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WHITCHURCH NEIGHBOURHOOD PLAN 
 
DRAFT SITE ASSESSMENT REPORT 
 
OCTOBER 2022 
 
EXECUTIVE SUMMARY 
 
1. This report summarises the site assessment process and its conclusions that informed the 
selection of housing site allocations in the Whitchurch Neighbourhood Plan (WNP). 
Whitchurch Parish Council has been advised throughout this process by officers of 
Buckinghamshire Council (Bucks Council) and by the professional planning consultancies, 
O’Neill Homer and AECOM. 
 
2. The Parish Council is aware that the adopted Vale of Aylesbury Local Plan (VALP) confirms 
that Whitchurch has already met its housing requirement for the plan period 2013 – 2033 
through completions and commitments. This includes 22 homes it allocates at Newman 
Close. As a result, the Neighbourhood Plan is under no obligation to find more housing land 
for the next decade. However, the Parish Council is also mindful of the provisions of §14 of 
the National Planning Policy Framework (NPPF) in respect of securing protection for its Plan 
and of the preparation of a new Bucks Council Local Plan to cover the whole county and a 
longer plan period through to 2040. It has therefore made housing site allocations of a total 
quantum that will be consistent with its status as a ‘Larger Village’ in the settlement 
hierarchy (per PPG §41-003) and takes into consideration its environmental constraints. 
 
3. A total of 8 sites out of the total number of 11 sites qualified for Stage 2 assessment. 
Three sites chose not to proceed. Together these sites could deliver between 145 – 167 new 
homes, which is likely to be considered as disproportionately high in relation to the existing 
size of the village, its environmental constraints, and its position (as a ‘larger village) in the 
settlement hierarchy (as per Planning Practice Guidance §41-103) and of a scale that is 
unlikely to receive community support. The next stage of the assessment is therefore 
needed to inform the choice of sites for allocation in the Plan. 
 
4. The outcome of the interim SEA report is that all sites have the potential for adverse 
effects in varying degrees. Once mitigation measures are taken into consideration the only 
minor distinguishing effects relate to the physical location of sites on Oving Road, the 
distance of sites to village amenities, the loss of valued green space and avoiding the loss of 
the best and most versatile agricultural land. As a result, there is a modest difference 
between Sites A, B, C and L when compared to Sites F, G, H and J which are located away 
from Oving Road in terms of the potential to increase traffic and congestion on Oving Road. 
Site J is close to many of the village amenities, including the village hall, pub, shop, petrol 
station, hairdressers, etc. However, it is furthest from the doctors surgery and school. There 
remains a high likelihood that Site F is underlain by best and most versatile agricultural land 
and there remains likely adverse effects from the loss of valued green space at Site G. 
 
5. The outcome of community consultation in respect of judging community preferences is 
that there are two sites, Sites F and H, that have attracted substantially less concern from 
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the community than others. There also remain concern at Sites A and J, but less so than the 
remaining sites of Sites B, C, G and L which have attracted substantially more objection, 
mainly due to their location on Oving Road and impact on the environment and site J with 
its impact on the amenity and views of residents in the Little London area and challenging 
access. The community’s opinions, thoughts and observations on all sites has sufficiently 
indicated that inclusion of Sites B, C, G, J and L may undermine the ability of the WNP to 
pass the referendum in due course. 
 
6. When balancing the outcome of the two tests, it is recommended that Sites H is selected 
to deliver a total of approximately 23 homes over the plan period with Site F allocated as a 
reserve site delivering up to 35 homes if required.   
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1. INTRODUCTION 
 
1.1 This report summarises the site assessment process and its conclusions that informed 
the selection of housing site allocations in the Whitchurch Neighbourhood Plan (WNP). 
Whitchurch Parish Council has been advised throughout this process by officers of 
Buckinghamshire Council (Bucks Council) and by the professional planning consultancies, 
O’Neill Homer and AECOM. 
 
1.2 The Parish Council is aware that the adopted Vale of Aylesbury Local Plan (VALP) 
confirms that Whitchurch has already met its housing requirement for the plan period 2013 
– 2033 through completions and commitments. This includes 22 homes it allocates at 
Newman Close. As a result, the WNP is under no obligation to find more housing land for 
the next decade. However, the Parish Council is also mindful of the provisions of §14 of the 
National Planning Policy Framework (NPPF) in respect of securing protection for its Plan and 
of the preparation of a new Bucks Council Local Plan to cover the whole county and a longer 
plan period. It has therefore considered making one or more housing site allocations of a 
total quantum that will be consistent with its status as a ‘Larger Village’ in the settlement 
hierarchy (per PPG §41-003) and takes into consideration its environmental constraints. 
 
1.3 The assessment process comprised three stages. The first stage generated a schedule of 
potential development sites through a ‘land availability’ exercise. The second stage 
disqualified sites that do not adjoin the observed settlement edge of Whitchurch or are 
deemed unavailable in the plan period. The third stage carried out two distinct tests: a 
technical assessment via the Strategic Environmental Assessment (SEA) and a community 
assessment via a community survey of site preferences. From the combination of the tests 
are drawn conclusions for site allocations and their necessary policy requirements. 
 
1.4 A draft version of this report will be published alongside the Pre-Submission version of 
the WNP and draft SEA report for consultation. A final version will take into account the 
representations made on both documents and will form part of the submission 
documentation. 
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2. STAGE ONE 
 
2.1 The process began with the Parish Council forming a Steering Group (SG) to oversee the 
project on its behalf. The SG engaged with the local community to publicise the WNP and to 
seek opinions and preferences on its vision and objectives through 2021. At the end of 
March 2021, it commenced a ‘land availability’ exercise, which led to 10 sites in the Parish 
being put forward for their potential housing development. They included a number of sites 
identified and appraised in AVDC’s ‘Housing & Employment Land Availability Assessment’ 
(HELAA) of January 2017.   
 

Site Name Area/Capacity 
A. North of Oving Road 0.39 Ha (10) 
B. Barrettstown West* 1.9 Ha (48) 
C. Barrettstown East* 3 Ha (75) 
D. North West of Village* 9.11 Ha (228) 
E. North of Mount Pleasant* 0.69 Ha (17) 
F. Manor Farm North* 1.78 Ha (45) 
G. Kempson House North* 1.09 Ha (5) 
H. Kempson House West* 1.05 Ha (26) 
J. Little London North 0.25 Ha (6) 
K. Little London South 1 Ha (25) 

Table A: Original submissions 
 
2.2 The sites (including the HELAA sites indicated*) were numbered and are shown in Table A 
above and on Plan A overleaf. The table includes a stated or estimated gross site area and an 
indicative housing capacity (at 25 dwelling per Ha, except where there are already specific 
proposals). 
 
2.3 The SG requested additional information from all landowners following original 
submissions. A late submission (Site L) had also been received at this stage and was included 
in the list of sites. Sites D, E and K were withdrawn and therefore no longer available for the 
WNP to consider. The sites that were finally submitted are shown in Table B below and Plan 
B on page 6, and final submissions are included at Appendix A. The table includes a stated 
gross site area and an indicative housing capacity.  
 

Site Name Area/Capacity 
A. North of Oving Road 0.39 Ha (4) 
B. Barrettstown West* 0.6 Ha (7) 
C. Barrettstown East* 2.4 Ha (26) 
F. Manor Farm North* 1.78 Ha (25-35) 
G. Kempson House North* 1.09 Ha (20-30) 
H. Kempson House West* 1.05 Ha (23) 
J. Little London North 0.36 Ha (8-10) 
L. Greenacres Stables 2.8 Ha (32) 

Table B: Stage 1 Sites 



 

 

Original submissions 
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3. STAGE TWO  
 
3.1 All sites qualify for Stage 3 assessment as all sites adjoin the observed settlement edge 
of Whitchurch. This is an exclusionary criterion as both the NPPF and VALP require housing 
site allocations to be sustainable in their location. In practice, this requires a sequential 
approach to be taken, whereby priority is given to promoting new development inside the 
existing built-up area and then on its immediate outside, if there are no or insufficient 
available sites within the boundary. Only if there are no such candidate sites should those 
that do not adjoin the boundary be considered and this is clearly not the case here.  
 
3.2 In making allocation decisions, the NPPF requires that sites are available, as well as 
suitable and achievable. Sites D, E and K are no longer available to the WNP and have 
therefore been excluded from further consideration. As a result, a total of 8 sites qualify for 
Stage 3 assessment (see plan C below). Together these sites could deliver between 145 – 
167 new homes, which is likely to be considered as disproportionately high in relation to the 
existing size of the village, its environmental constraints, and its position (as a ‘larger village) 
in the settlement hierarchy (as per Planning Practice Guidance §41-103) and of a scale that 
is unlikely to receive community support. The next stage of the assessment is therefore 
needed to inform the choice of sites for allocation in the Plan. 
 



 

 



4. STAGE THREE 
 

4.1 This third stage of the process combines two assessment exercises: a strategic 
environmental assessment (SEA) and a community survey. The first provides an assessment 
of the technical attributes of the sites using a set of agreed environmental criteria as required 
by the Regulations.  
 

4.2 The second indicates the preferences of the local community of each site for 
development. This bears in mind that the Plan can only be made following a successful 
referendum in due course. In which case, the first may be tempered by the second, but only 
if there is a compelling case to do so. 
 

4.3 To inform both exercises, the SG has sought additional information from the 
owners/promoters of each of the Stage 2 sites to confirm that the land is available, 
confirmation of access to the site, basic layout features and an indication of housing type 
and proposed numbers. All landowners provided indicative proposals and scheme layouts 
which are attached at Appendix A. 
 
Technical Assessment: SEA  
 
4.4 The SEA is being carried out in iterations by AECOM for the SG, based on the site 
information provided by the landowners and using the environmental objectives and 
baseline data agreed in the SEA scoping exercise.   
  
4.5 An interim report has assessed the 8 sites as shown in Table C below. It has used the 11 
environmental objectives and has determined the potential for the likely significant and 
minor, positive or adverse effects (not taking into account mitigation measures) and neutral 
effects of development resulting from an allocation in the Plan. The report does not itself 
give weight to the objectives and does not seek to rank the sites. 
 
Summary of the likely effects of each site 

SEA theme Site A Site B Site C Site F Site G Site H Site J Site L 

Air quality         

Biodiversity and 
geodiversity 

        

Climate change 
and flood risk 

        

Health and 
wellbeing 

        

Historic 
environment 

        

Land, soil, and 
water resources 

        

Landscape         
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SEA theme Site A Site B Site C Site F Site G Site H Site J Site L 

Population and 
communities 

        

Transportation and 
movement 

        

 
Key    

Likely adverse effect (without mitigation measures)  Likely positive effect  

Neutral / no effect  Uncertain effect  

    

Table C: Summary of the likely effects of each site, AECOM 
 
4.6 The outcome of the exercise is that all sites have the potential for adverse effects on air 
quality given that occupants of new homes will need to travel further afield to access a 
wider range of services and facilities. All sites also provide an opportunity to secure a 
biodiversity net gain. There remains some concern on surface water flooding at Sites C and 
B. The physical location of Site J means that access through the narrow lanes of Little 
London and onto the site via a very narrow new road is a significant issue for transportation 
and movement and the proposed location on landscape. The impact of development on the 
enjoyment of the footpath along the northern boundary of the Site G, as a result of the loss 
of valued green space, has resulted in likely adverse effects on health and wellbeing being 
identified. Without mitigation measures Sites F, G, H and J, all have the potential to harm 
the character and significance of the Conservation Area. Only J is however within the 
Conservation area. There is a high likelihood (>60%) that Sites F, G and L are underlain by 
best and most versatile agricultural land although none are actively farmed today. Sites B, C, 
F, G, J and L performs the least well on landscape impact with the enclosed character of Site 
H being a particular advantage in terms of wider landscape impact. All sites could contribute 
to the provision of affordable homes, although there is potential for the developable area of 
Site A and J to fall below the threshold for the provision of affordable housing of 0.3 Ha. 
Finally, the physical location of Sites A, B, C, J and L has resulted in the identification of likely 
adverse effects on transportation and movement given their position on Oving Road for 
Sites A, B, C and L and the narrow site of Site J at Little London and the great difficulty of 
turning south onto the A413 from that area.     
 
4.7 There may be scope to successfully mitigate some or all of the likely adverse effects. If 
only one or two of the sites are selected, then this will minimise the adverse air quality 
effects by confining the total number of new homes in the village that will generate car 
trips. The Environment Act 2021 now enforces a biodiversity net gain of 10%. The allocation 
policy of a site(s) could include appropriate safeguarding measures to deal with flood risk 
and mitigation measures relating to scheme layout, access, and effective landscaping on the 
most sensitive boundaries in relation to the connection and enjoyment of footpaths and 
landscape impact. High quality design schemes will conserve and enhance the character and 
significance of the Conservation Area. The only minor distinguishing effects relate to the 
physical location of sites on Oving Road, the distance of sites to village amenities, and the 
loss of valued green space. 
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4.8 As a result, there is a modest difference between Sites A, B, C and L when compared to 
Sites F, G, H and J which are located away from Oving Road in terms of the potential to 
increase traffic and congestion on Oving Road. There remains likely adverse effects from the 
loss of valued green space at Site G and the loss of the best and most versatile agricultural 
land at Site F.



Community Assessment 
 
4.9 As outlined above, it is also necessary to consider the ranking of those sites in a 
Community Survey. A Survey was undertaken on the sites in July 2021 and November 2021 
and the results are summarised below. The Surveys were an effective and statistically 
relevant exercise to inform decision making. 
 
July 2021 
 
4.10 Prior to the submission of any sketch schemes and the withdrawal of Sites D, E and K 
from the process, the community were asked to list their 4 ‘Most favoured sites’ and their 4 
‘Least favoured sites’. A questionnaire analysis recorded the following outcome: 
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November 2021 
  
4.11 In November 2021, the community was invited to agree/disagree with important 
considerations for selecting sites which included: 
 

• Safe pedestrian and vehicle access 
• Site access that avoids adding excess traffic to known pinch points in the village 
• That development proposed is proportionate to the size of the site and in keeping 

with the rural nature of the village 
• That valued green spaces are protected as far as possible 

 
4.12 93% of respondents agreed with the important considerations set out above.  
 
4.13 The community were also invited to provide opinions, thoughts and observations on all 
sites remaining under consideration. Based on the responses collected the community least 
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favoured sites Sites A, B, C, G and L due to access being provided from Oving Road which is a 
significant pinch point in the village for Sites A, B, C and L. Site L is also considered by the 
community to be a valued green space as an active wildlife area with many trees and 
hedgerows and pleasant views as well as habitat loss at Site A and the closure of any 
remaining sense of a gap between Whitchurch and Oving if Site A was developed. Some 
concern was also recorded in relation to access to Site L. There is much local opposition to 
Sites B and C due to access being provided from Oving Road, water management issues and 
long running historical opposition to the development of site C which attracted hundreds of 
people to village meetings before site C experienced some limited building of ten homes.. 
Site G’s concerns relate mainly to its value as a green space. Site G is valued green space 
considered to be a significant wildlife corridor in the village. There has also been some 
opposition to Site J due to access from the A413 into Little London, movement within the 
Little London area itself and impact on the landscape. Some concern was also raised at Sites 
F and H due to habitat loss but not to the same extent as other concerns.   
 
4.14 Although the survey and engagement activities have been effective in terms of the 
number of local people engaging with the project, it is acknowledged that no survey can 
provide a definitive view of community opinion. However, experience elsewhere suggests 
that those people that do engage at this stage of a neighbourhood plan project are also 
more likely to comment at the Pre-Submission (Regulation 14) and Pre-Examination 
Publicity (Regulation 16) stages, as well as to turn out to vote at the referendum. It is 
therefore a helpful insight, and its conclusions must be given some weight in the final 
selection of sites.  
 
4.15 The outcome of community consultation in respect of judging community preferences 
is that there are two sites, Sites F and H, that have attracted substantially less concern from 
the community than others. There also remain concern at Sites A and J, but less so than the 
remaining sites of Sites B, C, G and L which have attracted substantially more objection, 
mainly due to their location on Oving Road at Sites, B, C and L and impact on the 
environment at all of these sites. The community’s opinions, thoughts and observations on 
all sites has sufficiently indicated that inclusion of Sites B, C, G and L may undermine the 
ability of the WNP to pass the referendum in due course. 
 
4.16 Following Stage 3 testing planning permission for change of use of an existing storage 
barn on site to a residential dwelling has been approved (20/03073/APP) at Site A. 
Consequently, Site A officially withdrew from the Neighbourhood Plan process and the site 
is no longer available to be considered as part of the site allocation process for the 
Whitchurch Neighbourhood Plan.  
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5. RECOMMENDATIONS FOR SITE ALLOCATIONS 
 
5.1 There is a reasonable correlation between the two tests, perhaps unsurprisingly as local 
communities will often have an instinct for distinguishing the relative environmental effects 
between sites.  
 
5.2 As a result, Site H was one of the better performing sites in the interim SEA report and 
less concerns were raised by the community, it is at the top of the preferred list as the best 
candidate for site allocation in the WNP. The owner has proposed a scheme of 23 new 
homes and is committed to delivering a safe and convenient access route for pedestrians 
including a new road crossing to village amenities across the A413 which will be made a 
requirement in the policy. The scheme will also contribute to the need for additional 
affordable homes as set out in the Housing Needs Assessment of March 2022.  
 
5.2 In coming to a final view on site selection, additional completions and commitments and 
the potential for additional infill development have also been taken into consideration.  
The Steering Group considers that there is the potential for approximately 3-10 new homes 
to come forward through infill schemes. The supply of an additional 23 new homes in the 
village to 2033 (the VALP plan period) will also represent an increase in the existing housing 
stock of the village over the next twelve years.  
 
5.3 However, the new Bucks Local Plan is likely to cover a longer plan period to 2040. It is 
therefore prudent for the WNP to extend its provision to cover the same period. Identifying 
another medium sized scheme will provide for a similar scale of housing growth for the 
additional years beyond the VALP plan period. This means a total supply of up to 68 
(10+23+35) new homes over the plan period of 2021 – 2040 which is an approximate 13% 
increase in the existing housing stock. This seems a reasonable approach to assess the 
future housing supply of a large village with environmental constraints like Whitchurch.  
 
5.4 In which case, the second site on the preferred list should be reserved for later in the 
plan period. The interim SEA report identifies that both Sites F and H will continue to result 
in adverse effects once suitable mitigation measures has been taken into account. 
Development at Site G will harmfully distract from and interfere with the rural experience of 
users of the public right of way located here valued by the local community and therefore 
impact on the amenity value associated with use of the public right of way. Development at 
both Site F and Site G is likely to lead to the loss of the best and most versatile agricultural 
landbut neither are currently actively farmed and the landowners have confirmed that the 
land is currently vacant. As such, there is no potential to meaningfully differentiate between 
the site options using the interim SEA alone.  
 
5.5 The ability of the WNP to pass the referendum is an important consideration in selecting 
sites. Both sites will continue to lead to the loss of valued green space, however the 
community survey indicated that there were only two sites, Site F and H, which attracted 
substantially less concern from the local community.  
 
5.6 When balancing the outcome of the interim SEA and community opinion, it is therefore 
recommended that Site F is selected to be reserved. This will deliver a total of 
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approximately 58 homes over the plan period. Reserving, rather than allocating land for 
development is encouraged by the NPPF to enable land to be developed later in the plan 
period without having to modify or replace the neighbourhood plan. It is therefore 
recommended that Site H is allocated, and Site F is reserved. The SEA assessment has 
indicated how the sites should seek to avoid or mitigate any adverse effects and these 
requirements have been made in the respective allocation policies. 
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APPENDIX A: SITE INFORMATION 
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SITE A 
 

 
 



SITE B 

 



SITE C 
 





SITE F
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SITE G
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SITE H 



SITE J 
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SITE L 

 
 


