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Executive Summary
This Flood Risk Sequential Assessment has been prepared by Peter Brett Associates LLP on behalf of
Buckinghamshire Advantage (BA) and Aylesbury Vale Advantage Legacy Board (AVALB) to support an
outline planning application (Ref:16/01040/AOP) for a strategic mixed-use development at ‘Aylesbury
Woodlands’ to the east of Aylesbury, Buckinghamshire.
The proposed development includes ‘essential infrastructure’, in the form of the Eastern Link Road
((ELR)(S)), and ‘water compatible’ development, in the form of formal play space and open space, in
the western half of the site within areas of flood risk. In accordance with the NPPF and PPG, it should
be demonstrated that there are no reasonably available sites in areas with a lower probability of flooding
that would be appropriate for these proposed land uses.
A Flood Risk Sequential Assessment (dated March 2016), including an Exception Test, was prepared
and submitted with the outline planning application in relation to the ELR (S). This demonstrated the
lack of reasonably available sites with a lower probability of flooding able to accommodate the proposed
link road, and explained the associated sustainability benefits and flood mitigation measures proposed.
This Sequential Assessment seeks to demonstrate that there are no reasonably available sites in areas
with a lower probability of flooding that would be appropriate for the proposed provision of formal play
space and open space. The report should be read together with the Sequential Assessment (dated
March 2016), relating to the ELR(S).
In respect of formal play space, approximately 14.93ha of the total proposed 18ha provision is located
within Flood Zones 2 and 3 following development and implementation of the ELR(S) flood mitigation
measures. Accordingly, this assessment has considered potential alternative sites with a lower
probability of flooding able to accommodate 14.93ha formal play, either comprehensively or across
separate sites. Alternative sites have been considered within a c.3.5-mile radius of the application site,
in accordance with minimum accessibility standards, in order to ensure adequate provision is maintained
for residents of Aylesbury Woodlands.
In respect of open space, approximately 52.91ha of the total proposed 97ha provision is located within
Flood Zones 2 and 3 following development and implementation of the ELR(S) flood mitigation
measures. Accordingly, this assessment has considered potential alternative sites with a lower
probability of flooding able to accommodate 52.91ha open space. Alternative sites have been
considered which are capable of providing the entire required quantum on one site, in order to replicate
the purpose and function of the open space which is proposed as part of the development. The
assessment has considered potential alternative sites located within the defined Aylesbury Sub-Market
(or Aylesbury Strategic Settlement) in order to support the identified needs within the district.
Adopted and emerging planning policy documents, with evidence base documents, have been reviewed
to identify potential development sites across the district suitable to accommodate formal play space
and open space, including: Aylesbury Vale District Local Plan (2004); Vale of Aylesbury Local Plan
(Draft (Summer 2016) and Proposed Submission (November 2017)); Aylesbury Vale Housing and
Economic Land Availability Assessment (January 2017); Aylesbury Vale District Council – Five year
housing land supply interim position statement (October 2016). A desk-based assessment has been
undertaken of shortlisted sites, taking into account key considerations, including availability, ownership,
planning history and development constraints.
The Sequential Assessment has demonstrated that there are no sequentially preferable, available sites
that could accommodate the amount and type of formal play space or open space proposed within areas
of flood risk as part of the Aylesbury Woodlands development. Collectively, when read together with
the Sequential Assessment relating to the ELR(S), we conclude that the proposed development as a
whole satisfies the Sequential Test requirements set out in the NPPF and the PPG.
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1

Introduction

1.1

Introduction
Peter Brett Associates LLP has been instructed by Buckinghamshire Advantage (BA) (the
applicant) and Aylesbury Vale Advantage Legacy Board (AVALB) (to which BA delegated lead
responsibility for this initiative), to prepare a flood risk Sequential Assessment, to support an
outline planning application for a strategic mixed-use development at ‘Aylesbury Woodlands’ to
the east of Aylesbury, Buckinghamshire. The outline planning application (Ref: 16/01040/AOP)
was submitted to Aylesbury Vale District Council (AVDC) in March 2016 and is currently pending
determination.
As confirmed by the Environment Agency’s online flood map, the application site currently lies
partially within Flood Zone 2 (‘Medium Probability’) and Flood Zone 3 (‘High Probability’).
Accordingly, the layout for the proposed development has been designed to respond to flood
risk and accommodate floodplain, by adopting a sequential risk-based approach as advocated
by the NPPF and focussing the highest vulnerable land uses to the areas at lowest probability
of flooding.
The proposed development includes essential infrastructure, in the form of the Eastern Link
Road ((ELR)(S)) in the western half of the site within Flood Zone 3. Accordingly, a flood risk
Sequential Assessment in relation to the ELR (S) was prepared and submitted with the outline
planning application, dated March 2016. This demonstrated the lack of reasonably available
sites with a lower probability of flooding able to accommodate the proposed link road. In
accordance with Table 2 of Planning Practice Guidance (PPG) ‘Flood Risk and Coastal
Change’, relating to ‘Essential Infrastructure’ (such as the ELR(S)) within Flood Zone 3, an
Exception Test was also submitted, demonstrating the wider sustainability benefits and flood
mitigation measures associated with the proposed link road. A sequential approach, as
advocated by NPPF, has been applied in the layout of the site, such that the highest vulnerability
land uses are located in the areas at lowest probability of flooding.
The implementation of flood mitigation measures linked to the creation of the ELR(S) results in
a reduction of flood risk across areas of the site. However, the westernmost part of the site, in
which formal play and open space are proposed (both classified as ‘water compatible’
development, according to Table 2 of Planning Practice Guidance (PPG) ‘Flood Risk and
Coastal Change’), remains located within Flood Zones 2 and 3. As such, in order to comply
with the requirements of the Sequential Test, and further to advice from the Environment Agency
(EA), it should be demonstrated that there are no reasonably available sites in areas with a
lower probability of flooding that would be appropriate for these proposed land uses. This report
therefore considers potentially available alternative sites to accommodate these proposed land
uses within either Flood Zone 1 (‘Low Probability’) or Flood Zone 2 (‘Medium Probability’). In
accordance with Table 3 of PPG ‘Flood Risk and Coastal Change’, an Exception Test is not
required for water compatible development located within areas of flood risk.
This document should be read together with the flood risk Sequential Assessment relating to
ELR(S), dated March 2016. Collectively, their purpose is to demonstrate that the site complies
with the Sequential Test in accordance with the requirements of the National Planning Policy
Framework (NPPF) and the accompanying PPG. It has also been undertaken in accordance
with the Environment Agency’s standing advice note issued April 2012: Demonstrating the Flood
Risk Sequential Test for Planning Applications.

1.2

Structure of Report
This Sequential Test is structured as follows:


Section 2 summarises the development proposals and explains the context for the
Sequential Test;
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Section 3 explains the Sequential Test methodology and overall findings, with the
supporting assessment provided in Appendix D and F; and



Section 4 provides an overall summary and conclusion to the report.
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2

Context

2.1

Buckinghamshire Advantage
The applicant for the outline planning application is Buckinghamshire Advantage (BA), which
has delegated lead responsibility for the initiative to Aylesbury Vale Advantage Legacy Board
(AVALB).
The membership of BA is comprised of the five Buckinghamshire local authorities
(Buckinghamshire County Council, Aylesbury Vale District Council, Wycombe District Council,
Chiltern District Council and South Buckinghamshire District Council) and Buckinghamshire
Business First which represents the business community of Buckinghamshire. The AVALB
board is a fifty-fifty joint venture between Buckinghamshire County Council and Aylesbury Vale
District Council.
BA was launched in April 2014 to act as the operational arm of Buckinghamshire Thames Valley
Local Enterprise Partnership (BTVLEP) on the delivery of BTVLEP funded schemes. The
Aylesbury Woodlands development is being promoted by BA with a clear vision to:

2.2



“assist the wider economic growth of Aylesbury with the early delivery of the Eastern
Link Road South and providing a high quality, sustainable development;



offer a mixed land use led by the provision of commercial premises facilitating
employment growth, and including leisure opportunities to promote health and
wellbeing and housing. This will be supported by integrated community, social and
transport infrastructure; and



be a high quality sustainable development designed to achieve exemplary standards of
design within an extensive green space framework including protected water corridors,
new tree and woodland planting, linear parks, informal play areas and formal and
informal sporting and recreation facilities.”

Site Context
Site Location
The application site is located on the eastern edge of Aylesbury, approximately 2.5km east of
Aylesbury town centre. The site is approximately 200.2ha and is a relatively flat greenfield site
currently in agricultural use. The location of the site is shown in Figure 2-1 below.
The site lies to the east of Broughton and to the north of the A41, which connects Aylesbury
with Tring, Berkhamsted and Hemel Hempstead to the east. The Grand Union Canal (GUC),
Bear Brook and Burcott Brook largely define the northern and western site boundaries.
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Figure 2-1: Site Location Plan

Flood Risk
The EA Flood Zone Map (Figure 2-2 below) indicates that most of the western half of the site is
currently located within Flood Zone 3 ‘High Probability’ (greater than a 1 in 100 (1.0%) annual
probability of fluvial flooding – dark blue shading). The eastern part of the site is located mostly
in Flood Zone 1, however a pathway of Flood Zone 2 ‘Medium Probability’ (between a 1 in 100
(1.0%) and a 1 in 1000 (0.1%) annual probability of fluvial flooding – light blue shading) exists
through the east of the site.
Figure 2-2: EA Flood Zone Map
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2.3

Proposed Development
An outline planning application (Ref: 16/01040/AOP) at ‘Aylesbury Woodlands’ was submitted
to AVDC in March 2016 for proposed development comprising residential, commercial and
employment land uses, the ELR(S), associated infrastructure and open space. The description
of development is:
“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”
As detailed within the documentation supporting the planning application submission, it is
considered that the development will support employment growth, attract inward investment,
address housing pressures, create enhanced public open space and facilitate the essential
infrastructure delivery of the ELR(S). The proposals place particular emphasis on facilitating
and encouraging healthy communities by incorporating significant provision of open space,
recreation and sports facilities for use by residents of the Woodlands development and the wider
community.
The Illustrative Masterplan (Drawing No. EDP2525/45) and Land Use and Amount parameter
plan (Drawing No. EDP2524/52), submitted with the planning application, indicate the location
and scale of development land uses proposed at the application site. An extract of the
Illustrative Masterplan is provided in Figure 2-3 below for reference. As illustrated, residential
development (shaded yellow) is predominantly focussed in the north and east of the site, with
commercial use (shaded purple) focussed in the south and east of the site, and sports and open
space provision (shaded green) in the west and around the perimeters of the site. The new
Eastern Link Road (ELR) runs north-south from the A41 in the western half of the site.
Figure 2-3: Illustrative Masterplan (extract)

The masterplan for the proposed development has been designed to respond to flood risk and
accommodate floodplain, by adopting a sequential risk-based approach and focussing new
development to the lowest flood risk areas. Accordingly, in line with Table 2 of PPG ‘Flood Risk
and Coastal Change’, all ‘More Vulnerable’ and ‘Less Vulnerable’ land uses (i.e. residential and
commercial development) are proposed within Flood Zone 1 ‘Low Probability’ (less than 1 in
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1000 (0.1%) annual probability of fluvial flooding), with only ‘Water Compatible Development’
(i.e. outdoor sport and recreation) and ‘Essential Infrastructure’ (i.e. ELR(S)) located within
areas with a higher probability of flooding.
The following section summarises the ‘Water Compatible Development’ and ‘Essential
Infrastructure’ land uses which are proposed within areas with a higher probability of flooding.

Formal Play
The proposed development makes provision for a range of sporting and recreational facilities
serving the needs of new residents and Aylesbury Vale, taking account of the strategic deficit
within the district. This includes proposed provision of approximately 18ha playing space,
including a 15ha Sports Village, 1.5ha of additional formal play pitches/space, and 1.5ha of
equipped play areas (one Neighbourhood Equipped Area of Play (NEAP) and two Local
Equipped Areas of Play (LEAP)).
The Sports Village is proposed to be located within an area of flood risk in the west of the
application site, to the west of the ELR(S). As detailed within the planning application
submission, centred around an outdoor 500m velodrome and community sports area, the Sports
Village facility will enhance Aylesbury’s potential to host international multi-sport events and
community celebrations.
The main sports facilities within the Sports Village (illustrated in Figure 2-4) could potentially
include:


An outdoor 500m velodrome with a level and grassed infield with capacity to host a full
size football or rugby pitch;



A 400m hard surface floodlit BMX track and 150m minimum junior pump track, wheeled
sports and ramp demonstration area;



Up to twelve small-sided, individually floodlit five-a-side courts/pitches;



Up to two full size grass football/rugby pitches; and



Associated changing and parking facilities.
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Figure 2-4: Sports Village

In addition to this, the Sports Village will be complemented by a 150 room hotel and conference
facility together with athletes’ accommodation and social facilities, together located on the
eastern side of the ELR(S).
Other formal play provision provided as part of the development could include a cricket pitch,
bowling green and four tennis courts, located close to the main residential area.

Open Space
The development proposals also seek to provide public access to approximately 97ha of open
space on previously restricted land, thereby supporting the needs of the development and
offering a significant contribution towards Aylesbury’s needs for amenity and open space. Open
space within the Woodlands development will comprise approximately 74ha informal open
space, 17ha formal open space, 5ha existing woodland and 1ha allotments/community
orchards, designed to complement and help legibility and navigation with the development,
including:


open parkland either side of the ELR(S), linked via the proposed Burcott Brook bridge;



amenity space forming a key link within the County’s proposed Aylesbury Linear Park;
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A ‘Blue Grid’ network of incidental amenity space throughout the heart of the built
development, incorporating linear SuDS attenuation and conveyance features and
forming a grid pattern which includes the Canalside development;



a Wildlife Area along the Bear Brook, some of which would be accessible by the public
in a controlled manner so as not to overly disturb wildlife.

Open space provision is predominantly located within areas of flood risk in an arc around the
western half of the site.

ELR Flood Mitigation Scheme
The proposed ELR(S) is a key element of the Aylesbury Woodlands development. The new
link road is proposed to run north-south across the western half of the site, providing a link
between the A41 and A418 and a radial route to the east of Aylesbury town centre. The road
is a strategic piece of infrastructure and is integral to the wider ELR delivery and promotion of
sustainable travel in the Aylesbury area, as well as providing access to the site.
The route of the ELR(S) lies within Flood Zone 3 within the floodplain of the Bear Brook and
Burcott Brook, as shown in Figure 2-2 above. Accordingly, a flood risk Sequential Test was
prepared in respect of the ELR(S) and submitted with the outline planning application in March
2016. This demonstrated the lack of reasonably available sites with a lower probability of
flooding able to accommodate the proposed link road. In accordance with Table 2 of Planning
Practice Guidance (PPG) ‘Flood Risk and Coastal Change’, relating to ‘Essential Infrastructure’
(such as the ELR(S)) within Flood Zone 3, an Exception Test was also submitted, demonstrating
the wider sustainability benefits and flood mitigation measures associated with the proposed
link road.
The Flood Risk Assessment (FRA), submitted with the application, outlines the components of
the proposed flood mitigation scheme (FMS):


Lowering a short reach of the right bank of the Bear Brook by approximately 400mm;



A preferential conveyance corridor that runs approximately parallel to the east of the
ELR (S). This corridor will be created by graded land lowering (excavation generally
400-600mm or less in depth) to create shallow ‘scrapes’;



Landscaping to contain flood waters within the preferential conveyance corridor;



Land lowering to the west of the ELR(S) to provide additional floodplain storage;



Culverts under the ELR(S) and the slip roads into the development to maintain flood
flow conveyance; and



Retention / realignment of some of the existing ditches.

The extent of flood risk across the site would be reduced following implementation of the flood
mitigation scheme, as explained within the FRA and illustrated on the post-mitigation flood zone
extents plan (Figure 2-5), which shows the extent of the site within Flood Zone 1 (white), Flood
Zone 2 (light green), Flood Zone 3a (light blue) and Flood Zone 3b (dark blue) following
development.
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Figure 2-5: ELR(S) FMS Flood Extents

Figure 2-5 shows that following development of the ELR (S) and implementation of the FMS, a
significant proportion of formal play and open space within the western half of the site will be
located within areas of flood risk. Table 2-1 shows that a total of 14.93ha of formal play provision
and 52.91ha of open space provision will be located within Flood Zones 2 and 3 following
development.
Table 2-1: Post-FMS land uses within flood risk areas

Total
Area (ha)

Area within Flood
Zones 2 and 3 (postmitigation) (ha)

Proportion of Total Area
within Flood Zones 2 and
3 (post-mitigation)

(Sports Village
and other sports
pitches)

15.85ha

14.93

94.2%

Informal Open
Space

73.95

46.56

63%

Formal Open
Space

16.71

0.98

5.9%

Woodland

5.47

5.37

98.2%

Land Use

Formal
Play

Open
Space

The above calculations have been used to consider whether there are alternative sites available
with a lower probability of flooding to accommodate the land use areas identified as remaining
within Flood Zones 2 and 3.
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3

Sequential Test

3.1

Introduction
The EA flood map indicates that the site is currently located partially within Flood Zones 2 and
3, as detailed above. As a result of implementing the FMS associated with the ELR(S), the
extent of flood risk areas across the site would be reduced; however, a proportion of the
development, incorporating formal play and open space provision, would remain within Flood
Zones 2 and 3.
Table 2 of Planning Practice Guidance (PPG) ‘Flood Risk and Coastal Change’ classifies
outdoor sports and open space as ‘water compatible development’. Notwithstanding this, in
order to comply with the requirements of the Sequential Test, and further to advice from the
Environment Agency (EA), it should be demonstrated that there are no reasonably available
sites in areas with a lower probability of flooding that would be appropriate for these proposed
land uses.
Paragraph 100 and 101 of the NPPF state that new development should be steered to areas
with the lowest probability of flooding (Flood Zone 1). Where there are no reasonably available
sites in Flood Zone 1, the NPPF states that reasonably available sites in Flood Zone 2 and then
Flood Zone 3 should be considered, taking into account the flood risk vulnerability of land uses.
Therefore, in order to meet the requirement of the Sequential Test it should be demonstrated
that there are no ‘reasonably available’ sites within a lower probability of flooding that would be
appropriate to accommodate the type and amount of formal play and open space proposed. In
this instance, given that these elements of the proposed development would be located with
Flood Zones 2 and 3, ‘reasonably available’ sites should be located within either Flood Zone 2
or Flood Zone 1.

3.2

Approach to Sequential Test
Our approach to the Sequential Test comprises two tasks:
1. Identifying potential alternative sites; and
2. Assessing the suitability of potential alternative sites to accommodate the appropriate
type and amount of the proposed development.
These tasks have been undertaken in relation to each relevant land use proposed in flood risk
areas i.e. both formal play provision and open space provision.
The following section explains the methodology undertaken in respect of the above tasks.

3.3

Task 1: Site Identification
The first task is to establish the appropriate search parameters for alternative sites. For a site
to be an actual alternative to the application site there needs to be a ‘like for like’ comparison,
and therefore potential alternative sites should be of a similar size and fulfil a similar purpose to
that of the proposed development.
Section 2 of this report provides a summary of the proposed development, with specific
reference to the land uses proposed within areas of flood risk, in order to establish the context
for identifying alternative sites for both formal play and open space.
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Formal Play
Site Area
The proposed development seeks to provide approximately 18ha playing space, including a
15ha Sports Village, 1.5ha of additional formal play pitches/space, and 1.5ha of equipped play
areas.
Baseline requirement
As detailed in Figure 2-5 and Table 2-1, it has been calculated that approximately 14.93ha of
the total 18ha formal play is located within Flood Zones 2 and 3 following development and
implementation of the ELR(S) FMS. This comprises a large proportion of the Sports Village
(approximately 13.77ha) as well as a small proportion of additional formal play (cricket pitch and
bowling green) and equipped play areas (approximately 1.16ha).
On this basis, in accordance with the provisions of the NPPF and PPG, alternative site(s) are
required to accommodate the total 14.93ha of formal play provision (currently proposed to be
located within Flood Zones 2 and 3) within an area with a lower probability of flooding (i.e. Flood
Zones 1 or 2).
Comprehensive provision
This total land area (14.93ha) would accommodate the large proportion of the Sports Village
(approximately 13.77ha) and additional formal play (approximately 1.16ha) which are located
within flood risk areas only. In reality, it is considered that the full extent of the Sports Village
and formal play would each need to be provided in their entirety, rather than separated out
between provision in high flood risk areas and low flood risk areas, in order to serve their
intended purpose as detailed within the planning application submission.
In respect of the Sports Village, the Design and Access Statement (section 7.6) explains that
this is proposed as a comprehensive sports facility, incorporating a number of different sports
pitches and supporting infrastructure (some of which is located within Flood Zone 1) which
should be delivered as a whole in order to host international multi-sports events and serve the
needs of the whole district as well as the development:
“7.6 Sports Village
The Aylesbury Woodlands development will provide a range of sporting and recreational
facilities serving the needs of the whole of Aylesbury Vale. Centred around an iconic outdoor
500m velodrome and community sports arena, this facility will enhance Aylesbury’s potential to
host international multi-sport events and community celebrations befitting a town that is
internationally renowned as the Birthplace of the Paralympic movement.
The main sports facilities within the Sports Village will include:


An outdoor 500m velodrome with a level and grassed infield with capacity to host a full
size football or rugby pitch;



A 400m hard surface floodlit BMX track and 150m minimum junior pump track, wheeled
sports and ramp demonstration area;



Up to twelve small-sided, individually floodlit five-a-side courts/pitches;



Up to two full size grass football/rugby pitches; and



Associated changing and parking facilities.
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In addition to this, the brief for the Sports Village includes a 150 room hotel and conference
facility together with athletes’ accommodation and social facilities. As noted earlier in this
document, these will be located on the eastern side of the ELR(S). Access to the sports village
will be provided via a high quality link underneath the ELR(S).”
Further, in respect of additional formal play space, Figure 2-5 illustrates that the extent proposed
in flood risk areas includes part of a cricket pitch and part of an outdoor bowls pitch. In order to
serve their purpose in accommodating the relevant sports activity, and in order to meet minimum
pitch size requirements, as indicated in the Assessment of Leisure and Cultural Facilities for
Aylesbury Vale (2012; updated in March 2017) and Sport England guidance, it is considered
that the additional formal play provision should be provided in its entirety.
On this basis, therefore, it is considered that any potential alternative site within an area with
lower probability of flooding, should accommodate the entire Sports Village (15ha) and formal
play provision (1.5ha) as a whole.
Notwithstanding this, the search criteria for potential alternative sites has been based on the
actual amount of formal play provision located within flood risk areas (14.93ha), with an
additional 20% buffer applied, in order to ensure that all potential sites are fully considered in
the assessment. No upper limit has been included within the search criteria in order to ensure
that any site which could incorporate the formal play as part of a larger development is
considered.
Provision across separate sites
Theoretically, the entire formal play provision that is located within flood risk areas (14.93ha)
could be provided either comprehensively together on one site, or appropriately separated and
provided across several sites. However, as explained above, whilst the Sports Village
incorporates a number of different sports pitches and uses, it is notable that the submitted
proposals seek to deliver these comprehensively together within a facility which has the
potential to host international multi-sport events and which is supported by significant
infrastructure and accommodation. On this basis it is considered that any alternative site with
a lower probability of flooding should accommodate the full extent of the Sports Village proposed
within flood risk areas as a whole (13.77ha).
The additional formal play provision within flood risk areas which is not within the Sports Village
(1.16ha) could be provided on a separate site. However, an alternative site for this purpose
would be required in conjunction with an alternative site being identified for the Sports Village,
in order to ensure that the entire formal play proposed within areas of flood risk (14.93ha) is
accommodated on alternative sites with a lower risk of flooding. On this basis, given that the
Sports Village comprises the vast majority of the total formal play provision within flood risk
areas, this assessment initially considers potential alternative sites which could accommodate
the Sports Village only. If a potential alternative site with a lower probability of flooding was
identified for the Sports Village, it was proposed that a further search would be undertaken for
a site that could also accommodate the additional formal play provision in conjunction.
Further to the above considerations, in order to ensure that comparable sites of an appropriate
size for formal play are considered in this assessment, we have therefore included sites that
are either:


At least 11.94ha to accommodate the entire formal play proposed in flood risk areas
(including 20% buffer to the total 14.93ha formal play proposed in flood risk areas); or



At least 11.02ha to accommodate the full proportion of the Sports Village proposed in
flood risk areas (including 20% buffer to 13.77ha buffer to the total 14.93ha formal play
proposed in flood risk areas)

Location
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Planning policy requirements
The proposed formal play provision is provided as part of a strategic residential-led mixed-use
development on the edge of Aylesbury, including up to 1,100 dwellings, 60 extra care units and
hotel and athletes’ accommodation (all of which are located within Flood Zone 1). Given the
additional population generated by the development of 1,100 dwellings, as well as the attraction
of other proposed land uses, the proposed formal play is required by planning policy, in part at
least, to serve the needs of the new residents and visitors of Aylesbury Woodlands.
Appendix A provides a summary of the planning policy requirements for formal play provision
in connection with residential development. As noted, adopted local planning policy requires
that 2.43ha of outdoor play space is provided per 1000 population (Aylesbury Vale District Local
Plan (AVDLP) 2004, Policy GP86). Current emerging local planning policy further reinforces
that sufficient provision of formal play should be made as part of new developments to meet the
needs of the development (Proposed Submission Vale of Aylesbury Local Plan (VALP) 2017,
Policy I2), taking account of the current provision and needs set out in the Assessment of
Leisure and Cultural Facilities for Aylesbury Vale 2017 (Proposed Submission VALP, Paragraph
11.14).
Meeting the development needs
The Environmental Statement submitted with the application calculates that the anticipated
population of the development will be between 2,352 and 2,688, taking into account the current
average household size of 2.45 and forecast average household size of 2.33 by 2033
(Paragraph 6.5.27). On this basis, the development is required to provide at least 5.72ha of
outdoor play space to serve the needs of the development based on Policy GP86, as noted
within Appendix A. As 14.93ha of the total 18ha play space is located within areas of flood risk,
a total of 3.07ha of play space would remain for the development if the extent of play space
currently proposed within flood risk areas was to be accommodated on an alternative site with
a lower risk of flooding. As such, it is evident that the development itself would have a shortfall
in the amount of the play space available if provision was made elsewhere for the extent
proposed in flood risk areas - 3.07ha would remain on site in Flood Zone 1, below the policy
requirement for 5.72ha, resulting in a shortfall of 2.65ha) (see Table 3-1 and Appendix A).
Table 3-1: Aylesbury Woodlands Formal Play Requirements

(5)
(1)
Planning
Policy
Requirements

(2)

(3)

Development
Population –
Minimum
(estimated)

Development
Needs –
Minimum
(=(1)*(2))

(4)
Development
Proposals

Shortfall /
Surplus –
excluding Flood
Zone 2/3
development
(=(4a)-(3))

Total: 18ha
Including:
2.43ha per 1000
population
(Policy GP86,
AVDLP)

2,352
(Paragraph
6.5.27,
Environmental
Statement)
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On this basis, it is necessary for any alternative site with a lower risk of flooding which is
providing the appropriate formal play provision to also cater for the needs of the Woodlands
development itself, in order to provide the amount of formal play provision for the new population
required by planning policy. As a result, any alternative site would need to be located within
sufficient proximity of the application site to be accessible by the new residents and
appropriately serve their needs.
As explained above, it is considered that the extent of formal play provision currently proposed
within flood risk areas could be provided on an alternative site, either: in its entirety (14.93ha),
or on separate sites in conjunction, including the Sports Village in its entirety (13.77ha) and the
formal play provision (1.16ha). An alternative site must therefore be of at least 13.77ha in order
to ensure that the entire formal play provision currently proposed within flood risk areas can be
accommodated (an alternative site of 1.16ha to provide for the additional formal play provision
would only be suitable if an alternative site of 13.77ha was also available at the same time).
As the development requires that at least 2.65ha of the formal play is provided to serve its own
needs, and in either circumstance, the minimum size of an alternative site is required to be
13.77ha; it is necessary that any alternative site makes provision for the needs of the
development. The formal play cannot be separated such that some elements are provided a
distance away from the application site, as 1) it is not feasible to separate the formal play to the
required extent, as explained above, and 2) on this basis, if the alternative site was located at a
distance away from the application site, there would be a deficit in provision for the needs of the
development.
Accessibility
Fields in Trust (formerly the National Playing Fields Association) published national benchmark
guidance (‘Beyond the Six Acre Standard’) in 2015 (updating Natural England’s Accessible
Natural Greenspace Standards (ANGSt) to inform the provision of formal play in new
developments, as well as open space provision. This guidance recommends that playing
pitches of 1.2ha and other outdoor sport provision of 1.6ha are located within 1200m walking
distance from dwellings. However, this guidance represents only benchmark standards which
can be adjusted to take account of local circumstances and to inform preparation of local
planning policy.
The Assessment of Leisure and Cultural Facilities for Aylesbury Vale 2012 (updated in March
2017), together with Aylesbury Playing Pitch Strategy 2010, provides the latest guidance
regarding the current provision and specific needs of individual sports facilities across the
district, and the required standards for new provision. This detailed guidance provides local
specific evidence which has informed the preparation of local planning policy and is referenced
accordingly within adopted and emerging planning policy. Accordingly, this guidance has been
applied primarily in the consideration of potential alternative sites, with additional reference to
national benchmark standards where relevant.
Notably, the Assessment and accompanying Playing Pitch Strategy indicate that new football
playing pitches should be located within a minimum 7-minute drive time (considered to equate
to an approximately 3.5-mile radius from the application site), with Synthetic Turf Pitches (STPs)
located within a 6-mile radius and varying other standards applicable to other forms of formal
play provision.
The submitted application explains that the Sports Village seeks to provide both full size football
playing pitches and smaller 5-a-side STPs within the Sports Village. The Assessment also
states that there is a current shortfall in playing pitches within the Aylesbury Sub-Market area
(or Aylesbury Strategic Settlement, as referred to in the 2017 update) (which includes the
application site and 10 parishes around Aylesbury), as detailed within Appendix A. Based on
the minimum accessibility standards above (i.e. to provide playing pitches within a 7-minute
drive (broadly equating to a 3.5-mile radius)), and the shortfall in current provision within the
local area, alternative sites have been considered that are located broadly within the 3.5-mile
radius around the application site as shown in Figure 3-1.
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Figure 3-1: Estimated 3.5-mile radius / 7-minute drive radius from application site

Search Criteria
In summary, this assessment has considered potential alternative sites for formal play which
are either:


At least 11.94ha to accommodate the entire formal play proposed in flood risk areas
(including 20% buffer to the total 14.93ha formal play proposed in flood risk areas);
OR



At least 11.02ha to accommodate the full proportion of the Sports Village proposed in
flood risk areas (including 20% buffer to the total 13.77ha proposed in flood risk areas);
AND



Located broadly within a 3.5-mile radius of the application site (illustrated in Figure 31);
AND



Located within an area with lower probability of flooding (i.e. Flood Zones 1 or 2)
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Open Space
Site Area
The proposed development seeks to provide approximately 97ha open space, including 74ha
informal open space, 17ha formal open space, 5ha existing woodland and 1ha
allotments/community orchards
Baseline requirement
As detailed in Figure 2-5 and Table 2-1, it has been calculated that approximately 52.91ha of
the total 97ha of open space is located within Flood Zones 2 and 3 following development and
implementation of the ELR(S) FMS. This comprises a large proportion of informal open space
(approximately 47ha), located around the western part of the site, as well as a small proportion
of formal amenity space and woodlands (approximately 5.91ha), located at the northern and
southern boundaries.
On this basis, in accordance with the provisions of the NPPF and PPG, an alternative site is
required to accommodate the total 52.91ha of open space provision (currently proposed to be
located within Flood Zones 2 and 3) within an area with a lower probability of flooding (i.e. Flood
Zones 1 or 2).
Comprehensive provision
Theoretically, this provision of open space could be provided on a piecemeal basis across
numerous separate sites; however, it is considered that this would not replicate the purpose and
function of the open space which is proposed as part of the development. As detailed within
the submitted application documents, the open space is proposed to be delivered on a
comprehensive basis in order to serve a number of key functions reflecting the characteristics
of the site and surrounding area. For instance, the Environmental Statement (paragraph 3.2)
explains that the environmental mitigation measures, incorporated into the parameters plans
and layout of the proposed development, include a number of elements of green infrastructure
which are fundamental to the proposed development:


additional planting (woodland) in the area north of the A41 Bypass, and in the western
part of the Site, augment existing screening in views from assets such as the nearby
scheduled moated sites to reduce heritage effects;



retention of existing woodland and important hedgerows;



significant element of public open space, including semi natural green space and
recreational and sports facilities to reduce visitor pressure on the Chiltern Beechwoods
SAC and SSSI units;



new plantings will be implemented adjacent to the Bear Brook to buffer and protect the
water course and its associated wildlife;



new planting of hedgerows and trees;



open space surrounding the site to reduce landscape and visual effects and provide
opportunities for ecological enhancement;



areas of public open space (formal and informal) and community leisure and sports
facilities are incorporated to deter trespass onto neighbouring agricultural businesses
during operation;



protection of, and buffers to, natural watercourses and to the GUC, with a relatively
short
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section of hedgerow removed to create a positive visual and physical relationship
between the Site and the canal towpath;



retention and protection of valued, mature black poplars, the single block of woodland
and the small number of ‘important’ hedgerows;



significant new woodland and tree planting, tempered so as not to introduce alien
landscape features;



significant new mixed, native hedgerow planting to offset any hedgerow loss;



creation of significant areas of dry grassland and wet grassland; and



creation of new linear, multifunctional green routes through the heart of the proposed
development and connecting to offsite green infrastructure.

Significant proportions of open space are proposed as either primary flood conveyance corridor
along the ELR(S), incidental amenity space throughout the built development (incorporating
SUDS attenuation), and links with the neighbouring Aylesbury Linear Park. All of these
elements are inherently linked together and with the design and scale of the proposed
development. Separation of the comprehensive provision of open space at numerous other
sites across the district would therefore not be effective in serving the same purpose as the
proposed development.
Accordingly, the search criteria for potential alternative sites has been based on the total
requirement for 52.91ha open space provision, with an additional 20% buffer applied, in order
to ensure that all potential sites are fully considered in the assessment. No upper limit has been
included within the search parameters, in order to ensure that any site which could incorporate
the formal play as part of a larger development is considered. We have therefore considered
potential alternative sites that are at least 42.33ha (20% buffer to 52.91ha) and with a lower
probability of flooding, to accommodate the entire open space provision currently proposed in
flood risk areas.
Location
Planning policy requirements
As per the provision of formal play space, it is notable that the proposed open space is provided
as part of a strategic residential-led mixed-use development on the edge of Aylesbury, and
therefore is required by planning policy, in part at least, to serve the needs of the new residents
and visitors of Aylesbury Woodlands. Further, as detailed above, the proposed open space
provides a specific function directly related to the characteristics of its location and proximity to
the new built development.
Appendix B provides a summary of the planning policy requirements for open space provision
in connection with residential development. As noted, local planning policy and supporting
needs assessment guidance indicate a need for c.2.6ha open space provision per 1000
population, comprising 1.2ha major open space per 1000 population and 1.4ha incidental open
space per 1000 population (Proposed Submission VALP 2017; Assessment of Leisure and
Cultural Facilities for Aylesbury Vale 2012, updated in March 2017).
Meeting the development and wider needs
Based on the anticipated population of between 2,352 and 2,688 (as referred to above and
within the submitted Environmental Statement, Paragraph 6.5.27), the development itself is
required to provide at least 6.11ha of open space to serve the needs of the development based
on local planning policy guidance, and as noted within Appendix B. Given that the development
seeks to provide approximately 97ha of open space, a total of approximately 44.09ha of open
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space would remain for the development if the extent of open space currently proposed within
flood risk areas was to be accommodated on an alternative site with a lower risk of flooding. As
such, it is evident that the development itself would have a surplus of open space provision even
if provision was made elsewhere for the extent proposed in flood risk areas - 46.56ha would
remain on site in Flood Zone 1, above the policy requirement for at least 6.11ha) (see Table 32 and Appendix B).
Table 3-2: Aylesbury Woodlands Open Space Requirements

(5)
(1)
Planning Policy
Requirements

(2)

(3)

Development
Population –
Minimum
(estimated)

Development
Needs –
Minimum
(=(1)*(2))

(4)
Development
Proposals

Shortfall /
Surplus –
excluding
Flood Zone 2/3
development
(=(4a)-(3))

Total: 97ha
2.6ha per 1000
population
(Proposed
Submission VALP
2017; Assessment of
Leisure and Cultural
Facilities for
Aylesbury Vale 2012,
updated in March
2017)

Including:
2,352
(Paragraph
6.5.27,
Environmental
Statement)

6.11ha

(4a) Postdevelopment
Flood Zone 1:
44.09ha

+37.98ha

(4b) Postdevelopment
Flood Zone 2/3:
52.91ha

On this basis, any alternative site providing the required open space provision would have no
specific requirement to serve the needs of the Woodlands development itself, based on specific
planning policy standards alone. As a result, any alternative site for open space could be
located within the wider area, to serve the needs of the district, and not necessarily within the
immediate proximity of the site.
The Assessment of Leisure and Cultural Facilities for Aylesbury Vale 2012 (as updated in March
2017) provides the latest guidance regarding current provision and needs for open space across
the district and is referenced accordingly within adopted and emerging planning policy. The
Assessment states that there is a need for over 100ha of open space provision within the
Aylesbury Sub-Market area (or Aylesbury Strategic Settlement as referred to in the 2017
update) (which includes the application site and 10 parishes around Aylesbury, Figure 3-2
below), far in excess of the required levels of provision within other parts of the district. Notably,
the Assessment states that all of the other district areas of Buckingham, Winslow, Haddenham
or Wendover have an identified need for open space provision of less than the 52.91ha
requirement which is currently being sought.
Accessibility
Accordingly, whilst there is no specific planning policy requirement for alternative open space
provision to be located within proximity of the application site, as explained above (due to the
surplus against planning policy standards already proposed within Flood Zone 1) it is considered
that an alternative site should be located broadly within the Aylesbury Sub-Market area (as
shown in the Assessment of Leisure and Cultural Facilities for Aylesbury Vale 2012 (updated in
2017) and in Figure 3-2 below) in order to support the identified needs within the district.
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Figure 3-2: Aylesbury Sub-Market (extract from Assessment of Leisure and Cultural Facilities for Aylesbury Vale
2012)

Notwithstanding the above, guidance within the Assessment of Leisure and Cultural Facilities
for Aylesbury Vale 2012 (updated in March 2017), referred to draft Policy I1 of the Proposed
Submission VALP (November 2017), requires that open space is provided in accordance with
the stated accessibility standards, i.e. there should be at least one accessible 20ha site within
2km of people’s homes. These accessibility standards are taken into account in considering
the suitability of potential alternative sites within the Aylesbury Sub-Market Area.
Search Criteria
In summary, this assessment has considered potential alternative sites for open space which
are either:


At least 42.33ha to accommodate the entire open space proposed in flood risk areas
(including 20% buffer to the total 52.91ha open space proposed in flood risk areas);
AND
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Located broadly within the Aylesbury Sub-Market area (illustrated at Figure 3-2 and
within the Assessment of Leisure and Cultural Facilities for Aylesbury Vale 2012)
AND



Located within an area with lower probability of flooding (i.e. Flood Zones 1 or 2)

Source Documents
AVDC’s adopted and emerging planning policy documents, with evidence base documents,
indicate potential development sites across the district suitable for various land uses including
recreation provision and open space.
The adopted development plan currently comprises ‘saved’ policies of the adopted Aylesbury
Vale District Local Plan (AVDLP) (2004). Following withdrawal of the Vale of Aylesbury Plan
(VAP) in 2014, the Council is currently preparing a new Local Plan (Vale of Aylesbury Local
Plan (VALP)) to identify the overall strategy for development in the district up to 2033.
Consultation was undertaken on a Draft VALP in mid-2016 and consultation on a Proposed
Submission Plan is scheduled for autumn 2017. Upon adoption, the VALP will replace ‘saved’
policies of the AVDLP.
The Proposed Submission Plan has been informed by a number of evidence base documents,
including the Housing and Economic Land Availability Assessment (HELAA, January 2017),
Assessment of Leisure and Cultural Facilities for Aylesbury Vale (2012, updated in March 2017)
and the Five year housing land supply interim position statement (October 2016).
The HELAA (2017) assesses the potential of sites within the district in order to establish the
future supply of land which is deemed suitable, available and achievable for housing and
economic development over the future plan period. The Proposed Submission Plan has also
been informed by regular 5-year housing land supply position statements (including Housing
Trajectories) (the most recent of which was published in October 2016) outlining current and
future supply of new housing sites. The Assessment of Leisure and Cultural Facilities for
Aylesbury Vale (2012, updated in March 2017) provides the most up-to-date assessment of
existing provision and future needs for sports provision and open space.
The above documents provide the most up-to-date details of potential sites available for
development in the district. This assessment has therefore considered sites identified within
these documents for their potential suitability to accommodate the required quantum of formal
play and open space.
Whilst the HELAA and housing position statement relate principally to the suitability for
residential or economic development, the assessment in this instance has also considered the
potential of these sites for recreation and open space, either as a whole or as part of a wider
development. In any case it is considered likely that the extent of recreation and open space
required would be delivered as part of a larger residential or economic-led development.
Further, the AVDLP, VALP and Assessment of Leisure and Cultural Facilities provide an
overview of the demand and supply of land across the district to meet all land use requirements,
including recreation and open space provision.
The above documents have been reviewed with regards to the search criteria set out above for
formal play (i.e. sites of at least 11.02ha within c.3.5miles of the site and within Flood Zone 1 or
2) and open space provision (i.e. sites of at least 42.33ha within Aylesbury Sub-Market and
within Flood Zone 1 or 2). Accordingly, the assessment has considered sites identified within:


Aylesbury Vale District Local Plan (2004);
o

Policies AY1-AY34 – Aylesbury;
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o






Policies RA1-RA37 – Rural Areas;

Vale of Aylesbury Local Plan (Draft (Summer 2016) and Proposed Submission
(November 2017));
o

Policies D1-D14 – Strategic Delivery;

o

Appendix A – Potential sites to be allocated;

Aylesbury Vale Housing and Economic Land Availability Assessment (January 2017);
o

Table 2: Promoted sites outside HELAA settlements

o

Aston Clinton (p28)

o

Aylesbury (p35)

o

Bierton (p104)

o

Buckland (p139)

o

Dinton (p167)

o

Stoke Mandeville (p320)

o

Waddesdon (p351)

o

Weedon (p356)

o

Wendover (p359)

o

Weston Turville 369

Aylesbury Vale District Council – Five year housing land supply interim position
statement, October 2016
o

Aylesbury Vale District Housing Trajectory for 2013-2033 - based on
Buckinghamshire HEDNA's FOAN

o

Appendix 1: List of sites contributing to the projected housing supply

Flood Zone Identification
Following identification of alternative sites, based on the relevant search parameters explained
above, it is necessary to establish which flood zone the site is located in and therefore whether
it is sequentially preferable.
In some instances, the source documents listed above provide details of flood risk associated
with each site; however, where this information is not readily available, the EA’s online flood
map has been reviewed to confirm the respective flood zoning of each site.
As explained above, as the formal play and open space provision are proposed to be located
within Flood Zones 2 and 3 following development, it is necessary for a potential alternative site
to be located in either Flood Zone 1 or 2 to be considered sequentially preferable.
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3.4

Task 2: Site Assessment
The second task is to consider whether any of the identified potential alternative sites are
‘reasonably available’, based on a desk-based assessment of publically available information.
This assessment therefore considers the following:


When is the site available for development?



Is the site currently occupied/in use?



Are there multiple ownerships?



Is compilation of several plots of land needed?



Has there been any planning activity (a review of the planning history)?



Is the site being pursued by other third parties?



Are there any known development constraints?

Answering these questions, as well as considering other key factors, will determine whether or
not a site is a reasonably available alternative to provide the necessary amount and type of
formal play and open space provision when compared to the application site.

3.5

Findings of the Sequential Test
We have carried out a wide search that considers sites included in AVDC’s adopted and
emerging development plan and its evidence base that are considered able to provide formal
play space or open space of the type and scale proposed in the current application.

Formal Play
In respect of formal play provision, potential alternative sites have been considered as set out
above in paragraph 3.3.22.
Appendix D provides a full assessment of the alternative sites considered, accompanied by a
map in Appendix C. A total of 31 sites have been considered in detail, based on the above
search criteria, with the potential to accommodate the type and scale of proposed formal play
provision. It is evident from our assessment that all of the sites assessed either:


Have extant planning permission for an alternative form of development (including
strategic mixed use developments and residential developments), and are therefore
unavailable to accommodate the required formal play provision;



Are entirely unsuitable for the type of development proposed, for reasons including:
sustainability of location, access and availability of sustainable transport, developable
site area, impact on designated heritage assets and other environmental constraints;



Are being actively pursued by third parties for an alternative form of development
(including strategic mixed-use developments, residential developments and HS2), and
are therefore unavailable to accommodate the required formal play provision; or



Development has commenced or is complete, and therefore the site is unavailable.
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On this basis, we conclude that there is no reasonably available alternative site in a lower flood
risk zone to accommodate the formal play provision proposed as part of the Woodlands
application.

Open Space
In respect of open space provision, potential alternative sites have been considered as
summarised above in paragraph 3.3.35
Appendix F provides a full assessment of the alternative sites considered, accompanied by a
map in Appendix E. A total of 12 sites have been considered in detail, based on the above
search criteria, with the potential to accommodate the type and scale of proposed formal play
provision. It is evident from our assessment that all of the sites assessed either:


Have extant planning permission for an alternative form of development (including
strategic mixed use developments and residential developments), and are therefore
unavailable to accommodate the required open space provision;



Are entirely unsuitable for the type of development proposed, for reasons including:
sustainability of location, access and availability of sustainable transport, developable
site area, impact on designated heritage assets, other environmental constraints, and
ability to provide alternative open space with the same function as that integral and
specific to the Woodlands development;



Are being actively pursued by third parties for an alternative form of development
(including strategic mixed-use developments, residential developments and HS2), and
are therefore unavailable to accommodate the required open space provision; or



Development has commenced or is complete, and therefore the site is unavailable.

On this basis, we conclude that there is no reasonably available alternative site in a lower flood
risk zone to accommodate the open space provision proposed as part of the Woodlands
planning application.
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4

Summary and Conclusions
This flood risk Sequential Assessment has been prepared by Peter Brett Associates LLP on
behalf of BA and AVALB to support an outline planning application for a strategic mixed-use
development at ‘Aylesbury Woodlands’ to the east of Aylesbury, Buckinghamshire. It should be
read together with our Sequential Assessment dated February 2016, in respect of the ELR(S),
The application site currently lies partially within Flood Zones 2 and 3. Whilst the
implementation of flood mitigation measures results in a reduction of flood risk across areas of
the site, a proportion of formal play and open space (both classified as ‘water compatible’
development, according to Table 2 of Planning Practice Guidance (PPG) ‘Flood Risk and
Coastal Change’), remain located within Flood Zones 2 and 3 following development.
We have undertaken an assessment of sequentially preferable sites which are capable of
accommodating approximately 14.93ha formal space or 52.91ha open space within proximity
of the application site or within the wider Aylesbury Sub-Market.
The Sequential Assessment has demonstrated that there are no sequentially preferable,
available sites that could accommodate the necessary amount and type of formal play space or
open space proposed as part of the Aylesbury Woodlands development. On this basis, it is
considered that the Sequential Test has been satisfied.
When read together with the March 2016 Sequential Assessment in respect of the ELR(S), we
conclude that the proposed development as a whole satisfies the Sequential Test requirements
set out in the NPPF and the PPG.
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Appendix A

Search Criteria Calculations – Formal Play

Formal Play
Assessment of Leisure and Cultural
Facilities for Aylesbury Vale (2012,
updated 2017) – Aylesbury SubMarket / Aylesbury Strategic
Settlement

Adopted
Planning
Policy Aylesbury
Vale District
Local Plan
2004 (saved
policies)
and
supporting
guidance

Emerging
Planning
Policy - Vale of
Aylesbury
Local Plan
(VALP) (Draft
(July 2016),
Proposed
Submission
(November
2017))

Aylesbury
Woodlands –
Development
Needs (based on
policy
standards)

2.43 ha
outdoor play
space per
1000
population
(Policy GP86)

Sufficient
provision
to meet
development
needs, including
equipped play
areas
for children’s use
(Draft VALP,
Policy I2) – taking
account of
minimum needs in
2012 Assessment
of Leisure and
Cultural Facilities
for Aylesbury
Vale (Draft VALP,
Paragraph 11.14)

5.72ha -6.53ha
outdoor play space
(based on Policy
GP86)

Aylesbury Woodlands –
Development Proposals

Development Proposals v
Development Needs –
Surplus / Shortfall

Total

Total within
Flood Zones
2/3 postdevelopment

Total
Surplus /
Shortfall

Total
Surplus /
Shortfall
excluding
Flood Zone
2/3
development

18ha playing
space

14.93ha

+11.47ha12.28ha

3.07ha
remaining
within FZ1, so
2.65-3.46ha
deficit against
required
standard

COMMENTARY

ALTERNATIVE
SITE SEARCH
CRITERIA

OVERALL STANDARDS

(15ha Sports
Village;
1.5ha
equipped
play areas;
1.5ha -formal
play)

Including:
c.13.77ha
Sports Village
c.0.98ha formal
play; and
c.0.18ha –
equipped play
areas

Alternative sites for:
1. One site for total
14.93ha formal play
space (search for at
least 11.94ha or
more (20% buffer))
OR
2. Separate sites to
include 13.77ha
Sports Village on
one site (search for
at least 11.02ha or
more (20% buffer))
(Sports Village
required on one site to
replicate application
proposals – proposed
as one primary
destination supported
by shared ancillary
facilities and
infrastructure together
etc)
Alternative site to be
located within 6-mile
radius or 7-minute
drive (whichever is
less) as all/part of
provision is required to
meet development
needs

BREAKDOWN
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Synthetic
Turf
Pitches
(STPs)

Existing
Provision

Current
and
Future
Need –
Type

Current and
Future Need –
Area Required

1 STP

2 fullsize
STPs

0.62ha - 1.44ha
(2x hockey or 2x
full-size football
pitches)

10 grass
pitches

7ha - 7.4ha (10x
football pitches or
10x rugby pitches)

Hockey
(using
STPs)
Grass
Pitches

2.82ha-3.23ha
(playing pitches)

0.82ha
(12no. 37m x
18.5m 5-aside pitches
– Sport
England
dimensions)

0.82ha

1.48ha
(2 full-size
grass
football/rugby
pitches)
1ha
(1 cricket
pitch)
0.2ha
(4no. tennis
courts)

1.48ha

0.2ha
(bowling
green)

0.03ha

+0.07-0.48ha
(3.3ha-3.23ha
or 3.3ha2.82ha)

0.05ha
remaining
within FZ1, so
2.77-3.18ha
deficit against
required
standard
3.3-3.25=0.05

Cricket

c.50
pitches

1 cricket
pitch

1.43ha

Outdoor
Tennis

48 outdoor
tennis
court
locations
14 sites

8 courts

0.4ha

None

N/A

Outdoor
Bowls

1.2 ha per
1,000
population
(playing
pitches)

0.4ha per
1,000
population
(other outdoor
(non-pitch)
sports)

0.94ha-1.08ha (other
outdoor (non-pitch)
sports)

0.95ha

0

-0.54 - -0.68ha
(however offset
by BMX
track/velodrome
– so assumed
surplus)

0.37ha
remaining
within FZ1, so
0.57-0.71ha
deficit against
required
standard

Undersupply of
other non-pitch
sports provision for
development
without provision
in flood zone –
alternative sites
need to provide at
least 0.4ha (all of
current provision in
Flood Zone) to
serve development
needs, with
additional
provision
(BMX/velodrome)
to meet
development/wider
needs

(0.4ha-1.08ha
or 0.4-0.94ha)

BMX Track

No specific guidance – based on individual
considerations

400m BMX
track and
150m junior
pump track

Velodrome

No specific guidance – based on individual
considerations

Outdoor
velodrome

Equipped /
Designated
Play Areas

No specific guidance – based on individual
considerations

Other
outdoor
provision
(MUGAs
and
skateboard
parks

No specific guidance – based on individual
considerations
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Undersupply of
playing pitch
provision for
development
without provision
in flood zone –
alternative sites
need to provide at
least 2.77-3.18ha
to serve
development
needs, and 0.070.48ha to serve
wider needs

No provision
remaining
within FZ1, so
deficit if
required
No provision
remaining
within FZ1, so
deficit if
required

400m BMX
track and 150m
junior pump
track

0.83-0.91ha

1.32ha
remaining
within FZ1, so
0.65-0.73ha
surplus against
required
standard

Oversupply of
equipped play
provision for
development even
without provision
in flood zone

-0.81ha

0.81ha deficit
against required
standard

Undersupply of
other outdoor
provision for
development offset
by additional
equipped play
areas

0.25ha per
1,000
population

0.59ha-0.67ha
(equipped/designated
play areas)

1.5ha
(including
0.85ha
NEAP and
0.72ha
LEAP)

0.18ha

0.3ha per
1,000
population

0.71ha-0.81ha (other
outdoor provision)

0

0

Outdoor
velodrome

(Part of LEAP)
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Appendix B

Search Criteria Calculations – Open Space

Open Space
Assessment of Leisure and Cultural Facilities
for Aylesbury Vale (2012, updated March 2017)
– Aylesbury Sub-Market / Aylesbury Strategic
Settlement
Existing
Provision

Future
Need

Required
Standards

Accessible
Natural
Green
Space
(ANGST) 41.3ha

1.2ha per 1,000
people - major open
space (parks, formal
gardens and public
open space)

Adopted
Planning
Policy Aylesbury
Vale District
Local Plan
2004 (saved
policies) and
supporting
guidance

Emerging
Planning Policy Vale of Aylesbury
Local Plan (VALP)
(Draft (July 2016),
Proposed
Submission
(November 2017))

Aylesbury
Woodlands –
Development
Needs (based on
policy standards)

No specific
standard

2.4ha major open
space per 1,000
population
(including sports
playing space)

2.82-3.23ha major
open space

Aylesbury Woodlands –
Development Proposals

Development Proposals v
Development Needs – Surplus /
Shortfall

Total

Total within
Flood Zones
2/3 postdevelopment

Total
Surplus /
Shortfall

Total
Surplus /
Shortfall
excluding
Flood Zone
2/3
development

97ha

52.91ha

90.01-90.89ha

44.09ha
remaining
within FZ1, so
37.1-37.98ha
surplus against
required
standard

COMMENTARY

ALTERNATIVE SITE
SEARCH CRITERIA

Oversupply of
green
infrastructure for
development
without provision
in flood zone –
alternative sites to
provide 52.91ha
to meet wider
needs only
(alternative
provision not
required to meet
development
needs)

Alternative site for
52.91ha to
accommodate green
infrastructure (able to
provide c.46.56ha
informal open space
and c.6.35ha formal
open space)

OVERALL STANDARDS
Green
Infrastructure
(parks and
gardens,
natural/semigreen
spaces, civic
spaces,
allotments,
cemeteries,
informal
amenity
green space)

710ha
public
open
space
(620 sites)

Incidental
Open
Space –
28.9ha
Major
open
space (ha)
– 24.8ha

1.4ha per 1,000
population –
incidental open
space
(amenity/landscaped
planted areas, green
corridors)

‘Suitable
informal
amenity open
spaces
appropriate to
the character
of occupation
of the
development’
(Policy GP91)

1.4ha incidental
open space per
1,000 population
(incorporates
amenity/landscaped
planted areas,
green corridors)

3.29-3.76ha
incidental open
space
Total = 6.11-6.99ha

74ha
informal
open space
(major),
17ha formal
open space
(incidental),
1ha
allotments
(major), 5ha
woodland
(incidental)

(One alternative site
required to replicate
strategic provision on
application site –
numerous smaller
sites would not deliver
similar alternative
recreational benefits
etc)
Alternative site to be
located within
Aylesbury sub-market
area
Apply 20% search
criteria threshold, so
site of 42.33ha +

BREAKDOWN
Informal
Open Space
(Major)
Allotments
(Major)

710ha
public
open
space

Accessible
Natural
Green
Space
(ANGST) 41.3ha

1.2ha major open
space per 1,000

Incidental
Open
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2.82-3.23ha

73.95ha

46.56ha

1.17ha

0

71.89-72.3ha

28.56ha
remaining
within FZ1, so
25.33-25.74ha
surplus against
required
standard

Oversupply of
major open space
for development
without provision
in flood zone –
alternative sites to
provide 46.56ha
to meet wider
needs only
(alternative

Flood Risk Sequential Assessment
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Space –
28.9ha

Formal Open
Space
(Incidental)

Major
open
space (ha)
– 24.8ha

provision not
required to meet
development
needs)
1.4ha incidental
open space per
1,000 population

Woodland
(Incidental)
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1.4ha incidental
open space per
1,000 population

3.29-3.76ha

16.71ha

0.98ha

18.42-18.89ha
(22.18-3.76 or
22.18-3.29)

5.47ha

5.37ha

16.81ha
remaining
within FZ1, so
13.05-13.52ha
surplus against
required
standard

Oversupply of
incidental open
space for
development
without provision
in flood zone –
alternative sites to
provide 6.35ha to
meet wider needs
only (alternative
provision not
required to meet
development
needs)
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Appendix C

Formal Play – Alternative Sites Map
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Appendix D

Sequential Test Assessment Table – Formal Play

Alternative Sites for Formal Play

PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

1

1

HELAA
2017

AST001

Land
behind
Green End
Street

15/00300/AO
P
25
16/02476/AD
P

95

Greenfield

(Wholly within
Flood Zone 1,
with main
river partially
along western
border)

N

N

N

Comment

The 2017 HELAA has suggested
the site is identified for
development. The relevant planning
history (15/00300/AOP) indicates
that the western 5ha of the site has
planning permission for 95
dwellings and the AVDC Housing
Trajectory indicates that
construction is due to start next
year. According to the proposed site
layout plan, there is no land zoned
for formal play or sports use. The
proposed site has been considered
for Formal Play or Sports Village
use however the planning history
stated indicates the site is being
pursued by other third parties. The
remaining 20ha which has not been
proposed for development is not
suitable for sports village as it does
not have the space to provide the
athlete’s accommodation adjacent
to it, as the original proposal does. It
is possible the remainder of the site
will be developed using a phased
approach, however, no application
has been lodged as yet.
For the above reasons, the site is
not considered to be suitable or
available to accommodate the
required formal play provision.
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

The site has been shortlisted for
assessment as it meets the size
criteria (including 20% buffer) of at
least 11.02ha; however, the specific
site area (13.65ha) is less than the
extent of the Sports Village
proposed in flood risk areas
(13.77ha). The site would not be
able to accommodate the full extent
of the Sports Village proposed in
flood risk areas and therefore can
be discounted on this basis alone.

1

2

HELAA
AST004
2017

Land at
College
Road

-

13.65

0

Agricultural

(Wholly within
Flood Zone 1,
with main
river partially
along western
border. Flood
Zone 2
adjacent to
south of site)

Y

N

N

1

3

HELAA
2017

AST019

North-west
land to East
College
Road North

15/04238/AP
P
10/01285/AP
P
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30.9

-

(Wholly within
Flood Zone 1,
with exception
of main river
Employmen
running
t
across
western half
of site. Flood
Zone 2
adjacent to
north of site)

Comment

N

N

N

Notwithstanding the above,
according to the 2017 HELAA the
site is not suitable for residential
development due to its location
outside the built up area of Aston
Clinton. The site has similarly been
considered for Formal Play or
Sports Village use, however, it does
not benefit from adequate road
infrastructure and therefore
residents from Aston Clinton may
struggle with accessibility. The site
is therefore not a suitable
alternative for the proposed
development.
The 2017 HELAA has identified the
site as suitable for employment use
as part of the employment buildings
on this site have already been built.
The relevant planning history
(15/04238/APP) for the erection of
11 B2 and B8 buildings was
extended for 3 years in 2010. Owing
to the fact a number of these
buildings have been constructed
since permission was gained, the
site is being pursued by other third
parties and is not available. For this
reason, the site is not a suitable
alternative for the proposed
development.
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

N

According to the 2017 HELAA part
of the site has planning permission
for 91 dwellings and a further part of
the site also has a resolution to
grant planning permission for 50
homes subject to completion of a
Section 106 Agreement. A small
portion of the site to the north and
west is located within Flood Zones 2
and 3 and therefore this part is not
sequentially preferable for the
proposed use. For these reasons
the site is not considered to be
available or a suitable alternative for
development.

1/2/3

4

5

HELAA
2017

HELAA
2017

AST024

AST034

Land north
of
Aylesbury
Road/South
of the A41

Land off
Upper
Icknield
Way
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-

37

171

Greenfield

(Predominantl
y within Flood
Zone 1; small
area partially
within Flood
Zones 2 and
3 in northern
half of site)

N

N

1
-

26

-

Equestrian
Use

(Wholly within
Flood Zone 1)

Y

N

N

According to the 2017 HELAA the
site is located within the Green Belt
and AONB and therefore is not
suitable for development due to a
number of restrictive local and
national planning policies. The
development of this site for the
sports village would impact on the
setting of the protected landscape
and therefore is not a suitable
alternative for the proposed
development.
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

1/2

6

HELAA
2017

AST037

Land west
side of
College
Road North,
adjacent the
Grand
Union
Canal

-

12.89

-

(Predominantl
y within Flood
Agricultural
Zone 1;
Farm
partially within
Flood Zone 2
in north-west
and western
site boundary)

Y

N

N

7

HELAA
2017

AYL001
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-

13

-

Open
Space

(Predominantl
y within Flood
Zone 3;
partially within
Flood Zone 2
in southeastern
corner)

The site has been shortlisted for
assessment as it meets the size
criteria (including 20% buffer) of at
least 11.02ha; however, the specific
site area (12.89ha) is less than the
extent of the Sports Village
proposed in flood risk areas
(13.77ha). The site would not be
able to accommodate the full extent
of the Sports Village proposed in
flood risk areas and therefore can
be discounted on this basis alone.
Notwithstanding the above, the
2017 HELAA has identified the site
as suitable for economic
development due to its close
proximity to the development of Arla
Farm and A41. A small part of the
site also falls within Flood Zone 2 to
the north-west. For the above
reasons, the site is not a suitable
alternative to accommodate the
required formal play provision.

2/3

Open
Space,
Bicester
Road

Comment

Y

N

N

The site has been shortlisted for
assessment as it meets the size
criteria (including 20% buffer) of at
least 11.02ha; however, the specific
site area (13ha) is less than the
extent of the Sports Village
proposed in flood risk areas
(13.77ha). The site would not be
able to accommodate the full extent
of the Sports Village proposed in
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

flood risk areas and therefore can
be discounted on this basis alone.
Notwithstanding the above,
according to the 2017 HELAA the
site also almost entirely falls within
Flood Zones 2 and 3 and therefore
is not sequentially preferable for the
proposed development.
The site also falls outside national
accessibility benchmark standards
in relation to the proposed
development, as it is located over
the recommended 1200m walking
distance from the proposed
dwellings.
According to the 2017 HELAA the
site provides important green
infrastructure, which would be lost if
accommodating the proposed
formal play provision. The site is
therefore not suitable.
1/2/3

8

HELAA
2017

AYL004

Land off
Meadowcrof
t
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-

23

-

Open
Space/Spor
ts Use

(Partially
within Flood
Zones 1
(south-west),
2 (west) and 3
(north-east)
across site)

Y

N

N

The majority of the site also falls
within Flood Zones 2 and 3 (the
remaining area within Flood Zone 1
would be insufficient for the required
formal play provision) and therefore
is not sequentially preferable for the
proposed development.
The site falls outside national
accessibility benchmark standards
in relation to the proposed
development, as it is located over
the recommended 1200m walking
distance from the proposed
dwellings.
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

1/2/3

9

HELAA
2017/A
VDLP
2004

BER001/
Policy
AY.13

Berryfields
03/02386/AO
Major
P
Developme
03/K2386/DIS
nt Area

200

(Predominantl
y within Flood
3, 000
Greenfield
Zone 1;
dwelling Developme partially within
s
nt
Flood Zones
2 and 3 in
south-eastern
and western
site areas)

N

N

N

Comment

According to the 2017 HELAA, the
site was identified as currently
suitable for housing and economic
development. The relevant planning
history (03/02386/AOP and
subsequent reserved matters and
discharge of conditions
applications) indicates that the
entirety of the MDA site is currently
under construction for 3,000
dwellings, employment use and also
provides 72.4ha of open space. The
Housing Trajectory (August 2017)
confirms that almost half the
development has been completed.
The site also falls outside national
accessibility benchmark standards
in relation to the proposed
development, as it is located over
the recommended 1200m walking
distance from the proposed
dwellings.
The site is therefore not available
or suitable to accommodate the
proposed development.

1/2/3

10

HELAA
2017

BER002

Quarrendon
Fields/Berry
fields East

J:\32113 Aylesbury Woods\Planning\Sequential
Test\Sequential Test Report\Aylesbury Woodlands
Sequential Test - final exc maps 300317 UPDATED
220917.docx

-

20.16

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 in
southern and
western site
areas)

Y

N

N

According to the 2017 HELAA the
site is considered as unsuitable for
development as it would have an
adverse impact on the landscape
character and visual intrusion into
the wider vale landscape. The
HELAA also highlights the threat
development may have to the
principal remaining visual link with
the historic rural agricultural setting
of the Scheduled Ancient
Monument (SAM) 300m to the
south. Development may also have
harmful biodiversity impacts with
arable and semi improved
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

grassland with hedge and mature
trees on site.
The site is located in an
unsustainable location separated
from the edge of Aylesbury and is
not easily accessible by public
transport. The site is also outside
national accessibility benchmark
standards and the approximate 3.5mile radius from the application site
and therefore would not be
accessible to meet the needs of
Aylesbury Woodlands residents.
For these reasons the site is not a
suitable alternative for the proposed
development.

11

HELAA
2017

BER003

Land of the
Quarrendon
Scheduled
Ancient
Monument
(St Peter’s
Chapel and
Medieval
Village) and
North of the
River
Thame

1/2/3

-

83.5

-

Greenfield

(Partially
within Flood
Zones 1
(eastern half),
2 (centre
north) and 3
(western half)
across site)

N

N

N

According to the 2017 HELAA the
site is considered to be unsuitable
for development as it is immediately
adjacent to the Scheduled Ancient
Monument which is likely to have
harmful impacts. The majority of the
site to the west is also located
within Flood Zones 2 and 3 and
therefore is not sequentially
preferable. Development on this site
would also be likely to have a
harmful landscape and visual
impact and harmful biodiversity
impact.
The site falls outside national
accessibility benchmark standards
in relation to the proposed
development, as it is located over
the recommended 1200m walking
distance from the proposed
dwellings.
For these reasons, the site is not a
suitable alternative for the proposed
development.
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Flood Risk Sequential Assessment
Aylesbury Woodlands

PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

According to the 2017 HELAA the
site is not suitable for development
as it is separated from existing
development. The site is located in
an unsustainable location and is not
easily accessible by public
transport. The site is also outside
national accessibility benchmark
standards and the approximate 3.5mile radius from the application site
and therefore would not be
accessible to meet the needs of
Aylesbury Woodlands residents.

1/2/3

12

HELAA
2017

BER004

Land north
of the
Western
Link Road
to the east
of
Berryfields

-

72.85

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 along
western and
southern site
boundaries)

Comment

Y

N

N

The site is exposed to open
countryside to the north and also is
in close proximity to the Quarrendon
Scheduled Ancient Monument.
Arable and semi improved
grassland with hedge and matures
trees are currently on site and may
have to be retained.
A small section of the site to the
east also lies within Flood Zones 2
and 3 which makes the site not
sequentially preferable for the
proposed development.
For the above reasons the site is
not a suitable alternative to
accommodate the required formal
play provision.
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Flood Risk Sequential Assessment
Aylesbury Woodlands

PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

The 2017 HELAA states the site is
not suitable for development due to
its remote location which is at least
3.5km from Aylesbury Town Centre
with no other development
surrounding it. The site is located in
an unsustainable location and is not
easily accessible by public
transport. The site is also outside
national accessibility benchmark
standards and the approximate 3.5mile radius from the application site
and therefore would not be
accessible to meet the needs of
Aylesbury Woodlands residents.

1/2/3

13

HELAA
2017

BER005

Land north
of
Berryfields
MDA

-

245

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3
across
centre/northwest of site)

N

N

N

1/2/3

14

HELAA
2017/ 5
Year
Land
Supply
stateme
nt

BIE018

Land East
of
10/02649
Aylesbury
/AOP
(Kingsbrook
14/B3486/NO
) Broughton
N
Crossing
Bierton
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314.4

2, 400

Under
construction

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zone 2
across east of
site)

Comment

N

N

N

The southern half of the site has
already been earmarked to provide
open space provision to support the
Berryfields development
(13/02597/ADP), thereby
significantly limiting the amount of
available land within Flood Zone 1.
The northern half of the site is also
in an exposed sensitive landscape
with significant areas located within
Flood Zones 2 and 3, and therefore
is not sequentially preferable. The
site also does not provide flood
alleviation schemes or land for link
roads and therefore is not a suitable
alternative for the proposed
development.
According to the 2017 HELAA the
site is suitable for development and
has permission for 2, 450 residential
units and 10ha of employment land
(10/02649
/AOP). Construction on site has
commenced and is now
progressing. It is evident that the
site is therefore not available to
accommodate the required formal
play provision.

Flood Risk Sequential Assessment
Aylesbury Woodlands

PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

N

According to the 2017 HELAA the
site is not suitable for development
as there are historic features within
the existing parliamentary field
enclosures/patterns which would be
engulfed if the site was developed.
Development on site would also
have a harmful landscape and
visual impact. Additional concerns
include development may have
severe impact on the existing
highway network and a harmful
impact on existing habitats and
ecology. A section of the site to the
west is partially located within Flood
Zones 2 and 3. A recent appeal in
2016 (13/03534
/AOP) raised concern to the loss of
the best and most versatile
agricultural land and the application
for housing was dismissed on this
basis.
It is understood the site also has a
restrictive covenant requiring a
large proportion of the site to be
maintained for agricultural purposes
and therefore the site would be
unavailable to accommodate the
proposed development.
For these reasons the site is not a
suitable alternative for the proposed
development.

1/2/3

15

HELAA

BIE021

Land east
of A413
Buckingha
m Road &
Watermead,
Aylesbury

13/03534
/AOP
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126

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3
across
north/northwest of site)

N

N

Flood Risk Sequential Assessment
Aylesbury Woodlands

PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

N

According to the 2017 HELAA the
site is part suitable for development
However, part of the site comprises
part of the approved MDA
(Kingsbrook) which is currently
under construction (PBA Ref 14
above) and is therefore unavailable.
The remaining part of the site
(c10ha) would not be of a sufficient
size to accommodate the proposed
development and also falls partly
within Flood Zones 2 and 3 and
therefore is not sequentially
preferable for development. The site
does not provide adequate road
infrastructure as the eastern link
road provided by BIE018 comes to
the north of the site which would
need to be continued south through
the site. The site boundary contains
a Grade II listed building, Broughton
Manor Farm Barn which may be
impacted by development. For
these reasons the site is not
considered to be a suitable
alternative for the proposed
development.

1/2/3

16

HELAA
/ Draft
VALP
2016

BIE022

Manor
Farm,
Broughton

-

29.11

-

Agricultural

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3
across south
of site)

N

N

1/2/3

17

HELAA

FLM001

Land at
Fleet
Marston

-

173.7

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 along
eastern half of
site)

N

N

N

According to the 2017 HELAA the
site is not suitable for development
as it is located within an Area of
Attractive Landscape and
developing the site would have an
adverse impact on the character
and appearance of the landscape.
The HELAA also states,
development will have an adverse
impact on the setting of a listed
building (the Grade II* listed St
Mary’s Church in the south-eastern
quadrant of the site).
The site is located in an
unsustainable location separated
from the edge of Aylesbury and is
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
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Comment

not easily accessible by public
transport. The site is also outside
national accessibility benchmark
standards and the approximate 3.5mile radius from the application site
and therefore would not be
accessible to meet the needs of
Aylesbury Woodlands residents.
The route of HS2 is proposed to run
north-west traversing across the
site, with associated works areas
across the eastern half of the site,
therefore creating issues of
severance, amenity and suitable
land availability. The site also has
transport constraints as there is
limited width of the railway bridge
over the A41 which would fail to
provide a safe and high quality
route for pedestrians and cyclists.
For these reason the site is not
considered to be a suitable
alternative for the proposed
development.

1/2/3

18

HELAA

FLM002

Land South
of Fleet
Marston
farm and
north west
of the River
Thame
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-

270

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 along
eastern half of
site)

N

N

N

The 2017 HELAA has zoned the
site as unsuitable for development
as part of the site is in the HS2
safeguarding area. The route of
HS2 is proposed to run north-west
traversing across the site, with
associated works areas across the
eastern half of the site, therefore
creating issues of severance,
amenity and suitable land
availability.
The site is located in an
unsustainable location separated
from the edge of Aylesbury and is
not easily accessible by public
transport. The site is also outside
national accessibility benchmark
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

standards and the approximate 3.5mile radius from the application site
and therefore would not be
accessible to meet the needs of
Aylesbury Woodlands residents.
A large part of the site to the south
is within Flood Zones 2 and 3 and
therefore this area is not
sequentially preferable for the
proposed development.
The HELAA also states
development of the remainder of the
site would have harmful landscape
and visual impacts as the land is in
an Area of Attractive Landscape.
Owing to the fact the site has a high
biodiversity value and arable fields it
may therefore be retained from
development.
For these reasons the site is not a
suitable alternative for the proposed
development.

19

HELAA
/ Draft
VALP
2016

SMD004

Land south
of Stoke
Mandeville
Hospital
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1
-

16.7

-

Greenfield

(Wholly within
Flood Zone 1)

Y

N

N

According to the 2017 HELAA the
site has been identified as suitable
for housing development in the
longer term as part of a larger
strategic development. The HELAA
does however state that the site
itself is otherwise unsuitable now as
the site is not enclosed on the
opposite side of Lower Road and
development would be out of
keeping with the built form and
settlement character. The site area
is only just above the required
search threshold and would not
have the capacity for the athlete’s
accommodation, which is interlinked
to the sports village development.
For these reasons the site is not a
suitable alternative.

Flood Risk Sequential Assessment
Aylesbury Woodlands

PBA
Ref

20

Source

HELAA
2017

AVDC Ref

SMD006

Site
Address

Planning App
Ref

Land
between
Lower Road
and Chiltern
Railways
line
(Aylesburystoke
Mandeville)
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Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

N

According to the 2017 HELAA the
site is part suitable for housing
development. A number of impacts
will have to be considered including
impact to the listed building at 6
Lower Road. The present
biodiversity may also be impact by
development as well as farm land
birds. Land adjacent to the west of
the site is proposed for an access
road to support HS2 construction,
therefore there may be construction
and amenity impacts for any
proposed development of the site.
For these reasons the site is not a
suitable alternative for the proposed
development.

1
-

30.9

-

Greenfield

(Wholly within
Flood Zone 1)

Y

N

Flood Risk Sequential Assessment
Aylesbury Woodlands

PBA
Ref

21

22

Source

HELAA
2017

HELAA
2017

AVDC Ref

SMD008

SMD016

Site
Address

Planning App
Ref

Land
between
Wendover
Road and
railway line

Land west
of the A413
Wendover
Road
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Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

N

According to the 2017 HELAA the
site is part suitable for housing
(14.5ha) as part of a strategic
development. There is currently
biodiversity concerns as the pond to
the North East corner would require
a biodiversity buffer. Owing to the
fact the site is identified as part of a
strategic development the site is not
currently suitable or available for the
required formal play provision.

N

According to the 2017 HELAA the
site is part suitable for housing
(4.8ha to the north) in the longer
term as part of strategic
development. The remainder of the
site is not of a sufficient size to
accommodate the required formal
play provision. Owing to the fact
the site is part of an identified
strategic development it is not
currently a suitable or available
alternative for the proposed
development.

1
-

20.7

-

Greenfield

(Wholly within
Flood Zone 1)

N

N

1
-

14.1

168

Greenfield

(Wholly within
Flood Zone 1)

N

N

Flood Risk Sequential Assessment
Aylesbury Woodlands

PBA
Ref

23

Source

HELAA
2017

AVDC Ref

STO015

Site
Address

Planning App
Ref

Land
between
Hartwell
House and
Fairford
Leys
including
Aylesbury
Park Golf
Club

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

The 2017 HELAA states that the
site is not suitable for development
as the site is heavily constrained by
the HS2 safeguarding area. The
route of HS2 is proposed to run
north-west traversing across the
site, with associated works areas
across the eastern half of the site,
therefore creating issues of
severance, amenity and suitable
land availability.

1/2/3

-

298

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zone 2
in northern
and eastern
site areas)

Comment

N

N

N

Various heritage assets are also
located in close proximity including
a heritage park and garden,
Hartwell House. There are also a
number of biodiversity concerns
with thick hedging and tree
coverage on site. A small section of
the site is also located in Flood
Zone 2 and therefore this area is
not sequentially preferable for the
proposed development.
The site falls outside national
accessibility benchmark standards
in relation to the proposed
development, as it is located over
the recommended 1200m walking
distance from the proposed
dwellings.
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

For these reasons, the site is not a
suitable or available alternative for
the proposed development.
The route of HS2 is proposed to run
north-west traversing across the
site, with associated works areas
across the eastern half of the site,
therefore creating issues of
severance, amenity and suitable
land availability. Notwithstanding
this, according to the 2017 HELAA
the site is part suitable for housing
development in the longer term if
HS2 goes ahead.

1/2/3

24

HELAA
2017

STO016

Land
between
Oxford
Road,
Standalls
Farm and
Aylesbury

-

94.1

808

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zone 2
in northeastern part
of site)

N

N

N

Part of the site to the east is also
located in Flood Zones 2 and
therefore this area is not
sequentially preferable for the
proposed development.
The site is located outside national
accessibility benchmark standards
and partly outside and on the edge
of the approximate 3.5-mile radius
from the application site and
therefore may not be accessible to
meet the needs of Aylesbury
Woodlands residents.
For these reasons, the site is not a
suitable or available alternative for
the required formal play provision.
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

The site has been shortlisted for
assessment as it meets the size
criteria (including 20% buffer) of at
least 11.02ha; however, the specific
site area (11.27ha) is less than the
extent of the Sports Village
proposed in flood risk areas
(13.77ha). The site would not be
able to accommodate the full extent
of the Sports Village proposed in
flood risk areas and therefore can
be discounted on this basis alone.

25

HELAA
2017

WEE001

Land north
of Weedon
Hill MDA

1
03/00393/AO
P

11.27

200

Greenfield

(Wholly within
Flood Zone 1)

Y

N

N

The site falls outside national
accessibility benchmark standards
in relation to the proposed
development, as it is located over
the recommended 1200m walking
distance from the proposed
dwellings.
Notwithstanding the above,
according to the 2017 HELAA the
site is not suitable for development
as it would be intrusive to the
surrounding countryside and would
cause ribbon development. The
relevant planning history for 200
dwellings and a Park and Ride
facility (03/00393/AOP) was
dismissed at appeal due to the
impacts it would have on the
surrounding area.
For these reasons the site is not a
suitable alternative for the proposed
development.
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PBA
Ref

26

Source

HELAA
2017

AVDC Ref

WEE002

Site
Address

Planning App
Ref

Land north
of Weedon
Hill MDA
and the
Western
Link Road

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

1
-

27.9

-

Greenfield

(Wholly within
Flood Zone 1)

Y

N

N

Comment

The 2017 HELAA states that the
site is not suitable for development
as the site is well beyond the
settlement limits of Aylesbury and
remote from the town centre. The
site is located outside national
accessibility benchmark standards
and partly outside and on the edge
of the approximate 3.5-mile radius
from the application site and
therefore may not be accessible to
meet the needs of Aylesbury
Woodlands residents.
Development may impact the
biodiversity of the site which
comprises of 5 arable fields with
thick hedges and mature trees on
boundaries. The retention of these
features would be required and
hedges retained and enhanced.
For these reasons the site is not
suitable for the proposed
development.

1/2/3

27

HELAA
2017

WEE003

Land north
of Weedon
Hill MDA
and
Watermead

-

60.2

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 along
southern site
boundary)

Y

N

N

According to the 2017 HELAA the
site is not suitable for development
as the site is likely to have
significant landscape and visual
impact and is isolated from the town
of Aylesbury. The site is located
outside national accessibility
benchmark standards and partly
outside and on the edge of the
approximate 3.5-mile radius from
the application site and therefore
may not be accessible to meet the
needs of Aylesbury Woodlands
residents.
Development may also cause a
number of biodiversity impacts
comprising a mixture of arable and
semi improved grassland fields and
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

hedges on some boundaries
containing mature trees.
For these reasons the site is
considered to not be a suitable
alternative for the proposed
development.

N

According to the 2017 HELAA the
site is suitable for housing
development and has planning
permission for the development of
400 homes andB1 use. It is
understood that the development is
now being implemented and
therefore the site is unavailable.
The setting of the Scheduled
Ancient Monument may also be
impacted by development. Part of
the site in the east is located within
Flood Zones 2 and 3 and therefore
this area is not sequentially
preferable. For these reasons the
site is not considered to be a
suitable available alternative for the
proposed development.

N

The site has been shortlisted for
assessment as it meets the size
criteria (including 20% buffer) of at
least 11.02ha; however, the specific
site area (11.5ha) is less than the
extent of the Sports Village
proposed in flood risk areas
(13.77ha). The site would not be
able to accommodate the full extent
of the Sports Village proposed in

1/2/3

28

HELAA
2017/
AVDLP
2004

WTV016/
Policy
AY.15
(saved)

Aston
Clinton
Major
Developme
nt Area
(MDA)

-

29.5

400

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 along
northern half
of site and
western site
boundary)

N

N

1/2/3

29

Draft
VALP
2016

WTV017

Westonmea
d Farm,
A41 London
Road
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-

11.5

120

Agricultural

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 in
eastern area
of site)

Y

N
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

flood risk areas and therefore can
be discounted on this basis alone.
Notwithstanding the above, the draft
VALP 2016 has also identified the
site as being suitable for housing
development. The site is
surrounded by Flood Zones 2 and 3
with a tributary running to the centre
of the site. It is therefore not a
sequentially preferable location for
the proposed development.

1/2/3

30

HELAA
/ Draft
VALP
2016

WTV022

Land at
Hampden
Fields

16/00424/AO
P
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218

3, 060

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 in
northern and
eastern site
areas)

N

N

N

The entire site is currently subject to
a comprehensive mixed use
development for 3,000 homes, a
nursing home, a retail development,
commercial premises and other
services including a significant
quantum of open space to support
the scheme (16/00424/AOP). The
application is yet to be determined.
According to the 2017 HELAA and
Draft VALP 2016 the site has been
identified as suitable for housing-led
mixed use development subject to a
strategic link road and satisfactory
Transport Assessment. The relevant
planning history indicates that the
site is currently being pursued by
other third parties and is therefore
unavailable to accommodate the
required formal play provision.
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PBA
Ref

Source

AVDC Ref

Site
Address

Planning App
Ref

Site
Area
(ha)

Indicativ
e
Capacit
y

Current
Land Use

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

1/2/3

31

HELAA
2017

WTV025

Land
Bounded by
New Road
and Aston
Clinton
Road
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-

12

-

Greenfield

(Predominantl
y within Flood
Zone 1;
partially within
Flood Zones
2 and 3 in
north-west of
site)

N

N

N

Comment

The site has been shortlisted for
assessment as it meets the size
criteria (including 20% buffer) of at
least 11.02ha; however, the specific
site area (12ha) is less than the
extent of the Sports Village
proposed in flood risk areas
(13.77ha). The site would not be
able to accommodate the full extent
of the Sports Village proposed in
flood risk areas and therefore can
be discounted on this basis alone.
Notwithstanding the above,
according to the 2017 HELAA the
site has planning permission for 135
dwellings, which is currently being
implemented according to AVDC’s
Housing Trajectory. The site is
being pursued by other third parties
and is therefore unavailable to
accommodate the required formal
play provision.
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Open Space – Alternative Sites Map
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Appendix F

Sequential Test Assessment Table – Open Space

Alternative sites for Open Space

PBA
Source
Ref

AVDC
Ref

Site Address

Planning App
Ref

Site
Indicative Current
Area
Capacity Land Use
(ha)

Flood Zone

Site Plan

Availability

Suitability

Alternative
Site?

Comment

N

According to the 2017 HELAA, the
site was identified as currently
suitable for housing and economic
development. The relevant planning
history (03/02386/AOP and
subsequent reserved matters and
discharge of conditions applications)
indicates that the entirety of the
MDA site is currently under
construction for 3,000 dwellings,
employment use and also provides
72.4ha of open space. The Housing
Trajectory (August 2017) confirms
that almost half the development has
been completed. The site is
therefore not available or suitable to
accommodate the proposed
development.

1/2/3

1

Berryfields
BER001
HELAA
Major
/ Policy
03/02386/AOP
2017
Development
AY.13
Area

200

3,000

(Predominantly
within Flood
Zone 1;
Greenfield partially within
Flood Zones 2
and 3 in southeastern and
western site
areas)

N

N

1/2/3

2

HELAA
BER003
2017

Land of the
Quarrendon
Scheduled
Ancient
Monument
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-

83.5

-

(Partially within
Flood Zones 1
Greenfield
(eastern half),
2 (centre
north) and 3
(western half)
across site)

N

N

N

According to the 2017 HELAA the
site is considered to be unsuitable
for development as it is immediately
adjacent to the Scheduled Ancient
Monument which is likely to have
harmful impacts. The majority of the
site to the west is also located within
Flood Zones 2 and 3 and therefore
is not sequentially preferable.
Development on this site would also
be likely to have a harmful
landscape and visual impact and

Flood Risk Sequential Assessment
Aylesbury Woodlands
harmful biodiversity impact. For
these reasons, the site is not a
suitable alternative for the proposed
development.

1/2/3

3

HELAA
BER004
2017

Land north of
the Western
Link Road

-

72.85

-

(Predominantly
within Flood
Zone 1;
Greenfield
partially within
Flood Zones 2
and 3 along
western and
southern site
boundaries)

N

N

N

According to the 2017 HELAA the
site is not suitable for development
as it is separated from existing
development. The site is exposed to
open countryside to the north and
also is in close proximity to the
Quarrendon Scheduled Ancient
Monument. Arable and semi
improved grassland with hedge and
matures trees are currently on site
and may have to be retained. Use of
the site for open space is unlikely to
be justifiable in such close proximity
to existing proposed new open
space provision. ANGSt standards
(set out within the Aylesbury Vale
Leisure and Cultural Assessment)
state that there should be one 20ha
site of open space within 2km of
peoples’ homes; however, the site is
located on the edge of the Aylesbury
sub-market in an unsustainable
location which is not easily
accessible by public transport. It is
therefore not considered suitable to
accommodate the required open
space provision.
A small section of the site to the east
also lies within Flood Zones 2 and 3
which makes this area of the site not
sequentially preferable for the
proposed development.
For the above reasons the site is not
a suitable alternative to
accommodate the required formal
play provision
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1/2/3

4

HELAA
BER005
2017

Land north of
Berryfields
MDA

-

245

-

(Predominantly
within Flood
Greenfield
Zone 1;
partially within
Flood Zones 2
and 3 across
centre/northwest of site)

N

N

N

Given that the southern half of the
site has already been earmarked to
provide open space provision to
support the Berryfields development
(13/02597/ADP), thereby
significantly limiting the amount of
available land within Flood Zone
1,and that the remainder of the site
(the northern half) is considered
sensitive and open landscape with
land within Flood Zones 2 and 3, it
cannot be considered sequentially
preferable to the application site. For
these reasons the site is not a
suitable alternative for development.

1/2/3

5

HELAA
2017

BIE018

Land East of
Aylesbury
(Kingsbrook)

10/02649
/AOP
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314.4

-

(Predominantly
within Flood
Greenfield
Zone 1;
partially within
Flood Zone 2
across east of
site)

The 2017 HELAA states the site is
not suitable for development due to
its remote location which is at least
3.5km from Aylesbury Town Centre
with no other development
surrounding it. In respect of open
space, ANGSt standards (set out
within the Aylesbury Vale Leisure
and Cultural Assessment) state that
there should be one 20ha site within
2km of peoples’ homes; however,
the site is located on the edge of the
Aylesbury sub-market in an
unsustainable location which is not
easily accessible by public transport.
It is therefore not considered
suitable to accommodate the
required open space provision.

N

N

N

According to the 2017 HELAA the
site is suitable for development and
has permission for 2, 450 residential
units and 10ha of employment land
(10/02649
/AOP). Construction on site has
commenced and is now progressing.
It is evident that the site is therefore
not available to accommodate the
required formal play provision.

Flood Risk Sequential Assessment
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1/2/3

6

HELAA
2017

BIE021

Land East of
A413
Buckingham
Road and
Watermead

13/03534
/AOP

126

-

(Predominantly
within Flood
Greenfield
Zone 1;
partially within
Flood Zones 2
and 3 across
north/northwest of site)

N

N

N

The land lies between Aylesbury and
Bierton and comprises a number of
historic features within the existing
field enclosures. The presence of
significant biodiversity qualities,
including bats and GCN, is likely to
render this site particularly sensitive.
Given there is concern regarding the
coalescence of settlements
(Watermead and Bierton) the
openness of this land is essential to
ensure the character of both
settlements is maintained. A shared
recreational space between both
settlements could lead to an impact
on both the landscape appearance
and the sites biodiversity through
disruption. Therefore, the site cannot
be considered to be sequentially
preferable. A recent appeal in 2016
(13/03534
/AOP) raised concern to the loss of
the best and most versatile
agricultural land and the application
for housing was dismissed on this
basis.
It is understood the site has a
restrictive covenant requiring a large
proportion of the site to be
maintained for agricultural purposes
and therefore the site would be
unavailable to accommodate the
proposed development.
For these reasons the site is not
considered to be a suitable
alternative for the proposed
development.
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The site is fairly detached from the
built up area of Aylesbury and the
rail line presents a barrier to
Berryfields to the east. The site was
considered unsuitable for built
development through the HELAA
due to the sensitivity of the
landscape. Whilst open space would
have less of a visual impact, this site
is considered to be particularly
sensitive.
ANGSt standards (set out within the
Aylesbury Vale Leisure and Cultural
Assessment) state that there should
be one 20ha site of open space
within 2km of peoples’ homes;
however, the site is located on the
edge of the Aylesbury sub-market in
an unsustainable location which is
not easily accessible by public
transport. It is therefore not
considered suitable to accommodate
the required open space provision.

1/2/3

7

HELAA
Land at Fleet
FLM001
2017
Marston

-

173.7

-

(Predominantly
within Flood
Greenfield
Zone 1;
partially within
Flood Zones 2
and 3 along
eastern half of
site)

N

N

N
There are a number of heritage
assets within the site which need to
be protected from development
affecting their setting, including St
Mary’s Church (a 12th Century
Grade II* listed building in the southeastern quadrant of the site) thereby
limiting the amount of developable
area.
The route of HS2 is proposed to run
north-west traversing across the site,
with associated works areas across
the eastern half of the site, therefore
creating issues of severance,
amenity and suitable land
availability. The ability for the site to
be accessed by pedestrians and
cyclists is also significantly
constrained due to the width of the
railway bridge over the A41. The
land within the east of the site falls
within Flood Zone 2 and 3 and
therefore this area is not sequentially
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preferable for the proposed
development.
The 2017 HELAA has zoned the site
as unsuitable for development as
part of the site is in the HS2
safeguarding area. The route of
HS2 is proposed to run north-west
traversing across the site, with
associated works areas across the
eastern half of the site, therefore
creating issues of severance,
amenity and suitable land
availability.

1/2/3

8

HELAA
FLM002
2017

Land South
of Fleet
Marston
Farm and
North West
of the River
Thame

-

270

-

(Predominantly
within Flood
Greenfield
Zone 1;
partially within
Flood Zones 2
and 3 along
eastern half of
site)

N

N

N

A large part of the site to the south
and east, closest to existing built-up
development is within Flood Zones 2
and 3 and therefore this area is not
sequentially preferable for the
proposed development. The HELAA
also states development of the
remainder of the site would have
harmful landscape and visual
impacts as the land is in an Area of
Attractive Landscape. The site is
also separated from Berryfields MDA
by the railway line which is a
significant constraint. The land lies
within an Area of Attractive
Landscape and so any laying out of
open space would need to be
considerate of this.
ANGSt standards (set out within the
Aylesbury Vale Leisure and Cultural
Assessment) state that there should
be one 20ha site of open space
within 2km of peoples’ homes;
however, the site is located on the
edge of the Aylesbury sub-market in
an unsustainable location which is
not easily accessible by public
transport. It is therefore not
considered suitable to accommodate
the required open space provision.
Given the HS2 safeguarding,
physical rail line barrier and
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presence of Flood Zone 2 and 3, the
site cannot be considered
sequentially preferable to the
application site. For these reasons
the site is not a suitable alternative
for development.

The 2017 HELAA states that the site
is not suitable for development as
the site is heavily constrained by the
HS2 safeguarding area. The route
of HS2 is proposed to run north-west
traversing across the site, with
associated works areas across the
eastern half of the site, therefore
creating issues of severance,
amenity and suitable land
availability.
Various heritage assets are also
located in close proximity including a
heritage park and garden, Hartwell
House. The landscape sensitivity of
the site also makes it unsuitable for
built development but could be less
of a constraint for open space uses.

1/2/3

9

HELAA
STO015
2017

Land
between
Hartwell
House and
Fairford Leys

-

298

-

(Predominantly
within Flood
Greenfield
Zone 1;
partially within
Flood Zone 2
in northern and
eastern site
areas)

N

N

N

ANGSt standards (set out within the
Aylesbury Vale Leisure and Cultural
Assessment) state that there should
be one 20ha site of open space
within 2km of peoples’ homes;
however, the site is located on the
edge of the Aylesbury sub-market in
an unsustainable location which is
not easily accessible by public
transport. It is therefore not
considered suitable to accommodate
the required open space provision.
Given the HS2 safeguarding,
existing occupiers (golf club) and
presence of both Flood Zone 2 and
3 risks, this site cannot be
considered sequentially preferable to
the application site. For these
reasons the site is not a suitable
alternative for development.
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1/2/3

10

HELAA
STO016
2017

Land
between
Oxford
Road,
Standalls
Farm

-

94.1

808

(Predominantly
within Flood
Greenfield
Zone 1;
partially within
Flood Zone 2
in northeastern part of
site)

N

N

N

1/2/3

11

Land North
HELAA
of Weedon
WEE003
2017
Hill HAD and
Watermead
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-

60.2

-

(Predominantly
within Flood
Greenfield
Zone 1;
partially within
Flood Zones 2
and 3 along
southern site
boundary)

Y

N

N

Part of the site was considered
suitable in the HELAA for housing
development along with a number of
other parcels of land to the south
west of Aylesbury. However, this is
dependent upon the delivery of HS2.
The route of HS2 is proposed to run
north-west traversing across the site,
with associated works areas across
the eastern half of the site, therefore
creating issues of severance,
amenity and suitable land
availability. Strategic open space
would be required to support any
residential development that may
come forward on the wider site. As
the site is already identified as being
suitable for development that would
require its own level of open space it
is unlikely to be available to support
open space requirements arising
from Aylesbury Woodland site. The
site is also partly within Flood Zone
2 and so this area cannot be
considered sequentially preferable to
the proposal site. For these reasons
the site is not a suitable alternative
for the proposed development.
The site has been shortlisted for
assessment as it falls within the
Aylesbury Sub-Market area (as per
the application site) where there is a
significant need for additional open
space provision. However, only a
small proportion of the total site area
lies within the Aylesbury Sub-Market
(the remainder falling outside to the
north), less than that required to
accommodate the full required open
space provision (52.91ha). The site
can therefore be discounted on this
basis alone. The site also falls
outside national accessibility
benchmark standards as it is wholly
or partly located over 2km from the
nearest residential area.

Flood Risk Sequential Assessment
Aylesbury Woodlands

Notwithstanding this, according to
the 2017 HELAA the site is not
suitable for development as the site
is likely to have significant landscape
and visual impact and is isolated
from the town of Aylesbury. The site
is isolated from the built up area of
Aylesbury and any built development
is considered unsuitable due to the
significant landscape impact it could
have. Whilst the provision of open
space would have a reduced visual
impact and could be carefully
designed, the southern part of the
site is within Flood Zones 2 and 3
and this is the portion closest to the
built up area and most accessible.
The northern part of the site is
located outside of the Aylesbury
Sub-Market area.

1/2/3

12

HELAA
WTV022
2017

Land at
Hampden
Fields

16/00424/AOP
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218

3, 000

(Predominantly
within Flood
Zone 1;
Greenfield
partially within
Flood Zones 2
and 3 in
northern and
eastern site
areas)

N

N

N

The entire site is currently subject to
a comprehensive mixed use
development for 3,000 homes, a
nursing home, a retail development,
commercial premises and other
services including a significant
quantum of open space to support
the scheme (16/00424/AOP). The
application is yet to be determined.
The site has been identified as
suitable for mixed use development
which suggests the land values
would be too great to purchase for
the purpose of the provision of open
space only. Given the existing
housing-led mixed use development
proposed for the site, the likely high
land values and the presence of
Flood Zone 2 mean that this site is
not available or suitable and so
cannot be considered sequentially
preferable to the application site.

