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Executive Summary 
 
This note sets out the conclusions of a review of the Sustainability Appraisal (SA) process 
supporting the Chiltern and South Bucks Local Plan1. The review has focused on the June 2019 
Regulation 19 Publication Version SA Report2 (herein referred to as the 2019 SA Report) 
prepared by Lepus Consulting on behalf of Chiltern District Council (CDC) and South Bucks 
District Council (SBDC). This note also assess the justification for not allocating the potential 
development site ‘Land South of Iver Village’ for development in the latest consultation of the 
Local Plan. A site appraisal of the site has been undertaken by Barton Willmore, utilising the 
twelve SA Framework Objectives used to consider the alternative site options within the 2019 
SA Report. 
 
The review of the SA documents against the requirements of the Environmental Assessment of 
Plans and Programmes Regulations 2004 (the “SEA Regulations”) and Section 19 of the 
Planning and Compulsory Purchase Act 2004 (the “Act”), identified areas of the SA that 
comprise some weaknesses and would benefit from further focus or clarity. Such areas included 
the Habitats Regulations Assessment (HRA), the assessment of cumulative effects and the 
assessment and selection of reasonable alternative sites. Two alternative sites in Iver were 
proposed as preferred options and selected as building site allocations within the Local Plan 
(Policy SP BP11 North of Iver Station and Policy SP BP12 East of Ridgeway Business Park, Iver). 
The sites were considered to be highly sustainable; however, it is unclear how this conclusion 
was reasonably reached when both sites do not appear to warrant the current scores set by 
the SA objectives and would actually deserve a negative score for certain impacts including 
climate change, transport and accessibility and health. The cumulative impacts have also not 
been appropriately considered. This raises issues regarding the reasonableness in scoring the 
alternative sites. 
 
The site at Land South of Iver performed well overall in the site appraisal against the twelve 
SA Objectives. The site is sustainably located in proximity to green spaces, local facilities and 
the public transport network. The site has the potential to retain and enhance the landscape, 
Green Infrastructure (GI) network and pedestrian and cycling routes in the existing and new 
community, providing benefits in relation to several objectives, including climate change and 
health. 
 
The conclusion reached within this note, based on the site appraisal in Appendix 2 and a review 
of the site assessments within the 2019 SA Report, is that the site Land South of Iver Village 
presents a reasonable preferred option for sustainable development and could have equally 
been considered for inclusion in the building site allocations within the Local Plan. 

 
1.0 Introduction 
 
1.1 This note sets out the conclusions of a review of the SA process supporting the Chiltern and 

South Bucks Local Plan. The review has focused on the 2019 SA Report prepared by Lepus 
Consulting on behalf of CDC and South Bucks District Council SBDC. The 2019 SA Report was 
presented to the Chiltern and South Bucks Joint Overview Committee on 29th April and 
subsequently followed by a Regulation 19 consultation to offer an opportunity to submit 
representations regarding the pre-submission Local Plan. Whilst the review has focused on the 
latest SA material, reference has been made to earlier reports including the 2015 SA Scoping 
Document 3, where necessary to give a view on the adequacy of the whole iterative SA process. 

1.2 This note also considers the performance of a potential development site in Iver, which Barton 
Willmore have been promoting on behalf of David Wilson Homes Southern through the draft 

                                                
1 CDC and SBDC, June 2019, Draft Chiltern and South Bucks Local Plan 2036 - Publication Version. 
2 Lepus Consulting, June 2019, SA of the Chiltern and South Bucks Local Plan, Regulation 19 Publication Version SA Report. 
3 Lepus Consulting, November 2015, SA of the Chiltern and South Bucks District Local Plan, SA Scoping Document. 



Local Plan. The site ‘Land South of Iver Village’ was identified at the Initial Consultation 
(Regulation 18) Incorporating Issues and Options stage as a ‘Built Area Extension Option’ that 
should be considered for further testing. The site has not been carried forward as one of the 
Councils’ preferred options in the latest consultation. A site appraisal of the site has been 
undertaken by Barton Willmore utilising the twelve SA Framework Objectives used to consider 
the alternative site options within the 2019 SA Report and select the most sustainable site for 
inclusion within the preferred options in the Chiltern and South Bucks Local Plan. 

 
2.0 Review of SA 
 

Purpose of Review 
  
2.2 A review of the SA documents has been undertaken against the requirements of the 

Environmental Assessment of Plans and Programmes Regulations 2004 (the “SEA Regulations”) 
and Section 19 of the Planning and Compulsory Purchase Act 2004 (the “Act”), which sets out 
requirements for SA. SA is a complex and legalistic process and should be undertaken 
iteratively, alongside the preparation of the Plan. 
 

2.3 A Local Plan must be prepared in accordance with Section 39 of the Act “with the objective of 
contributing to the achievement of sustainable development”. It should therefore be informed 
by the SA process, which itself must comply with the SEA Regulations. 
 

2.4 This review has sought to identify any areas of the SA that would benefit from further focus 
or clarity in order to identify whether the Plan should be determined as unsound at 
Examination. 
 
Review Summary 
 

2.5 The full review is included at Appendix 1. It uses a “traffic light” scoring system to identify 
areas that would benefit from improvement (amber) and those elements of the SA process that 
are considered to comply fully with the requirements (green). No areas of major deficiency 
were identified in the SA (red). 
 

2.6 It is identified that the following areas of the SA comprise some weaknesses and would 
potentially benefit from additional consideration: 
 
• Existing environment (HRA) - Table 7.2 Local Plan Policy Mitigation states the 

requirement for planning applications to have regard to the Habitats Regulations and 
undertake HRA when necessary. Section 7.1.12 of the 2019 SA Report does not outline 
the HRA conclusions with respect to site allocation and decision making or define what 
this has been assessed ‘in combination’ with (other sites, plans, environmental effects?). 
Given the need for assessments to be coordinated, it would be helpful to have more 
information within the SA Report on the HRA undertaken for the Local Plan. 

• Likely significant effects on the environment (cumulative effects) – The approach 
to the assessment of cumulative effects is not well outlined and seems inconsistent between 
environmental disciplines. Cumulative effects are not assessed in the 2017 Regulation 18 
Green Belt Preferred Options report, are not discussed in the alternative sites assessments 
and cumulative effects of the Plan as a whole (cumulative effects of multiple policies and 
plans) are not considered. 

• Reasonable alternatives – It would be helpful to include more justification within the SA 
for the reasoning behind site selection between iterations of the SA. For example Section 
5.4 of the 2019 SA Report states that ‘during January 2016, a total of 38 Green Belt 
locations were identified by the Councils as reasonable alternatives to be appraised through 
the SA process; in 2017 this list was narrowed down by the Councils to a shortlist of 15 
preferred sites. As part of the most recent round of reasonable alternatives (2019), a total 
of 37 Green Belt locations were assessed to inform the Local Plan’. It would be helpful to 
outline the reasoning and method for the 15 options becoming 37 options, as it raises 
questions regarding the robustness of selecting the new sites. 

• Reasonable alternatives – The impact matrices for the Green Belt site assessments 
present in the 2017 Regulation 18 Green Belt Preferred Options report (Chapter 4) show 
different results to the 2019 SA Report (Appendix B) when comparing the same sites (for 
the sites out of the 15 that are also present within the 37 of the SA, see above comment). 
For example the site North East of Chesham Lye Green Road – Option 1 in the 2017 



Regulation 18 Green Belt Preferred Options report, which is site 1.01 Area North East of 
Chesham (Lye Green Road Area) in the 2019 Regulation 19 Publication Version SA Report 
(Appendix B) has different results for a number of the SA objectives in the pre-mitigation 
assessments. There is no explanation as to why the matrices are different for this site and 
suggests a lack of consistency in the assessment approach and reporting. 

• Reasonable alternatives – Post-mitigation assessments of the alternatives within the 
2017 Regulation 18 Green Belt Preferred Options report were not undertaken, so for 
example Option 3 Area East of Hazlemere was not assessed for post mitigation impacts but 
was not taken forward into the 37 options in the 2019 SA Report, in which post mitigation 
assessments were undertaken for each of the options. It is therefore unknown whether 
Option 3 Area East of Hazlemere would present a better alternative with mitigation 
considered, than the other options with mitigation. More justification is needed in Chapter 
5 as to why this site (and any others) was discounted from the next stage of the SA without 
more details and including mitigation being taken into account. 

• Reasonable alternatives – The 2017 Regulation 18 Green Belt Preferred Options Report 1 
proposed two alternative sites in Iver to be released from the green belt for development: 
Area North of Iver Station (Option 13) and Area to the East of Ridgeway Business Park 
(Option 14). These sites have both been selected as building site allocations within the 
Local Plan (Policy SP BP11 North of Iver Station and Policy SP BP12 East of Ridgeway 
Business Park, Iver): 
- It is unclear how this conclusion was reasonably reached when Option 13 North of Iver 

Station was awarded a score of moderate negative impact for SA Objective 3 
‘Biodiversity’. The site mostly comprises grassland and scrubland and habitats present 
at the option which could be adversely affected by development include neutral 
grassland, woodland, ditches and ponds. The majority of the option is currently 
considered to be a Biological Notification Site (BNS), which means the site is under an 
assessment to determine whether it should be given Local Wildlife Site (LWS) status 
and is therefore protected. The nature conservation designation of this option is 
currently under review. The development of the site would potentially result in a 
significant loss of biodiversity and habitats. This will likely be difficult to replace and/or 
mitigate, due to the existing constraints of the site, namely the Thorney Business Park 
to the west, East Ridgeway Business Park to the north, a railway line to the south and 
the M25 to the east, which will impact the accessibility of the community to open space 
and recreational opportunities, which will impact human health and wellbeing. There 
are limited amenities within the local area, for example the closest GP Surgery and 
recreational ground are located in excess of 1km away within Iver, which is not within 
easy walking distance which does not encourage sustainable travel choices. Green links 
and pedestrian and cycle routes to the surrounding areas will be limited due to the 
constraints in the area and the lack of connection to surrounding areas, and will have 
impacts on the accessibility of the community to local facilities, the public transport 
network, open space and recreational opportunities. The impacts are particularly 
significant as noise and air pollution are likely to be an issue for prospective residents 
due to the close proximity of the site to the M25, located less than 100m to the east of 
the site, and adjacent railway lines, exacerbating impacts on health. The development 
is likely to increase traffic and exacerbate effects on the South Bucks Air Quality 
Management Area (AQMA), which is associated with the M25, and the Iver Parish AQMA. 
The site does not appear to warrant the current scores set by the SA objectives and 
when considered in light of the factors set out here would actually deserve a negative 
score for transport and access and health. The loss of a potential LWS and GI links and 
constrained access to recreation opportunities, PRoW networks and sustainable travel 
options and proximity to noise and air pollution, is likely to exacerbate impacts on 
health and climate change, beyond what has been assessed. The cumulative impacts of 
these points altogether have not been appropriately considered when judging the site’s 
location as highly sustainable. This again raises issues regarding the reasonableness in 
scoring the alternative sites. 

- Option 14 East of Ridgeway Business Park, Iver (Site 1.29 Area South East of Iver (West 
of the M25) within the 2019 SA Report), was selected for allocation despite information 
in Appendix B identifying the site will have a major negative impact on pollution. A 
scrap yard and a large historic landfill site (Thorney Lane) are both currently located 
on the site, which could present potential contamination and pollution issues. Waste 

                                                
1 Lepus Consulting, 2017, Sustainability Appraisal for Chiltern and South Bucks District Councils Regulation 18 Green Belt 
Preferred Options. 



should have been awarded a negative score due to the requirement to demolish existing 
site uses and the fact this may present contaminated or hazardous waste due to the 
nature of the existing uses. The site is allocated for 90 homes; however, the site may 
be unsuitable for residential development due to the potential contamination associated 
with the current uses on site. Therefore, housing should not be awarded a positive 
score. The site may not be capable of delivering social benefits of housing, community 
facilities, schools or green space. The site is located within the South Bucks AQMA, 
which is designated due to unacceptable levels of NO2 associated with traffic emissions 
from the M25, immediately adjacent to the east of the site. The site is also adjacent to 
the Iver Parish AQMA, which is designated due to unacceptable levels of NO2 associated 
with emissions from a large volume of Heavy Goods Vehicles (HGVs) on the High Street. 
Development in this location is likely to exacerbate air pollution due to an increase in 
traffic which would compromise efforts to deal with the causes of the AQMAs. This will 
also have significant impacts on climate change and health. All prospective residents or 
employees at the site are expected to be within 200m of an AQMA therefore very poor 
air quality is likely. This would have impacts on human health, and it is considered that 
health should be awarded a negative impact rather than a moderate benefit, considering 
the potential impacts of contamination and hazardous waste also. The cumulative 
impacts of these points altogether have not been appropriately considered when 
judging the site’s location as highly sustainable. This again raises issues regarding the 
reasonableness in scoring the alternative sites. 

 
2.7 The SA provides helpful, concise reasons for selecting the chosen site allocation, the majority 

of which have been selected by Chiltern and South Bucks by virtue of their more sustainable 
location. Section 4.9 of the 2019 SA Report sets out the limitations of predicting effects 
including assumptions made about secondary data and the accuracy of publicly available 
information. It also explains the brevity of explanation provided when certain judgments are 
made. Table 4.5 describes the assumptions made for topic specific assessments. 
 

2.8 Additional information to address the points summarised above would increase further the 
robustness of the SA and assist in achieving the right outcome at Examination. 

 
3.0      Site Appraisal 
 

Performance of Land South of Iver Village 
 
3.1 The site at Land South of Iver performed well overall in the assessment against the twelve SA 

Objectives and satisfied all of the appraisal indicators. The full appraisal is included at Appendix 
2. The site will provide a minor benefit in six of the categories (landscape, biodiversity and 
geodiversity, climate change mitigation, climate change adaptation, pollution and economy) 
and a moderate benefit in three (transport and accessibility, housing and health).  Neutral 
scores were awarded for cultural heritage, natural resources and waste, for which no impacts 
or negligible impacts are anticipated. No negative impacts are anticipated. 
 

3.2 The site is already partially enclosed by built development associated with Iver and the Master 
Plan1 and Vision Document2 demonstrate the opportunities for landscaping, and vegetation 
screening on the site, which would mitigate any potential effects on the setting of heritage 
assets and the landscape and visual receptors. Built forms could be sited sensitively to respond 
to the existing landscape pattern while using materials and forms that reinforce local 
distinctiveness and a sense of place while incorporating Sustainable Drainage Systems (SuDS). 
The site benefits from proximity to Iver Recreational Ground and allotments to the north. The 
site will provide areas of new green public space and GI connections, including features such 
as existing vegetation, new open spaces, opportunities for sports, children’s play and informal 
recreation and a series of green links. The site will provide pedestrian and cycle routes to 
enhance the existing PRoW network, which will benefit the health and wellbeing of the 
community. 
 

3.3 The site is sustainably located, with proximity to public transport links to Iver and Slough, both 
which have easily accessible amenities such as healthcare, schools, shops, leisure and sports 
facilities and employment opportunities within walking distance or a bus journey from the bus 

                                                
1 Barton Willmore, June 2019, Illustrative Master Plan. 
2 Barton Willmore, 2016, Land South of Iver, Buckinghamshire, Development Vision Document. 



stops on Langley Park Road. The site will provide integrated pedestrian and cycle routes, 
utilising existing PRoW, to provide direct connections to the public transport and local 
services/community facilities. This will help to reduce pollution associated with less sustainable 
forms of transport. 
 

3.4 A Flood Risk Assessment (FRA) and a Construction Environmental Management Plan (CEMP) 
will be prepared for the site in accordance with best practice measure and appropriate 
legislation, and therefore no likely impacts have been identified relating to flood risk or 
pollution. 
 

3.5 A range of housing types, including affordable housing, will be provided which will meet the 
needs of the local community. The development will also create new investment into the local 
area, providing benefits in terms of sustainability. 

 
 Summary of Site Appraisal 

 
3.6 A site appraisal has been undertaken for Land South of Iver Village (Appendix 2), to assess its 

performance against the twelve SA Framework Objectives used to consider the alternative site 
options within the 2019 SA Report, to determine the reasonableness of the decision not to 
select the site as sustainable for inclusion within the preferred options in the Chiltern and 
South Bucks Local Plan. Table 5.8 of the 2019 SA Report explains that sites have been selected 
based on whether the site: 

 
“can make a very significant contribution to meeting the development needs of the Districts in 
a highly sustainable location. The impacts on the Green Belt can be mitigated and a firm and 
defensible boundary either exists or can be provided. The benefits of the release of the site 
and its subsequent development clearly outweigh the negatives”. 
 

3.7 The assessment for Land South of Iver Village demonstrated that development at the site 
meets the criteria set out above and is in a highly sustainable location. 
 

3.8 It is argued that the proximity of the site to green spaces and local facilities as well as the 
creation of new areas, and enhancement of habitats and connections to the surrounding 
network within walking distance is more sustainable and provides better benefits for the health 
and wellbeing of the community and for accessibility and climate change than the allocated 
Policy SP BP11 North of Iver Station, which was assessed in section 2.6 of this note as having 
considerable weaknesses, particularly the loss of biodiversity and of a potential LWS. Whilst 
Land South of Iver Village would result in the loss of agricultural land, there are other preferred 
options within the Local Plan (for example Options 9 and 10) that also include sections of BMV 
agricultural land and have not been discounted by Chiltern and South Bucks for this reason. 
 

3.9 It is argued that the lesser impacts of the Land South of Iver Village on pollution, land 
contamination and waste provides better benefits for housing provision and the health and 
wellbeing of the community than the allocated SP BP12 East of Ridgeway Business Park, Iver, 
which was assessed in section 2.6 of this note as having considerable weaknesses, particularly 
its location immediately adjacent to M25, and negative impacts on the South Bucks AQMA and 
the Iver Parish AQMA. 
 

3.10 The conclusion reached within this note, based on the site appraisal in Appendix 2 and a review 
of the site assessments within the 2019 SA Report, is that the site Land South of Iver Village 
presents a reasonable preferred option for sustainable development and could have equally 
been considered for inclusion in the building site allocations within the Local Plan. 
 
 
Appendix 1 Sustainability Appraisal Compliance Review 
Appendix 2 Site Appraisal Land South of Iver Village 

 
 
 
 
 
 



APPENDIX 1: 
SUSTAINABILITY APPRAISAL COMPLIANCE REVIEW 



Review of the Sustainability Appraisal of the Chiltern and South Bucks Local Plan SA  
Appendix 1: Regulatory Compliance  
 

 Compliance 
Key  

Notes  

This is not a legal review. The SA process has been reviewed against the SEA 
Regulations and requirements of the Planning & Compulsory Purchase Act 2004 
on SA. The following reports have been considered: 
 
2015 SA Scoping Document; 2016 Initial Consultation (Regulation 18) 
Incorporating Issues and Options (Reasonable Alternatives) Document; 2017 
Regulation 18 Green Belt Preferred Options; Green Belt Assessment Part 2 Update 
April 2019; and June 2019 Regulation 19 Publication Version SA Report (herein 
referred to as the 2019 SA Report). 
 

 
 
 

Meets requirements 

 
 
 

Improvements suggested 

 Risk of challenge. Does not meet requirements 

SEA Regulations, Regulation 12 and Schedule 2 - Contents of Environmental Report 
 
1. An outline of the contents and main objectives of the plan or programme, and 
of its relationship with other relevant plans and programmes. 

 Covered in 2015 SA Scoping Document and Chapter 1 and 2 of the 2019 SA Report. 
 
Appendix G of the 2019 SA Report contains an up to date plan, policy and programme review (which supersedes the review undertaken at scoping stage). 
 

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

 Covered in 2015 SA Scoping Document and Chapter 3 and Section 1 of Chapters 6-13 of the 2019 SA Report. 
  
Table 3.1 of the 2019 SA Report includes a useful summary of likely evolution of the environment without the Plan. 
 
The baseline conditions could be better briefly outlined/summarised in Section 3.3. 
 

3. The environmental characteristics of areas likely to be significantly affected  
 
 
 

Covered in 2015 SA Scoping Document, Section 2 of Chapters 6-13 and Appendix B of the 2019 SA Report. 
 
Table 3.1 acknowledges the protection afforded to European designated ecological sites (e.g. Burnham Beeches SAC) by the Habitats Regulations. 
Table 7.2 Local Plan Policy Mitigation states the requirement for planning applications to have regard to the Habitats Regulations and undertake HRA when necessary. Section 7.1.12 
of the 2019 SA Report does not outline the HRA conclusions with respect to site allocation and decision making or define what this has been assessed ‘in combination’ with (other 
sites, plans, environmental effects?). Given the need for assessments to be coordinated, it would be helpful to have more information within the SA Report on the HRA undertaken 
for the Local Plan.  
 

4. 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 Council Directive 
79/409/EEC on the conservation of wild birds(a) and the Habitats Directive.    
  

 

5.  The environmental protection objectives, established at international, 
Community or Member State 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. 
 

 Covered in 2015 SA Scoping Document and Section 3 of Chapters 6-13 of the 2019 SA Report. 

6. The likely significant effects on the environment, including short, medium and 
long-term effects, permanent and temporary effects, positive and negative 
effects, and secondary, cumulative and synergistic effects, on issues such as— 
(a) biodiversity; 
(b) population; 
(c) human health; 
(d) fauna; 
(e) flora; 
(f) soil; 
(g) water; 
(h) air; 
(i) climatic factors; 
(j) material assets; 
(k) cultural heritage, including architectural and archaeological heritage; 
(l) landscape; and 
(m) the inter-relationship between the issues referred to in sub-paragraphs (a) 
to (l). 
 

 Covered in Chapters 6-13 of the 2019 SA Report. 
Chapter 4 Table 4.3 includes how the short, medium and long-term effects, permanent and temporary effects determine the category given in the impact matrix. 
 
The approach to the assessment of cumulative effects is not well outlined and seems inconsistent between topics. Cumulative effects are not assessed in the 2017 Regulation 18 
Green Belt Preferred Options report and cumulative effects are not discussed in the proposed site allocations assessments and cumulative effects of the Plan as a whole (cumulative 
effects of multiple policies and plans) are not considered. 

7. 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. 
 

 Covered in Section 3 of Chapters 6-13, Chapter 14 and Appendix B of the 2019 SA Report. 

8. 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 know-how) encountered in compiling the 
required information. 

 Covered in Section 5 of the 2019 SA Report and Appendix B and E of the 2019 SA Report, and in 2016 Initial Consultation (Regulation 18) Incorporating Issues and Options 
(Reasonable Alternatives) Document and 2017 Regulation 18 Green Belt Preferred Options. 
 
The number of iterations of the SA report shows that the process has been iterative and that there has not been a foregone conclusion throughout. Table 1.1 of the 2019 SA Report 
presents a clear timeline of the plan-making and SA process. Paragrpah 5.1.3 of the 2019 SA Report summarises the type of alternatives considered, which includes a full range of 
options. 



 
For the most part, the discussion around alternatives is clear and evidence based and provides helpful clarity on why the Plan is a reasonable strategy in terms of environmental 
impact and includes additional justification for the alternative sites considered. References are given to the evidence base supporting alternatives (e.g. HEDNA, Call for Sites, 
calculation of LHN, Exceptional Circumstances Paper). 
 
Section 1.2 refers to the 'best performing option in terms of sustainability criteria' as does the NTS, however this phrase is not referred to again. It would be useful to conclude with 
a section including this for consistency. 
 
It would be helpful to include more justification within the SA for the reasoning behind site selection between iterations of the SA. For example Section 5.4 of the 2019 SA Report 
states that ‘during January 2016, a total of 38 Green Belt locations were identified by the Councils as reasonable alternatives to be appraised through the SA process; in 2017 this 
list was narrowed down by the Councils to a shortlist of 15 preferred sites. As part of the most recent round of reasonable alternatives (2019), a total of 37 Green Belt locations 
were assessed to inform the Local Plan’. It would be helpful to outline the reasoning and method for the 15 options becoming 37 options, as it raises questions regarding the 
robustness of selecting the new sites. 
 
The impact matrices for the Green Belt site assessments present in the 2017 Regulation 18 Green Belt Preferred Options report (Chapter 4) show different results to the 2019 SA 
Report (Appendix B) when comparing the same sites (for the sites out of the 15 that are also present within the 37 of the SA, see above comment). For example the site North East 
of Chesham Lye Green Road – Option 1 in the 2017 Regulation 18 Green Belt Preferred Options report, which is site 1.01 Area North East of Chesham (Lye Green Road Area) in the 
2019 Regulation 19 Publication Version SA Report (Appendix B) has different results for a number of the SA objectives in the re-mitigation assessments. There is no explanation as 
to why the matrices are different for this site and suggests a lack of consistency in the assessment approach and reporting. 
 
Post-mitigation assessments of the alternatives within the 2017 Regulation 18 Green Belt Preferred Options report were not undertaken, so for example Option 3 Area East of 
Hazlemere was not assessed for post mitigation impacts but was not taken forward into the 37 options in the 2019 SA Report, in which post mitigation assessments were undertaken 
for each of the options. It is therefore unknown whether Option 3 Area East of Hazlemere would present a better alternative with mitigation considered, than the other options with 
mitigation. More justification is needed in Chapter 5 as to why this site (and any others) was discounted from the next stage of the SA without more details and including mitigation 
being taken into account. 
 
The 2017 Regulation 18 Green Belt Preferred Options Report proposed two alternative sites in Iver to be released from the green belt for development: Area North of Iver Station 
(Option 13) and Area to the East of Ridgeway Business Park (Option 14). These sites have both been selected as building site allocations within the Local Plan (Policy SP BP11 North 
of Iver Station and Policy SP BP12 East of Ridgeway Business Park, Iver): 
 
- It is unclear how this conclusion was reasonably reached when Option 13 North of Iver Station was awarded a score of moderate negative impact for SA Objective 3 ‘Biodiversity’. 
The site mostly comprises grassland and scrubland and habitats present at the option which could be adversely affected by development include neutral grassland, woodland, ditches 
and ponds. The majority of the option is currently considered to be a Biological Notification Site (BNS), which means the site is under an assessment to determine whether it should 
be given Local Wildlife Site (LWS) status and is therefore protected. The nature conservation designation of this option is currently under review. The development of the site would 
potentially result in a significant loss of biodiversity and habitats. This will likely be difficult to replace and/or mitigate, due to the existing constraints of the site, namely the Thorney 
Business Park to the west, East Ridgeway Business Park to the north, a railway line to the south and the M25 to the east, which will impact the accessibility of the community to 
open space and recreational opportunities, which will impact human health and wellbeing. There are limited amenities within the local area, for example the closest GP Surgery and 
recreational ground are located in excess of 1km away within Iver, which is not within easy walking distance which does not encourage sustainable travel choices. Green links and 
pedestrian and cycle routes to the surrounding areas will be limited due to the constraints in the area and the lack of connection to surrounding areas, and will have impacts on the 
accessibility of the community to local facilities, the public transport network, open space and recreational opportunities. The impacts are particularly significant as noise and air 
pollution are likely to be an issue for prospective residents due to the close proximity of the site to the M25, located less than 100m to the east of the site, and adjacent railway 
lines, exacerbating impacts on health. The development is likely to increase traffic and exacerbate effects on the South Bucks Air Quality Management Area (AQMA), which is 
associated with the M25, and the Iver Parish AQMA. The site does not appear to warrant the current scores set by the SA objectives and when considered in light of the factors set 
out here would actually deserve a negative score for transport and access and health. The loss of a potential LWS and GI links and constrained access to recreation opportunities, 
PRoW networks and sustainable travel options and proximity to noise and air pollution, is likely to exacerbate impacts on health and climate change, beyond what has been assessed. 
The cumulative impacts of these points altogether have not been appropriately considered when judging the site’s location as highly sustainable. This again raises issues regarding 
the reasonableness in scoring the alternative sites. 
 
- Option 14 East of Ridgeway Business Park, Iver (Site 1.29 Area South East of Iver (West of the M25) within the 2019 SA Report), was selected for allocation despite information 
in Appendix B identifying the site will have a major negative impact on pollution. A scrap yard and a large historic landfill site (Thorney Lane) are both currently located on the site, 
which could present potential contamination and pollution issues. Waste should have been awarded a negative score due to the requirement to demolish existing site uses and the 
fact this may present contaminated or hazardous waste due to the nature of the existing uses. The site is allocated for 90 homes; however, the site may be unsuitable for residential 
development due to the potential contamination associated with the current uses on site. Therefore, housing should not be awarded a positive score. The site may not be capable 
of delivering social benefits of housing, community facilities, schools or green space. The site is located within the South Bucks AQMA, which is designated due to unacceptable 
levels of NO2 associated with traffic emissions from the M25, immediately adjacent to the east of the site. The site is also adjacent to the Iver Parish AQMA, which is designated due 
to unacceptable levels of NO2 associated with emissions from a large volume of Heavy Goods Vehicles (HGVs) on the High Street. Development in this location is likely to exacerbate 
air pollution due to an increase in traffic which would compromise efforts to deal with the causes of the AQMAs. This will also have significant impacts on climate change and health. 
All prospective residents or employees at the site are expected to be within 200m of an AQMA therefore very poor air quality is likely. This would have impacts on human health, 
and it is considered that health should be awarded a negative impact rather than a moderate benefit, considering the potential impacts of contamination and hazardous waste also. 
The cumulative impacts of these points altogether have not been appropriately considered when judging the site’s location as highly sustainable. This again raises issues regarding 
the reasonableness in scoring the alternative sites. 
 
Table N.2 in the Non-Technical Summary (NTS) provides helpful, concise reasons for selecting the chosen site allocation, the majority of which have been selected by the council 
by virtue of their more sustainable location. 
 
Section 4.9 of the 2019 SA Report sets out the limitations of predicting effects including assumptions made about secondary data and the accuracy of publicly available information. 
It also explains the brevity of explanation provided when certain judgments are made. Table 4.5 describes the assumptions made for topic specific assessments, which is helpful. 
 

9. A description of the measures envisaged concerning monitoring in accordance 
with regulation 17. 

 Covered in Chapter 14 of the 2019 SA Report. A range of monitoring indicators are provided that cover all topics appraised in the SA. 



 
10. A non-technical summary of the information provided under paragraphs 1 to 
9. 

 Covered in Section 0 of the 2019 SA Report. 
 
The NTS is written in language that can be understood easily and summarises all key parts of the process, conclusions and next steps. Clear explanation is provided for the refining 
of alternatives and it is transparent in acknowledging that there was no best performing option following the 2016 Issues and Options SA. Concise reasons are given for selecting 
Option D as the preferred spatial strategy - i.e. that the housing need could not be met within the Plan area. 
 
Clear explanation is also provided on selecting proposed allocations, including how Green Belt removal sites were appraised, and the outcomes of that process. Table N.2 contains 
the Council's reasons for selecting the site allocations.  
 

Planning & Compulsory Purchase Act 2004 - Section 19 Requirements for SA 
 
Stages from Planning Practice Guidance Paragraph: 013 Reference ID: 11-013-20140306.  PPG paragraph references provided below, where relevant. 
 
A Setting the context and objectives, establishing the baseline and deciding on the scope 
 
Identifying relevant policies, plans and programmes 

  
Covered in 2015 SA Scoping Document and Chapter 1 and 2 of 2019 SA Report. 
 

Collecting baseline information 
 
 
   

Covered in 2015 SA Scoping Document and Chapter 3 and Sections 1 and 2 of Chapters 6-13 and Appendix B of the 2019 SA Report. 
 
The baseline conditions could be better briefly outlined/summarised in Section 3.3. 
 
The approach to the assessment of cumulative effects is not well outlined and seems inconsistent between topics. Cumulative effects are not assessed in the 2017 Regulation 18 
Green Belt Preferred Options report and cumulative effects are not discussed in the proposed site allocations assessments and cumulative effects of the Plan as a whole (cumulative 
effects of multiple policies and plans) are not considered. 
 

Identifying environmental and sustainability issues 
 

  

Identifying appraisal objectives 
  

Covered in 2015 SA Scoping Document and Chapter 4 and Appendix A of the 2019 SA Report. 
 

Consulting on the scope of the appraisal 
  

Covered in 2015 SA Scoping Document and each subsequent report, as in Table 1.1 of the 2019 SA Report. 
 

B Developing and refining options and assessing effects 
 
Developing and refining the alternative options for the plan 
 
Paragraph: 018 Reference ID: 11-018-20140306 

  

Covered in Section 5 of the 2019 SA Report and Appendix B and E of the 2019 SA Report, and in 2016 Initial Consultation (Regulation 18) Incorporating Issues and Options 
(Reasonable Alternatives) Document and 2017 Regulation 18 Green Belt Preferred Options. 
 
See detailed commentary within response to question 8. above. 
 

Predicting and evaluating the significant effects of the options and alternatives 

  

Covered in Section 5 of the 2019 SA Report and Appendix B and E of the 2019 SA Report, and in 2016 Initial Consultation (Regulation 18) Incorporating Issues and Options 
(Reasonable Alternatives) Document and 2017 Regulation 18 Green Belt Preferred Options. 
 
See detailed commentary within response to question 8. above. 
 

Considering ways of mitigating adverse effects and maximising beneficial impacts 
   

Covered in Section 3 of Chapters 6-13 and Chapter 14 of the 2019 SA Report. 

Proposing measures to monitor significant effects 
 
Paragraph: 025 Reference ID: 11-025-20140306 
   

Covered in Chapter 14 of the 2019 SA Report. 

C Preparing the Sustainability Report - Including the SEA Requirements 
 
 

  
No major deficiencies. Some further explanation suggested, as set out above and in the accompanying report. 
 

D. Seek representations on the SA report from consultation bodies and the public 
 
Paragraph: 020 Reference ID: 11-020-20140306 

  

Covered in 2015 SA Scoping Document and each subsequent report. The report identifies the consultations but does not particularly explain how/where consultation comments have 
been taken on board. 
 

E. Post adoption reporting and monitoring 
 
Paragraph: 025 Reference ID: 11-025-20140306 N/A To be done after adoption of the Local Plan. 

 
 



APPENDIX 2: 
SITE APPRAISAL LAND SOUTH OF IVER VILLAGE



 

Table 1: Site Appraisal Land South of Iver Village 

SA Objective  
 

Appraisal Indicators Score  Justification  

1.  Cultural heritage: Protect, enhance and manage 
sites, features and areas of archaeological, historical and 
cultural heritage importance. 
 

• Number and type of features and areas of historic 
designations in the district; and 

• Statutory and non-statutory sites in the Historic 
Environment Record (HER). 

0 No designated heritage assets are located within the site boundary.  
The nearest Scheduled Monument is ‘Two concentric ditches showing as crop marks 
at Thorney’, which is located 1km to the south east of the site. 
There are 14 Listed Buildings (one Grade I, 12 Grade II and one Grade II*) within a 
500m radius of the site, predominantly associated with Iver Conservation Area 
adjacent to the north east of the site. The nearest is Iver Court Farmhouse (Grade 
II), located approximately 270m to the south east of the site. 
The site is surrounded by road and existing residential properties to the north and 
east and the Ridgeway Trading Estate to the south, which separates the site from 
the designations, therefore it is considered unlikely that there would be significant 
effects on setting. The illustrative Master Plan1 demonstrates the opportunities for 
integrating the development into the area, including landscaping and vegetation 
screening on the site, which would further reduce the potential for effects on the 
settings of heritage assets. 
An archaeological Desk-Based Assessment (DBA)2 has been undertaken, which has 
found records of a Homestead Moat within the western part of the site. There is the 
potential for below-ground assets to be present within this area that could be of 
regional significance. There is the potential for the area around the Moat to be 
retained as public open space in the Master Plan, which would preserve any 
archaeological assets in-situ. 

2. Landscape: Protect, enhance and manage the 
character and appearance of the landscape and 
townscape, maintaining and strengthening 
distinctiveness and its special qualities. 
 

• Landscape Character Assessment profiles; 
• Tranquillity rating of area; 
• Re-use of derelict buildings or re-use of buildings in 

a prominent location; and 
• Impact of development on areas within the Green 

Belt, AONB and/or Regional Parks. 

+ The site is not located within an AONB. 
A Preliminary Landscape and Visual Impact Assessment (LVIA) was undertaken for 
the site3. The site is located within the National Character Area (NCA) Profile ‘115: 
Thames Valley’ and the Landscape Character Area (LCA) ‘22.4 Iver Heath Mixed 
Use Terrace’.  
The site is well suited to accommodate the introduction of built forms. The site is 
not of noteworthy scenic beauty, and comprises agricultural land bounded by 
hedgerows and fencing, surrounded by an industrial estate, a road corridor and a 
nondescript residential area. The primary noise sources are the local roads and the 
northern units within the Ridgeway Trading Estate. Road traffic noise is relatively 
high along both Langley Park Road to the west and Thorney Lane North to the east, 
but only affects very short sections along the site boundary. The site cannot be 
considered tranquil, as there is noise intrusion from urban development and traffic. 
There is a small area of trees in the north of the site, adjacent to the allotments.  
The Master Plan and LVIA demonstrate that the development proposals could 
respond positively to the environmental and landscape opportunities for the 
Thames Valley NCA Profile and the Iver Heath Mixed Use Terrace LCA by 
incorporating green space that provides benefits for biodiversity, while establishing 
new areas of broadleaved woodland and conserving and managing the existing 
hedgerow boundaries within the site. In addition, the built forms could be sited 
sensitively to respond to the existing landscape pattern while using materials and 
forms that reinforce local distinctiveness and a sense of place while incorporating 
Sustainable Drainage Systems (SuDS). Furthermore, the development proposals 
could incorporate the opportunity for outdoor recreation in the form of access to 
the two Public Rights of Way (PRoW) that run through the site and provide 
connectivity to the wider footpath and cycle network, including the Grand Union 
Canal, to improve the links between the urban areas and wider recreational assets. 
The site will aim to retain and enhance existing vegetation wherever possible and 
provide new structural planting and enhance existing planting along the southern 
development edge adjacent to the relief road and along Thorney Lane North, to 
create a new, robust and defensible southern boundary to Iver. 
The site is generally well screened in views from the surrounding area, primarily 
due to the extent of containment provided by the surrounding built development to 
the north and south and the generally gradually sloping landform. There is limited 

                                                
1 Barton Willmore, June 2019, Illustrative Master Plan. 
2 CgMs Limited, 2016, Archaeological Desk-Based Assessment Land South of Iver, South Buckinghamshire. 
3 Barton Willmore, 2019, Land at Iver, Buckinghamshire: Landscape and Visual Appraisal & Green Belt Review. 



SA Objective  
 

Appraisal Indicators Score  Justification  

visibility into the site from the surrounding area, with the principal visual receptors 
being the users of the footpaths which cross the site, and the residents of housing 
on the southern edge of Iver. 
The detailed Master Plan will consider the placement of private amenity gardens 
behind the dwellings, which will enable outdoor noise standards to be met to limit 
noise effects on future residents. 

3. Biodiversity and geodiversity: Protect, enhance and 
manage biodiversity and geodiversity. 

• Number and diversity of European Protected 
Species, BAP species and Section 41 species in the 
area. 

• Area and condition of BAP priority habitats; and 
• Area and condition of sites designated for biological 

and geological interest. 

+ There are no statutory local, regional or international designations – such as Special 
Protection Area (SPA), Special Area of Conservation (SAC), Site of Special Scientific 
Interest (SSSI) or Ramsar sites within or within proximity to the site boundary. The 
closest designated site is the Black Park SSSI and Local Nature Reserve (LNR) 
located approximately 3km to the north west of the site. It is unlikely that Black 
Park will be directly affected by development at the site. The site lies within its SSSI 
impact zone. South West London Waterbodies Ramsar Site, SPA, and Wraysbury 
Reservoir SSSI are located in excess of 5km to the south of the site. It is unlikely 
that these designations will be directly affected by development at the site. Any 
likely effects on the status and integrity of these designated sites would be 
assessed at application level through relevant assessments including transport and 
air quality for potential nitrogen deposition effects. 
An Extended Phase One Habitat Survey was undertaken for the site4. The site 
supports a limited diversity of commonly occurring habitats, all of which were 
species poor. The two main habitat types are pasture and agricultural fields, 
interspersed by species-poor, largely 
remnant, hedgerows, some of which may function as wildlife corridors between the 
site and the wider landscape. Protected and/or species likely to be present at the 
site include bats, badger, nesting birds, common reptile species, great crested 
newts and brown hairstreak. However, none of these species are likely to be 
significantly impacted by the proposed development. 
The Master Plan and Vision Document5 demonstrate that the site will provide 
several benefits, including: 
• Retaining and enhancing the existing vegetation wherever possible, including 

hedgerows; 
• Structural Planting along the Iver Village Relief Road; 
• Creating a GI network that connects existing and proposed open spaces, public 

realm and trees surrounding the site; 
• Enhancing the existing biodiversity and providing areas of new planting and 

habitats; and 
• Creating and adopting a sensitive Management Plan to ensure that retained 

habitats are enhanced and conserved long-term. 
4. Climate change mitigation: Minimise the district's 
contribution to climate change 
 

• Proximity to public transport links; 
• Frequency of nearby public transport services; 
• Distance to local services and amenities; 
• Energy efficiency of buildings and transport; and 
• Percentage of energy in the area generated from 

renewable sources. 

+ Vehicular access into the development will be provided from the Iver Village Relief 
Road, which is proposed between Langley Park Road and Thorney Lane North to 
the south of the site, as demonstrated in the Master Plan and Vision Document.  
The relief road will provide an alternative route for HGV traffic, which aims to 
reduce HGV movements through the centre of Iver. A series of integrated 
pedestrian and cycle routes will connect into Iver’s existing PRoW network. The key 
PRoW links are likely to include access to Leacroft Road, The Iver Recreation 
Ground, the High Street via Grange Way and Colne Orchard (via an existing PRoW). 
These links will connect the development to local facilities in Iver village and the 
nearby public transport network and recreational assets in the wider landscape, 
which will encourage more sustainable transport. Safe crossing points will be 
provided where key pedestrian and cycle routes cross the Iver Village Relief Road. 
This will promote more sustainable travel choices between Iver and Iver railway 
station, which is located approximately 800m to the south of the site. The nearest 
bus stops are located on Langley Park Road, approximately 300m from the site. Bus 
service 3, run by First Berkshire & The Thames Valley, operates Monday to 
Saturday on an hourly frequency and proceeds towards both Uxbridge and Slough. 

                                                
4 The Landmark Practice, 2016, Extended Phase One Habitat survey. 
5 Barton Willmore, 2016, Land South of Iver, Buckinghamshire, Development Vision Document. 
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A range of local services and facilities are located within a five to ten-minute walk 
from the site in the settlement of Iver, adjacent to the north of the site. Iver village 
centre approximately 350m to the north of the site, comprises shops, restaurants 
and pubs, the Village Hall, churches, Iver Medical Centre, a pharmacy, dental 
practice and a post office. The closest schools are Iver Village Infant and Junior 
School, which are located approximately 450m and 500m from the site.  
Slough lies approximately 4km to the south west of the site, which has additional 
amenities including Slough railway station. Yiewsley is located approximately 2.8km 
to the south east of the site and also comprises additional facilities. 
New open spaces and facilities will be provided within a central core to create a 
focal point in the neighbourhood and to ensure they are easily accessible for both 
new and existing residents of Iver.  

5. Climate change adaptation: Plan for the anticipated 
levels of climate change. 
 

• Number of properties at risk of flooding; 
• Area of new greenspace created per capita; 
• Connectivity of GI; and 
• Implementation of adaptive techniques, such as 

SuDS and passive heating/cooling. 

+ The site is located within an area at very low risk of flooding from rivers (Flood 
Zone 1). The majority of the site is located within an area at very low risk of 
flooding from surface water, however there is a small area in the north and centre 
of the site that is associated with a couple of drains and comprises areas of medium 
and high risk of flooding from surface water. A FRA will be prepared for the site in 
accordance with best practice and appropriate legislation, and therefore no likely 
impacts have been identified. The Master Plan shows that a series of SuDS will be 
incorporated into the site design. These will potentially include a series of balancing 
ponds and porous driveways which will provide a controlled surface water runoff 
system. The balancing ponds will also enhance and diversify the landscape along 
the Iver Village Relief Road, and provide opportunities for ecological enhancement. 
There are existing green areas of vegetation on the site which have the potential to 
be retained and improved, to enhance connectivity to the surrounding green spaces 
such as Iver Recreational Ground and the allotments, which are adjacent to the 
north of the site. In the wider area is Iver Golf Club, located 1km to the south west 
and Black Park Country Park and Langley Park are located approximately 1.2km to 
the north west of the site. 
The site has the potential to provide areas of new green public space and GI 
connections, incorporating features such as existing vegetation, new open spaces, 
including opportunities for sports, children’s play and informal recreation, a 
landscape buffer with structural planting along the south and a series of green 
links. The site will provide pedestrian and cycle routes to enhance the existing 
PRoW network (as shown in the Vision Document and Master Plan).  

6. Natural resources: Protect and conserve natural 
resources. 
 

• Re-use of previously developed land; 
• Area of Best and Most Versatile agricultural land lost 

to development; and 
• Area of Mineral Safeguarding Area(s) developed. 

0 An area of BMV agricultural land will be lost as part of the proposals. The site has 
been assessed to determine its Agricultural Land Classification (ALC). The site has 
been found to comprise Grade 1, Grade 2 and 3b quality land. Agricultural land 
quality at the site is affected mostly by soil droughtiness, although this has only 
minor limitations to Grade 1 or 2. In the west of the site a small number of profiles 
are found with a wetness and workability limitation to moderate quality Subgrade 
3b. It is estimated that approximately 27ha of the site comprises Grade 1 and 2 
quality land, however less than 20ha of which could potentially be lost through the 
development of the site. This is not considered to amount to ‘significant’ 
development of agricultural land and will not cause adverse impacts. 
The area is designated a Mineral Safeguarding Area within Buckinghamshire’s 
minerals and waste strategy6. Further assessment would be undertaken at the 
planning application stage to determine whether mineral resources at the site are 
viable for extraction or whether development would sterilise these resources, and 
appropriate mitigation would be implemented. 

7. Pollution: Reduce air, soil and water pollution. 
 

• Proximity to an AQMA; 
• Provision of Green Infrastructure; 
• Remediation of contaminated land; 
• Proximity to watercourses with poor quality status; 

and 
• Percentage change in pollution incidents. 

+ The site is located within the Iver Parish AQMA, which is designated due to 
unacceptable levels of NO2 on the High Street. There is an opportunity to provide a 
relief road between Langley Park Road and Thorney Lane North as part of the 
development. Delivery of the proposed development and Relief Road is likely to 
lead to removal of a large proportion of HGVS and traffic from Iver High Street and 
provide an alternative route to a purpose-designed relief road. This could reduce air 
pollution on the High Street and around sensitive receptors such as Iver Infant and 

                                                
6 Buckinghamshire County Council, 2011, Buckinghamshire Minerals and Waste Core Strategy Development Plan Document, http://www.buckinghamshirepartnership.gov.uk/media/136978/MWC_submission_plan.pdf 
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Junior Schools, and give an overall improvement in air quality. Therefore the 
development will provide a benefit in terms of helping to address the concerns 
which led to the designation of an AQMA in Iver. 
The site’s separation from the M25 motorway, and the prevailing wind direction that 
will blow traffic emissions away from the site, mean that local air quality will not 
cause significant design constraints for the proposed development. 
As above, the Master Plan and Vision Document demonstrate that the site will 
provide the potential for areas of green public open space and GI connections with 
the existing vegetation network. 
The land is used as agricultural and is not likely to be heavily contaminated. 
The site is not within proximity to a Main River. 
A Construction Environmental Management Plan (CEMP) will be prepared in 
agreement with the LPA before the commencement of works in accordance with 
best practice measure and appropriate legislation, to reduce the risk of pollution 
incidences during construction. In addition, the CEMP will implement measures to 
reduce noise impacts to the area during construction of the development. Non-
sensitive uses, including open space, SuDS and a possible employment area, will be 
located along the boundary with the Ridgeway Trading Estate where possible, to 
prevent noise pollution annoyance. The orientation of private amenity gardens will 
be considered within the detailed Master Plan to enable outdoor noise standards to 
be met. 
The residential land use is not considered to be a highly contaminative end use of 
the site.  

8. Waste: Reduce waste generation and disposal and 
achieve the sustainable management of waste. 
 

• Waste management; and 
• Reuse of recycled materials. 

0  There would likely be minimal demolition waste due to the undeveloped nature of 
the site. Any construction waste would be dealt with appropriately in accordance 
with LPA requirements and all applicable legislation. Consideration would be given 
to responsible sourcing and use of recycled materials, where practicable. 
Appropriate provision for domestic waste and recycling facilities would be included 
in the design. Waste and recycling would be collected by the LPA’s normal domestic 
collection service. 

9. Transport and accessibility: Improve the efficiency of 
transport networks by increasing the proportion of travel 
by sustainable modes and by promoting policies which 
reduce the need to travel. 

• Distance to place of work; 
• Distance to local amenities and key services; 
• Distance to existing or proposed bus routes; 
• Frequency of bus services; 
• Proximity and connectivity of walking and cycling 

links; and 
• Distance to train station. 

++ Vehicular access into the development will be provided from the Iver Village Relief 
Road, which is proposed between Langley Park Road and Thorney Lane North to 
the south of the site, as demonstrated in the Master Plan and Vision Document.  
The relief road will provide an alternative route for Heavy Goods Vehicle (HGV) 
traffic, which aims to reduce HGV movements through the centre of Iver. Existing 
and future residents will benefit by being within easy reach of the M25, and 
national rail links; meaning residents working outside the district can access their 
workplace with relative ease. A series of integrated pedestrian and cycle routes will 
connect into Iver’s existing PRoW network. The key PRoW links are likely to include 
access to Leacroft Road, The Iver Recreation Ground, the High Street via Grange 
Way and Colne Orchard (via an existing PRoW). These links will connect the 
development to local facilities in Iver village and the nearby public transport 
network and recreational assets in the wider landscape, which will encourage more 
sustainable transport. Safe crossing points will be provided where key pedestrian 
and cycle routes cross the Iver Village Relief Road. This will encourage sustainable 
travel choices between Iver and Iver railway station, which is located approximately 
800m to the south of the site. The nearest bus stops are located on Langley Park 
Road, approximately 300m from the site. Bus service 3, run by First Berkshire & 
The Thames Valley, operates Monday to Saturday on an hourly frequency and 
proceeds towards both Uxbridge and Slough. 
A range of local services and facilities are located within a five to ten-minute walk 
from the site in the settlement of Iver, adjacent to the north of the site. Iver village 
centre approximately 350m to the north of the site, comprises shops, restaurants 
and pubs, the Village Hall, churches, Iver Medical Centre, a pharmacy, dental 
practice and a post office. The closest schools are Iver Village Infant and Junior 
School, which are located approximately 450m and 500m from the site.  
Slough lies approximately 4km to the south west of the site, which has additional 
amenities including Slough railway station. Yiewsley is located approximately 2.8km 
to the south east of the site and also comprises additional facilities. The site 
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location offers future residents the opportunity to benefit from existing services in 
Iver village centre, whilst also providing good public transport connections to 
further facilities at Slough, Reading and London. 
The Vision Document and Master Plan demonstrates that the site will provide new 
open spaces and facilities within a central core to create a focal point in the 
neighbourhood and to ensure they are easily accessible for both new and existing 
residents of Iver. The proposals include space for a retirement home (0.7ha) and 
medical centre in response to feedback received at the public exhibition held in 
November 2016. Land for this, would be subject to further discussion with the LPA 
and clinical commissioning group. The site is proposing to allocate a section of the 
site (1.2ha) for education provision, likely a primary school with associated 
recreational facilities, as illustrated on the Master Plan.  

10. Housing: Provide affordable, environmentally sound 
and good quality housing for all. 
 

• Varied housing mix provision including affordable 
housing. 

++ The proposed development offers approximately 15ha of residential development 
area. A neighbourhood of approximately 500 homes will achieve a traditional 
residential density approach (33 dph), capable of contributing to the objectively 
assessed housing requirements of Buckinghamshire. 
The Vision Document demonstrates that the proposals also present the opportunity 
to provide a mix of housing including the provision of affordable housing and starter 
homes, which are currently high on the Government’s housing agenda.  

11. Health: Safeguard and improve community health, 
safety and wellbeing. 
 

• Travel time by public transport to nearest health 
centre and sports facilities; 

• Provision of and accessibility of open accessible 
greenspace and GI; and 

• Accessibility to sports facilities e.g. football pitches, 
playing fields, tennis courts and leisure centres. 

++ The site is located approximately 350m from Iver Medical Centre GP Surgery 
(located to the north in Iver within five to ten minutes walking distance). Iver 
Medical Centre is not currently operating at capacity and is able to accept additional 
patients. 
In addition to this primary healthcare, Hillingdon Hospital is located 3km to the 
north east of the site and Wexham Park Hospital is located 4.2km to the north west 
of the site. 
There are existing green areas of vegetation on the site which have the potential to 
be retained and improved, to enhance connectivity to the surrounding green spaces 
such as Iver Recreational Ground and the allotments, which are adjacent to the 
north of the site. In the wider area lies Iver Golf Club, located 1km to the south 
west of the site, Black Park Country Park and Langley Park, which are located 
approximately 1.2km to the north west of the site. The Grand Union Canal Walk 
PRoW is located 400m to the south of the site and the Colne Valley Trail PRoW runs 
through Iver village 400m to the north of the site. 
The site is located within the Iver Parish AQMA, which is designated due to 
unacceptable levels of NO2 on the High Street and could cause serious respiratory 
and heart conditions for local people. There is also particulate matter pollution 
present for which there is currently no evidence to support a safe level of exposure. 
There is an opportunity to provide a relief road between Langley Park Road and 
Thorney Lane North as part of the development. Delivery of the proposed 
development and Relief Road is likely to lead to removal of a large proportion of 
HGVS and traffic from Iver High Street and provide an alternative route to a 
purpose-designed relief road. This could reduce air pollution on the High Street and 
around sensitive receptors such as Iver Infant and Junior Schools and give an 
overall improvement in air quality. Therefore, the development will provide a 
benefit in terms of helping to address the concerns which led to the designation of 
an AQMA in Iver, and the impacts of poor air quality on health. 
Benefits of the site include the potential to provide new areas of green public space 
and GI connections, incorporating features such as existing vegetation, new open 
spaces, including opportunities for sports, children’s play and informal recreation, a 
landscape buffer with structural planting along the south and a series of green links 
to link to adjacent neighbourhoods, healthcare and sports facilities, which would 
promote walking and recreational activity. The site will provide pedestrian and cycle 
routes to enhance the existing PRoW network. A series of integrated pedestrian and 
cycle routes will connect into Iver’s existing PRoW network. The key PRoW links are 
likely to include access to Leacroft Road, The Iver Recreation Ground, the High 
Street via Grange Way and Colne Orchard (via an existing PRoW) (as shown in the 
Vision Document and Master Plan). 



SA Objective  
 

Appraisal Indicators Score  Justification  

The proposals include space for a retirement home (0.7ha) and medical centre, as 
illustrated on the Master Plan, in response to feedback received at the public 
exhibition held in November 2016. Land for this would be subject to further 
discussion with the LPA and clinical commissioning group. 

12. Economy: Develop a dynamic, diverse and 
knowledge-based economy that excels in innovation 
with higher value, lower impact activities. 
 

• Number of residents working; 
• Proximity to key employment sites 

+ The site will deliver approximately 500 dwellings and will secure a number of 
economic and fiscal benefits in terms of job creation, additional monies to the LPA 
and increased expenditure in the local economy. 
Local employment opportunities are located within a five to ten-minute walk from 
the site in the settlement of Iver, adjacent to the north of the site where there are 
shops, restaurants and pubs, Iver Medical Centre, a pharmacy, dental practice, a 
post office and two schools. Ridgeway Trading Estate, Thorney Business Park and 
Court Lane Estate also provide local opportunities. Additional employment is 
accessible further afield in central London, Uxbridge, Slough and at Heathrow 
Airport. Slough lies approximately 4km to the south of the site and comprises 
additional employment opportunities. Yiewsley is located approximately 2.8km to 
the south east of the site and also comprises additional employment opportunities. 
The nearest bus stops are located on Langley Park Road, approximately 300m from 
the site. Bus service 3, run by First Berkshire & The Thames Valley, operates 
Monday to Saturday on an hourly frequency, and proceeds towards both Uxbridge 
and Slough. Iver railway station, which is located approximately 800m to the south 
of the site, and Slough railway station provide the opportunity for travel to 
employment centres further afield. 
The site has the potential to generate significant investment and benefits in the 
local area, including: 
• New investment into the local area through the construction process and 

increased vitality in Iver village centre; 
• Additional spending in the local economy from new residents which could 

support job growth in the local economy;  
• Full time and temporary construction jobs over the course of either 

development; and  
• Funding for the Council through the Government’s New Homes Bonus scheme.  
The village of Iver provides a sustainable place for people to live due to its location 
and facilities. Existing and future residents will benefit by being within easy reach of 
the M25, and national rail links; meaning residents working outside the district can 
access their workplace with relative ease.  
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