SPD also recognises the potential 
significance of the bunker. Any future planning 
application for the site would need to consider the 
development proposals in relation to these features. 
 

+? The draft SPD requires the design 
of new buildings to be of high 
quality and appropriate to the 
location of the site. Reference is 
given for future design codes to 
reflect the historic references to 
Beaconsfield Old Town. 

To reduce contributions to climate change through: a) 
Sustainable building practices b) Maximising the 
potential for renewable energy and energy 
conservation.  

The draft SPD sets out sustainable design principles 
which should be followed. A series of measures to 
mitigate climate change are included within the draft 
SPD.  

+ New development should make a 
contribution towards mitigating 
the effects of climate change in 
terms of construction practices 
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and materials and energy use. Any 
future planning application would 
be supported by assessments and 
details of how the principles 
would be addressed.  

Minimise waste and then re-use or recover it through 
recycling, composting or energy recovery.  

The draft SPD sets out principles for sustainable waste 
management. It is recognised that any new 
development would generate waste, however in 
following the UK Waste Hierarchy principles set out in 
the draft SPD, waste would be minimised and re-use 
and recycling promoted. The draft SPD also promotes 
the inclusion of community recycling facilities.  

+ New development should make a 
contribution towards sustainable 
waste management, including 
following recognised practices for 
the design of waste management 
segregation and storage.  

To conserve soil resources & quality  Development in accordance with the draft SPD could 
follow existing building footprints, although could 
occur outside these areas.  

-? In general the soil at the Wilton 
Park site is not of high value and is 
not used for agricultural purposes.  

To improve the efficiency of land use through the re-
use of existing buildings and developing on previously 
developed land (PDL).  

The draft SPD generally supports this. It reflects policy 
within the NPPF and the Core Strategy which reflects 
that 80% of the new development needed to meet 
local housing targets should be achieved on previously 
developed land. There is however no guarantee that 
development at Wilton Park will follow the same 
footprint of previous built development, though the 
draft SPD steers development towards the existing 
built areas of the site. The draft SPD recognises that 
development could be located in areas that are not 
currently built on, provided that these areas are not 
constrained by way of ecology, trees or views into and 
out of the site. With regards to the reuse of buildings, 
the draft SPD recognises the potential to retain SFA 
housing (once vacated) in the southern area for 
continued residential use.  

+? The draft SPD steers development 
towards the existing built areas of 
the site, although it is 
acknowledged that new 
development could be located on 
currently undeveloped areas, 
provided that, overall, there is no 
greater impact on the Green Belt 
and the objectives of the draft 
SPD. 

To minimise the risk of flooding in relation to both 
new and existing development including existing 
infrastructure.  

The site is at low risk from flooding. The draft SPD 
recognises the low risk from flooding and how new 
development would need to incorporate Sustainable 

++ The draft SPD requires that future 
planning applications will require 
a Flood Risk and Drainage 
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Drainage.  
 
 
 
 

Assessment, including 
demonstration that Sustainable 
Drainage (SUDS) principles will be 
adhered to. 

To reduce pollution of the air, water and soil and also 
combat sources of noise and light pollution.  

The draft SPD sets out a comprehensive framework for 
addressing pollution. Any future planning applications 
must be supported by a range of technical assessments 
which will present controls and mitigations to prevent, 
reduce and offset environmental impacts arising from 
new development.  

+ The draft SPD includes sustainable 
design principles for pollution 
control.  
 

Economic Objectives 

To encourage economic growth and competitiveness, 
whilst achieving a broad balance in the distribution 
and growth of housing, population & employment.  

The draft SPD recognises that in accordance with the 
requirement for a mixed use scheme, the development 
will incorporate commercial floorspace. The draft SPD 
promotes potential employment opportunities, which 
include small-scale retail (Class A1) or business uses 
(Class B1), a residential institution such as a 
care/nursing home (Class C2), crèche or day nursery 
(Class D1) and other leisure and recreation uses (Sui 
Generis). The draft SPD also encourages live-work 
units. 

++ The draft SPD enables a mix of 
employment generating land uses 
to come forward. The exact type 
would be subject to market 
analysis at the time of the 
planning application.  

To encourage a diverse economy which is focused on 
higher value added, lower impact activities  

As above, the draft SPD encourages a mix of 
employment uses. The exact quantum and mix of 
development is not yet known, although in general is 
expected to deliver the objective. 

+? The draft SPD enables a mix of 
employment generating land uses 
to come forward. 

To develop and maintain a skilled workforce to 
support long-term competitiveness of the District  

Development of the site in accordance with the draft 
SPD would support and benefit local workers through 
the creation of short-term (construction) and long-
term employment opportunities. There is potential to 
provide a range of new employment opportunities and 
apprenticeship schemes, in order to provide local jobs 
opportunities and services, and help to integrate the 
development with the existing town of Beaconsfield. 

+ The draft SPD makes provision for 
employment generating land uses.  
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APPENDIX 10 

Cumulative / synergistic impacts 

The SEA Directive requires consideration of secondary, cumulative and synergistic effects (which together 
are often called cumulative effects). This is because problems may arise from the accumulation of a large 
number of small and often indirect effects, rather than a few large and obvious ones. Secondary effects are 
indirect effects, for example health effects of air pollution from transport. Cumulative effects are the total 
result of environmental impact from a number of projects and activities. They arise for instance where 
several developments each have an insignificant effect, but together have a significant effect, or where 
several individual effects (e.g. noise, dust and visual) have a combined effect. Synergistic effects are those 
which interact to produce a total effect greater than the sum of the individual effects, for example 
progressive fragmentation of a habitat leading to areas too small to support the resident wildlife. An 
assessment of possible cumulative impacts was undertaken as part of the Sustainability Appraisal Report 
prepared in support of the South Bucks Core Strategy. At this strategic level, there is major uncertainty in 
identifying cumulative effects, and it is only possible to do so in general terms.  
 
The table below identifies the potential cumulative effects of the South Bucks Core Strategy, most relevant 
to the Wilton Park draft SPD. 
 
 

Cumulative Effects of the South Bucks Core Strategy most relevant to the Wilton Park Draft SPD 

Potential Causes Potential Cumulative Effect Affected Receptor 

Development near Burnham 
Beeches SAC and additional traffic 
on the A355. Visitor pressure. 

Adverse impact on Burnham 
Beeches SAC. 

Burnham Beeches SAC. 

Green house gas emissions from 
increases in traffic and energy use 
(both in relation to new housing 
and commercial development).  

Climate Change. There will be local effects in South 
Bucks, but also a contribution to 
the global problem.  

Increased traffic flows, as a result 
of development in South Bucks, 
increasing affluence, and planned 
development in surrounding 
areas. Increased congestion on 
the A4.  

Loss of tranquillity and impact on 
air quality.  

District wide, but particularly rural 
areas. Residents and businesses 
on the A4.  

Urban intensification. Potential for increased flooding 
and possible groundwater 
pollution. 

Groundwater and watercourses. 

Urban intensification and general 
increase in human activities. 

Fragmentation of wildlife habitat. Flora and fauna. 

Developer contributions. Improvements in community 
infrastructure. 

Local residents, community 
facilities and open space.  
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APPENDIX 11  

Monitoring 

Monitoring can help to identify unexpected effects, providing the opportunity to take remedial action. 
Guidance advises that monitoring of significant sustainability effects should be integrated with other 
monitoring work (related to the Local Development Framework). For this reason, the significant 
sustainability effects indicators that have been developed as part of the Sustainability Appraisal process are 
reported upon annually in the Council’s Annual Monitoring Report (AMR). 

The significant sustainability effects indicators will work alongside the monitoring framework set out in 
Appendix 8 of the Core Strategy. An initial list of indicators was identified in the Sustainability Appraisal 
Scoping Report of the Core Strategy (May 2005) and these have subsequently been updated to take 
account of the Core Strategy Monitoring Framework and stakeholder comments. The significant 
sustainability effects indicators to be used in monitoring the South Bucks Core Strategy are listed in 
Appendix 4 of the ‘South Bucks Proposed Submission Core Strategy – Sustainability Appraisal Report’, 
under the relevant Sustainability Appraisal Objectives. Also listed are the indicators and targets developed 
specifically to monitor implementation of the policies in the South Bucks Core Strategy. In some cases the 
same indicators will be used to monitor both the significant sustainability effects of the Core Strategy, and 
implementation of the Core Strategy policies. 

The Delivery and Monitoring Framework for Core Policy 14 (included at Appendix 7 of the Core Strategy) 
states: 

Core Strategy Policy Delivery Agency Indicator  Target 

CP14 Wilton Park. 
 

SBDC, landowners and 
Developers. 
 

Planning permission and 
implementation adhere 
to relevant policy 
requirements and 
related Draft SPD 
requirements. 
 

To meet relevant policy 
Requirements (and 
related Development 
Brief), once Planning 
permission has been 
granted, and once again, 
when the scheme has 
been implemented.  

 

 
 
 


