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This chapter provides an overview 
of the planning context, confirms 
the purpose of this study and the 
structure of the report.
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1.0 Introduction

The Vale of Aylesbury Local Plan  (VALP) is currently 
being prepared by Aylesbury Vale District Council 
and will set out a clear strategic direction for the 
district through to 2033.  Much of the evidence 
base has now been prepared and in July 2016 AVDC 
published the Draft Plan which set out a preferred 
spatial strategy, fully written policies and proposed 
allocations. During the first half of 2017, the 
evidence to inform the VALP Proposed Submission 
stage is being finalised including a Sustainability 
Appraisal, Habitats Regulation Assessment and 
the publication of updated capacity work on sites 
around the Vale. The VALP Proposed Submission 
will be considered by full Council during October 
2017. This report provides specific focus on the 
major allocations shown in Figure 1 which surround 
Aylesbury. 

Aylesbury Garden Town
Aylesbury was awarded Garden Town status on 2 January 2017. As set out in the 
emerging Local Plan, the town’s housing is set to grow by over 15,000 homes by 2033. 
Garden town status will provide the support to better plan and develop the housing, 
and ensure new and existing development within the town works well together. 

By 2033, the vision is that Aylesbury will have grown significantly and be an inclusive, 
innovative and forward looking modern county town that meets the needs and 
aspirations of existing and new residents, businesses and visitors. Aylesbury will be a 
key hub, a place to visit, with public transport and interchange offering a diverse choice 
of travel modes, and a recognised centre for investment and growth providing new 
jobs and opportunities for all.

Purpose of the report
This report is prepared to provide an assessment of the cumulative impact of the 
growth anticipated to come forward around the existing urban area of Aylesbury.

As detailed in Figure 1 this comprises the following  6 principal areas:

• Berryfields

• Aylesbury East;

• Woodlands

• Aylesbury South East

• Aylesbury South

• Aylesbury South West

Some of these areas are subject to current construction, some are still at planning 
stage and subject to masterplan iterations, while some areas are yet to come forward.

The impacts of each site are tested individually as they progress through the planning 
system but, in order to ensure that future delivery of Aylesbury Garden Town is 
sustainable and well integrated into the town’s existing urban edge, it is important that 
AVDC are able to reach conclusion on the cumulative impact of this growth. This report 
is therefore intended to be used to inform the forthcoming Local Plan Sustainability 
Appraisal as well as any further policy updates / mitigation that could be considered 
ahead of the Proposed Submission draft should impact be considered to require 
further mitigation.

Conclusions drawn are based on review of exiting Local Plan evidence base 
documents, synthesis of GIS baseline data and the judgements of technical 
specialists. It is acknowledged that this remains a relatively isolated study from wider 
discussions that surround the designation and planning of Aylesbury Garden Town and 
therefore recommendations will need to be reviewed within the context of this wider 
appreciation that has been outside the scope of this study.

Structure of the report
This report is structured  around the following key sections:

Section 1 provides an overview of the planing context, confirms the  the purpose of 
this study and the structure of the report.

Section 2 provides baseline synthesis and key findings associated to the six major 
study areas identified and their context within a  wider 5km buffer zone.

Section 3 provides an overview of planned or emerging development proposals across 
the six major study areas. It sets out an appreciation of current masterplans and the 
major new housing, employment and infrastructure proposed. The chapter concludes 
with an overview of the cumulative growth envisaged.

Section 4 utilises the AVDC Local Plan Sustainability Objectives and Issues to provide 
cumulative impact appraisal of the planned development across the six major study 
areas that surround Aylesbury. Where additional mitigation is considered necessary 
this is recorded. 

Methodology
The approach adopted for this cumulative impact assessment has been based on a 
structure that utilises the emerging Sustainability Appraisal themes and issues. A level 
of qualitative and subjective professional judgment has been used to draw conclusions 
although this is based upon review of submitted and approved planning applications 
where available. 

All analysis of current baseline is drawn from open source or council supplied datasets. 
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Figure 1: Study Areas
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This chapter provides baseline 
synthesis and key findings 
associated to the six major study 
areas identified and their context 
within a  wider 5km buffer zone.
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2.1 Study Context

The areas identified for consideration under 
this study reflect the Aylesbury Garden Town 
concept plan shown at Figure 2 with more refined 
boundaries reflective of current development and 
proposed allocations shown in Figure 3.

Identified as playing a substantial and critical role in delivering growth for the district 
and the rest of Buckinghamshire, Aylesbury will be a focus for:

• New market and affordable housing;

• New investment in economic activity and regeneration;

• New retail and employment development;

• Developing Aylesbury Transport Strategy prioritising investment in multi-modal 
transport infrastructure; and

• Other new infrastructure, including health, education and community 
infrastructure,open space and recreation, and emergency and public services

Draft Policy D1 ‘Delivering Aylesbury Garden Town’ states the following policies will 
focus future development:

a) Aylesbury Garden Town is the focus for the majority of the district’s growth. It 
should develop in accordance with the vision for Aylesbury Garden and deliver key 
infrastructure requirements (in-line with Policy S5). The ‘Aylesbury Garden Town’ 
maps indicatively show key proposals for Aylesbury. The housing requirement for 
Aylesbury is 15,845, taking account of commitments and completions the residual 
housing requirement for Aylesbury is 8,221 homes. A list of all potential housing 
allocations is contained within Appendix A. They are also shown on the policies map.

b. As much development as possible will be located at suitable previously-developed 
sites. These developments should improve the quality of the urban environment.

c. The remainder of Aylesbury’s housing development will be at linked and integrated 
sustainable urban extensions on greenfield sites around the town (see the ‘Aylesbury 
Garden Town’ maps). This should be delivered to maximise the positive, and minimise 
the negative impacts of development on existing communities.

d. Provision will be made for employment within the enterprise zones and at identified 
employment sites across the town Policy E1.

e. All development in Aylesbury should contribute to meeting the Aylesbury 
Transport Strategy.

f. To complement housing and employment provision, developments in the town 
centre will contribute to consolidating and enhancing its role.

Figure 2: Aylesbury Garden Town Concept Plan
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2.2 Relevant HELAA Sites

HELAA Site 
Reference

Site Name
Site Area 

(ha)

HELAA 
Housing 
Capacity

1-5 years 6-15 years
Economic 
Capacity 

(sqm)

Aylesbury South West
SMD009 Land between Marsh Lane, Princes Risborough Railway Line and Aylesbury 9.36 168 168 0
STO016 Land between Oxford Road,Standalls Farmand Aylesbury 94.1 1382 50 1332 0
SMD012*** Land At Lower Road Stoke Mandeville Buckinghamshire * 9.2 190 60 130 0
Aylesbury South
SMD004 Land Off Lower Road Stoke Mandeville Buckinghamshire * 16.7 409** 409 0
SMD005 Land around Red House Farm, Lower Road 2.8 70 70 0
SMD006 Land between Lower Road and Chiltern railway line 30.9 400 400 0
SMD007 Land between Wendover Road and railway line (south of SM Hospital 10.29 252 52 200 0
SMD008 Land between Wendover Road and railway line 20.7 270 270 0

SMD016 Land west of the A413 Wendover Road 14.1 168 168 0

SMD018 *** Land East Of Lower Road Stoke Mandeville Buckinghamshire * 6.27 117** 117
Aylesbury South East
WTV019  Land To The South Of Aston Clinton Road Weston Turville Buckinghamshire * 5.79 120* 50 70 0

WTV021 New Rd Weston Turville 1.7 51 51 0

WTV022 Land Between Wendover Road And Aston Clinton Road Weston Turville Buckinghamshire * 218 3,060** 3,060 46,800

WTV025 *** Land Adjacent To Aston Clinton Road Weston Turville Buckinghamshire * 12 135 50 85 0
WTV020 *** Land East Of New Road Weston Turville Buckinghamshire * 3.97 64 25 39 0
Woodlands
BIE022 Manor Farm, Broughton 29.11 350 350 0
WTV017 Westonmead Farm , A41 London Road 11.5 60 60 500

WTV018 Aylesbury Woodland College Road North Aston Clinton Buckinghamshire * 170 1,100** 1,100 150,000

WTV016 *** Land North Of Aston Clinton Road (Former Aston Clinton MDA Site) Weston Turville Buckinghamshire * 29.5 400 400 9,500
Aylesbury East
N/A Site already allocated and under construction (10/02649/AOP – Permitted 05-12-2013) * 195 2,450 850 1600 100,000

Berryfields

N/A Site already allocated and under construction (03/02386/AOP – Permitted 14-11-2007) *
3,200 (2,643 

already 
constructed)

977 557 90,000

Totals 14,416 2,634 10116 396,800

The Housing and Economic Land Availability 
Assessment (HELAA) is a key component of the 
evidence base to inform the preparation for the 
Vale of Aylesbury Local Plan (VALP). It presents a 
strategic picture of the availability and suitability 
of land for development and establishes realistic 
assumptions about the number of homes and 
amount of economic development that this land 
could yield and the timeframe within which this 
might come forward.

Table 1 and  Figure 4 detail the key sites that are being considered under this study. 
Baseline data is sourced form the HELAA (2017) but superseded where planning 
applications are submitted and either approved or pending.

While the HELAA is an important evidence source to inform plan-making, it does 
not in itself determine whether a site should be allocated for housing or economic 
development or whether planning permission should be granted. The allocations of 
sites for development remain subject to approval of the Local Plan.

It must also be noted that although the capacities recorded are an informed estimate 
the scrutiny applied under any development management process will be much 
greater and therefore site capacities subject to change.

For the purposes of this study however the quantum’s provide a reasonable position 
upon which to assess the cumulative impact of growth. 

Although it is acknowledged that some sites already have permission they have been 
included within study areas in order to provide a robust assessment of cumulative 
impact and recognise that they are recent commitments. 

* Site subject to pending or approved application

** Capacity updated to reflect current planing application and not HELAA (Jan 2017)

*** Site incuded within study area to ensure comprehensive assessment of cumulative impact. 

Table 1: HELAA Sites
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2.3 Topography

Key Findings

Aylesbury South West

 − The area lies within a low-lying broadly flat vale landscape, similar to the 
main built-up area of Aylesbury. The land gently rises towards a ridgeline to 
the north-west and the undulating slopes of the Chilterns foothills to the 
south. The Chilterns scarp forms a distant backdrop in views to the south.

Aylesbury South

 − The area lies within a low-lying broadly flat vale landscape, similar to 
the main built-up area of Aylesbury. The land rises to the south, gently 
undulating towards the Chilterns scarp, which forms a distant backdrop in 
views to the south.

Aylesbury South East

 − The area lies within a low-lying broadly flat vale landscape, similar to the 
main built-up area of Aylesbury. The land is gently undulating to the south, 
rising towards the Chilterns scarp, which forms a distant backdrop in views 
to the south.

Woodlands

 − The area lies within a low-lying broadly flat vale landscape, similar to the 
main built-up area of Aylesbury. The land gently rises to the south towards 
the Chilterns scarp, which forms a distant backdrop in views to the south.

Aylesbury East;

 − The area lies within a low-lying broadly flat vale landscape, similar to the 
main built-up area of Aylesbury.

Berryfields

 − The area lies within a low-lying broadly flat vale landscape, similar to the 
main built-up area of Aylesbury.

Figure 5: Aylesbury Topography. Source:  OS Open Local, OS Terrain 50
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2.4 Agricultural Land Classifications

Key Findings

Aylesbury South West

 − All land is Grade 3 and therefore considered of Good to Moderate quality. 
Land immediately to the western boundary is of Grade 2 classification but 
would remain undeveloped.

Aylesbury South

 − The quality of the agricultural land is predominantly Good to Moderate with 
characteristics of undulating pastoral and arable use.

Aylesbury South East

 − Majority of the sites within Aylesbury South East fall within Agricultural 
Land Classification Grade 3a and 3b. Therefore the sites have limited 
agricultural land value and make little contribution to the agricultural needs 
of the District. The proposed developments in this Study Area would not 
involve the development of ‘best and most versatile agricultural land’ as 
per paragraph 112 of the NPPF. The Study Area currently comprises mostly 
arable fields with some pasture fields. 

Woodlands

 − The surveyed area is predominantly Grade 3b Agricultural, and so of limited 
agricultural value. 

Aylesbury East;

 − The surveyed area is generally Grade 3b, of moderate agricultural 
value.  Development is approved and advancing with conclusions in the 
Environmental Statement recording that the cumulative impact of the 
proposed development, was insignificant as it was not deemed to give 
rise to a significant increase in the loss of the best and most versatile 
agricultural land. No mitigation was therefore considered necessary.

Berryfields

 − While the quality of the agricultural land was considered predominantly 
Good to Moderate, the development at Berryfields is well advanced 
and mitigation such as the reuse of soil on site and land outside the 
development boundary maintained in productive agricultural use has been 
agreed. 

Figure 6: Aylesbury Agricultural Land Classifications. Source: Natural England
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2.5  Environmental Designations and Biodiversity

Key Findings

Aylesbury South West

 − The area does not contain nor is adjacent to any environmental 
designations

 − Bugle Quarry SSSI and Stone SSSI are located approximately 980m and 
2.3km west respectively of the Site

Aylesbury South

 − The area does not contain nor is adjacent to any environmental 
designations

 − Weston Turville Reservoir SSSI is approximately 2.1km south-east of the 
Site

Aylesbury South East

 − The area does not contain any environmental designations

 − Adjacent to the north-east corner of the area is a Site of Importance 
for Nature Conservation and a Local Wildlife Site and Biological and 
Geological Important Area. 

 − A Biological and Geological Important Area sits 1.25km to the south-east

 − Weston Turville Reservoir SSSI is approximately 1.2km south-east 

Woodlands

 − The area does not contain any environmental designations

 − Adjacent to the south of the area is a Site of Importance for Nature and a 
Local Wildlife Site and Biological and Geological Important Area. 

 − Tring Reservoirs Site of Special Scientific Interest lies 2.7km to the east

Aylesbury East;

 − A small Local Wildlife site sits in the western part of the area

 − Bierton Clay Pit SSSI is approximately 460m north-west 

Berryfields

 − The area does not contain any environmental designations

 − Adjacent to the southern corner of the area is a Site of Importance for 
Nature Conservation and a Local Wildlife Site. 

Figure 7: Aylesbury Environmental Designations. Source: Natural England, BBONT, Forestry Commission)
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2.6 Heritage

Key Findings

Aylesbury South West

 − The area contains a couple of Archaeological Notification Areas, in the 
north and centre.  

 − There are several Grade II listed buildings scattered around the southern 
boundary.

 − Hartwell House Conservation Area and Registered Park and Garden lies 
adjacent to the northern boundary.

Aylesbury South

 − The area contains a couple of Archaeological Notification Areas, in the 
north and centre.

 − There are several Grade II listed buildings along the western edge and a 
cluster to the south.

Aylesbury South East

 − A cluster of Grade I, Grade II and Grade II* and a Conservation Area lie 
adjacent to the south of the area, at Weston Turnville 

 − Areas of Archaeological Notification and a Scheduled Monument  are 
located to the south east.

Woodlands

 − The area contains an Archaeological Notification designation in the west.

 − Old Manor Farm Moat Scheduled Monument sits within the area to the 
west, and Akeman Street Moat Scheduled Monument sits adjacent on its 
southern boundary.

 − A number of Grade II listed buildings are dotted around the area.

Aylesbury East;

 − There is an area of Archaeological Notification on the southern boundary.

 − A scheduled monument and a Grade I listed building sit to the north.

 − There is a cluster of Grade II listed buildings to the north of the area, with 
a single Grade I listed building and a scattering of Grade II listed buildings 
surrounding on all sides.

Berryfields

 − There is an area off Archaeological Notification Areas, in the centre and 
south.

 − A Grade II listed building at Berryfields Farm is situated to the west. 

 − A Grade II* listed building (Fleet Marston) lies adjacent to the western 
boundary and a large Scheduled Monument lies adjacent to the eastern 
edge.

Figure 8: Aylesbury Heritage. Source: Historic England
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2.7 Flood Risk

Figure 9: Aylesbury Flood Risk. Source: Environment Agency
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Key Findings

Aylesbury South West
 − The Environment Agency’s Flood Zone mapping identified localised areas of 

Flood Zone 2 in the northern corner, and a small area of Flood Zone 2 and 3 in 
the southern corner. 

 − The entire area is designated as a surface water nitrate vulnerable zone and 
there is a Principal Aquifer (Bedrock), Secondary A Aquifers (Bedrock and 
Superficial Deposits), Secondary (Undifferentiated) (Bedrock and Superficial 
Deposits) and Groundwater Vulnerability Zone (Minor Aquifer High) situated 
underneath the area.

 − Small parts of the area range from high to low risk of flooding from rivers and 
seas and from high to low risk from surface water

Aylesbury South
 − This area does not contain any areas of Flood Risk but is designated as a 

surface water nitrate vulnerable zone
Aylesbury South East

 − The Environment Agency’s Flood Zone mapping identified localised areas of 
flood zone 2 on the northern boundary, and small areas of Flood Zone 3 along 
the eastern and western boundaries

 − The entire area is designated as a surface water nitrate vulnerable zone
 − There is a Secondary Aquifer (Undifferentiated) (Superficial Deposits) and 

Groundwater Vulnerability Zone (Minor Aquifer High) underneath the area.
Woodlands

 − The Environment Agency’s Flood Zone mapping identified a large area of 
Flood Zone 3 in the centre.

 − The entire area is designated as a surface water nitrate vulnerable zone and 
land adjacent has Groundwater Vulnerability Zone designation.

 − There is a flood storage area situated west and another further north-west
Aylesbury East;

 − The Environment Agency’s Flood Zone mapping identified localised areas of 
Flood Zone 2 on the eastern and western boundaries

 − The entire area is designated as a surface water nitrate vulnerable zone 
and land adjacent has various Secondary A Aquifer and Groundwater 
Vulnerability Zone designations

Berryfields
 − The Environment Agency’s Flood Zone mapping identified Flood Zone 3 

along the entire southern portion of  the area, and small aspects along the 
eastern and western boundaries

 − The entire area is designated as a surface water nitrate vulnerable zoneand 
there is a Secondary A Aquifer (Superficial Deposits) and Groundwater 
Vulnerability Zone (Minor Aquifer High; Minor/Major Aquifer Low) situated 
underneath

 − The majority of the area ranges from medium to low risk of flooding from 
rivers and seas and from high to low risk from surface water. There is minimal 
risk of flooding from reservoirs

Aylesbury Vale District CouncilCumulative Growth Impact 
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2.8 Landscape

Key Findings

Aylesbury South West
 − The area is within Landscape Character Area (LCA) 8.9 Haddenham Vale 

as defined in the Aylesbury Vale Landscape Character Assessment 
(AVDC & BCC, 2008). LCA 8.9 is described as follows: “This relatively 
large low lying area spreads out from the foothills of the Chiltern 
escarpment making a marked contrast with the chalk hills. The 
escarpment is a constant factor in many views which otherwise have an 
uncontained and remote feel due to the limited topography and the lack 
of settlement, woodland and infrastructure.” A proposed designated 
local landscape lies adjacent to the north.

Aylesbury South
 − The area is within LCA 8.10 Southern Vale, described as follows: “Large 

area of low lying vale landscape with limited topographic variation and 
containing transport corridors and large villages that due to the open 
nature and the urban edge of Aylesbury break down the rural character. 
This is least apparent between the A41 and the Grand Union Canal. The 
Chilterns to the south are the backdrop to many views.” The Chilterns 
Area of Outstanding Natural Beauty (AONB) is approximately 2.5km to 
the south-east at its closest point.

Aylesbury South East
 − The area is within LCA 8.10 Southern Vale, the landscape character of 

which is summarised above. The Chilterns AONB is approximately 2km to 
the south at its closest point.

Woodlands
 − The area is within LCA 8.10 Southern Vale, the landscape character of 

which is summarised above. The Chilterns AONB is approximately 2km to 
the south-east at its closest point.

Aylesbury East;
 − The area is within LCA 8.6 Hulcott Vale, described as follows: “An 

extensive area of low lying vale landscape predominantly in pastoral use 
and notable for its range of aquatic habitats located to the north, east 
and south of the Bierton Ridge. With the exception of the A413 the area is 
devoid of infrastructure and access by Rights of Way is extremely limited, 
conveying a very remote character in the eastern parts best experienced 
from the towpath of the Aylesbury Arm of the Grand Union Canal.”

Berryfields
 − The area is defined as an area of settlement within the Aylesbury 

Vale Landscape Character Assessment, however the surrounding 
landscape is within LCA 8.5 Northern Vale, described as follows: “Open 
vale landscape emphasised by very low level of settlement, limited 
topography, large scale landscape pattern and the hills lying to the north 
and south which define the visual horizon in most views. Despite the 
proximity of Aylesbury often clearly visible, there is a sense of isolation 
away from the A41, A413 and Berryfields.”

Figure 10: Aylesbury Landscape. Source: Natural England, Data.gov
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2.9 Social Infrastructure

Key Findings

All Sites

 − There is a range of social infrastructure comprising education, 
healthcare, community uses and outdoor sports provision within the 5km 
buffer of the study areas.

 − While any emerging and approved proposed development will be 
expected to mitigate impact either through direct provision of additional 
facilities or contribution towards expansion / maintenance of existing the 
following details of capacity and supply have been identified:

Primary

 − There are a total of 31 primary schools within the 5km buffer of the study 
areas and a current surplus of 648 places exists against total capacity of 
11,619. Much of this is at Aylesbury Vale Academy which has a surplus of 
248 places. 

 − There is a significant issue with capacity at Aston Clinton, which can 
be resolved through careful delivery of new schools at the Aylesbury 
expansion sites

Secondary 

 − There are a total of 8 secondary schools within the 5km buffer of the 
study areas and a current surplus of 525 places exists against total 
capacity of 9,355. 

Health

 − There are a total of 10 GP sites within the 5km buffer of the study areas 
and a current surplus of  7,792 exists when Westongrove Partnership 
is removed which appears to be a training hospital that is recorded at a 
deficit of -22,824. 

Other

 − Capacity of GP’s, Community Facilities, Libraries and indoor / outdoor 
sports cannot be determined. 

Figure 11: Aylesbury Social Infrastructure. Source:  Bucks County Council - http://apps1.buckscc.gov.uk/eforms2005/schools_
directory/schoolDetails.aspx?DFEE=2250 
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2.10 Utilities

Key Findings

Aylesbury South West

 − A National Grid Overhead Line crosses the area from south to north and 
then runs along the north-eastern boundary. A small gas pipeline crosses 
the area in the north. Capacity of the existing network is unknown although 
reinforcements would be expected to facilitate development.

Aylesbury South

 − Although GIS data records that no major utility service cross the area 
application material submitted under 16/04608/AOP confirms that an existing 
sewer, clean water main, overhead HV electricity cables and underground 
BT apparatus are located close to the western boundary and will likely be 
required to facilitate proposed development. 

Aylesbury South East

 − Although GIS data records that no major utility service cross the area review 
of outline planning application documentation has confirmed that a local 
network of strategic utility services have the capacity to supply development 
with little need for off-site reinforcement.

Woodlands

 − Although GIS data records that no major utility services cross the area 
application material submitted under 15/03806 confirms that at present 
an overhead electricity line crosses the area from south to north and 
development will be planned to accommodate this constraint. 

 − Application 16/01040/AOP also confirms that while a number of likely 
diversions and reinforcement requirements have been identified to assist 
development it is not anticipated that any of these requirements are a barrier 
to development. 

Aylesbury East

 − Planning Application material confirms that no major utility services cross 
the area and therefore no material impacts were recorded. The submitted 
Energy Strategy illustrated a number of potential solutions for reducing the 
site energy demand and meeting the energy demand through sustainable 
decentralised and centralised renewable sources, demonstrating therefore 
that development can be delivered in accordance with planning objectives.

Berryfields

 − While a high voltage National Grid Overhead Line crosses the area from 
south to north it has remained in situ under development proposals in order 
to comply with National Grid Guidance.  The National Grip HP Transmission 
pipelines that crosses the area from south-west to north-east, as well as 
adjacent to the area in the north and south have also been avoided under 
development agreements. 

Figure 12: Aylesbury Utilities. Source: National Grid
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Key Findings

2.11 Movement and Connectivity

Key Findings

Aylesbury South West

 − Vehicular access achievable from B4443 in the southeast and the A418 in the 
northwest

 − The area is bisected by Princes Risborough branch line.  Southern part of area 
within walking distance of Stoke Mandeville Railway Station providing access 
to services to Aylesbury and London Marylebone

 − Five bus routes accessible to northwest of site on A418, one bus route 
accessible to north of area on Anton Way, five bus routes accessible from the 
B4443 Lower Road.

 − Eastern section of the area is easily accessible by bicycle with Jetway 
cycle route located along the B4443 and Topazway from the neighbouring 
residential area providing access towards the town centre.  Pebbleway cycle 
route connects the area via A418 to Stone and Aylesbury Town Centre.

 − Several Public Rights of Way (PROW) cross area connecting with built up limits 
of Aylesbury to east.

 − HS2 alignment will form the western edge of this site

Aylesbury South 

 − Vehicular access achievable from the B4443 in the southwest and the A413 
Wendover Road in the northeast providing access to the principal road 
network

 − Within walking distance of Stoke Mandeville Railway Station providing access 
to services to Aylesbury and London Marylebone.

 − London Marylebone railway line bisects the area causing severance.

 − Five bus routes accessible from the B4443 Lower Road and three routes 
accessible from the A413 Wendover Road

 − Jetway cycle route present along the B4443 Lower Road and Amberway (A413 
Wendover Road) providing connections towards Aylesbury Town Centre and 
Wendover

 − PROWs connect B4443 to A413 via level crossing of railway line and to Stoke 
Mandeville in South.

Aylesbury South East

 − Vehicular access achievable from A413 Wendover Road in the southwest and 
the A41 Aston Clinton Road in the northeast providing access to the principal 
road network

 − Western part of area is within walking distance of Stoke Mandeville Railway 
Station

 − Three bus routes accessible from the A413 Wendover Road in the west and 
five routes accessible from the A41 Aston Clinton Road, with further services 
operating on residential roads in Bedgrove to the north of the area.

 − Amberway cycle route runs along A413 providing connections towards the 
centre of Aylesbury and Wendover. 

 − PROW runs north south across area between A41 and bedgrove in north and 
Weston Turville in south

Woodlands

 − Vehicular access achievable from A41 in the south providing access to the 
principal road network

 − Five bus routes accessible from the A41 to the south of the area but no access 
to rail based public transport.

 − Bridleway runs along Grand Union Canal to north providing pedestrian and 
cycle connections towards Aylesbury and Tring.

Aylesbury East 

 − Vehicular access to A418 to the north and to the A4157 in the west via the 
newly construction Stocklake Link Road.

 − One bus route accessible on A4157 to the west and three bus routes on A418 
to the north.

 − Sapphire Way cycle route runs along A418 to the north providing access 
towards Aylsbury and Bierton.

 − Bridleway runs along Grand Union Canal to north providing pedestrian and 
cycle connections towards Aylesbury and Tring.

Berryfields

 − Vehicular access achievable to A41 to south and A413 to the east.

 − New link road constructed connecting A41 with development and A413 in east.

 − Close proximity to Aylesbury Vale Parkway Rail Station providing access to 
Chilton Railway services towards London Marylebone

 − Three bus routes operate between the development and Aylesbury town 
centre

 − New network of cycle and pedestrian infrastructure across the development 
but limited onward connections towards town centre

Aylesbury Vale District CouncilCumulative Growth Impact 
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Figure 13: Aylesbury Movement and Connectivity. Source: OS Open Local
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This chapter provides an overview of 
planned or emerging development 
proposals across the six major study 
areas. It sets out an appreciation of 
current masterplans and the major 
new housing, employment and 
infrastructure proposed. The chapter 
concludes with an overview of the 
cumulative growth envisaged.
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03 Development Proposals

3.1  Planning Applications
3.2  Berryfields
3.3  Aylesbury East
3.4  Woodlands
3.5  Aylesbury South East
3.6  Aylesbury South
3.7  Aylesbury South West
3.8  Major planned infrastructure and cumulative schemes
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3.1 Planning Applications

Key Findings

 − The combined study areas are currently subject to 11 applications which 
are either submitted pending approval, approved or under construction.

 − Land at Aylesbury South West is subject to an outline planning application 
for up to 190 residential units  although a major masterplan for the 
western edge is being advanced and currently subject to pre-application 
discussion.

 − Land at Aylesbury South is subject to two outline applications with the 
remainder of the site not yet advanced and requiring a masterplan

 − Much of the land within Aylesbury South East is subject to pending outline 
planning applications and proposals well advanced.

 − Land at Woodlands is subject to a major outline planing application as well 
as a further application that proposes 400 units awaiting approval upon 
finalisation of a section 106 agreement. 

 − Land at both Berryfields and Aylesbury East has been previously approved 
with construction significantly advanced.

HELAA 
Site Ref:

Site Name Planning Ref Description

Aylesbury South West

SMD012
Land At Lower Road Stoke 
Mandeville Buckinghamshire 

16/00448/
AOP

Outline planning permission for up to 190 residential dwellings (including up to 30% affordable housing), introduction of structural planting 
and landscaping, informal public open space and children’s play area, surface water attenuation, access points from Lower Road and 
associated ancillary works.

Aylesbury South

SMD004
Land Off Lower Road Stoke 
Mandeville Buckinghamshire 

16/04608/
AOP

 Outline planning application with access to be considered and all other matters reserved for residential development of up to 125 
dwellings, open space, landscaping, drainage features and associated infrastructure.

SMD018
Land East Of Lower 
Road Stoke Mandeville 
Buckinghamshire 

15/04341/AOP

Outline planning permission for up to 117 residential dwellings (including up to 30% affordable housing), introduction of structural planting 
and landscaping, informal public open space and children’s play area, surface water flood mitigation and attenuation, vehicular access 
point from Lower Road and associated ancillary works. All matters to be reserved with the exception of the main site access off Lower Road, 
Stoke Mandeville, HP22 5GT.

Aylesbury South East

WTV019
 Land To The South Of Aston 
Clinton Road Weston Turville 
Buckinghamshire 

16/03388/
AOP

An Outline Planning Application for up to 120 dwellings with all matters reserved except for access for future consideration on Land at 
Aston Clinton Road, Aylesbury.

WTV022

Land Between Wendover 
Road And Aston Clinton 
Road Weston Turville 
Buckinghamshire 

16/00424/AOP Outline planning application with all matters reserved for a mixed-use sustainable urban extension comprising of up to 3,000 dwellings and 
a 60 bed care home/extra care facility, park and ride site, 6.9ha of employment land, 2 primary schools and retail.

WTV025
Land Adjacent To Aston 
Clinton Road Weston Turville 
Buckinghamshire 

13/01488/AOP Outline application with all matters reserved. Site for 135 dwellings with associated public open space, new vehicular, pedestrian & cycle 
accesses, landscaping and drainage works

WTV020
Land East Of New 
Road Weston Turville 
Buckinghamshire 

14/02072/AOP Outline planning application with all matters reserved for the erection of upto 64 dwellings, public open space, attenuation basin and 
associated infrastructure.

Woodlands

WTV018
Aylesbury Woodland 
College Road North Aston 
Clinton Buckinghamshire 

 16/01040/
AOP

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

WTV016

Land North Of Aston Clinton 
Road (Former Aston Clinton 
MDA Site) Weston Turville 
Buckinghamshire 

15/03806/
AOP(Awaiting 

S.106)

Outline application with principal means of access to be considered and all other matters reserved for the construction of up to 400 
dwellings (C3 use class), Hotel,Pub and/or Restaurant (C1/A3 use class), extra care housing (C2/C3 use class) (80bed), 5,000 square metres 
of employment floorspace (B1 use class), a local centre (A1/A2/A3 use class). Public open space,play areas,water meadow and associated 
infrastructure including roads.

Aylesbury East

N/A

Site already allocated 
and under construction 
(10/02649/AOP – Permitted 
05-12-2013) 

10/02649/AOP
New urban extension comprising 2450 homes, 10ha employment land, neighbourhood centre, two primary schools, construction of 
eastern link road (part) and the Stocklake link road (rural section), green infrastructure, associates community facilities and support 
infrastructure including expanded electricity sub station and flood defences.

Berryfields

N/A

Site already allocated 
and under construction 
(03/02386/AOP – Permitted 
14-11-2007) 

03/02386/
AOP

Site for 3200 dwellings, employment (Classes B1, B2 and B8), district centre (comprising a mix of Classes A1, A2, A3, A4 and A5, B1, C3, D1 
and D2), two combined schools, a secondary school, public open space and recreation facilities, park and ride and accesses.

Table 2: Relevant Planning Applications
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3.2 Berryfields

Key Findings

Relevant HELAA Sites

 − N/A - Site already allocated and under construction (03/02386/AOP – 
Permitted 14-11-2007)

Proposed Development

 − Potential 3,200  homes. At 31.03.16 another 1,534 were left to be built. 
Expected 977 in years 1-5 and 557 in years 6-15.

 − 90,000 sqm of employment land.

Major new infrastructure

 − Multiple vehicular access points into the sites.

 − Provision of district centre including retail uses.

 − Provision of a single carriageway distributor road (the Western Link Road), 
additional junction onto the A41.

 − Proposed Park and ride (1.7ha) and a new network of segregated 
cycleways, footpaths and bridleways.

 − 72ha of of open space including children’s play area.

 − Proposed Secondary school.
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Employment (m2) 

Figure 15: Berryfields masterplan
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3.3 Aylesbury East

Key Findings

Relevant HELAA Sites

 − N/A - Site already allocated and under construction (10/02649/AOP – 
Permitted 05-12-2013) 

Proposed Development

 − Potential 2,450 homes (under construction).

 − 100,000 sqm of employment land.

 − Three mixed use centres offering retail outlets and community.

Major new infrastructure

 − Multiple vehicular access points into the sites.

 − Strategic road links, traffic calming. Northern arm of the Eastern Link Road 
from the A418 south to the Grand Union Canal.

 − Proposed new footpaths and cycleways.

 − 204.8ha of multi-functional Green Infrastructure including recreation, 
pedestrian and cycleway links, sustainable drainage and biodiversity.

 − Proposed 2 Primary schools and a safeguarded site for a Secondary 
School

 − Improvements to Strategic Flood alleviation measurements and upgrade 
to current sub-station.
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Figure 16: Aylesbury East masterplan

Buffer to the 
emplyment land

Canal side open 
space

Railway Park open 
space

Canal Basin open 
space

Village edge open 
space

Broughton Brook 
open space

Cumulative Growth ImpactAylesbury Vale District Council

29AECOM



3.4 Woodlands

Key Findings

Relevant HELAA Sites

 − BIE022, WTV017, WTV018, 

 − WTV016 is included within study area for purposes of assessment but 
recognised as an existing commitment

Proposed Development

 − Potential 1,910 homes over 4 different sites

 − 60 residential extra care units.

 − 107,800 sqm of employment land.

 − 18,553 sqm retail and lesiure

 − Provision of 1 primary schools.

 − 3,500 sqm leisure facility.

Major new infrastructure

 − Strategic link road connection and associated footway linking the A41 
Aston Clinton Road with the ELR, including a bridge over the GUC. 

 − Two new signalled access roads from Aston Clinton Road.

 − Proposed new footpaths and cycleways.

 − Proposed formal and informal open spaces, parkland and recreational 
facilities, wildlife areas, water meadow, sports ptiches and pavilions, 
children’s play areas, mixed use game areas (MUGA) and allotments.

 − 70,000 sqm of multi-functional green infrastructure.
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Figure 17: Woodlands masterplan
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3.5 Aylesbury South East

Key Findings

Relevant HELAA Sites

 − WTV019, WTV021, WTV022, 

 −  WTV020 and WTV025 are included within study area for purposes of 
assessment but recognised as existing commitments.

Proposed Development

 − Potential 3,430 homes over 5 different sites (

 − 60 bed care home/extra care facility.

 − Potential 6.9ha of employment land.

 − 1,200 sqm of retail uses.

Major new infrastructure

 − Multiple vehicular access points into the sites.

 − A dualled Southern Link Road between A413 and A41 and a strategic link 
road between the Southern Link Road and Marroway.

 − Provision of 2 primary schools.

 − Proposed park and Ride site.

 − Proposed improvements to PRoWs, new footpaths and cycleways.

 − Proposed public open spaces, parkland, sports ptiches and pavilions, 
children’s play areas, mixed use game areas (MUGA) and allotments.

 − Provision of Sustainable Drainage Systems (SuDS) and Wetlands/
Attenuation.

3,430

29,200 

1,200

Homes 

Retail(m2) 

Employment (m2) 

Figure 18: Aylesbury South East masterplan
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3.6 Aylesbury South 

Key Findings

Relevant HELAA Sites

 − SMD004, SMD005, SMD006, SMD007, SMD008, SMD016

 − SMD018 is included within study area for purposes of assessment but 
recognised as an existing commitment.

Proposed Development 

 − No masterplan is yet to come forward within this area. In order to provide 
an appropriate assessment of cumulative impact, AECOM have therefore 
sought to develop an illustrative strategic concept that allows a position 
to be taken upon development capacity. This has been informed by both 
information contained within the HELAA as well as good urban design 
principles that ensure buffers are maintained to major infrastructure and 
highways as well as separation from the existing settlement of Stoke 
Mandeville. 

 − Potential 1,686 homes

Major new infrastructure

 − Multiple vehicular access points into the sites.

 − Public Open Spaces including proposed children’s play areas

 − Retained and enhanced PROW, providing better connectivity with wider 
footpath network.

 − Provision of Sustainable Drainage Systems (SuDS) and Wetlands/
Attenuation.

 − Proposed new Local centre.

 − Potential provision of a Primary school.

1,686
Homes 

Figure 19: Aylesbury South masterplan
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3.7 Aylesbury South West

Key Findings

Relevant HELAA Sites

 − SMD009, STO016

 − SMD012 is included within study area for purposes of assessment but 
recognised as an existing commitment.

Proposed Development

 − The masterplan detailed is currently subject to Pre-applciation discussion 
and while therefore appropriate to use for the purposes of this report is still 
subject to update and refinement in discussion with LPA case officers. That 
shown here is an early indication of a potential development form.

 − Potential 1,740 homes over 3 different sites.

 − Potentially suitable for employment uses.

Major new infrastructure

 − Multiple vehicular access points into the sites.

 − A4010 Stoke Manderville Bypass.

 − Proposed pelican crossing providing a safe crossing to the pedestrian/
cycleway along Lower Road.

 − Retention of the existing established vegetation structures to the site 
boundaries.

 − Children’s play space and informal Public Open Space.

 − Provision of Sustainable Drainage Systems (SuDS) and Wetlands/
Attenuation.

 − Retained and enhanced PROW.

1,740
Homes 

Figure 20: Aylesbury South West masterplan
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3.8 Major planned infrastructure and cumulative schemes

Major new Infrastructure identified in Draft IDP

Transport and Highways

 − Aylesbury –Cycle ways /Footpaths  - ‘Grand Union Triangular ‘Greenways to Growth’ and 
‘Aylesbury  Vale Parkway to Waddesdon Cycleway’, ‘Aylesbury Town-wide cycle network 
improvement’, ‘Aylesbury to Haddenham cycle route’

 − Aylesbury – Highways - ‘Aylesbury, remainder of Eastern Link Road’. ‘North East Link 
Road/ Aylesbury’, ‘South Link Road(between A41 and A413)’, ‘Stoke Mandeville A4010 
Realignment’, ‘South East Link Road’. ‘South West link (between Stoke Mandeville A4010 
realignment and A418)’, ‘North West link (between A418 and A41)’

 − Aylesbury Public Transport Hub – bus, rail, cycle

 − Aylesbury- Park and Ride - Aylesbury Park and Ride sites

Education (Primary)

 − Aylesbury -Primary School - ‘Berryfields  Expand second School from 2fe to 3fe primary 
school’, ‘Broughton Crossing - Provision  of 2 x 2fe primary schools’, ‘Hampden Fields –
provision of 2fe and 3fe primary school’. ‘Woodlands – Provision of 2fe school’, ‘Shortfall in 
Aylesbury housing (1,325 homes) – expansion of existing schools by 2fe (e.g. Haydon Abbey, 
Elmhurst)’, ‘Stoke Mandeville provision of 2-3fe school’

Education (Secondary)

 − Aylesbury – Secondary School - ‘Quarrendon Secondary School annex, to provide 
additional 6fe school places on site’. ‘Reserve 10 hectare site on Broughton Crossing School 
– for new secondary school of up to 10fe’

Special schools

 − The need for additional special school provision – will be informed by review currently being 
carried out by the SEND team. 

Health

 − Primary Care Facilities - ‘Berryfields Medical Centre requires a new purpose built primary 
care health centre on the Berryfields site to replace existing temporary portakabins.  
CCFG in discussion with AVDC regarding site and premises lease options’, ‘Meadowcroft 
Surgery’, ‘Hampden Fields New primary care health centre on Hampden Fields site required 
to accommodate 14,000 patients’, Stoke Mandeville’, ‘Broughton Crossing potentially up 
to 2500 dwellings = 7,500 patients’, ‘new community hub facility to serve the population of 
Aylesbury’

Housing for the elderly

 − Housing - Aylesbury – ‘150 unit mixed tenure retirement village scheme 50 rental/100 
leasehold’, ‘Aylesbury Vale – Housing with care dementia units’

Waste Disposal

 − Household Recycling Centre - ‘Land to be allocated and delivery of a new Household 
Recycling Centre (HWRC)’, ‘Waste Transfer Station – TBC’, ‘Bin storage capacity - Ongoing 
during housing development’

Flood Defences

 − Flood Management - ‘Aylesbury East Flood Management system’, ‘Willows Aylesbury’, 
‘Woodlands’, ‘Hampden Fields’. 

Emergency Services

 − Police Station - ‘Adaptations and alterations at Aylesbury PS’, ‘Office Accommodation - East 
Aylesbury Touch down Office’

Green Infrastructure

 − Green Infrastructure - Aylesbury Linear Park - Links to River Thame and Strategic GI network 
and links to Quarrendon Leas

14,416

327,000 

19,753

 9,156

Homes 

Retail(m2) 

Hotel (m2) 

Employment (m2) 

Figure 21: Aylesbury Major planned infrastructure. Source: Draft IDP
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This chapter utilises the AVDC Local 
Plan Sustainability Objectives and 
Issues to structure a cumulative 
impact appraisal of the planned 
development across the six major 
study areas that surround Aylesbury. 
Where additional mitigation is 
considered necessary this is 
recorded. 
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04 Cumulative Impact Analysis

4.1  Approach
4.2  Heritage
4.3  Landscape
4.4  Biodiversity
4.5  Climate change mitigation
4.6  Climate change adaptation
4.7  Natural resources
4.8  Pollution
4.9  Waste
4.10  Transport
4.11  Housing
4.12  Community
4.13  Economy
4.14  Summary
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4.1 Approach

This chapter provides individual and cumulative 
impact assessment of the six major growth areas 
that surround Aylesbury.

Approach
As set out in Figure 23 a consistent approach has been adopted for the assessment of 
cumulative impact arising from planned  or proposed development.  It comprises the 
following key stages:

Sustainability Issue overview
Each sustainability issue, as listed under the headline Sustainability Objectives shown 
in Table 3 has been assessed in turn. A high level overview provides the key baseline 
data and direction of travel envisaged under emerging policy within the draft  VALP.

Site Assessment 
Easy of the six sites is taken in turn and assessed in regard to the overall impact of 
development, a review of any mitigation proposed under approved or submitted 
planning applications as well as a conclusion drawn on the residual impact of 
development proposed. A green, amber, red assessment is denoted by the colour of 
the box.

Given the timescales of the project it must be recognised that this review is at 
a strategic level, and while applications have been reviewed, the full details of 
all commentary contained within them has not been appropriate or possible to 
synthesise and detail within this report. 

Cumulative Assessment 
Following review of the six study areas individually, commentary is included on the 
likely cumulative impact of proposed growth.

Where it is concluded that additional mitigation may be required this is set out and 
should be considered by AVDC when reviewing emerging Local Plan policy ahead of 
the submission draft or under the approval of submitted applications. 

Sustainability Objective Sustainability Issues

Protect, enhance and manage sites, features and areas of historical, cultural heritage and archaeological 
importance

Designated assets/areas and their settings
Non-designated assets/areas and their settings

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

Chilterns AONB
Designated local landscapes
Character of the wider countryside
Townscapes and sensitive settlement edges.

Protect, enhance and manage biodiversity and geodiversity
Internally and nationally designated sites
Locally designated sites
Biodiversity at the landscape scale

Minimise the district’s contribution to climate change (‘mitigation’)
Emissions from transport
Emissions from the built environment

Plan for the anticipated levels of climate change (‘adaptation’) Increased flood risk

Protect and conserve natural resources
Best and most versatile agricultural land
Remediation of contaminated land
Mineral deposits

Reduce air, soil and water pollution
Point source and diffuse pollution
Pollution hotspots, including AQMAs

Reduce waste generation and disposal, and achieve the sustainable management of waste Local and strategic facilities for waste separation, recycling and recovery.

Increase the proportion of travel by sustainable modes, reduce the need to travel and improve the efficiency of 
transport networks

Public transport
Active Modes of travel
Traffic congestion hotspots

Provide affordable and good quality housing for all.

Objectively assessed housing needs
Mix of types and tenures
Specialist housing needs (covered by needs of aging population and not 
detailed separately within this report)

Safeguard and improve community, health, safety and well-being
Community, health, sport and leisure facilities
Open space and green infrastructure
Needs of the ageing population

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

Employment land to meet the varying needs of businesses.

Table 3: VALP SA Framework
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Sustainability Objective / Issue . e.g 
Local and strategic facilities for waste 
separation, recycling and recovery

Overview

Cumulative Impact

Overview

Further Mitigation measures

 Area name. eg Berryfields

Impact of Development

Mitigation Proposed

Residual Impact

Figure 23: Aylesbury Cumulative Impact Assessment - Approach

Sustainability Objective Issue: This box 
provides a brief overview of the issue being 
assessed.

Area Assessment: This box provides an 
individual assessment by area and provides 
high level review of:

 − the impact of development

 − the mitigation proposed, and

 − a conclusion of the residual impact.  

The box is coloured green, amber or red 
based on a conclusion of the residual impact.

Green concludes that no negative residual 
impact is perceived and therefore no 
additional mitigation required

Amber concludes that some further mitigation 
may be required to mitigate the impacts 
of development but absolute conclusions 
cannot be drawn at this stage.

Red concludes that further mitigation is 
necessary in order to mitigate the impact of 
development.

Cumulative Impact and potential further 
mitigation: This box provides a cumulative 
assessment of the total development 
anticipated to come forward across the six 
areas. Where a negative impact is assessed 
additional mitigation is set out for further 
consideration with potential to included within 
the emerging VALP.

The box is coloured green, amber or red based 
on a conclusion of the cumulative residual 
impact and the need for further mitigation.
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4.2 Heritage

Designated assets / areas and their settings

Overview 

 − The historic environment is an asset of great 
cultural, social, economic and environmental value. It 
contributes significantly to the quality of life and to the 
character of the district, representing a non-renewable 
resource that once lost is gone forever. 

 − Heritage assets are defined as those parts of the 
historic environment that have significance because 
of their historic, archaeological, architectural or artistic 
interest, over and above their functional utility, and 
covers both designated and non-designated assets

 − Daft Policy BE1 provides specific advice in regard to the 
treatment of heritage assets. 

 Berryfields

Impact of Development: There is a Scheduled Monument located to the south-east of the Study Area. This marks the location of a former Medieval Village at Quarrendon (the Quarrendon 
Scheduled Village). Berryfield Farm house is a Grade II listed building and is located within the Study Area, close to the northern boundary of the MDA. Field evaluation revealed previously 
unknown archaeology in three parts of the Study Area. 

Mitigation Proposed: A buffer zone is included in the design of the new development to be no less than 100m from the boundary of the Quarrendon Scheduled Site, from which built 
development is excluded. The masterplan has also been designed to ensure that built development does not impinge into the three areas of archaeological finds. These areas will accommodate 
open space uses only for the benefit of the MDA residents and other local inhabitants. Part funding will also be supplied for a suitable management strategy for the Quarrendon Scheduled Site. 

Residual Impact: Development in this proposal area is unlikely to cause any impacts on designated assets and their setting due to mitigation measures included in the development. 

 Aylesbury East

Impact of Development: There are no designated national or local sites or national monuments within the study area.

Mitigation Proposed: None Required

Residual Impact: Development in this proposal area is unlikely to cause any impacts on designated assets and their setting.

 Woodlands

Impact of Development: Adjacent to the Study Area is a Scheduled Monument which takes the form of a moated structure known as Broughton Parva, which also accommodated a chapel 
attendant to Weston Turville. 

Mitigation Proposed: The designs include a strong frontage along the A41 graduating down to in height towards the Scheduled Monument and the open countryside. Also there will be a 15m 
landscaped buffer, incorporating pedestrian and cycle way, between the new development and Broughton Parva Moated Manor earthworks, to protect the site’s archaeological remains and it’s 
setting. 

Residual Impact: Development in this proposal area is unlikely to cause any impacts on designated assets and their setting due to mitigation measures included in the development. 
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Cumulative Impact

Overview

There are several Listed Buildings, archaegoical remains 
and Scheduled Monuments sited within and adjacent to 
the Study Areas. However, all Study Areas that include 
planning applications, have mitigated against the impacts 
on historical features. 

Further Mitigation measures

Ensure future planning applications mitigate against the 
impacts on historical features. 

 Aylesbury South East

Impact of Development: There are no designated national or local sites or national monuments within the study area.

Mitigation Proposed: None Required

Residual Impact: Development in this proposal area is unlikely to cause any impacts on designated assets and their setting.

 Aylesbury South

Impact of Development: There are Listed Buildings along the western boundary and south-west corner. 

Mitigation Proposed: Future planning applications will need to take these Listed Buildings and their setting into account.

Residual Impact: Development in this Study Area could affect historical assets if mitigation is not put in place.

 Aylesbury South West

Impact of Development: There are Listed Buildings located in the north-western corner and south-eastern corner. 

Mitigation Proposed: Future planning applications will need to take these Listed Buildings and their setting into account.

Residual Impact: Development in this Study Area could affect historical assets if mitigation is not put in place.
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Non-designated assets/areas and their settings

Overview

Local planning authorities may identify non-designated 
heritage assets. These are buildings, monuments, sites, 
places, areas or landscapes identified as having a degree 
of significance meriting consideration in planning decisions 
but which are not formally designated heritage assets.

The National Planning Policy Framework identifies 2 
categories of non-designated site of archaeological 
interest:

(1) Those that are demonstrably of equivalent significance 
to scheduled monuments and are therefore considered 
subject to the same policies as those for designated 
heritage assets

(2) Other non-designated heritage assets of archaeological 
interest. By comparison this is a much larger category of 
lesser heritage significance, although still subject to the 
conservation objective.

 Berryfields

Impact of Development: Development within this area will lead to related ground works that could potentially impact on unknown buried archaeological assets.

There are a number of Grade II listed buildings and a Grade II* listed building in the surrounding area that have the potential for their setting to be affected as a result of a new development.

Mitigation Proposed: Archaeological Statements submitted for planning  summarise the archaeological investigations that have been undertaken . No further investigations are required.

Landscape screening may also be provided to reduce the impact on the setting of the heritage asset.

Consider location of  green infrastructure and ecological mitigation areas to ensure minimal impact on any archaeological remains

Residual Impact: There is likely to be a low negative residual impact on buried archaeological assets and / or the setting of heritage assets as a result of developing the proposal site.

 Aylesbury East

Impact of Development: Development within these areas will lead to related ground works that could potentially impact on unknown buried archaeological assets.

There are a number of Grade II listed buildings and a Grade II* listed building in the surrounding area that have the potential for their setting to be affected as a result of a new development.

Mitigation Proposed: Archaeological Statements submitted for planning  summarise the archaeological investigations that have been undertaken . No further investigations are required.

Landscape screening may also be provided to reduce the impact on the setting of the heritage asset.

Consider location of  green infrastructure and ecological mitigation areas to ensure minimal impact on any archaeological remains

Residual Impact: There is likely to be a low negative residual impact on buried archaeological assets and / or the setting of heritage assets as a result of developing the proposal site.

 Woodlands

Impact of Development: Development within these areas will lead to related ground works that could potentially impact on unknown buried archaeological assets.

There are a number of Grade II listed buildings and a Grade II* listed building in the surrounding area that have the potential for their setting to be affected as a result of a new development.

Mitigation Proposed: Archaeological Statements submitted for planning  summarise the archaeological investigations that have been undertaken . No further investigations are required.

Landscape screening may also be provided to reduce the impact on the setting of the heritage asset.

Consider location of  green infrastructure and ecological mitigation areas to ensure minimal impact on any archaeological remains

Residual Impact: There is likely to be a low negative residual impact on buried archaeological assets and / or the setting of heritage assets as a result of developing the proposal site.
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Cumulative Impact

Overview

Development within these areas will lead to related ground 
works that could potentially impact on unknown buried 
archaeological assets.

There are a number of Grade II listed buildings in the 
surrounding area that have the potential for their setting to 
be affected as a result of a new development.

However, cumulatively there is likely to be a low negative 
residual impact on buried archaeological assets and / or 
the setting of heritage assets as a result of developing the 
proposal site.

Further Mitigation measures

None required

 Aylesbury South East

Impact of Development: Development within these areas will lead to related ground works that could potentially impact on unknown buried archaeological assets.

There are a number of Grade II listed buildings in the surrounding area that have the potential for their setting to be affected as a result of a new development.

Mitigation Proposed: Archaeological Statements submitted for planning  summarise the archaeological investigations that have been undertaken . No further investigations are required

Consider location of  green infrastructure and ecological mitigation areas to ensure minimal impact on any archaeological remains.

Residual Impact: There is likely to be a low negative residual impact on buried archaeological assets and / or the setting of heritage assets as a result of developing the proposal site.

 Aylesbury South

Impact of Development: Development within these areas will lead to related ground works that could potentially impact on unknown buried archaeological assets.

There are a number of Grade II listed buildings in the surrounding area that have the potential for their setting to be affected as a result of a new development.

Mitigation Proposed: Heritage Statement submitted for planning  summarises the archaeological investigations that have been undertaken . No further investigations are required.

Consider location of  green infrastructure and ecological mitigation areas to ensure minimal impact on any archaeological remains

Residual Impact: There is likely to be a low negative residual impact on buried archaeological assets and / or the setting of heritage assets as a result of developing the proposal site.

 Aylesbury South West

Impact of Development: Locally designated Archaeological Protection Areas are present in the centre and northern part of the proposal site. Development within these areas will lead to related 
ground works that could potentially impact on unknown buried archaeological assets.

Hall End Farmhouse (Grade II) is located 140m south of the Site. Potential for setting impacts as a result of the new development.

Mitigation Proposed: Archaeological Statement submitted for planning  summarises the archaeological investigations that have been undertaken and proposed further  field evaluation. 

Consider location of  green infrastructure and ecological mitigation areas to ensure minimal impact on any archaeological remains

Residual Impact: There is likely to be a low negative residual impact on buried archaeological assets and / or the setting of heritage assets as a result of developing the proposal site.
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4.3 Landscape

Chilterns AONB 

Overview

 − AVDC endorses the Chilterns Conservation Board 
Management Plan 2014-19. Specific policies and 
guidelines produced by the shadow Chilterns 
Conservation Board.

 − The Chilterns AONB is a nationally designated 
landscape with policy protection included in the NPPF.

 − Planning permission for any major development within 
the AONB, or affecting its setting or appreciation of the 
AONB, will not be granted unless it meets a number of 
set criteria (Policy NE4, Draft VALP 2016). 

 Berryfields

Impact of Development: The site is located on the opposite side of Aylesbury from the AONB, and would be unlikely to result in significant landscape effects on the AONB. Development on the 
site would potentially be visible in distant views from the AONB, but would be seen in the context of the existing panoramic views across the landscape and townscape of Aylesbury.

Mitigation Proposed: No mitigation required to reduce impacts on the AONB as a result of the distance to the site and intervening landscape. 

Residual Impact: No negative impact is recorded.

 Aylesbury East

Impact of Development: Negligible or low visual impact on the setting of the Chilterns AONB.

Mitigation Proposed: Requires buffer planting and strategic structural mitigation planting through and around the site to limit the potential for visual impacts on the AONB.

Residual Impact: The site is located approximately 4.5km from the AONB at its closest point, and is considered unlikely to result in significant landscape effects on the AONB. Views from 
elevated ground within the AONB are distant and expansive, and as a result of tree cover across the low-lying landscape to the north, and mitigation planting, development within the site is 
unlikely to result in a significant visual effect on the AONB.

 Woodlands

Impact of Development: Potential impacts on the setting of the AONB, which is approximately 2km to the south-east at its closest point.

Mitigation Proposed: Requires buffer planting and strategic structural mitigation planting through and around the site to limit the potential for significant landscape and visual impacts on the 
AONB.

Residual Impact: The site is visible from key viewpoints at Coombe Hill and the Upper Icknield Way within the Chilterns AONB, and development on the site would potentially affect the setting 
of the AONB. Structural mitigation planting around and through the site would help integrate development into the landscape. Views from the AONB are expansive and far-reaching, and 
development on the site would form part of the existing characteristic settled vale in the view.
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Cumulative Impact

Overview

The cumulative effect of development across all six areas 
together would be likely to result in landscape and visual 
impacts on the setting of the AONB, greater than those 
identified for the individual sites. 

The landscape effect of the cumulative development sites 
would be indirect, given that all of the sites are outside of 
the AONB, but there would be a slight perceptual change 
to the setting of the AONB. This effect would be limited 
as a result of the distance between the sites and the 
AONB, and because the vale landscape north of the AONB 
already contains large-scale settlement at Aylesbury. 
It is considered unlikely that the cumulative effect of 
development would result in a significant landscape effect 
on the AONB.

There would be direct visual effects on the AONB as a 
result of the cumulative development sites. The visual 
extent of the cumulative development sites, combined 
with the existing development at Aylesbury and nearby 
settlements, would be readily apparent. However, 
development across the sites will be predominantly 
low-rise and incorporate substantial mitigation planting, 
reducing the impact on views across the low-lying vale 
landscape from the elevated viewpoints within the 
AONB. The key characteristics of views across the wider 
landscape would be fundamentally unchanged, in that they 
would remain expansive across the settled vale landscape. 
It is considered unlikely that there would be significant 
cumulative residual landscape and visual effects on the 
AONB.

Further Mitigation measures

No further mitigation is required to reduce cumulative 
impacts on the AONB beyond the mitigation already 
outlined at an individual site basis where applications exist.

However, where mitigation is still to be agreed or no 
masterplan in place (such as Aylesbury South) it must be 
reconsigned that continual cumulative impact assessment 
will need to be undertaken as part of application 
submissions and absolute conclusion cannot e reached at 
this stage. 

 Aylesbury South East

Impact of Development: Potential impacts on the setting of the AONB, which is approximately 2km to the south at its closest point.

Mitigation Proposed: Requires buffer planting and strategic structural mitigation planting through and around the site to limit the potential for significant landscape and visual impacts on the 
AONB.

Residual Impact: The site is visible from key viewpoints at Coombe Hill and the Upper Icknield Way within the Chilterns AONB, and development on the site would potentially affect the setting 
of the AONB. Structural mitigation planting around and through the site would help integrate development into the landscape. Views from the AONB are expansive and far-reaching, and 
development on the site would form part of the existing characteristic settled vale in the view.

 Aylesbury South

Impact of Development: The site’s location between existing areas of settlement at Aylesbury and Stoke Mandeville limits its potential landscape and visual impacts on the AONB landscape 
setting. Development at the site would be seen from the AONB as part of the wider panoramic views across the existing settled vale.

Mitigation Proposed: Requires adequate mitigation planting through and around the site to limit potential landscape and visual impacts on the AONB.

Residual Impact: Low-rise residential development across this site would be largely assimilated into the existing adjacent built-up areas of Aylesbury and Stoke Mandeville when viewed from the 
AONB.

 Aylesbury South West

Impact of Development: The narrow nature of this site along the existing urban edge of Aylesbury and its orientation in relation to the AONB would limit the potential for landscape and visual 
impacts on the AONB landscape setting. Mitigation as part of the HS2 railway corridor would also be likely to assist in assimilating this site into the landscape from viewpoints in the AONB.

Mitigation Proposed: Requires adequate mitigation planting through and around the site to limit potential landscape and visual impacts on the AONB.

Residual Impact: Low-rise residential development across this site would be largely assimilated into the existing adjacent built-up area of Aylesbury when viewed from the AONB.

Cumulative Growth ImpactAylesbury Vale District Council

45AECOM



Designated local landscapes 

Overview

 − AVDC has identified and is seeking to designate Areas 
of Attractive Landscape (AALs) and Local Landscape 
Areas (LLAs) within the Local Plan (Policy NE3, Draft 
VALP 2016).

 − The landscapes of each designation have been 
identified as having particular features and qualities 
considered appropriate for particular conservation 
and enhancement opportunities. Of the two 
categories, the AALs are given greater significance 
(Policy NE3, Draft VALP 2016).

 − Development in AALs and LLAs should have particular 
regard to the character identified in the report 
‘Defining the special qualities of local landscape 
designations in Aylesbury Vale District’ (2016) and the 
Aylesbury Vale Landscape Character Assessment 
(Policy NE3, Draft VALP 2016).

 Berryfields

Impact of Development: Negligible impact on prospective AAL or LLA designations.

Mitigation Proposed: None needed.

Residual Impact: The site is not within a prospective AAL or LLA and it is considered unlikely there would be a significant impact on a proposed designated local landscape as a result of the 
allocation.

 Aylesbury East

Impact of Development: Negligible impact on prospective AAL or LLA designations.

Mitigation Proposed: None needed.

Residual Impact: The site is not within a prospective AAL or LLA and it is considered unlikely there would be a significant impact on a proposed designated local landscape as a result of the 
allocation.

 Woodlands

Impact of Development: Negligible impact on prospective AAL or LLA designations.

Mitigation Proposed: None needed.

Residual Impact: The site is not within a prospective AAL or LLA and it is considered unlikely there would be a significant impact on a proposed designated local landscape as a result of the 
allocation.
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Cumulative Impact

Overview

As none of the sites are located within a proposed 
designated local landscape, and because the likely 
predicted effect from all of the site allocations on the 
prospective AAL or LLA designations is negligible, it is 
considered that the cumulative effect of all site allocations 
is also negligible.

Further Mitigation measures

None needed.

 Aylesbury South East

Impact of Development: Negligible impact on prospective AAL or LLA designations.

Mitigation Proposed: None needed.

Residual Impact: The site is not within a prospective AAL or LLA and it is considered unlikely there would be a significant impact on a proposed designated local landscape as a result of the 
allocation

 Aylesbury South

Impact of Development: Negligible impact on prospective AAL or LLA designations.

Mitigation Proposed: None needed.

Residual Impact: The site is not within a prospective AAL or LLA and it is considered unlikely there would be a significant impact on a proposed designated local landscape as a result of the 
allocation.

 Aylesbury South West

Impact of Development: Negligible impact on prospective AAL or LLA designations.

Mitigation Proposed: None needed.

Residual Impact: The site is not within a prospective AAL or LLA, but is in part located adjacent to the far eastern boundary of the proposed Brill-Winchendon Hill AAL. However, as a result of the 
site location along the existing urban edge of Aylesbury, and taking into account the characteristics identified in ‘Defining the special qualities of local landscape designations in Aylesbury Vale 
District’, it is considered unlikely there would be a significant impact on the AAL as a result of the allocation or HS2 alignment.
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Character of the wider countryside

Overview

 − Development must have regard to the Aylesbury Vale 
Landscape Character Assessment 2008 (as amended  
2015). The character and distinctiveness of individual 
landscape character areas should be recognised 
(Policy NE3, Draft VALP 2016).

 Berryfields

Impact of Development: The site is located close to the existing edge of Aylesbury, and therefore the type of development proposed would not be wholly out of place in its landscape context. 
Additionally, the broadly flat low-lying nature of the landscape surrounding the site limits overall visibility from its immediate surroundings and more distant high ground.

Mitigation Proposed: Development must seek to respond to local character, and retain key characteristic features of the landscape of the site and its surroundings. Mitigation planting around 
the edge of the site allocation would further reduce its impact on the character of the wider countryside.

Residual Impact: If suitable mitigation planting is incorporated around the perimeter of the site then it is considered unlikely that there would be significant effects on the landscape character of 
the wider countryside.

 Aylesbury East

Impact of Development: The site is located close to the existing edge of Aylesbury, and therefore the type of development proposed would not be wholly out of place in its landscape context. 
Additionally, the broadly flat low-lying nature of the landscape surrounding the site limits overall visibility from its immediate surroundings and more distant high ground.

Mitigation Proposed: Development must seek to respond to local character, and retain key characteristic features of the landscape of the site and its surroundings. Mitigation planting around 
the edge of the site allocation would further reduce its impact on the character of the wider countryside.

Residual Impact: If suitable mitigation planting is incorporated around the perimeter of the site then it is considered unlikely that there would be significant effects on the landscape character of 
the wider countryside.

 Woodlands

Impact of Development: The site is located close to the existing edge of Aylesbury, and therefore the type of development proposed would not be wholly out of place in its landscape context. 
Additionally, the broadly flat low-lying nature of the landscape surrounding the site limits overall visibility from its immediate surroundings and more distant high ground. Potential impacts on the 
wider countryside include the Chilterns AONB, which are discussed above in this table.

Mitigation Proposed: Development must seek to respond to local character, and retain key characteristic features of the landscape of the site and its surroundings. Mitigation planting around 
the edge of the site allocation would further reduce its impact on the character of the wider countryside.

Residual Impact: If suitable mitigation planting is incorporated around the perimeter of the site then it is considered unlikely that there would be significant effects on the landscape character of 
the wider countryside.
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Cumulative Impact

Overview

Development of the six site allocations would have direct 
cumulative impacts on the character of the landscape 
around Aylesbury. However, the effects would likely be 
limited, and not significantly affect the character of the 
wider countryside, due to the generally flat and low-lying 
surrounding landscape, and the likely low height of the type 
of development being proposed. However, there is likely to 
be indirect impact caused by increased traffic in the wider 
countryside and through the outlying settlements to the 
south of Aylesbury, which should be mitigated to protect 
their character.

Further Mitigation measures

Mitigate against the potential effects of increased traffic in 
the wider countryside.

 Aylesbury South East

Impact of Development: The site is located close to the existing edge of Aylesbury, and therefore the type of development proposed would not be wholly out of place in its landscape context. 
Additionally, the broadly flat low-lying nature of the landscape surrounding the site limits overall visibility from its immediate surroundings and more distant high ground. Potential impacts on the 
wider countryside include the Chilterns AONB, which are discussed above in this table.

Mitigation Proposed: Development must seek to respond to local character, and retain key characteristic features of the landscape of the site and its surroundings. Mitigation planting around 
the edge of the site allocation would further reduce its impact on the character of the wider countryside.

Residual Impact: If suitable mitigation planting is incorporated around the perimeter of the site then it is considered unlikely that there would be significant effects on the landscape character of 
the wider countryside

 Aylesbury South

Impact of Development: The site is located close to the existing edge of Aylesbury, and therefore the type of development proposed would not be wholly out of place in its landscape context. 
Additionally, the broadly flat low-lying nature of the landscape surrounding the site limits overall visibility from its immediate surroundings and more distant high ground. Potential impacts on the 
wider countryside include the Chilterns AONB, which are discussed above in this table.

Mitigation Proposed: Development must seek to respond to local character, and retain key characteristic features of the landscape of the site and its surroundings. Mitigation planting around 
the edge of the site allocation would further reduce its impact on the character of the wider countryside.

Residual Impact: If suitable mitigation planting is incorporated around the perimeter of the site then it is considered unlikely that there would be significant effects on the landscape character of 
the wider countryside.

 Aylesbury South West

Impact of Development: The site is constrained by the existing edge of Aylesbury to its east, and the proposed HS2 corridor to its west. In this context, development on the site would not be 
wholly out of place and would be unlikely to result in a significant landscape effect on the wider countryside.

Mitigation Proposed: None needed.

Residual Impact: If suitable mitigation planting is incorporated around the perimeter of the site then it is considered unlikely that there would be significant effects on the landscape character of 
the wider countryside.
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Townscapes and sensitive settlement edges

Overview

 − No current character assessment for the urban area 
of Aylesbury or Berryfields. The Aylesbury Landscape 
Character Assessment 2008 separates out these areas 
of settlement and does not seek to characterise them.

 − The European Landscape Convention definition of 
landscape is inclusive and covers natural, rural, urban 
and peri-urban areas. The approach set out within 
GLVIA3 puts townscape as a sub-set of landscape and 
does not separate it out for special treatment. As such, 
Policy NE3 of the Draft VALP 2016 should apply.

 Berryfields

Impact of Development: There is existing development within the site, and a green corridor will be retained between the site and the built-up edge of Aylesbury.

Mitigation Proposed: Green corridors and mitigation planting should be incorporated around the boundary of the site to sensitively integrate the new settlement edge into the townscape.

Residual Impact: Following mitigation, it is considered unlikely that there would be a significant effect on the character of the townscape or settlement edges.

 Aylesbury East

Impact of Development: The existing settlement edge of Aylesbury is not considered particularly sensitive to the type of development proposed, and it is considered unlikely that development 
on the site would have significant effects on the wider townscape.

Mitigation Proposed: Green corridors and mitigation planting should be incorporated around the boundary of the site to sensitively integrate the new settlement edge into the townscape.

Residual Impact: Following mitigation, it is considered unlikely that there would be a significant effect on the character of the townscape or settlement edges.

 Woodlands

Impact of Development: The existing settlement edge of Aylesbury is not considered particularly sensitive to the type of development proposed, and it is considered unlikely that development 
on the site would have significant effects on the wider townscape.

Mitigation Proposed: Green corridors and mitigation planting should be incorporated around the boundary of the site to sensitively integrate the new settlement edge into the townscape.

Residual Impact: Following mitigation, it is considered unlikely that there would be a significant effect on the character of the townscape or settlement edges.
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Cumulative Impact

Overview

The cumulative effect of separate developments across 
the six areas could result in significant impacts on the 
townscape as a result of varied designs and layouts 
disrupting a sense of cohesion to townscape character 
around Aylesbury.  Together, the sites will substantially 
extend the existing settlement edge of Aylesbury, 
potentially affecting its sense of place

Further Mitigation measures

An overarching masterplan and/or design guide for 
development across the sites should be prepared, in order 
to direct appropriate development of the wider area around 
Aylesbury.

 Aylesbury South East

Impact of Development: The site lies partially between Aylesbury, Stoke Mandeville and Weston Turville, and could potentially result in the coalescence of these areas of settlement.

Mitigation Proposed: Green corridors and mitigation planting should be incorporated around the boundary of the site to sensitively integrate new development into the townscape and protect 
the settings and individual identity of Stoke Mandeville and Weston Turville.

Residual Impact: Following mitigation, it is considered unlikely that there would be a significant effect on the character of the townscape or settlement edges.

 Aylesbury South

Impact of Development: The site lies partially between Aylesbury and Stoke Mandeville, and could potentially result in the coalescence of these areas of settlement.

Mitigation Proposed: Green corridors and mitigation planting should be incorporated around the boundary of the site to sensitively integrate new development into the townscape and protect 
the setting and individual identity of Stoke Mandeville.

Residual Impact: Following mitigation, it is considered unlikely that there would be a significant effect on the character of the townscape or settlement edges.

 Aylesbury South West

Impact of Development: The existing settlement edge of Aylesbury is not considered particularly sensitive to the type of development proposed, and it is considered unlikely that development 
on the site would have significant effects on the wider townscape.

Mitigation Proposed: Green corridors and mitigation planting should be incorporated around the boundary of the site to sensitively integrate the new settlement edge into the townscape.

Residual Impact: Following mitigation, it is considered unlikely that there would be a significant effect on the character of the townscape or settlement edges.
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4.4 Biodiversity

Internally and nationally designated sites 

Overview

 − Internationally and nationally designated sites are of great 
importance to Aylesbury and are governed by statutory 
legislation. Acts that comprise the integrity of such sites 
are often criminal offences and are punishable under UK 
law.

 Berryfields

Impact of Development: There are no internationally or nationally designated sites within this proposal area. No impacts are predicted to result from developing this proposal site.

Mitigation Proposed: None required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on internationally or nationally designated sites.

 Aylesbury East

Impact of Development: There are no internationally or nationally designated sites within this proposal area. However, Bierton Clay Pit SSSI is located approximately 460m north-west of the 
Site. Aylesbury East proposal site is separated from the SSSI by existing buildings and roads, which will minimise any source-pathway-receptor interactions. No impacts are predicted to result 
from developing this proposal site.

Mitigation Proposed: None required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on internationally or nationally designated sites.

 Woodlands

Impact of Development: There are no internationally or nationally designated sites within this proposal area. However, Tring Reservoirs SSSI is located 2.7km east of the proposal site. 
Woodlands proposal site is separated from the SSSI from existing buildings and roads, which will minimise any source-pathway-receptor interactions. No impacts are predicted to result from 
developing this proposal site.

Mitigation Proposed: None required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on internationally or nationally designated sites.
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Cumulative Impact

Overview

Due to none of the study areas containing any 
internationally or nationally designated sites within their 
boundaries, and with the nearest designated site located 
980m away, there will be no direct impact on such sites. 
The area between the proposal sites and the identified 
designated sites is somewhat developed, with small 
settlements and road networks interrupting the source-
pathway-receptor interactions.

Development of the proposal areas is unlikely to cause 
any cumulative impacts on internationally or nationally 
designated sites.

Further Mitigation measures

None required.

 Aylesbury South East

Impact of Development: There are no internationally or nationally designated sites within this proposal area. However, Weston Turville Reservoir SSSI is located 1.2km south-east of the 
proposal site. Aylesbury South East proposal site is separated from the SSSI from existing buildings and roads, which will minimise any source-pathway-receptor interactions. No impacts are 
predicted to result from developing this proposal site.

Mitigation Proposed: None required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on internationally or nationally designated sites.

 Aylesbury South

Impact of Development: There are no internationally or nationally designated sites within this proposal area. However, Weston Turville Reservoir SSSI is located 2.1km south-east of the 
proposal site. Aylesbury South proposal site is separated from the SSSI from existing buildings and roads, which will minimise any source-pathway-receptor interactions. No impacts are 
predicted to result from developing this proposal site.

Mitigation Proposed: None required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on internationally or nationally designated sites.

 Aylesbury South West

Impact of Development: There are no internationally or nationally designated sites within this proposal area. However, Bugle Quarry SSSI and Stone SSSI are located 980m and 2.3km west 
respectively of the proposal site. Aylesbury South West proposal site is separated from the SSSI from existing buildings and roads, which will minimise any source-pathway-receptor interactions. 
No impacts are predicted to result from developing this proposal site.

Mitigation Proposed: None required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on internationally or nationally designated sites.
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Locally designated sites

Overview

Locally designated sites are of district importance and are 
non-statutory, protected by the local council’s planning 
policies. Such designations can be for local environmental 
or historic importance, e.g. Local Wildlife Sites, Sites 
of Importance for Nature Conservation (SINC) and 
Archaeological Protection Areas.

 Berryfields

Impact of Development: There is a Local Wildlife Site located adjacent to the south-western corner of the proposal site. Development of the Berryfields proposal site could cause nuisance 
through construction works. 

Development around the Local Wildlife Site and the introduction of new residents will likely lead to an increase in visitors to the wildlife site, causing increased disturbance to current wildlife.

Mitigation Proposed: Best Practice mitigation measures will deal in the main with Construction impacts.

Ensure sufficient open space is provided in the masterplan for use by new residents.

Residual Impact: Development in this proposal area is likely to have a low impact on the Local Wildlife Site.

 Aylesbury East

Impact of Development: There is a small Local Wildlife Site in the western part of the site.  Development of the Aylesbury East scheme could result in the loss of this Local Wildlife Site.

Mitigation Proposed: Compensation for the loss of any area of the Local Wildlife Site lost and enhancement of the area though landscape design

Residual Impact: Development in this proposal area is likely to have a low-medium impact on the Local Wildlife Site.

 Woodlands

Impact of Development: There are no designated areas within the Aylesbury Woodlands proposal site; however, there is a Local Wildlife Site located adjacent to the south-western corner of the 
proposal site. Development of the Aylesbury South East proposal site could cause nuisance through construction works. 

Development around the Local Wildlife Site and the introduction of new residents will likely lead to an increase in visitors to the wildlife site, causing increased disturbance to current wildlife.

Mitigation Proposed: Best Practice mitigation measures will deal in the main with Construction impacts.

Ensure sufficient open space is provided in the masterplan for use by new residents.

Residual Impact: Development in this proposal area is likely to have a low negative impact on the Local Wildlife Site.
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Cumulative Impact

Overview

Potential loss of 1 Local Wildlife Site and indirect impacts 
on others.

Development in this proposal area is likely to have a low-
medium impact on the identified Local Wildlife Site

Further Mitigation measures

As identified for each proposal site.

Best Practice mitigation measures will deal in the main with 
Construction impacts.

Ensure sufficient open space is provided in the masterplan 
for use by new residents.

 Aylesbury South East

Impact of Development: There are no designated areas within the Aylesbury South East proposal site; however, there is a Local Wildlife Site located adjacent to the south-western corner of the 
proposal site. Development of the Aylesbury South East proposal site could cause nuisance through construction works. 

Development around the Local Wildlife Site and the introduction of new residents will likely lead to an increase in visitors to the wildlife site, causing increased disturbance to current wildlife.

Mitigation Proposed: Best Practice mitigation measures will deal in the main with Construction impacts.

Ensure sufficient open space is provided in the masterplan for use by new residents.

Residual Impact: Development in this proposal area is likely to have a low negative impact on the Local Wildlife Site.

 Aylesbury South

Impact of Development: There are no locally designated sites within the proposal area.

Mitigation Proposed: None Required

Residual Impact: Development in this proposal will not cause any impacts on locally designated sites.

 Aylesbury South West

Impact of Development: There are no locally designated sites within the proposal area.

Mitigation Proposed: None Required

Residual Impact: Development in this proposal will not cause any impacts on locally designated sites.
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Biodiversity at the landscape scale

Overview

Biodiversity is a measure of variety and variability of natural 
life. Development of greenfield sites often leads to a loss of 
habitat and species. Sites with high biodiversity are most 
valuable for protecting the UK’s wildlife.

 Berryfields

Impact of Development: The impact of developing this site could result in the loss of arable fields, grassland, trees, hedgerows and associated ditches which would support a range of species. 
Including bats, reptiles, birds and mammals.

Mitigation Proposed: Introduction of ecological buffers around the boundary of the site.

Retention of hedgerows, trees and ditches and other connecting features where possible.

Ecological enhancements through creation of new landscaping, using native species.

Residual Impact: As with the nature of new development, this will lead to a loss of land and potential habitat for wildlife. Development within the proposal site will likely result in a low negative 
residual impact on biodiversity.

 Aylesbury East

Impact of Development: The impact of developing this site could result in the loss of arable fields, grassland, trees, hedgerows and associated ditches which would support a range of species. 
Including bats, reptiles, birds, mammals and newts.

Mitigation Proposed: Introduction of ecological buffers around the boundary of the site.

Retention of hedgerows, trees and ditches and other connecting features where possible.

Ecological enhancements through creation of new landscaping, using native species.

Residual Impact: As with the nature of new development, this will lead to a loss of land and potential habitat for wildlife. Development within the proposal site will likely result in a low-medium 
negative residual impact on biodiversity.

 Woodlands

Impact of Development: The impact of developing this site could result in the loss of arable fields, grassland, trees, hedgerows and associated ditches which would support a range of species. 
Including bats, reptiles, birds and mammals.

Mitigation Proposed: Introduction of ecological buffers around the boundary of the site.

Retention of hedgerows, trees and ditches and other connecting features where possible.

Ecological enhancements through creation of new landscaping, using native species.

Residual Impact: As with the nature of new development, this will lead to a loss of land and potential habitat for wildlife. Development within the proposal site will likely result in a low negative 
residual impact on biodiversity.

Aylesbury Vale District CouncilCumulative Growth Impact 

56 AECOM



Cumulative Impact

Overview

If all six study areas are developed, this would lead to the 
loss of open green land and potential for wildlife habitats. 
The cumulative impact on biodiversity within the district is 
of medium negative impact.

Further Mitigation measures

As identifies for each site.

 Aylesbury South East

Impact of Development: The impact of developing this site could result in the loss of arable fields, grassland, trees, hedgerows and associated ditches which would support a range of species. 
Including bats, reptiles, birds and mammals.

Mitigation Proposed: Introduction of ecological buffers around the boundary of the site.

Retention of hedgerows, trees and ditches and other connecting features where possible.

Ecological enhancements through creation of new landscaping, using native species.

Residual Impact: As with the nature of new development, this will lead to a loss of land and potential habitat for wildlife. Development within the proposal site will likely result in a low negative 
residual impact on biodiversity.

 Aylesbury South

Impact of Development: The impact of developing this site could result in the loss of arable fields, grassland, trees, hedgerows and associated ditches which would support a range of species. 
Including bats, reptiles, bird and mammals.

Mitigation Proposed: Introduction of ecological buffers around the boundary of the site.

Retention of hedgerows, trees and ditches and other connecting features where possible.

Ecological enhancements through creation of new landscaping, using native species.

Residual Impact: As with the nature of new development, this will lead to a loss of land and potential habitat for wildlife. Development within the proposal site will likely result in a low negative 
residual impact on biodiversity.

 Aylesbury South West

Impact of Development: The impact of developing this site could result in the loss of arable fields, hedgerows and associated ditches which would support a range of species. Including bats, 
reptiles, birds and mammals.

Mitigation Proposed: Introduction of ecological buffers around the boundary of the site.

Retention of hedgerows and ditches and other connecting features where possible.

Ecological enhancements through creation of new landscaping, using native species.

Residual Impact: As with the nature of new development, this will lead to a loss of land and potential habitat for wildlife. Development within the proposal site will likely result in a low negative 
residual impact on biodiversity.
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4.5 Climate change mitigation

Emissions from transport

Overview

Policy S6 confirms:

 − The council will encourage transport solutions that will 
reduce greenhouse gas emissions and congestion. 
Development which is not suitable for the roads that 
serve the development and which have a severe traffic 
impact will not be supported.

 − Electric vehicles offer a way of reducing the impacts 
associated with traffic or pollution (including air, water, 
noise and light pollution). Electric vehicles have received 
criticism that emissions are not reduced, but relocated 
to power plants and due to inefficiencies through 
transmission of the electricity. This can be mitigated by 
on-site renewable energy installations.

 − The Local Plan seeks to ensure that new electric 
vehicle charging facilities are readily accessible in new 
developments. Electric vehicles are an example of a 
sustainable mode of travel that is likely to have increasing 
market penetration throughout the duration of the plan. It 
is important that electric vehicle charging infrastructure 
supports this growing mode of transport, encouraging 
growth and supporting existing users of electric vehicles.

 − It is anticipated that within the life of the Local Plan other 
technologies will emerge for the fuelling of vehicles. 
These might include hydrogen, natural gas (CNG) and fuel 
cell vehicles.

 Berryfields

Impact of Development: 3,200 new homes are being constructed, along with 9ha of employment space, 1,4000 sqm of retail space and 12.4ha of new educational buildings within 195ha of 
land. This will be built alongside 16.1ha of new road infrastructure including a single carriageway distributor road and additional junction onto the A41. 

Mitigation Proposed: A ‘Park and Ride’ scheme is being constructued which will reduce congestion on the roads and the number of people using their private vehicles for long distance travel. 
This will provide for 600 parking spaces and is envisaged that this could be served by a dedicated bus route along the A41 to the railways station via the town centre. A new network of segretated 
cycleways, footpaths and bridleways is being constructed which will reduce greenhouse gas emissions and congestion on the roads. 8 proposed cycle routes will provide links to the town 
centre, the railway station, Weedon Hill and local employment. Enchancements will be construsted along a 2.8km stretch of the A41 to provide priority for buses in the east bound lane in the form 
of bus lanes, bus detecting equipment and bus gates, and junction improvements to incorporate the bus priority measures and improved cycle and pedestrian facilities. The generation of trips 
will also be minimised by a wide mix of local employment and amenities. 

Residual Impact: This is a large scheme which will undoubtablly have climate change effects through the new transport that will be required. However the planning application goes into length 
on mitigation methods that will be used to reduce the amount of greenhouse gas emissions and congestion caused by the increase in population in this Study Area. These mitigation methods 
seem sufficient the meet the climate change mitigation relating to emissions from transport required in Aylesbury Vale.  

 Aylesbury East

Impact of Development: 2,450 new homes are being constructed along with 10ha of employment land, a Neighbourhood Centre and 2 primary schools. The new road infrastructure will include 
strategic road links, traffic calming and a new northern arm of the Eastern Link Road from the A418 south to the Grand Union Canal. 

Mitigation Proposed: The new schools, employment area and neighbourhood centre with food store will all be connected by a network of walking and cycling, as well as new walking and 
cycling networks to connect the Study Area to Aylesbury, Bierton and Broughton. This ensures  a reduction in congestion and greenhouse gas emissions. Bus services will be provided to serve 
key locations in Aylsebury including the town centre and railway station. Buses will be given priority at a number of junctions on their route.

Residual Impact: This is a large scheme which will undoubtablly have climate change effects through the new transport that will be required. However the planning application goes into length 
on mitigation methods that will be used to reduce the amount of greenhouse gas emissions and congestion caused by the increase in population in this Study Area. These mitigation methods 
seem sufficient the meet the climate change mitigation relating to emissions from transport required in Aylesbury Vale.  

 Woodlands

Impact of Development: 1,910 new homes are proposed alongside 107,800 sqm of employment space, 18,553 sqm of retail, leisure and and a variety of other uses that will require intensive 
transport provision. The new road infrastructure will include a strategic link road connection with an associated footway, linking A41 with the ELR, and two new signalled access roads from Aston 
Clinton Road. 

Mitigation Proposed: Includes a comprehensive on-site footpath network which offers both recreational routes  within the development, as well as routes to key facilities. Provision of 3m wide 
combined footway/cycle tracks on the primary street network within the site and to surrounding areas is proposed as well. Bus services will be provided throughout the Study Area to connect it 
to the town centre. 

Residual Impact: As long as the other sites that do not currently have a planning application on them come through with footway and cycleway connections, there will be minimal residual impact 
in this Study Area.
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Cumulative Impact

Overview

Majority of the Study Areas have sufficient plans to 
reduce greenhouse gas emissions and congestion 
through mitigation in their transport development. This 
is through being located near existing electric charging 
points, providing new cycle and pedestrians paths 
and improving existing road infrastructure to reduce 
congestion. One of the Study Areas does not appear 
to provide new cycle infrastructure within the approved 
planning application, however there are further sites 
within the Study Area that have yet to have planning 
applications prepared for them, that provide the 
opportunity to remedy this. Overall, through mitigation 
measures,  the growth should reduce emissions from 
transport. 

Further Mitigation measures

Ensure future growth in Aylesbury South West provides 
new cycle infrastructure. 

 Aylesbury South East

Impact of Development: 3,430 new homes are proposed along with 29,200 sqm of employment space, 1,200 sqm of retail space and 2 primary schools that will require intensive transport 
provision/mitigation. Road infrastructure proposed includes a new junction on the A21, couple new vehicular accesses onto New Road, a dualled Southern Link Road between the A413 and A41 
and a strategic link road between the Southern Link Road and Marroway. 

Mitigation Proposed: All the facilities on 16/03388/AOP will be within a 2km walk and cycle distance of the development site. In addition footways/cycleways links with the A41 and within the 
developments are proposed and existing PRoWs will be upgraded. The town centre is easily accessible by public transport from the Study Area which will reduce greenhouse gas emissions. A 
Park and Ride facility is proposed which will include new bus services in the area. The improved road infrastructure will reduce traffic delays in the local area, as well as minimising the need for 
traffic to use less suitable routes through Weston Turville village.  This consequent reduction in queuing vehicles as a result of improved highway capacity and alternative travel choices will be to 
the benefit of minimising climate change effects. 

Residual Impact: The various planning applications have proposed a variety of mitigation methods that will be used to reduce the amount of greenhouse gas emissions and congestion caused 
by the increase in population in this Study Area. These mitigation methods seem sufficient the meet the climate change mitigation relating to emissions from transport required in Aylesbury Vale.  

 Aylesbury South

Impact of Development: 1,686 new home are anticipated. Road infrastructure proposed includes a new vehicular accesses from the A4443 and Lower Road. There are existing electric vehicle 
charging points within easy reach of the site and therefore would be accessible for residents of the development. 

Mitigation Proposed: New footpaths and cycleways are proposed and existing footpaths and cycleways are proposed to be widened. PRoWs are also proposed to be enhanced and retained. 
An extension of the cycle link will be provided from the B4443/Station Road/Risborough Road roundabout to Stoke Mandeville train station. The applicant for 16/04608/AOP has also agreed to 
provide financial contributions to the proposed link road between Lower Road and the A413 to mitigate congestion as a result of the development. 

Residual Impact: The various planning applications have proposed a variety of mitigation methods that will be used to reduce the amount of greenhouse gas emissions and congestion caused 
by the increase in population in this Study Area. These mitigation methods seem sufficient the meet the climate change mitigation relating to emissions from transport required in Aylesbury Vale.  

 Aylesbury South West

Impact of Development: 1740 new homes are anticipated. Road infrastructure proposed includes two vehicular access points into the site from Lower Road. 

Mitigation Proposed: Proposed pelican crossing will provide a safe crossing to the pedestrian/cycleway along Lower Road. Additional pedestrian links will also be put in place to provide links to 
the surrounding areas. There are several electric charging points surrounding the site which should result in electric vehicles being a realistic alternative for residents of the Study Area. 

Residual Impact: The Study Area does have sufficient plans to promote use of electric vehicles and walking. However there are no designated cycle routes or paths within the vicinity of the 
Study Area. Furthermore there are no plans to provide any. This may result in less people chosing to use cycling as a form of transport which would cause greater greenhouse gas emissions and 
congestion on the roads. 
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Emissions from the built environment

Overview

The VALP seeks to ensure that all development schemes 
achieve greater efficiency in the use of natural resources, 
including measures to minimise energy use, improve 
water efficiency and promote waste minimisation and 
recycling. This will involve consideration of building design, 
new material and construction technologies, layout and 
orientation, the use of sustainable (including re-used) 
materials, and planning a scheme’s resilience in terms of 
the future implications of climate change. Developments 
should minimise construction waste and encourage reuse 
and recycling wherever possible.

 Berryfields

Impact of Development: 3,200 new homes are being constructed, along with 9ha of employment space, 1,4000 sqm of retail space and 12.4ha of new educational buildings within 195ha of land. 

Mitigation Proposed: The Study Area’s approved planning application is for a mixed-use development. Proposals that include a mixed-use community and provides jobs and services close 
to where people live, reduce the need to travel. This is turn reduces energy use and emissions from transport. All the homes are being constructed to meet the “Good” standard under the 
BRE’s EcoHomes standards from 2002. Buildings for employment are being constructed to meet the BREEAM rating of “Good” under the BREEAM 5/93 Environmental assessment method and 
2003 Environmental Assessment Method for Offices. Where possible, housing and road layouts have also been designed to maximise the number of units with a north/south orientation. This 
allows living areas to face south and make maximum use of passive solar gains for heating. Energy demand within the built environment is also being reduced through shelter belts which will 
provide shelter from northerly and southwesterly winds, good daylighting through window areas to reduce energy demand for lighting, insulation stanards within homes exceeding the minimum 
standards required by Building Regulations, passive stack ventilation systems to reduce energy demand for ventilation, air tight construction, and efficient heating boilers. Water conservation 
mitigation is also being constructed within individual homes and throughout the site through SUDS. During construction, the minimisiation of waste will be achieved through separate skips for 
different types of site-generated waste, reuse and recylcing of waste and demolition materials and minimum quantities of materials will be ordered and only when required. 

Residual Impact: The planning application within this Study Area is constructing the development via a variety of methods to reduce the impact on the natural environment and minimise 
greenhouse gas emissions. In addition the built environment is designed to emit a low amount of greenhouse gases, to be environmentally friendly, reduce water consumption and minimise 
waste. As a result, the residual impact should be minimal.

 Aylesbury East

Impact of Development: 2,450 new homes are being constructed along with 10ha of employment land, a Neighbourhood Centre and 2 primary schools. 

Mitigation Proposed: Strategic design principles used in the design of the planning application in the Study Area include orientation of buildings for passive solar gain and access of sunlight, 
counteracting the urban heat island effect through breaking up areas of built development with green corridors and parkland and space heating will be reduced through design. Homes are being 
constructed to be energy efficient by using the best quality of building fabric, well designed solar shading to prevent summer overheating, and reducing inefficiency related to heat gains from 
lighting and water heating, Non dwellings are also being constructed to be energy saving by meeting the ‘Very Good’ standards for BREEAM. 

Residual Impact: The planning application within this Study Area is constructing the development via a variety of methods to reduce the impact on the natural environment and minimise 
greenhouse gas emissions. In addition the built environment is designed to emit a low amount of greenhouse gases, to be environmentally friendly and reduce water consumption. As a result, 
the residual impact should be minimal.

 Woodlands

Impact of Development: 1,910 new homes are proposed alongside 107,800 sqm of employment space, 18,553 sqm of retail and leisure space as well as a variety of other uses that will require 
intensive transport provision. 

Mitigation Proposed: The buildings will be designed to avoid overheating, including high levels of internal thermal mass, controlled secure ventilation and high levels of insulation to minimise 
heat gains through building fabric. Material selection for the built environment will consider higher temperatures and incresed UV radiation. Water demand reduction measures will also be put in 
place. During construction a variety of best pratice methods will be put in place to reduce the risk of pollution, this will include the secure and diligent storage of hazardous materials to prevent 
incidence of pollution. A range of green open spaces will be included within the development. Green open spaces provide evaporative cooling at night, reducing the heat island effect. The 
inclusion of tree corridors throughout the site will provide naturally shaded corridors. In addition there is proposed optimastion of building orientation to take advantage of south-facing aspects 
for passive solar gains and roof-mounted renewables. Plot layout will be desinged to facilitate air movement and enhance natural ventilation. 

Residual Impact: One of the planning applications within this Study Area is constructing the development via a variety of methods to reduce the impact on the natural environment and minimise 
greenhouse gas emissions. In addition the built environment is designed to emit a low amount of greenhouse gases, to be environmentally friendly and reduce water consumption. However the 
other planning application, for 400 homes and 5,000 sqm of employment space, does not seem to have a sustainability or energy statement and therefore it can not be seen what mitigation they 
have put in place for the built environment emissions. As a result the residual impact is unknown at this stage. 
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Cumulative Impact

Overview

Of the planning applications to have submitted energy or 
sustainability statements, there seems to be a variety of 
mitigation methods used in reducing emissions from the 
built environment. These include solar design and energy 
efficient design. 

Further Mitigation measures

Of the outline applications that do not have built 
environment emissions mitigations listed, the Council 
should ensure that at Reserved Matters stage sufficient 
detail is proposed to mitigated various built environment 
emissions. 

 Aylesbury South East

Impact of Development: 3,430 new homes are proposed along with 29,200 sqm of employment space, 1,200 sqm of retail space and 2 primary schools that will require intensive transport 
provision/mitigation. 

Mitigation Proposed: One of the proposed developments within the Study Area seeks to follow the energy management hierarchy in minimising energy usage whilst delivering a high level of 
onsite low carbon energy generation. Proposed measures include optimised building envelope specifications, passive solar design and high efficiency building services. High efficient thermal 
envelopes will minimise heat loss. There will be high efficient heat generation and lighting, plus optimised user-friendly controls to help minimise wasted energy. Schools, community areas and 
commercial spaces will also incorporate high standards of construction. 

Residual Impact: Three of the pending planning applications do not have an energy or sustainability statement and therefore it can not be seen what mitigation they have put in place for the 
built environment emissions. However they are only for 319 homes compared to the other planning application for 3,200 homes. This larger planning application is proposing development via a 
variety of methods to reduce the impact on the natural environment and minimise greenhouse gas emissions. In addition the built environment is designed to emit a low amount of greenhouse 
gases, to be environmentally friendly, reduce water consumption and minimise waste. As a result, the residual impact should be minimal.

 Aylesbury South

Impact of Development: 1,686 new homes are anticipated.

Mitigation Proposed: None noted.

Residual Impact: None of the planning applications have energy or sustainability statements and therefore it can not be seen what mitigation they have put in place for the built environment 
emissions. As a result the residual impact is not known.

 Aylesbury South West

Impact of Development: 1740 new homes are anticipated.

Mitigation Proposed: None noted.

Residual Impact: None of the planning applications have energy or sustainability statements and therefore it can not be seen what mitigation they have put in place for the built environment 
emissions. As a result the residual impact is not known.
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4.6 Climate change adaptation

Increased flood risk/ Water Resources

Overview

The probability of flooding can be reduced through the 
management of land, river systems and flood defences, 
and the impact reduced through influencing the type of 
development located in flood risk areas.

The draft VALP confirms that council will manage and 
reduce flood risk in the district by using a sequential 
approach to development; locating vulnerable 
developments in areas at lower risk of flooding.

Development proposals will be assessed according to the 
sequential approach and where necessary the exceptions 
test as set out in the NPPF and NPPG. Development will 
only be permitted in areas of flood risk when there are no 
reasonably available sites in areas of lower flood risk and 
the benefits of the development outweigh the risks from 
flooding. Defended areas should be sequentially tested as 
though the defences are not there.

In addition to safeguarding floodplains from development, 
opportunities will be sought to restore natural river flows 
and floodplains, increasing their amenity and biodiversity 
value. Building over or culverting of watercourses should 
be avoided, and the removal of existing culverts will be 
encouraged. Existing flood defences will be protected 
from damaging development, and where development 
is considered appropriate in areas protected by 
such defences it must allow for the maintenance and 
management of the defences and be designed to be 
resilient to flooding.

Water resources need to be safeguarded from the 
potentially negative impacts of development. The council 
will therefore require sustainable construction, sustainable 
flood risk management and Sustainable Drainage Systems 
(SuDS) to reduce the impact of development on the natural 
environment and water resources. 

The council will seek to maintain water quality, ensure 
adequate water resources and promote sustainability in 
water use. Water quality will be maintained and enhanced 
by avoiding adverse effects of development on the water 
environment.

 Berryfields

Impact of Development: 3,200 new homes are being constructed, along with 9ha of employment space, 1,4000 sqm of retail space and 12.4ha of new educational buildings within 195ha of 
land. The Study Area has Flood Zone 2 and 3 situated on the boundaries.  The watercourses of the River Thame and Hardwick Brook form the southern and eastern boundaries respectively, and 
Marston Brook runs along the western boundary. The River Thame at Aylesbury is known to have flooded in the past. There are a number of small watercourses, ditches and field drains that cross 
the Study Area in addition to the three watercourses adjacent to the Study Area, 

Mitigation Proposed: Streets are being constructed with incorporated SUDS within them. There will also be infrastructure and surface water balancing system linked to landscape proposals. 

Residual Impact: This planning application was approved pre-NPPF and therefore the developer was not obligied to produce a sequential test. However they have noted the various flood risks 
the Study Area is constrained by and sets out various strategies to reduce flood risk on the developed area. 

 Aylesbury East

Impact of Development: 2,450 new homes are being constructed along with 10ha of employment land, a Neighbourhood Centre and 2 primary schools.  The proposed residential development 
footprint is located outside the fluvial floodplain, in Flood Zone 1, and a section of the Stocklake Link Road passes through Flood Zone 2. 

Mitigation Proposed: The proposed drainage system has been designed to accommodate rainfall events up to and including the 1 in 100 year plus climate change by using a Sustainable 
Drainage Management Train to provide attenuation and treatment prior to discharging into local watercourses at greenfield rates, while also providing valuable ecological areas. Over and above 
the requirements for the development, the development proposals include the improvement of existing flood defences and the introduction of a new defence to significantly reduce flood risk 
off-site in Aylesbury town centre, not related to the development. The FRA demonstrates that the proposed development can be safeguarded against the risks of flooding for its lifetime. 

Residual Impact: Flood risk to the development is minimal based on the residential footprint located in Flood Zone 1 (outside the floodplain) and the Stocklake Link Road (essential infrastruture) 
passes through Flood Zone 2 (1 in 1000 year floodplain). Furthermore the development proposals maximise the use of sustainable drainage systems in line with best practice, and offers 
improved off-site flood alleviation beyond the standard requirement for development in the form of enhanced protection to the eastern sector of the town. 

 Woodlands

Impact of Development: 1,910 new homes are proposed alongside 107,800 sqm of employment space, 18,553 sqm of retail and leisure space as well as a variety of other uses that will require 
intensive transport provision. A network of existing drains convey surgace water run-off from the central area of the Study Area to the north-west to the Burcott Brook. The principal watercourse 
in the area is the Bear Brook. The Burcott Brook also flows through the north-western part of the Site and passes beneath the canal by means of a syphon. The Drayton Mead Brook is located 
to the east and drains the area in the vicinity of College Farm. The Brook passes beneath the canal via a syphon and forms a tributary of the Thistle Brook. A proportion of the Site is at risk 
of flooding and within the functional floodplain. The relatively flat topography across the Site, coupled with the obstruction presented by the Grand Union Canal to the north, gives rise to a 
‘sprawling’ floodplain principally across a proportion of the western half of the Site, but with a smaller extent on the eastern edge of the Site. The site is not located in an Environment Agency 
designated Groundwater Source Protection Zone (SPZ) and the quality of the surface water in all of the on-site watercourses is seasonally variable, but not ‘contaminated’ as it passes through 
the Site. 

Mitigation Proposed: All buildings within the proposed development will be located where there is Low Probability of flooding following completion of the Eastern Link Road (South). The use of 
SuDS will mitigate the environmental impact during the operational phase of the Development. Water Compatible Development will be located within areas at higher risk of flooding and flood 
response plans and flood resilient design will mitigate the impact on receptors. Development runoff will be provided with effective pollutant treatment through the use of swales, detention 
basisns and permeable paving. Through the use of appropriate planting species, development derived pollutants will be filtered and removed prior to discharge to the receiving watercourse. 

Residual Impact: Following mitigation measures, residual impacts are concluded to be negligible during both the construction and operational phase. Climate factors have been incorporated 
into the drainage strategy to accommodate for 30% climate change, combined with a 1 in 100 year design storm. 
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Cumulative Impact

Overview

Majority of the Study Areas fall within Flood Zone 1, which 
results in minimal risk from flooding. The areas that do have 
Flood Zone 2 or 3 within them have come up with mitigation 
measures to reduce the impact of development on the 
surrounding areas flood risk, and to mitigate against flood risk 
within each Study Area. 

Further Mitigation measures

None required.

 Aylesbury South East

Impact of Development: 3,430 new homes are anticipated with 29,200 sqm of employment space, 1,200 sqm of retail space and 2 primary schools that will require intensive transport provision/
mitigation. The nearest significant watercourses to one of the planning application sites, are located approximately 300m north of the site, The Bear Brook, and approximately 450m west of the 
site, Westend Ditch. The entirety of this site is located within Flood Zone 1. As such it is considered to have the lowest possible risk of fluvial flooding. One of the other planning application sites 
also lays majoritly in Flood Zone 1 with a portion of the site within Flood Zone 2 and 3. Another planning application site is again generally within Flood Zone 1, with a portion of the north of the site 
affected by Flood Zone 2 and 3. However all proposed development for this site will be located within Flood Zone 1. 

Mitigation Proposed: SuDS will be incorporated into all developments, including water butts for rainwater harvesting, detention pond and swales providing treatment and conveyance. 
Source control techniques will be incorporated into the drainage strategy where possible to ensure that surface water runoff is managed as close to source as possible. In one of the planning 
applications, the spine road and the Wendover Brook flood alleviation scheme will remove the portion of the site west of the spine road from any flood plain without increasing flood risk 
elsewhere. The development also retains the majority of the ditches on the site and offers the opportunity to open up existing culverts on the ditches and replace them with structures that are 
less likely to impede flows where access is required.  Additional flood storage will also be provided on site to increase the extent of the flood plain wihtin the site as to provide flood storage for 
surface water which backs up at the A41 culvert. 

Residual Impact: Development in this Study Area and the surrounding area can be safeguarded against the risk of flooding in accordance with the NPPF. 

 Aylesbury South

Impact of Development: 1686 new homes are anticipated. One of the developments in this Study Area is not at significant flood risk, subject to appropriate flood mitigation. This site lies wholly 
within Flood Zone 1. There is a ditch system which flows immediately to the east of the proposed development, forming the eastern site boundary. This has the presence of a surface water flow 
route, shown to engage in the 30 year event. The other development also lies within Flood Zone 1, which is considered to be at low risk of flooding from rivers. 

Mitigation Proposed: One of the developments is planned to have a sequential arrangement, where units will be set back from the pluvial flow route along the eastern site boundary, ensuring 
they are located outside the pluvial floodplain. In addition, finished floor levels will be raised by a minimum of 150mm above immediate surrounding ground levels to mitigate against the residual 
risk of flooding. Surface water attenuation and storage will also be put in place as part of the development.  The other development will have the land drain around the eastern and northern 
boundary of the site maintained with a gravity fed connection between the Thames Water outfall and the headwall located along the western boundary. 

Residual Impact: The Study Area and its proposed developments are not at significant flood risk, subject to the recommended flood mitigation strategies. Furthermore, development here will 
not increase flood risk to the wider catchment area as a result of suitable management of surface water runoff discharging from the site. 

 Aylesbury South West

Impact of Development: The Study Area lies within Flood Zone 1, which therefore has low risk of fluvial flooding, as well as low risk from from flooding from artifical drainage systems flows and 
flooding as a result of infrastructure failure. 

Mitigation Proposed: SW drainage Strategy has been formulated to manage run-off from the impermeable areas within the proposed development which comprises an infrastructure-based 
solution. 

Residual Impact: Due to the lowest flood risk possible on this Study Area, there are seen to be minimal residual impacts. 
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4.7 Natural resources

Best and most versatile agricultural land 

Overview

Agricultural land is crucial for food production and security 
for the UK population. Agricultural land is classified by 
grades in the UK, with Grade 1 as the most valuable and 
Grade 5 as the least. The land surrounding Aylesbury town 
centre ranges from Grade 2 (Very Good) to Grade 4 (Poor).

 Berryfields

Impact of Development: The majority of the proposal site is Grade 3b. As with the nature of new development, the existing land will be lost, resulting in the land becoming unsuitable for 
agriculture.

Mitigation Proposed: None required.

Residual Impact: There will be a loss of Grade 3a and 3b agricultural land in Aylesbury. The impact is unavoidable if development occurs.

 Aylesbury East

Impact of Development: The majority of the proposal site is Grade 3b.  As with the nature of new development, the existing land will be lost, resulting in the land becoming unsuitable for 
agriculture.

Mitigation Proposed: None required.

Residual Impact: There will be a loss of Grade 3a and 3b agricultural land in Aylesbury. The impact is unavoidable if development occurs.

 Woodlands

Impact of Development: The majority of the proposal site is Grade 3b. As with the nature of new development, the existing land will be lost, resulting in the land becoming unsuitable for 
agriculture

Mitigation Proposed: None required.

Residual Impact: There will be a loss of Grade 3a and 3b agricultural land in Aylesbury. The impact is unavoidable if development occurs.
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Cumulative Impact

Overview

If all proposal sites are developed, this will lead to a 
cumulative loss of onlt small amounts of best and most 
versatile agricultural land.

Further Mitigation measures

None required, although allotments could ioffer some 
mitigation.

 Aylesbury South East

Impact of Development: The majority of the proposal site is Grade 3b and Grade 3a. As with the nature of new development, the existing land will be lost, resulting in the land becoming 
unsuitable for agriculture.

Mitigation Proposed: None required.

Residual Impact: There will be a loss of Grade 3a and 3b agricultural land in Aylesbury. The impact is unavoidable if development occurs.

 Aylesbury South

Impact of Development: The entire surveyed area of the proposal site is Grade 3b. As with the nature of new development, the existing land will be lost, resulting in the land becoming unsuitable 
for agriculture.

Mitigation Proposed: None required.

Residual Impact: There will be a negative loss of Grade 3b agricultural land in Aylesbury. The impact is unavoidable if development occurs

 Aylesbury South West

Impact of Development: Most of the entire proposal site is Grade 3b, with an area of Grade 2 to the north. As with the nature of new development, the existing land will be lost, resulting in the 
land becoming unsuitable for agriculture.

Mitigation Proposed: None required.

Residual Impact: There will be a loss of Grade 2 and 3b agricultural land in Aylesbury. The impact is unavoidable if development occurs.
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Remediation of contaminated land

Overview

Contaminated land provides a significant risk to human and 
wildlife health. Remediating contaminated land is crucial for 
protecting the district’s residents and visitors.

 Berryfields

Impact of Development: The historic use of the site is predominantly arable so there is likely to be none or very limited contaminated land present.

Mitigation Proposed: If necessary identify potential sources of land contamination and undertake treatment.

Residual Impact: Development in this area is unlikely to result in effects from contaminated land

 Aylesbury East

Impact of Development: The historic use of the site is predominantly arable so there is likely to be none or very limited contaminated land present.

Mitigation Proposed: If necessary identify potential sources of land contamination and undertake treatment.

Residual Impact: Development in this area is unlikely to result in effects from contaminated land

 Woodlands

Impact of Development: The historic use of the site is predominantly arable so there is likely to be none or very limited contaminated land present.

Mitigation Proposed: If necessary identify potential sources of land contamination and undertake treatment.

Residual Impact: Development in this area is unlikely to result in effects from contaminated land
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Cumulative Impact

Overview

The historic use of the sites are predominantly arable so 
there is likely to be none or very limited contaminated land 
present.

Development in this area is unlikely to result in effects from 
contaminated land

Further Mitigation measures

If necessary identify potential sources of land 
contamination and undertake treatment

 Aylesbury South East

Impact of Development: The historic use of the site is predominantly arable so there is likely to be none or very limited contaminated land present.

Mitigation Proposed: If necessary identify potential sources of land contamination and undertake treatment.

Residual Impact: Development in this area is unlikely to result in effects from contaminated land

 Aylesbury South

Impact of Development: The historic use of the site is predominantly arable so there is likely to be none or very limited contaminated land present.

Mitigation Proposed: If necessary identify potential sources of land contamination and undertake treatment.

Residual Impact: Development in this area is unlikely to result in effects from contaminated land

 Aylesbury South West

Impact of Development: The historic use of the site is predominantly arable so there is likely to be none or very limited contaminated land present.

Mitigation Proposed: If necessary identify potential sources of land contamination and undertake treatment.

Residual Impact: Development in this area is unlikely to result in effects from contaminated land
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Mineral deposits

Overview

It is the role of the County Council to prepare Minerals 
and Waste Planning Documents for Buckinghamshire. 
These documents set out policies and proposals for 
where and how mineral extraction and waste management 
development should be carried out.

The main minerals found in Buckinghamshire are sand and 
gravel, which are essential for construction activities. BCC 
are required to ensure that there is sufficient sand and 
gravel sites with planning permission for extraction to meet 
local demand, and to contribute towards national demand. 
Some chalk and clay extraction also takes place within the 
County.

The Buckinghamshire Minerals and Waste Core Strategy 
was adopted by the Council in November 2012.  The 
Minerals and Waste Core Strategy provides the strategic 
policy framework, and provisions for minerals and waste 
planning in Buckinghamshire, until 2026.

There are recorded minerals deposits, primarily in the 
north and south of the District. These consist of brick clay, 
limestone, chalk and small areas of bedrock and sand 
and gravel. There are no minerals safeguarding areas in 
Aylesbury Vale. 

 Berryfields

Impact of Development: There are no minerals safe guard areas within the study area.

Mitigation Proposed: No mitigation required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on mineral safeguarded sites

 Aylesbury East

Impact of Development: There are no minerals safe guard areas within the study area.

Mitigation Proposed: No mitigation required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on mineral safeguarded sites

 Woodlands

Impact of Development: There are no minerals safe guard areas within the study area.

Mitigation Proposed: No mitigation required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on mineral safeguarded sites
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Cumulative Impact

Overview

There are no minerals safe guard areas within the study 
area.

Policy CS7 of the Minerals and Waste Plan (2012) 
safeguards the former aggregate rail siding at Griffin Lane, 
Aylesbury  thus minimising transport of aggregates for 
construction sites around Aylesbury. 

Further Mitigation measures

No further mitigation required.

 Aylesbury South East

Impact of Development: There are no minerals safe guard areas within the study area.

Mitigation Proposed: No mitigation required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on mineral safeguarded sites

 Aylesbury South

Impact of Development: There are no minerals safe guard areas within the study area.

Mitigation Proposed: No mitigation required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on mineral safeguarded sites

 Aylesbury South West

Impact of Development: There are no minerals safe guard areas within the study area.

Mitigation Proposed: No mitigation required.

Residual Impact: Development in this proposal area is unlikely to cause any impacts on mineral safeguarded sites
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4.8 Pollution

Point source and diffuse pollution

Overview

Groundwater is vulnerable to pollutants that leach from 
the land surface. Diffuse pollution comes from non-point 
source, widespread activities within the current and past 
agricultural and urban environments

 Berryfields

Impact of Development: The entire site is located in a Nitrate Vulnerable Zone. The loss of agricultural practice on the site will potentially reduce the levels of nitrate entering the water courses. 

The proposed development will result in potential diffuse pollution in the form of run off from roads.

The most likely sources of potential pollution will arise from the construction works (such as oils spills, construction waste, etc.).

Mitigation Proposed: Sustainable Urban Drainage (SuDs) should be implemented across the site with built in filters and natural filters in the form of reed beds to treat road run off. 

Best practice measures during construction, including adherence to a Construction Environmental Management Plan (CEMP)

Residual Impact: As with the nature of new development pollution incidents are possible but can be mitigated 

 Aylesbury East

Impact of Development: The entire site is located in a Nitrate Vulnerable Zone. The loss of agricultural practice on the site will potentially reduce the levels of nitrate entering the water courses. 

The proposed development will result in potential diffuse pollution in the form of run off from roads.

The most likely sources of potential pollution will arise from the construction works (such as oils spills, construction waste, etc.).

Mitigation Proposed: Sustainable Urban Drainage (SuDs) should be implemented across the site with built in filters and natural filters in the form of reed beds to treat road run off. 

Best practice measures during construction, including adherence to a Construction Environmental Management Plan (CEMP)

Residual Impact: As with the nature of new development pollution incidents are possible but can be mitigated 

 Woodlands

Impact of Development: The entire site is located in a Nitrate Vulnerable Zone. The loss of agricultural practice on the site will potentially reduce the levels of nitrate entering the water courses. 

The proposed development will result in potential diffuse pollution in the form of run off from roads.

The most likely sources of potential pollution will arise from the construction works (such as oils spills, construction waste, etc.).

Mitigation Proposed: Sustainable Urban Drainage (SuDs) should be implemented across the site with built in filters and natural filters in the form of reed beds to treat road run off. 

Best practice measures during construction, including adherence to a Construction Environmental Management Plan (CEMP)

Residual Impact: As with the nature of new development pollution incidents are possible but can be mitigated 
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Cumulative Impact

Overview

The entire study area is located in a Nitrate Vulnerable 
Zone. The loss of agricultural practice on the site will 
potentially reduce the levels of nitrate entering the water 
courses. 

The proposed developments will result in potential diffuse 
pollution in the form of run off from roads.

The most likely sources of potential pollution will 
arise from the construction works (such as oils spills, 
construction waste, etc.).

As with the nature of new development pollution incidents 
are possible but can be mitigated 

Further Mitigation measures

Sustainable Urban Drainage (SuDs) should be 
implemented across the site with built in filters and natural 
filters in the form of reed beds to treat road run off. 

Best practice measures during construction, including 
adherence to a Construction Environmental Management 
Plan (CEMP

 Aylesbury South East

Impact of Development: The entire site is located in a Nitrate Vulnerable Zone. The loss of agricultural practice on the site will potentially reduce the levels of nitrate entering the water courses. 

The proposed development will result in potential diffuse pollution in the form of run off from roads.

The most likely sources of potential pollution will arise from the construction works (such as oils spills, construction waste, etc.).

Mitigation Proposed: Sustainable Urban Drainage (SuDs) should be implemented across the site with built in filters and natural filters in the form of reed beds to treat road run off. 

Best practice measures during construction, including adherence to a Construction Environmental Management Plan (CEMP)

Residual Impact: As with the nature of new development pollution incidents are possible but can be mitigated 

 Aylesbury South

Impact of Development: The entire site is located in a Nitrate Vulnerable Zone. The loss of agricultural practice on the site will potentially reduce the levels of nitrate entering the water courses. 

The proposed development will result in potential diffuse pollution in the form of run off from roads.

The most likely sources of potential pollution will arise from the construction works (such as oils spills, construction waste, etc.).

Mitigation Proposed: Sustainable Urban Drainage (SuDs) should be implemented across the site with built in filters and natural filters in the form of reed beds to treat road run off. 

Best practice measures during construction, including adherence to a Construction Environmental Management Plan (CEMP)

Residual Impact: As with the nature of new development pollution incidents are possible but can be mitigated 

 Aylesbury South West

Impact of Development: The entire site is located in a Nitrate Vulnerable Zone. The loss of agricultural practice on the site will potentially reduce the levels of nitrate entering the water courses. 

The proposed development will result in potential diffuse pollution in the form of run off from roads.

The most likely sources of potential pollution will arise from the construction works (such as oils spills, construction waste, etc.).

Mitigation Proposed: Sustainable Urban Drainage (SuDs) should be implemented across the site with built in filters and natural filters in the form of reed beds to treat road run off. 

Best practice measures during construction, including adherence to a Construction Environmental Management Plan (CEMP)

Residual Impact: As with the nature of new development pollution incidents are possible but can be mitigated 
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Pollution hotspots, including AQMAs

Overview

Pollution can occur from a number of key sources such as 
the use of vehicles, use of energy in buildings. 

Aylesbury district has one current AQMA, located on 
Walton Street, which the Council monitor nitrogen dioxide 
(NO2). In June 2017 pollution levels were Low (Index 1 
out of 10). New residential development in the district will 
likely contribute to increasing pollution levels.

 Berryfields

Impact of Development: The proposal will provide approximately 3,200 homes, 100,000m2 of employment floorspace and 1,400m2 of retail floorspace. This will lead to an increase in vehicle 
movements and thus emissions in the local area. Furthermore, the introduction of new buildings will result in an increased use of energy through boilers, energy centres etc. which will generate 
more emissions in the local area. 

Mitigation Proposed: The Council will seek to promote more sustainable modes of transport (i.e. bus, cycle, walking, rail) to minimise the use of vehicles and thus emissions within the local area. 
Public realm should seek to accommodate suitable transport infrastructure to support this, (e.g. additional bus stops, secure cycle parking, safe public walking/cycle routes).

Development should seek to incorporate the most energy-efficient boilers, energy centres etc. to date to minimise emissions, in compliance with Part L of the Building Regulations 2013. 
Renewable/clean energy technologies (e.g. solar PVCs) should be encouraged where possible. 

Incorporate measures to reduce energy use and supply energy efficiently in line with the national energy hierarchy

Residual Impact: Development of this size and nature will lead to a net increase in vehicle movements and energy use within the district and thus emission of carbon dioxide, nitrogen dioxide 
and particulate matter.

 Aylesbury East

Impact of Development: The proposal will provide approximately 2,450 homes and 90,000m2 of employment floorspace. This will lead to an increase in vehicle movements and thus emissions 
in the local area. Furthermore, the introduction of new buildings will result in an increased use of energy through boilers, energy centres etc. which will generate more emissions in the local area. 

Mitigation Proposed: The Council will seek to promote more sustainable modes of transport (i.e. bus, cycle, walking, rail) to minimise the use of vehicles and thus emissions within the local area. 
Public realm should seek to accommodate suitable transport infrastructure to support this, (e.g. additional bus stops, secure cycle parking, safe public walking/cycle routes).

Development should seek to incorporate the most energy-efficient boilers, energy centres etc. to date to minimise emissions, in compliance with Part L of the Building Regulations 2013. 
Renewable/clean energy technologies (e.g. solar PVCs) should be encouraged where possible.

Incorporate measures to reduce energy use and supply energy efficiently in line with the national energy hierarchy.

Residual Impact: Development of this size and nature will lead to a net increase in vehicle movements and energy use within the district and thus emission of carbon dioxide, nitrogen dioxide 
and particulate matter.

 Woodlands

Impact of Development: The proposal will provide approximately 1,970 homes, 107,800m2 of employment floorspace, 18,553m2 of retail and leisure floorspace, 9,156m2 of hotel floorspace, and 
4,200m2 of leisure space. This will lead to an increase in vehicle movements and thus emissions in the local area. Furthermore, the introduction of new buildings will result in an increased use of 
energy through boilers, energy centres etc. which will generate more emissions in the local area. 

Mitigation Proposed: The Council will seek to promote more sustainable modes of transport (i.e. bus, cycle, walking, rail) to minimise the use of vehicles and thus emissions within the local area. 
Public realm should seek to accommodate suitable transport infrastructure to support this, (e.g. additional bus stops, secure cycle parking, safe public walking/cycle routes).

Development should seek to incorporate the most energy-efficient boilers, energy centres etc. to date to minimise emissions, in compliance with Part L of the Building Regulations 2013. 
Renewable/clean energy technologies (e.g. solar PVCs) should be encouraged where possible.

Incorporate measures to reduce energy use and supply energy efficiently in line with the national energy hierarchy.

Residual Impact: Development of this size and nature will lead to a net increase in vehicle movements and energy use within the district and thus emission of carbon dioxide, nitrogen dioxide 
and particulate matter.
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Cumulative Impact

Overview

If all six areas are fully developed, this will lead to the 
total additional provision in Aylesbury of 13,358 homes, 
327,000m2 of employment floorspace, 21,153m2 of retail 
floorspace, 9,156m2 of hotel floorspace, and 4,200m2 of 
leisure space. This will significantly increase the number of 
vehicle movements within Aylesbury Vale district.

Furthermore, the introduction of new buildings will result in 
an increased use of energy through boilers, energy centres 
etc. which will generate more emissions in the local area. 

Further Mitigation measures

Development of this size and nature will lead to a net 
increase in vehicle movements and energy use within 
the district and thus emission of carbon dioxide, nitrogen 
dioxide and particulate matter.

 Aylesbury South East

Impact of Development: The proposal will provide approximately 3,430 homes, 29,200m2 of employment floorspace and 1,200m2 of retail floorspace. This will lead to an increase in vehicle 
movements and thus emissions in the local area. Furthermore, the introduction of new buildings will result in an increased use of energy through boilers, energy centres etc. which will generate 
more emissions in the local area. 

Mitigation Proposed: The Council will seek to promote more sustainable modes of transport (i.e. bus, cycle, walking, rail) to minimise the use of vehicles and thus emissions within the local area. 
Public realm should seek to accommodate suitable transport infrastructure to support this, (e.g. additional bus stops, secure cycle parking, safe public walking/cycle routes).

Development should seek to incorporate the most energy-efficient boilers, energy centres etc. to date to minimise emissions, in compliance with Part L of the Building Regulations 2013. 
Renewable/clean energy technologies (e.g. solar PVCs) should be encouraged where possible.

Incorporate measures to reduce energy use and supply energy efficiently in line with the national energy hierarchy.

Residual Impact: Development of this size and nature will lead to a net increase in vehicle movements and energy use within the district and thus emission of carbon dioxide, nitrogen dioxide 
and particulate matter.

 Aylesbury South

Impact of Development: The proposal will provide approximately 1,686 homes. This will lead to an increase in vehicle movements and thus emissions in the local area.

Furthermore, the introduction of new buildings will result in an increased use of energy through boilers, energy centres etc. which will generate more emissions in the local area. 

Mitigation Proposed: The Council will seek to promote more sustainable modes of transport (i.e. bus, cycle, walking, rail) to minimise the use of vehicles and thus emissions within the local area. 
Public realm should seek to accommodate suitable transport infrastructure to support this, (e.g. additional bus stops, secure cycle parking, safe public walking/cycle routes).

Development should seek to incorporate the most energy-efficient boilers, energy centres etc. to date to minimise emissions, in compliance with Part L of the Building Regulations 2013. 
Renewable/clean energy technologies (e.g. solar PVCs) should be encouraged where possible.

Incorporate measures to reduce energy use and supply energy efficiently in line with the national energy hierarchy.

Residual Impact: Development of this size and nature will lead to a net increase in vehicle movements and energy use within the district and thus emission of carbon dioxide, nitrogen dioxide 
and particulate matter.

 Aylesbury South West

Impact of Development: The proposal will provide approximately 1,740 homes. This will lead to an increase in vehicle movements and thus emissions in the local area. Furthermore, the 
introduction of new buildings will result in an increased use of energy through boilers, energy centres etc. which will generate more emissions in the local area. 

Mitigation Proposed: The Council will seek to promote more sustainable modes of transport (i.e. bus, cycle, walking, rail) to minimise the use of vehicles and thus emissions within the local area. 
Public realm should seek to accommodate suitable transport infrastructure to support this, (e.g. additional bus stops, secure cycle parking, safe public walking/cycle routes).

Development should seek to incorporate the most energy-efficient boilers, energy centres etc. to date to minimise emissions, in compliance with Part L of the Building Regulations 2013. 
Renewable/clean energy technologies (e.g. solar PVCs) should be encouraged where possible.

Incorporate measures to reduce energy use and supply energy efficiently in line with the national energy hierarchy.

Residual Impact: Development of this size and nature will lead to a net increase in vehicle movements and energy use within the district and thus emission of carbon dioxide, nitrogen dioxide 
and particulate matter.
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4.9 Waste

Local and strategic facilities for waste separation, 
recycling and recovery

Overview

 − The National Planning Policy Framework (NPPF) expects 
Local Plans to include strategic policies for waste 
management and local authorities to work with other 
adjacent authorities to assess the quality and capacity 
of facilities for waste collection, recycling and recovery. 

 − Aylesbury Vale District Council is responsible for 
waste collection and The draft VALP identifies a broad 
range of facilities, services and installations needed to 
support future communities including Policy I4 which 
addresses the provision of infrastructure for waste 
disposal.

 − It is acknowledged that the existing HRC site at Rabans 
Lane has limited development capacity to keep pace 
with increasing household numbers as well as limited 
capacity to support waste transfer. 

 − Currently there are direct delivery options for food 
waste (Westcott), and some capacity at Aston Clinton 
for garden waste.  However neither of these options can 
be guaranteed long term.

 Berryfields

Impact of Development: The approved Sustainable Development Strategy (03/02386/AOP) confirms that an approach was developed that will reduce waste at design and construction stages 
as well as assist residents in reducing and recycling waste in occupation.

Mitigation Proposed: The approved Berryfileds application (03/02386/AOP) set out that all homes were afforded sufficient storage space for conventional wheelie bins and additional collection 
baskets alongside provision of an occupant’s home manual that explained the services run by Aylesbury Environmental Services. 

Additional capacity was also incorporated into collection points as part of other community facilities as part of ‘Recycling bring schemes’. One site was identified for the first 300 homes and one 
per additional 500 homes after that. 

Residual Impact: The impact of development was considered acceptable and approved when considered against on site mitigation proposed. 

 Aylesbury East

Impact of Development: Waste volumes (at the time of assessment), estimated to be generated by the residential properties was approximately 0.07% to 0.09% of the regional total, therefore, 
this effect was considered to be of minor significance. Waste that was anticipated to be generated by the commercial use was approximately 0.05% to 0.21% of the regional total, and therefore 
also considered to be of minor significance.

Mitigation Proposed: In regard to operational mitigation the design of the proposed development was such that it will encourage recycling through providing appropriate space for bins to 
segregate and recycle waste. This also applies to the commercial part of the development.  Waste segregation and storage facilities were designed to be convenient and simple to use to 
encourage residents and businesses to support recycling and composting. The facilities within communal areas are also to be located near to the entrance, thereby providing close access to all 
occupants.

Residual Impact: Following mitigation, the impacts of waste during construction and operation of the development was considered to be of minor significance.

 Woodlands

Impact of Development: Application 16/01040/AOP confirms that it is estimated that at full occupation the development would result in approximately 1,322 tonnes/annum of household waste 
and a volume of 39,600m 3 of commercial waste per annum. Waste generated on site through the construction process and the occupation of the completed development will be managed in an 
appropriate and sustainable way. It will follow the principles of the waste hierarchy - “eliminate, reduce, reuse, recycle” to ensure that the environmental, social and economic risks from waste are 
minimised and national and local policy aspirations are met.

Application 15/03806/AOP acknowledges that once built there will be domestic and commercial waste generated from each dwelling and the commercial businesses although the impacts will 
not be significant. 

Mitigation Proposed: In regard to application 16/01040/AOP it is confirmed that the residential properties will be, as a minimum, designed to incorporate AVDC waste collection practices, 
including space to house food waste, recycling, garden, and non-recyclable waste bins. The details of this provision will be provided at the detailed design stage. Waste generated from Aylesbury 
Woodlands will be collected by AVDC and will be designed to fit in within Buckinghamshire County’s local and regional waste infrastructure. Provision of waste facilities within the commercial 
element of the scheme will be considered at the detailed design stage and will ultimately be dictated by contracts with each business.

In regard to application 15/03806/AOP it is assessed that the waste generated during the operational phase can be adequately managed via the implementation of an appropriate Waste Strategy 
incorporating waste recycling facilities and regular collections. These mitigation measures will reduce the impact from Moderate Adverse to Negligible.

Residual Impact: Following mitigation, the impacts of waste during construction and operation of the development was considered to be of minor or negligible significance.
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Cumulative Impact

Overview

While the impacts of proposed development are assessed 
to reasonably mitigate their impacts individually it is 
reasonable to assume that the cumulative impact will 
require a more strategic approach towards mitigation.

it is reasonably assumed that the identification and delivery 
of projects in the IDP (Listed below) , that seek to mitigate 
the impact of Local Plan growth are sufficient to ensure no 
additional or increased pressure results. 

The draft IDP sets out the need and intention to deliver 
the following strategic infrastructure in regard to waste 
disposal:

Household Recycling Centre to be identified and 
delivered towards the end of 2023. The requirement 
anticipates delivery of a plot of land of approximately 1-2 
hectares, ideally in a non-residential location that could be 
developed to provide long-term capacity.  

Waste Transfer Station to be delivered towards the end 
of the late 2020’s and required to deal with the materials 
generated within the AVDC area. 

Bulking/ storage capacity for dry recyclable materials 
also identified.

Developers will also be required to build in adequate 
waste/ recycling/ compost bin storage capacity.   Space 
should be allocated for 1 x 140 litre bin (residual waste), 1 
x 240 litre bin (co-mingled dry recyclables), 1 x 40 litre bin 
(food waste caddy) and 1x 240 litre garden waste bin (for 
households with gardens).

Further Mitigation measures

Although the draft VALP states at paragraph 10.56 that 
development should minimise construction waste and 
encourage reuse and recycling there is no specific plan 
policy that addresses this. The potential to include further 
guidance should be considered.

However,  beyond the implementation of projects identified 
within the draft IDP it is not considered further mitigation is 
required in order to support local and strategic facilities for 
waste separation, recycling and recovery. 

 Aylesbury South East

Impact of Development: Application 16/00424/AOP confirmed that it is considered that the Proposed Development could be expected to have a noticeable effect on the quantity of waste 
generated. There is likely to be a direct, permanent, long-term effect on waste management infrastructure of moderate adverse significance prior to the implementation of mitigation measures. 
No assessment can be found for application 16/03388/AOP.

Mitigation Proposed: Application 16/00424/AOP confirms that alongside mitigation measures in accordance with AVDC’s waste management collection system  a waste recycling facility has 
been proposed for the Application Site, which will enable the segregation of household waste materials for recycling.

Residual Impact: Application 16/00424/AOP  concludes that following the implementation of mitigation measures the generation of waste during operation of the Proposed Development is 
likely to comprise a minor adverse effect on off-site waste treatment and disposal facilities in the long-term for household waste and a negligible effect in the long-term for commercial waste.

 Aylesbury South

Impact of Development: Applications 16/04608/AOP and 15/04341/AOP  do not include a quantitative assessment of expected waste arising from the proposed development.

Mitigation Proposed: Application 16/04608/AOP confirms that the proposed development will seek to minimise waste and provide space for the storage (and servicing) of on-site waste, 
recycling and composting facilities. 

Residual Impact: The impacts arising from development are not quantified in a supporting environmental statement but is it not anticipated that major adverse impact would be anticipated. 

 Aylesbury South West

Impact of Development: No detailed waste estimates have yet been established in regard to application 16/00448/AOP and therefore quantifiable impact is unknown.

Mitigation Proposed: Application 16/00448/AOP confirms the development proposals will follow the aspirations set out within the Code for Sustainable Homes documentation in order to 
achieve a high quality and sustainable residential environment and that detailed waste proposals will be considered at detailed design stage.

Residual Impact: The impacts arising from development are not quantified in a supporting environmental statement but is it not anticipated that major adverse impact would be anticipated. 

Cumulative Growth ImpactAylesbury Vale District Council

75AECOM



4.10 Transport

Public transport

Overview

 − Aylesbury is the terminus of the Aylesbury to London 
Marylebone rail line. Three stations are located in the 
study area, Aylesbury Parkway, Aylesbury and Stoke 
Mandeville.  

 − The Government, in 2012, made commitment to the  
East-West Rail line to address the current connectivity 
issues to the east and west by rail.  When open, this will  
connect Aylesbury and Winslow by rail to Milton Keynes  

 − Express bus services operate between Aylesbury and 
Milton Keynes and between Cambridge and Oxford via 
Buckingham

 − Little bus priority is present in Aylesbury, with the  
exception of the A418 between the A41 roundabout  
and the Coldharbour Way roundabout. The lack of bus  
priority results in the bus routes being susceptible to  
congestion experienced along the main strategic radial  
roads leading to unreliable journey times during the  
peak hours.  

 − Three services operate between Aylesbury and London  
Marylebone during the AM peak hour. By 2020/21,  
it is anticipated that on average these services will  
experience a demand of 40% above the available seats,  
and 28% above the technical capacity of the train , with  
two out of the three services operating over capacity. 
(source: West Midlands Chilterns Route Utilisation 
Strategy (May 2011)- Network Rail)

 Berryfields

Impact of Development: Existing congestion along the A41 Bicester Road may be exacerbated by increased demand from the development at Berryfields, and contribute to unreliability in bus 
journey times.  Providing bus access to the nearby rail station, Aylesbury Vale Parkway, will be important for the new development.

Mitigation Proposed: New bus services are needed to serve the development, particularly linking it to Aylesbury Vale Parkway rail station and the town centre. In future when proposed new 
link roads are in place around Aylesbury, there will be an opportunity to install bus priority along the A41 and A413 as through traffic will be redistributed away from these roads. If and when 
bus priority is in place, there is the potential to increase the frequency of bus services and develop a park and ride site linked to these corridors. The Traffic Assessment for the development 
has proposed that bus gates are installed on approach to Jackson Road, Rabans Lane and Meadowcroft, Bypass for bus use only at Broadfields / A41 roundabout. (source: Berryfields Major 
Development Area Transport Assessment (2003) – WSP)

Residual Impact: I: It is concluded that there will be increased accessibility across the site and to the centre of Aylesbury via public transport as well as increased frequency and service 
provision  of bus routes to support additional demand for public transport and encourage sustainable travel. If a park and ride site is considered in the future to increase the uptake of bus travel 
to the town centre, bus priority should first be in place along the A41 and A413 corridors. 

 Aylesbury East

Impact of Development: The transport assessment for the Aylesbury East development anticipated that approximately 424 and 80 additional public transport trips will be generated as a 
result  of the development during the AM and PM peak hours respectively. There is also limited connectivity by rail and therefore links to nearby rail stations, such as Tring, Stoke Mandeville and 
Aylesbury will be important.. (source: Land East of Aylesbury Transport Assessment (December 2010) – Odessey Consulting Engineers)

Mitigation Proposed: : Bus links should be provided to the rail stations mentioned above and bus services within the development. The Aylesbury Transport Strategy has proposed bus priority 
lanes in the long term along the A41 and A413, once link roads are in place to redistribute through traffic away from these roads. 

Residual Impact: On completion there will be increased accessibility across the site and to the centre of Aylesbury via public transport. 

Additional bus routes and frequency will support the additional demand associated with the development.

 Woodlands

Impact of Development: Similar to Aylesbury East, there is limited connectivity by rail and therefore links to nearby rail stations, such as Tring, Stoke Mandeville and Aylesbury will be important.. 

Mitigation Proposed: A new bus route linking the development to the town centre or diversion of existing bus routes to connect to this development is required. See also proposal above for 
Aylesbury East where bus priority in long term will support increased bus frequency and a potentially a park and ride site to service this development and others in the east of Aylesbury.

Residual Impact: At this stage the exact details of proposed developments are unclear but the potential for bus provision of a new route and access to local rail stations will encourage 
sustainable travel at this site.  
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Cumulative Impact

Overview

 − Little existing bus priority will result in higher 
proportions of car borne trips than the ideal causing 
further disruption to bus services operating along main  
arterial routes 

 − Increased demand for rail services operating between  
Stoke Mandeville, Aylesbury and Aylesbury Vale 
Parkway Station and London Marylebone.

 − Opportunities for improving public transport as a result 
of sigificant new development should not be missed.

Further Mitigation measures

The following projects should be considered to further 
mitigate the impact of cumulative development: 

 − Bus Priority along the A41 and A413 corridors in the 
long term, once new link roads are in place. 

 − Further provision of bus priority to support increased 
bus frequency and the uptake of bus travel to reduce 
traffic on the local highway network. 

 − Potential for park and ride sites near developments 
once bus priority is in place, depending on the 
availability of land. 

 − Link between potential park and ride sites and the rail 
stations.

 − Bus priority along the A413 Mandeville Road, Lower  
Road, and A418.  

 − Improved access to Stoke Mandeville and Aylesbury  
Vale Parkway rail station  

 − Multi modal links to Tring and Stoke Mandeville rail  
stations 

 − Integrated Bus and rail ticketing

 − Promote public transport to new developments  

 − Improve access to travel information online

 Aylesbury South East

Impact of Development: Existing congestion along the A41 Clinton Aston Road may be exacerbated by increased demand from this development, and contribute to unreliability in bus journey 
times for services operating along this route.  

Mitigation Proposed: The Aylesbury Transport Strategy has proposed a new bus link to the  development, which would also benefit from bus priority measures along the A41 Clinton Aston 
Road, once new link roads are in place to redistribute through traffic away from the town centre.  The transport assessment for this development has also proposed a park and ride site, which 
may be feasible once bus priority is in place. 

Residual Impact: Providing bus links and bus priority to improve reliability of services and potential for increased frequency, will greatly improve the potential for the uptake in sustainable trips 
accessing this site. 

 Aylesbury South

Impact of Development: Increased number of commuters using the rail services operating from Stoke Mandeville Station mean the route is already operating at near capacity (source: West 
Midlands and Chilterns Route Utilisation Strategy 2011)

Mitigation Proposed:  Improved walking and cycling connections to Stoke Mandeville and Aylesbury Rail Stations will reduce the potential for increased private vehicle trips accessing these 
stations and pressure on the stations’ car park capacities.  Also, existing bus routes should connect to this development to the town centre and key destinations such as the Stoke Mandeville 
hospital. 

Residual Impact: Sustainable travel will be supported through walking and cycling access to the local rail stations and bus links to the town centre. The implementation of bus priority along the 
A413 and the B4443 would be encouraged to further support bus services to this area. 

 Aylesbury South West

Impact of Development: Only one bus route serves the site at a low frequency of two per hour. 

Mitigation Proposed: Diversion of existing bus services to this new development to ensure it is connected to the town centre and Stoke Mandeville hospital and rail station will encourage 
sustainable trips. Also walking and cycling access to Stoke Mandeville and Aylesbury rail stations. 

Residual Impact: Increase in bus trips accessing rail stations and key destinations, such as the town centre and Stoke Mandeville hospital. Also, the aspiration to have implement bus priority 
along the B4443 in the long term is encouraged, in order to increase the reliability of bus services. 
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Active Modes 

Overview

 − Investment in Aylesbury’s cycle network has led to the  
provision of the Gemstone Cycleway Network, a well- 
established cycle network which connects the town  
centre to the surrounding suburban area, mainly via radial 
routes. The Gemstone Cycleway Network does not at 
present extend to the  proposed developments, stopping 
at the edge of the  existing town envelope, with further 
gaps evident to the  west of the town along the A41 and 
in the north western section of the town.  Within the town 
centre there are also gaps in infrastructure between the 
existing gemstone routes.  Many of the highways around 
the town centre also create a barrier to pedestrians. Stoke 
Mandeville is the home of the Paralympic games and 
therefore there is a desire for Aylesbury Vale District to 
create a walking and cycling network that is accessible 
to all levels of mobility and exemplary to the rest of the 
country.

 Berryfields

Impact of Development: Increased demand for travel by active modes. In particular demand towards Aylesbury Vale Parkway rail station.

Mitigation Proposed: Five toucan crossings along the A41 and cycling routes within the development and connecting to the new Buckingham Park development, Aylesbury Vale Parkway rail 
station and the town centre. (source:  West Midlands Chilterns Route Utilisation Strategy (May 2011)- Network Rail)

Residual Impact: Increased demand across the site to surrounding development, the local rail station and to the town centre.

 Aylesbury East

Impact of Development: Increased demand for travel by active modes.

Mitigation Proposed: Shared footway / cycleway along proposed and existing carriageways to link the development to surrounding new developments and to the town centre. Improve existing 
public rights of way and new cycle link to Tring. 

Residual Impact: Increased demand across the site and to the centre of Aylesbury and Tring via active modes

 Woodlands

Impact of Development: Increased demand for travel by active modes.

Mitigation Proposed: Proposed footways and cycle routes within the development and connecting to surrounding developments and the town centre. Also provide links to new outdoor 
recreation area proposed within Woodlands and cycling links to Tring and Aston Clinton.

Residual Impact: Increased demand across the site and to the centre of Aylesbury and Tring via active modes.
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Cumulative Impact

Overview

 − Poor active mode routes between the town centre and  
development in the north and west leading to higher  
demand for vehicular modes. 

Further Mitigation measures

 − Key to ensure that proposed pedestrian and cycle  
routes are interconnected between all developments. 

 − Increased cycle parking and information about walking 
and cycling access to key destinations and rail stations.

 − Cycle hire scheme across the District.

 Aylesbury South East

Impact of Development: Increased demand for travel by active modes. In particular demand towards Stoke Mandeville rail station.

Mitigation Proposed: Enhanced PROW and new provision of cycle and pedestrian routes within development and to town centre, Wendover and Stoke Mandeville. Also public realm 
improvements along the A413 Corridor. Enhanced and new cycle and pedestrian routes are proposed across the development will increase the sustainability of the site.

Residual Impact: Increased demand for travel by active modes across the site and towards the town centre. 

 Aylesbury South

Impact of Development Increased demand for travel by active modes.  In particular demand towards Stoke Mandeville rail station and Hospital.. 

Mitigation Proposed: Retained and enhanced PROW to improve connectivity and new cycling and walking links within the development. New cycling link to be included in the design of proposed 
new road link road through this development.  

Residual Impact: Increased demand for travel by active modes across the site and towards local destinations. 

 Aylesbury South West

Impact of Development: Increased demand for travel by active modes.  In particular demand towards Stoke Mandeville rail station 

Mitigation Proposed:  Controlled crossing providing safe crossing to the pedestrian cycleway along Lower Road. A new cycling link to Haddenham and cycling link to be included in the design of 
proposed new road link through this development. Improved walking and cycling access to Stoke Mandeville and town centre.

Residual Impact: Increased demand for travel by active modes across the site and towards local destinations including the town centre.
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Traffic Congestion hotspots

Overview

 − Aylesbury is fairly isolated from other large urban  
centres creating a high demand for travel.   

 − Large amount of growth expected around the perimeter 
of Aylesbury, which will place additional demand on 
the road network if  infrastructure is not in place for 
alternative mode access.

 − The Buckinghamshire Countywide VISUM transport  
model (baseline 2013) illustrates that high flows are  
witnessed on the A418, A41 and the A413 as these  
roads enter the urban area. The A41 has the highest  
flows of all in both the AM and PM Peaks. As expected,  
the greatest flows are found in the town centre where  
the strategic roads meet. 

 − During both the AM and PM peaks, most of the A roads 
are approaching or are at full capacity.  

 − There are a number of Air Quality Management Areas 
within Aylesbury, at congested junctions.

 Berryfields

Impact of Development: : Increased congestion at the A41 / Paradise Orchard junction, increased traffic at the Gatehouse Roundabout and on Dickens Way. There is a collision history   along 
the A41. 

Mitigation Proposed: v Signalisation of four junctions along the A41, traffic calming measures along Dickens Way (source: West Midlands Chilterns Route Utilisation Strategy (May 2011)- 
Network Rail)

Residual Impact: Potential for increased demand along the A41, which should be mitigated by providing infrastructure for alternative modes and encouragement to take the bus, walk and cycle. 

 Aylesbury East

Impact of Development: Over 2000 trips likely to be generated by this development in the peak periods and increased traffic on Stocklake between Park Street and Douglas Road. Reduction of 
traffic along the A418 through Bierton  and Burcott Lane.  Existing junctions and roundabouts over capacity – Elmhurst Road/BIerton Road/Douglas Road Roundabout, and A418 Park street arm 
of Stocklake/Park Street/Vale Park Drive 

Mitigation Proposed: Capacity improvements at Elmhurst Road / Bierton Road/ Douglas Road Roundabout and Stocklake / Vale Park Drive / Park Street Roundabout, traffic calming through  
Bierton. Broughton Lane Bridge signals to deter rat running, Eastern Link road (south) between the A418 and the A41, connector road between the Eastern  Link Road and the A4157, New access 
to the Northern, Southern and Western Principal Access Road, Burcott Lane and Broughton Lane. .All new link roads to incorporate cycling infrastructure.

Residual Impact: Current traffic modelling of the increased demand and mitigation measures has shown an improvement in future congestion, however alternative modes will need to be 
encourage in the long term to ensure a reduced uptake in motorized trips from the new development. 

 Woodlands

Impact of Development: : Increased congestion along the A41 Aston Clinton Road and Broughton Lane. 

Mitigation Proposed:Eastern Link Road (south) providing a link between the A41 and the A418. Link to also incorporate cycling infrastructure. 

Residual Impact: The proposed Eastern Link Road will reduce the traffic flow along the A41 Aston Clinton Road and allow the opportunity to implement bus priority along this corridor. 
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Cumulative Impact

Overview

 − Exacerbation of congestion along key arterial routes 
focused along the A418 Oxford Road, A41 Bicester  
Road, B4443 Mandeville Road, A413 Wendover Road  
and the A41 Tring Road. 

 − Increased pressure on local roads surrounding the 
Aylesbury and Stoke Mandeville rail stations. 

 − Despite the proposed link roads, congestion is likely to  
still be observed along the A418 Oxford Road and the  
South East Aylesbury Link Road. 

Further Mitigation measures

Aspirational links 

 − Link to M40 and M25

 − Dual the A41

 − Link road between the A413 and the A418

 − Link road between the A418 and the A41

 − Capacity improvements along the A418 Oxford Road

 − Oxford to Cambridge Expressway

 − Congestion relief at Horse and Jockey Station

 Aylesbury South East

Impact of Development: Increased congestion along the A41 Aston Clinton Road. 

Mitigation Proposed: New Southern Link Road – a dual carriageway with cycling infrastructure. 

Residual Impact: The new road will reduce the traffic flow along the A41 Aston Clinton Road and provide the opportunity to implement bus priority on A41 corridor

 Aylesbury South

Impact of Development: Exacerbate existing congestion along the B4443 and A413 and in particular at the town centre gyratory and within Stoke Mandeville. 

Mitigation Proposed: Delivery of a link road between the A413 and B4443 to re-distribute traffic and allow traffic to avoid the congested town centre.

Residual Impact: Congestion observed along the B4443 should be alleviated by the proposed link roads and provide potential for implementing bus priority along the A413 and B4443. 

 Aylesbury South West

Impact of Development: Exacerbate existing congestion along the B4443 and A418. 

Mitigation Proposed:: Link road between A418 and B4443 would help to re-distribute traffic and allow traffic to avoid the congested town centre.

Residual Impact: Congestion observed along the B4443 should be alleviated by the proposed link roads and provide potential for implementing bus priority along the A413 and B4443. However 
congestion will still be prevalent along the A418 Oxford Road according to current model forecasts.
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4.11 Housing

Objectively Assessed Housing Needs (OAN)

Overview

 − The district-wide OAN figure as establisged by the HEDNA 
is 19,400. An additional 8,000 is estimated to be required 
to meet unmet need from Wycombe, Chiltern and South 
Bucks. A s such, in order to provide for OAHN within the 
HMA, the plan should provide for 19,400 + 8,000 = 27,400 
plus a buffer of 5%.  With the buffer added, there is a 
need to provide for 28,770 homes (rounded) over the plan 
period.

 Berryfields

Impact of Development: 3,200 dwellings are being constructed on this site. 

Mitigation Proposed: None needed.

Residual Impact: The site is currently under construction for a large proportion of the objectively assessed housing need for Aylesbury so as a result is considered to provide a positive residual 
impact on Aylesbury in regard to meeting housing targets.

 Aylesbury East

Impact of Development: New urban extension comprising of 2,450 new homes.

Mitigation Proposed: None needed.

Residual Impact: The site is currently under construction for a large proportion of the objectively assessed housing need for Aylesbury so as a result is considered to provide a positive residual 
impact on Aylesbury in regard to meeting housing targets.

 Woodlands

Impact of Development: 1,910 new dwellings are proposed. 

Mitigation Proposed: None needed.

Residual Impact: The site is currently being promoted  for a large proportion of the objectively assessed housing need for Aylesbury so as a result is considered to provide a positive residual 
impact on Aylesbury in regard to meeting housing targets.
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Cumulative Impact

Overview

The sites under construction or being promoted around 
Aylesbury are estimated to deliver 14,416 units. 

As applications are progressed they may also be potential 
to deliver capacity beyond the estimated 14,416 but this 
is subject to further masterplaninng and delivery work.

Further Mitigation measures

On the basis of the assessment set out there is deemed 
to be a positive impact towards the OAN targets and no 
further mitigation is required.

 Aylesbury South East

Impact of Development: 3,430 new dwellings are proposed in this site area. 

Mitigation Proposed: None needed.

Residual Impact: The site is currently being promoted  for a large proportion of the objectively assessed housing need for Aylesbury so as a result is considered to provide a positive residual 
impact on Aylesbury in regard to meeting housing targets.

 Aylesbury South

Impact of Development: 1,686 new dwellings are proposed in this site area. 

Mitigation Proposed: None needed.

Residual Impact: The site is currently being promoted  for a large proportion of the objectively assessed housing need for Aylesbury so as a result is considered to provide a positive residual 
impact on Aylesbury in regard to meeting housing targets.

 Aylesbury South West

Impact of Development: 1,740 new dwellings are proposed in this site area. 

Mitigation Proposed:None needed.

Residual Impact: The site is currently being promoted for a large proportion of the objectively assessed housing need for Aylesbury so as a result is considered to provide a positive residual 
impact on Aylesbury in regard to meeting housing targets.
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Mix of types and tenures

Overview

 − Residential development of 11 dwellings or more gross 
will be required to provide a minimum of 31% affordable 
housing (Policy H1, Draft VALP 2016).

 − New residential development should provide a mix of 
housing types and sizes (Policy H6, Draft VALP 2016).

 − The Buckinghamshire Housing and Economic 
Development Needs Assessment (HEDNA) (2016) 
provides conclusions on the required mix of market 
and affordable housing need by house type and size for 
the VALP period. These conclusions take into account 
projected changes in the population and estimates 
future demand. The majority of the housing need is 
for houses, with a need for some flats identified. The 
HEDNA’s conclusions regarding house sizes and types 
is set out below:

Market Housing 

 − 1bf - 4%
 − 2bf - 4%
 − 2bh - 13%
 − 3bh - 52%
 − 4bh-21%
 − 5bh+ - 6.5% 

Affordable Housing 

 − 1bf - 9%
 − 2bf - 6%
 − 2bh - 38%
 − 3bh - 38%
 − 4bh- 9%

 Berryfields

Impact of Development: The Planning Statement (03/02386/AOP) sets out a provision of at least 10% low cost market housing and 20% to 30% affordable housing. The 10% low cost market 
housing will help provide a range of housing for the whole market. However the affordable housing target is lower than what is set out in policy. Although this planning application was approved 
before the most recent emerging policy for Aylesbury Vale.

Mitigation Proposed: Ensure other developments surrounding Aylesbury meet the affordable housing target to reduce the impact of Berryfields not meeting this target.

Residual Impact: The affordable housing target approved at Berryfileds is below the target being set within the draft VALP. It may therefore be necessary to increased enhanced provision on 
other strategic sites to account for the perceived under delivery at Berryfields.  

 Aylesbury East

Impact of Development: The development (10/02649/AOP) includes 858 affordable homes and 1,593 market housing. This equates to 35% affordable housing. A range of tenures is also to be 
developed. The amount of housing development is designed to achieve a mix and density that is contiguous with the existing settlement of Aylesbury while responding to contemporary housing 
requirements. The density within each village varies depending on location, while the building heights reflect this density.

Mitigation Proposed: No mitigation required.

Residual Impact: The development not only meets the need to provide a range of housing types and size, but also achieves the emerging affordable housing target for Aylesbury Vale.

 Woodlands

Impact of Development: A suitable mix in terms of dwelling size and affordable/custom build/market housing will be provided at the proposed developments (16/01040/AOP and 15/03806/
AOP),  which meets the needs of the locality. Density mixes will range from 20 to 70 dph. Housing tenures will range from larger family homes to smaller dwellings such as flats/apartments. 30% 
affordable housing is planned on one of the smaller developments.

Mitigation Proposed: No mitigation required as long as the larger planning application site (16/01040/AOP) meets affordable housing requirements.

Residual Impact: As long as the larger planning application site (16/01040/AOP) meets the affordable housing requirements, there will be no negative residual impact on Aylesbury.
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Cumulative Impact

Overview

Overall these strategic sites are on target to deliver the set 
targets for affordable housing across a range of types and 
sizes. 

Further Mitigation measures

No further mitigation is considered necessary in regard 
to plan policy but AVDC will need to ensure all proposed 
development meets the targets set out. Where levels 
are approved below policy requirements it must be 
acknowledged that over provision should be secured to 
account for any shortfall.

 Aylesbury South East

Impact of Development: A range of housing sizes are proposed in this site area, planning applications 16/03388/AOP, 16/00424/AOP, 13/01488/AOP and 14/02072/AOP. 70 one bed, 1,078 two 
bed, 1,082 three bed, 875 four bed and 1380 five bed or more. The developments have a range of affordable housing proposed, from 30% to 35%.

Mitigation Proposed: No mitigation required.

Residual Impact: The overall affordable housing of this site meets local requirements. The developments also provide a range of housing types and sizes.

 Aylesbury South

Impact of Development: A range of housing sizes are proposed in this site area in planning applications 16/04608/AOP and 15/04341/AOP. 6 one bed, 33 two bed, 59 three bed, 21 four bed and 
6 five bed or more. 73 affordable dwellings are proposed with 169 market dwellings, which equates to 30% affordable housing.

Mitigation Proposed: No mitigation required.

Residual Impact: Although the proposed developments do not meet the affordable housing target, this is seen as a minimal residual impact as this is only by 1%.

 Aylesbury South West

Impact of Development: 30% affordable housing is proposed on the site 16/00448/AOP (57 dwellings). The dwelling will provide a mix of dwellings and house types ranging from 2-5 bedroom 
properties, offering a mix of market housing from first time homes to larger family homes.

Mitigation Proposed: No mitigation required.

Residual Impact: Although the proposed development does not meet the affordable housing target, this is seen as a minimal residual impact as this is only by 1%.
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4.12 Community

Community, health, sport and leisure facilities

Overview

 − The draft SA indicates that the sustainability objective 
is to create and sustain vibrant communities. To 
that end, appropriate new infrastructure to support 
housing and employment development at Aylesbury 
is considered to be essential by the emerging Local 
Plan.

 − Emerging Local Plan policy S5 states that all new 
development must provide appropriate on- and 
off- site infrastructure to mitigate the impact of 
development. Particular emphasis should be placed 
on existing deficiencies in services and infrastructure 
provision.

 Berryfields

Impact of Development: As part of the development proposal, a new 2.6ha district centre is being created on site. This centre will accommodate health care facilities and other community 
facilities to complement the residential development. A new Combined School is being created, spreading over 11.9ha of land, and including a playing field, south of the village centre. A second 
Combined School of 1.84ha will be created close to the north-west boundary of the area.  The education provision is considered to be in accordance with the current Local Plan and emerging 
Local Plan policies.

Mitigation Proposed: No mitigation measures required.

Residual Impact: No negative residual impact is concluded.

 Aylesbury East

Impact of Development: The County Council confirmed that the on-site provision of education facilities is considered acceptable. The development will include 2 primary schools with a site 
reserved for a secondary school. This provision will benefit the immediate community as well as the wider Aylesbury Vale area. These facilities will also contribute towards the District’s job 
growth requirements. The masterplan has been designed to include a Neighbourhood Centre and two other local amenity areas which will provide sufficient day to day needs for the community.
The proposed on-site provision of a new surgery and associated temporary facilities is supported by the Council.

Mitigation Proposed: In view of the level of education provision and contributions the education requirements it was agreed that they would be subject to a viability appraisal. However in the 
meantime, it is considered that no mitigation measures required. The proposal will not harm the overall viability and vitality of Aylesbury Town Centre as the proposed centres would only have a 
negligible impact.

Residual Impact: It was considered that the development proposal was in accordance with the relevant policies and delivered appropriate facilities on the site as well as town-wide benefits.

 Woodlands

Impact of Development: (15/03806/AOP) - The development at Land North of Aston Clinton Road will deliver a new Local Centre. This will ensure the provision of new jobs and retail facilities 
for daily needs of the community residents, ensuring no impact on existing services provided in other centres. The provision of restaurant, public house and hotel will serve new and existing 
population and which will be beneficial for the wider area. 

(16/101040/AOP) - The Aylesbury Woodland College Road proposal will provide a range of leisure and sporting uses across the site. Indeed, approximately 3.1ha of leisure uses floorspace will be 
provided across the site.  The application proposal also includes the provision of a 2FE Primary school which will meet the needs of the Aylesbury Woodlands community and local area.

Mitigation Proposed: (15/03806/AOP) - With regards to health facilities, their provision falls under the remit of the NHS. It is therefore considered that no mitigation measure is necessary with 
regards to this non-provision.

(16/101040/AOP) - There is no mitigation necessary for the sports facilities as there is an identified requirement for sporting facilities which would be met by the proposal. Whilst the proposed 
development will place further demands on local recreation facilities due to additional residents, the assessment identified there to be sufficient capacity to absorb all the sports and recreation 
demands. The provision of a 2FE Primary school which will meet the needs of the Aylesbury Woodlands community and local area therefore no mitigation is proposed.

Residual Impact: It was considered that the development proposal was in accordance with the relevant policies and delivered appropriate facilities on the Woodlands site as well as town-wide 
benefits.
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Cumulative Impact

Overview

In accordance with the draft IDP, a number of school places 
will be accommodated on strategic sites, phased where 
necessary to come forward alongside new development.

The emerging IDP however identifies a need for an 
additional six community centres across the district by the 
end of the Plan period, based on population projections. 

Furthermore, sports and recreation facilities should be 
integrated within development proposals, providing new 
housing/employment land alongside community facilities. 
A contribution towards this is being provided both on and 
off-site.

Further Mitigation measures

Beyond the implementation of projects identified within the 
draft IDP it is not considered further mitigation is required 
in order to support the successful provision of community, 
health, sports and leisure facilities although this will need to 
be consistently reviewed against emerging applications. 

 Aylesbury South East

Impact of Development: (13/01488/AOP) The development proposal does not include a separate provision for community facilities but is located within close proximity to existing community 
facilities as well as doctors surgeries.

(14/02072/AOP) The development will make a financial contribution to off-site leisure provision and for the creation of additional primary and secondary school places.

(16/00424/AOP) Two on-site locations have been set aside for the development of primary schools and associated playing fields and drop-off facilities. 

(16/03388/AOP) No proposals found.

Mitigation Proposed: (13/01488/AOP)  - No mitigation needed.

(14/02072/AOP)  - Appropriate financial contribution should be made by the developer to mitigate the impacts of the proposal.

(16/03388/AOP)  - Whilst there are currently no proposals for a further secondary school in Aylesbury, should one be required it is likely to be provided on the reserve site within the consented 
East of Aylesbury development.

Residual Impact: Unable to conclude residual impact based on current detail although it appears a positive impact will be made and the impact of proposed development mitigated. 

 Aylesbury South

Impact of Development: There are no community infrastructures proposed other than open space and children’s play areas.

Mitigation Proposed: No mitigation measures required.

Residual Impact: No negative residual impact is concluded.

 Aylesbury South West

Impact of Development: There are no community infrastructures proposed other than open space and children’s play areas.

Mitigation Proposed: Even though the development proposal will not include on-site education provision, the developer has agreed to an off-site contribution which will mitigate the impact of 
the residential development.

Residual Impact: Overall it is considered that the development would adequately address the aims of the NPPF to achieve healthy communities and the requirements of the emerging local plan 
policies.
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Open space and green infrastructure

Overview

 − The Aylesbury Vale Green Infrastructure Strategy 
2011-26 identified that Green Infrastructure offers an 
opportunity to engage with the community to build 
a strong sense of place, and to achieve cohesion 
between new and existing settlements.  GI has an 
important role in providing a wide range of formal and 
informal health and recreational benefits at little or no 
cost to its users. 

 − Strategic green infrastructure assets should be 
identified and enhanced. Local open spaces should 
where possible be connected to strategic green 
infrastructure networks. 

 Berryfields

Impact of Development: 70.3ha of public open space will be provided around the edges of the site. The development proposal is currently being built therefore it can be assumed that the 
proposal was considered to be in line with the current local plan. This provision is however also aligned with the emerging VALP.

Mitigation Proposed: No mitigation measures required.

Residual Impact: No negative impact is recorded.

 Aylesbury East

Impact of Development: In accordance with the emerging VALP, GI has shaped and formed the spatial layout and vision of the masterplan for Aylesbury East and subsequent outline application. 
The application proposes 205ha of GI/Ecological mitigation. The Wetland Park accounts for 103ha in total with other ecological mitigation and enhancement increasing this to 121.2ha. This 
is combined with other areas of public open space. The application also proposes a community orchard and allotments. The proposal would have a satisfactory on-site provision of green 
infrastructure. What could not be provided on site was added to the financial contribution of the application

Mitigation Proposed: No mitigation measures required.

Residual Impact: No negative impact is recorded.

 Woodlands

Impact of Development: (15/03806/AOP) The development at Land North of Aston Clinton Road will deliver a diverse range of open spaces and landscape features, ranging from ecological 
corridor to formal playing fields. The proposal includes 17ha of multifunctional green infrastructure. Two 500sqm LEAP play areas and 1 NEAP will provide play and amenity for children. The 
proposal can be considered acceptable in terms of leisure provision and in accordance with AVDLP policies.

(16/101040/AOP) - Appropriate financial contribution provided in the S106 to mitigate the impacts of the development on nearby education facilities and off-site equipped area. 

Residual Impact: At land North of Aston Clinton Road, the proposal is overall considered to not cause any negligible harm to the surrounding impact area however subject to the appropriate 
financial contributions.
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Cumulative Impact

Overview

The latest Assessment of Open Space, Sports and 
Recreation Needs for Aylesbury Vale issued in March 2017 
calls for a future need of 66.6ha of accessible natural green 
space, 46.6ha of incidental open space and 5.5ha of major 
open space within the Aylesbury Strategic Settlement. 
The combined sites exceed this requirement and should 
therefore provide sufficient mitigation to offset the impact 
of the housing developments.

Further Mitigation measures

No further miitgation required.

 Aylesbury South East

Impact of Development: (13/01488/AOP) - 12.15ha of green infrastructure and 6.5ha of public open space. This will include a  Locally Equipped Area of Play (LEAP) is to be provided on the village 
green which is acceptable.

(14/02072/AOP)   - In accordance with planning policies and emerging planning policies, the development proposal will seek to provide appropriate community facilities. The development 
proposal will therefore make provision for a LEAP. 

(16/00424/AOP) - The development proposal will create a new local centre which will cater for the new community’s daily uses. This centre will include multi-functional community space for use 
by existing and future residents. 

Multi-functional green infrastructure (totalling 108.43ha) including parkland, sports pitches, sports pavilions, children’s play areas, mixed use games areas, including a skate park/BMX facility, 
informal open space, allotments, community orchards, landscaping; extensions to domestic gardens at Tamarisk Way (0.22ha)

Play areas will be provided so that the provision equates to at least 0.8ha per 1,000 people.

(16/03388/AOP) - The development proposal will include play areas located within adequate distance from the settlement’s new dwellings.

Mitigation Proposed: (13/01488/AOP) -- No mitigation needed. (14/02072/AOP)   - The required provision of LEAP is exceeded but a financial contribution, also required towards off-site open 
space in accordance with policies and towards public art. These elements are included in the draft Section 106 agreement and the development proposal is therefore considered to mitigate the 
impact of the development with regards to green infrastructure. (16/00424/AOP)  - No mitigation needed.

Residual Impact: No negative impact is recorded.

 Aylesbury South

Impact of Development: (15/04341/AOP) The proposal will include a total of 1.92ha of public open space including a children play space area. (16/04608/AOP) The development proposal will 
include 1.78ha of open space (equating to approximately 32% of the site) including children’s’ play area

Mitigation Proposed: : (15/04341/AOP) - An off-site financial contribution would be required however it is unclear whether the agreed on-site provision has off-set the need for an off-site 
contribution.

(16/04608/AOP) - An appropriate financial contribution will be made towards supporting local infrastructure and management of future open space.

It should be noted that the development proposal is not of such a scale to warrant new facilities other than open space and children’s play areas.

Residual Impact: No further mitigation on the assumption current proposals /a agreements are delivered.

 Aylesbury South West

Impact of Development: The development proposal will bring forward 1.36ha of public open space, including children’s play areas. The proposed development as shown on the layout includes 
an area of play which will provide a LEAP and NEAP within the site as well as new open space elsewhere in the development. 

Mitigation Proposed: The developer will be required to make a financial contribution to off-site leisure provision secured by a legal agreement and a project is to be agreed with the parish 
council as part of the S106 process.

Residual Impact: No further mitigation on the assumption current proposals /a agreements are delivered.
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Needs of the ageing population / specialist housing

Overview

 − The HEDNA has also considered the housing need 
for the ageing population.  The proportion of elderly 
people is increasing nationally because of improved 
lifestyles and healthcare.  The conclusion is that the 
population over 75 years old across the Housing Market 
Area (HMA) will increase by almost 30,000 people, and 
this will lead to an increase of 5,700 dwellings (13.3% 
of new housing required). The Local Plan will also need 
to address growth in the institutional population (those 
who require residential care) across the HMA which 
is forecast to be 2,200 extra persons above the initial 
assessment. The Local Plan will have to show how these 
populations are to be housed. One approach may be to 
require a percentage of adaptable housing within large 
developments for independent elderly of around 15%, 
with possible site allocations for care of the dependant 
elderly

 − The HEDNA identifies 2,670 new housing required for 
older people up to 2033.

 Woodlands

Impact of Development: A 2,675 sqm Care Home is being provided as part of the development at Land North of Aston Clinton Road delviering 140 extra care units. This facility will be delivered 
on the edge of the site forming the countryside edge and buffer area. This provision responds to local needs identified following consultations with the existing community. This need is also 
identified by the emerging Aston Clinton Neighbourhood Plan. This proposal should therefore have a positive impact on the new community and local impact area.

Mitigation Proposed: No mitigation measures required.

Residual Impact: The proposal has responded to a demonstrable local need and is therefore considered to result in a positive impact on the proposal.

 Berryfields

Impact of Development: No specialist housing is set out within the planning application documents.

Mitigation Proposed: Ensure other developments surrounding Aylesbury provide specialist housing for the elderly

Residual Impact: No specialist housing is being provided for the elderly to help meet the target for this population group.

 Aylesbury East

Impact of Development: No specialist housing is listed within the planning application supporting documents.

Mitigation Proposed: Ensure other developments surrounding Aylesbury provide specialist housing for the elderly

Residual Impact: No specialist housing is being provided for the elderly to help meet the target for this population group.
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Cumulative Impact

Overview

The latest draft IDP identifies that in Aylesbury Vale District 
the following housing requirements to meet the need of the 
growing elderly population to 2025 is as follows:

 − 150 unit mixed tenure retirement village scheme 50 
rental/100 leasehold, preferably in  Aylesbury 

 − Two leasehold housing with care schemes, one high 
capital value one downsizer model, in Wendover or 
Haddenham 

 − 2-3 nursing homes required of approximately 200 beds, 
in Winslow and Buckingham 

 − Potential for enhanced sheltered schemes in 
Buckingham, Haddenham and Wendover

The various sites already propose a number of bed spaces 
for the elderly and therefore contribute towards the 
requirements identified  above.

Further Mitigation measures

Beyond the implementation of projects identified within the 
draft IDP it is not considered further mitigation is required in 
order to support local and strategic facilities for specialist 
housing that addresses the needs of the elderly. 

 Aylesbury South East

Impact of Development: : (13/01488/AOP) - - No proposal. (14/02072/AOP)   - No proposal. (16/00424/AOP) - A 60bed care home/extra care facility is being provided as part of the development 
proposal, within the Local Centre. The HEDNA identified a requirement for 2,670 bed new bed spaces, the development proposal will therefore contribute towards this requirement in an 
accessible environment. (16/03388/AOP)  No proposals found.

Mitigation Proposed: No mitigation measures required

Residual Impact: Specialist housing is being constructed/proposed for older people and therefore positive contribution recorded. 

 Aylesbury South

Impact of Development: No specialist housing is listed within the planning application supporting documents.

Mitigation Proposed: Ensure other developments surrounding Aylesbury provide specialist housing for the elderly

Residual Impact: No specialist housing is being provided for the elderly to help meet the target for this population group.

 Aylesbury South West

Impact of Development: No specialist housing is listed within the planning application supporting documents

Mitigation Proposed: Ensure other developments surrounding Aylesbury provide specialist housing for the elderly

Residual Impact: No specialist housing is being provided for the elderly to help meet the target for this population group.
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4.13 Economy

Employment land to meet the varying needs of 
businesses

Overview

 − Employment development will generally be supported 
on allocations in the plan, through extension of existing 
premises or in a rural location where this is essential 
for that type of business. However other employment 
development is not promoted as there is currently a 
surplus of employment land (Policy D9, Draft VALP 
2016).

 − Aylesbury Vale has been given ‘Enterprise Zone’ status 
at Woodlands/ARLA. Applications for B1/B2/B8 will be 
permitted. Retail uses will not be supported unless as 
an ancillary facility to service a key employment site. 
Other uses that do not provide direct, on-going local 
employment opportunities will not be permitted (Policy 
E1, Draft VALP 2016).

 − 90% of the economic activity to be produced by self-
employment in the knowledge based sectors, micro 
businesses and Small and Medium Enterprises (SMEs)

 − Proposals for Hotels and Guest-houses will be 
supported provided that larger developments are 
located within the town centres. (Policy E8, Draft VALP 
2016).

 Berryfields

Impact of Development: 9ha of employment land is proposed on this site. It sits outside the Woodlands Enterprise Zone. However the planning permission was attained in 2007, and the most 
recent Buckinghamshire Housing and Economic Development Needs Assessment (HEDNA) was produced in 2015. The emerging Local Plan policy on only promoting new employment space in 
Enterprise Zones (Policy D9) is based on the HEDNA (2015). The HEDNA would have taken into account the employment land proposed in this application and as a result this employment space 
still meets the requirements of the emerging Local Plan and therefore will not have a negative impact on Aylesbury.

Mitigation Proposed: No mitigation required.

Residual Impact: Employment space being built within this site was approved before the latest version of the emerging Local Plan and published HEDNA so as a result is considered to have 
minimal negative impact on Aylesbury.

 Aylesbury East

Impact of Development: 10 ha of employment land is is proposed on this site. It sits outside the Woodlands Enterprise Zone. However the planning permission was attained in 2010, and the 
most recent Buckinghamshire Housing and Economic Development Needs Assessment (HEDNA) was produced in 2015. The emerging Local Plan policy on only promoting new employment 
space in Enterprise Zones (Policy D9) is based on the HEDNA (2015). The HEDNA would have taken into account the employment land proposed in this application and as a result this employment 
space still meets the requirements of the emerging Local Plan and therefore will not have a negative impact on Aylesbury.

Mitigation Proposed: No mitigation required.

Residual Impact: Employment space being built within this site was approved before the latest version of the emerging Local Plan and published HEDNA so as a result is considered to have 
minimal negative impact on Aylesbury.

 Woodlands

Impact of Development: 10 ha of employment land is proposed on this site. It sits outside the Woodlands Enterprise Zone. However the planning permission was attained in 2010, and the most 
recent Buckinghamshire Housing and Economic Development Needs Assessment (HEDNA) was produced in 2015. The emerging Local Plan policy on only promoting new employment space in 
Enterprise Zones (Policy D9) is based on the HEDNA (2015). The HEDNA would have taken into account the employment land proposed in this application and as a result this employment space 
still meets the requirements of the emerging Local Plan and therefore will not have a negative impact on Aylesbury.

Mitigation Proposed: No mitigation required.

Residual Impact: Employment space being built within this site was approved before the latest version of the emerging Local Plan and published HEDNA so as a result is considered to have 
minimal negative impact on Aylesbury.
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 Cumulative Impact

Overview

Employment land in Aylesbury is currently in over supply. 
However supply still needs to be considered for future 
capacity. Therefore an Enterprise Zone has been designated 
to the east of Aylesbury. New employment space is generally 
being proposed within this Enterprise Zone and thus in 
keeping with the requirements of the emerging Local 
Plan. The employment space being proposed outside 
the Enterprise Zone is focused on SMEs, which is again a 
requirement of the emerging Local Plan. So although outside 
preferred employment land, helps create employment space 
for a variety of business needs in the local area.

Further Mitigation measures

No further mitigation measures required.

 Aylesbury South East

Impact of Development: A planning application is being decided upon which includes 29,200 sqm of employment space. This is not in the allocated Woodlands Enterprise Zone where new 
employment is encouraged. However it is adjacent to this Enterprise Zone and is proposing to accommodate small and medium sized premises which are encouraged in the emerging Local Plan 
and are not being provided in the Enterprise Zone. As a result this employment development could have a positive impact on the area.

Mitigation Proposed: Any employment development would be encouraged to be adjacent to the strategic road A41 and to be in the provision of accommodating SMEs

Residual Impact: Employment space is being proposed to be developed outside of the Enterprise Zone which does not meet the emerging Local Plan requirements. However it is adjacent to the 
Enterprise Zone and strategic road, and meets a requirement in SMEs that to date the Enterprise Zone does not meet.

 Aylesbury South

Impact of Development: No employment proposed in either planning applications or HELAA sites.

Mitigation Proposed: No mitigation required.

Residual Impact: The Draft Local Plan (2016) and HEDNA (2015) both come to the conclusion that Aylesbury Vale has a current over supply of employment land. Therefore unless there is a 
specific employment site allocation, there is a requirement to not provide more employment space, which this site meets.

 Aylesbury South West

Impact of Development: No employment proposed in SMD012 planning application. The rest of the site, according to the HELAA, is not suitable for economic development expect a portion of 
land that is Flood Zone 2/3a. 

Mitigation Proposed: No employment is recommended on this site as there is not an employment allocation within it and the Local Authority currently has a surplus of employment land. The 
portion of land within flood risk is small enough to accommodate other uses such as open space.

Residual Impact: The Draft Local Plan (2016) and HEDNA (2015) both come to the conclusion that Aylesbury Vale has a current over supply of employment land. Therefore unless there is a 
specific employment site allocation, there is a requirement to not provide more employment space, which this site meets.
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4.14 Summary

Following the assessment of cumulative impact set 
out across this chapter we set out the summary 
position across each issue considered. 

Figure 24 provides a summary of development proposed  while table 4 indicates the 
conclusions reached in regard to the residual impact of cumulative growth.

It can therefore be concluded that the cumulative impact of development assessed will 
not result in any major detrimental impacts and reasonable mitigation measures can be 
identified that mitigate impacts arising from growth.

For the most part this mitigation is already identified through the draft IDP as well as 
within approved or submitted planing applications. 

It will be important that AVDC continue to request cumulative impact assessments 
alongside emerging planning applications to ensure appropriate assessment against 
detailed submissions and the phased delivery of infrastructure. 
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Berryfields
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Woodlands

Aylesbury South East

Aylesbury South

Aylesbury South West

Cumulative Impact

Table 4: Cumulative growth impact assessment - summary of conclusions

No negative residual impact is perceived and therefore no additional mitigation required

Some further mitigation may be required to mitigate the impacts of development but absolute conclusions cannot be 
drawn at this stage.

Further mitigation is necessary in order to mitigate the impact of development.
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Figure 24: Aylesbury  Cumulative Developments - Summary
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