ANNEX 4 to BNG Reg 19 Submission — August 2019

Third Party Review of Green Belt at Lye Green - inc impact on valued landscape
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An expert review of the Green Belt at Lye Green and a review of the valued landscape nearby.

BACKGROUND:

BNG consulted with SLR Consulting to seek third party professional opinion on the site at Lye Green
in terms of the site’s performance against the purposes of Green Belt designation including the site’s
relationship with surrounding countryside and its contribution to the valued landscape around

Chesham.

SLR Consulting is a global multi-disciplinary firm providing expert advice on planning and

environmental issues.

Their Report dated August 2019, is attached together with the Plans referred to in Appendix 1 (L1 to
L7 inclusive).

PLEASE NOTE: in the interests of brevity the other Appendices to the SLR Green Belt report
numbered 2 to 11 inclusive are NOT included herein as they are either available elsewhere within the
broader submission by BNG or are available via the Council’s online Evidence Base at;

https://chiltern.gov.uk/planning/localplanevidence .



https://chiltern.gov.uk/planning/localplanevidence
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BASIS OF REPORT

This document has been prepared by SLR Consulting Limited with reasonable skill, care and diligence, and taking account of the
manpower, timescales and resources devoted to it by agreement with Brown Not Green Chesham Ltd (the Client) as part or all of the
services it has been appointed by the Client to carry out. It is subject to the terms and conditions of that appointment.

SLR shall not be liable for the use of or reliance on any information, advice, recommendations and opinions in this document for any
purpose by any person other than the Client. Reliance may be granted to a third party only in the event that SLR and the third party
have executed a reliance agreement or collateral warranty.

Information reported herein may be based on the interpretation of public domain data collected by SLR, and/or information supplied
by the Client and/or its other advisors and associates. These data have been accepted in good faith as being accurate and valid.

The copyright and intellectual property in all drawings, reports, specifications, bills of quantities, calculations and other information set
out in this report remain vested in SLR unless the terms of appointment state otherwise.

This document may contain information of a specialised and/or highly technical nature and the Client is advised to seek clarification on
any elements which may be unclear to it.

Information, advice, recommendations and opinions in this document should only be relied upon in the context of the whole document
and any documents referenced explicitly herein and should then only be used within the context of the appointment.
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1.0

11

1.2

1.3

1.4

1.5

Introduction and Executive Summary

Background

This Green Belt Review is prepared by SLR Consulting, on behalf of Brown Not Green Chesham Ltd.
Brown Not Green Chesham Ltd are seeking to retain land at Lye Green within the Green Belt.

The report forms part of the feasibility studies carried out by SLR Consulting Ltd to support
representations to the Emerging Chiltern and South Bucks Local Plan (May 2019).

Chiltern District Council and South Bucks District Council are together preparing a new joint Local Plan
covering the period 2014 to 2036. The emerging Local Plan includes proposals affecting the Green Belt
involving different sites within both the Chiltern & South Bucks Districts, which are being reviewed, by
the LPA, for release from the Green Belt. One of these sites, involving predominantly agricultural land
to the North East of Chesham at Lye Green, is the focus of this report.

This Review

This Review provides a desktop study to complement site survey work undertaken by SLR Consulting in
March 2019. It considers the following:

° the purposes of the Green Belt (National Planning Policy Framework (NPPF), February 2019);
° a visual appraisal of the site, carried out during the site visit;

° the findings of the Landscape Capacity Assessment for Green Belt Options in the emerging
Chiltern and South Bucks Local Plan;

° the findings of Buckinghamshire Green Belt Assessment, Part 1, March 2016;

° the findings of Chiltern and South Bucks Green Belt Assessment, Part 2 Draft Report, October
2016;

° an appraisal of the land to identify the contribution of individual parcels towards Green Belt
purposes, as set out in the NPPF and assessment based on relevant purposes;

° an appraisal of the land with respect to key landscape parameters such as landscape quality,
scenic quality, rarity and representativeness, conservation interests, recreation value, perceptual
aspects and associations, as outlined in Box 5.1 of the Landscape and Visual Impact Assessment
(LUI/IEMA, 2013); and

° consideration as to the suitability of the site to be designated as an Asset of Community Value.

It will refer to the following studies and publications from the Council’s Evidence Base and other
sources:

° Chiltern District Landscape Character Assessment, Buckinghamshire County Council and Chiltern
District Council, October 2011;

° Buckinghamshire Green Belt Assessment, Part 1, Arup, March 2016;
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Chiltern and South Bucks Green Belt Assessment, Part 2 Draft Report, October 2016;
° Chiltern & South Bucks Stage 2 Green Belt Assessment, Arup, March 2018;
° Chiltern and South Bucks Sustainability Appraisal Green Belt Preferred Options, September 2017;

° Landscape Capacity Assessment for Green Belt Options in the emerging Chiltern and South Bucks
Local Plan, November 2017;

° Application for an Asset of Community Value; and

° Green Belt Exceptional Circumstances Report May 2019 - Chiltern and South Bucks Local Plan
2016-2036 Emerging Local Plan Evidence Base.

Executive Summary

1.6 This report provides a high-level review of this Green Belt land to assess the site for its suitability to be
retained within the Green Belt and in landscape and visual terms.

1.7 It is concluded that the earlier assessments have failed to take into account numerous relevant factors
with respect to the site’s value in Green Belt and Landscape Value terms.

1.8 The site has a unique and critical role as part of the green gap, and as a valued open space resource,
well used within the community.

1.9 The earlier assessments have not taken into account these critical considerations when exploring the
options of release from the Green Belt, and therefore are flawed.

1.10 The site should not be considered for removal from the Green Belt, and instead retained in open uses.
This is to:

° avoid unrestricted sprawl;

° avoid coalescence of Chesham with neighbouring settlements;

° ensure the countryside is safeguarded, available as a key resource of community and open space
value, in the immediate or wider context as part of a historic settlement - keeping in mind setting

for the adjacent Listed Buildings, and other buildings of historical interest, such as local pub with
Lye Green (part of a long distance footpath route).
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2.0

2.1

2.2

2.3

2.4

2.5

2.6

2.7

2.8

The Site and Plans

SLR Consulting has produced Plans L1 - L7 to illustrate their findings.

The land within the site has a mix of agricultural land, dwellings, listed buildings, school buildings and
associated playing fields, and blocks of woodland, as shown on Plan L5. It consists of an area of
approximately 57.26 hectares located between Chesham and the neighbouring settlement of Lye
Green.

The site is shown on Plan L1: Topography. This shows the topography of the area within and around
the site, including Chesham, and beyond to the rising land within the AONB, which lies to the west.

Plans L2: Landscape Planning Context and L3: Landscape Character provide the relevant landscape
planning designations and landscape character context for a similar coverage, including both Chiltern
District Council, and extending into adjacent Dacorum Borough Council, and the Chilterns AONB
Conservation Board.

Plan L4: Historic Growth reviews historic maps to assess the development growth pattern of the old
market town of Chesham from the 1880s to its present-day form.

Plan L5: Site Features - Parcel Plan sets out the boundaries of Parcels A-G, which the site has been
divided into for the purpose of this study. It also shows the predominant site features and of the
adjacent area, including the woodland areas, adjoining urban edge and neighbouring settlements, the
listed buildings and main roads.

Plan L6: Green Belt and Landscape Value Analysis Plan shows the contextual relationship of the site
within the Green Belt and the Chilterns Area of Outstanding Natural Beauty (AONB), which wraps
around Chesham and lies along the site boundary, north of Nashleigh Hill (A416). It highlights the key
views into and from the site, country lane character of Lye Green and Lycrome Road, and the
predominant perception of openness. There is a clear connection between the site and the countryside.

Plan L7: ZTV highlights the extent of theoretical visibility of potential development within each of the
parcels of the site, from adjoining area, including land within AONB. A set of illustrative viewpoints, as
indicated on the plan, were identified from the adjoining countryside and within the site. Annotated
photograph panoramas have been included within Appendix 2.
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3.0 Landscape Character and Context

Published Sources of Landscape Character
3.1 Published sources describing landscape character at the National and Regional level are:
° Natural England's National Character Area Profile NCA 110: Chilterns;
° Chilterns District Council Landscape Character Assessment, October 2011; and
° Chilterns AONB Management Plan 2014-2019.

3.2 Plan L3 illustrates the landscape character areas applicable to the site and surrounding area. The
following links are to the full published guidance for national and regional are:

° http://publications.naturalengland.org.uk/publication/4977697

° https://www.chiltern.gov.uk/media/9192/Chiltern-District-Landscape-Character-Assessment-
Land-Use-Consultants-October-2011-Part-3/pdf/Chilterns Landscape Character Assessment

National Landscape Character

3.3 At a national level, the site lies within the Character Area NCA 110: Chilterns. Statements of
Environmental Opportunity for NCA 110 include reference to the management of the woodlands,
hedgerows, commons and parklands with the aims of conserving and enhancing biodiversity and the
historic landscape and its significant features; maximising the potential for recreation.

3.4 The Profile also states the following:

‘The Chilterns are a distinctive outcrop of the Chalk, with a dramatic scarp forming the north-western
boundary... The dip slope, with the character of a plateau, falls gently to the south-east, cut by a
series of branching valleys. The enclosed character of the valleys contrasts with the open plateau
and long views from the scarp...

While many of the dip slope valleys are dry, there are several chalk rivers flowing through others,
such as the Chess... [After which Chesham is named.]

The countryside of the Chilterns combines mixed agriculture with numerous woodlands and
hedgerow boundaries that are often ancient. Steeper ground is often characterised by small fields,
and there is a notable concentration of pre-18th-century fields, including assarts and co-axial fields...

...Landscape character ranges from enclosed and intimate folded valley landforms to the exposed
plateau tops and scarp that afford extensive views...

Managing small woods associated with farmland as part of the wider ecological network... Secure
buffers in farmland adjacent to woodlands, veteran trees and hedgerow boundaries..."

County/District Landscape Character

3.5 The Chilterns District Council Landscape Character Assessment characterises the area encompassing
the site as LCA 16.5: Ashley Green Settled Plateau. These provide further information on the landscape
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3.6

3.7

3.8

3.9

3.10

character of the site and the surrounding area.
LCA 16.5: Ashley Green Settled Plateau
Key characteristics of this area of relevance to the site include:
o 'Elevated, undulating plateau, of chalk overlain by clay with flints...

° Relatively large fields of arable cultivation, interspersed with smaller fields of rough grazing,
pasture and paddock on village edges. Defined by hedgerows with trees and occasional fenced
or open boundaries.

° Small pockets of woodland scattered across the plateau...

° Villages are spread linearly along roads, often joining one another e.g. Botley and Ley Hill and
Lye Green and Orchard Leigh. A mix of modern and historically vernacular buildings.

° Extended fields with extensive boundary loss and 20 century enclosure dominate the area.
Pre 18t century enclosures occur in proximity to settlements.

° Local footpaths occur frequently, crossing farmland and woodland and linking villages.
° The A416 and B405 cut through the landscape, and form the structure of linear settlements.

° Views often across fields to a wooded or open skyline, with some views to Chesham and across
to the adjacent ridge and valley landscape.

° A uniform land cover and land use creates a simple landscape, with a rural and peaceful
character.’

Site Attributes - Landscape Context

The visual perception of separation and the size and function of a gap between Chesham and Lye Green
is not only dependent on distance, but includes factors such as topography, visual and physical barriers,
woodland and landscape character, as shown on Plans L1 - L3. It is also dependent on the nature of the
viewer, and the speed by which views can be obtained.

The site is extensively used by local residents for informal recreation. This reinforces the physical
perception of the site as a clearly defined green gap between Chesham and Lye Green. Following a
Section 88 application under the Localism Act 2011 in May 2019, the site has recently been listed as an
Asset of Community Value that reflects the many habitual informal recreation uses of the land by the
community over decades.

Landform/Physical Features

The site comprises of seven small to medium sized parcels, bounded by Lycrome Road to the north,
converging with Lye Green Road in the east, which runs along the southern boundary. Nashleigh Hill
(A416) runs along the north-west edge of the site, and by development within Chesham to the west, as
shown on Plan L5.

The landform of the site is gently undulating. It sits on a plateau between 160-180m AQOD, as shown on
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3.11

3.12

3.13

3.14

3.15

Plan L2. Land to the west falls steeply within the town of Chesham and follows a complex and distinct
topography pattern of alternating steeply rising fingers of ridges and valley floor, converging to the
south-west to the River Chess valley floor. The site lies on the highest most visible point when seen
from the town.

Land rises steeply to the west, beyond Chesham, to about 180m and higher to form the AONB.

Hedgerows, fencelines, and isolated blocks of trees and woodland divide the land parcels, and are
consistent elements across the wider landscape. Together, these all add to the diversity within the
landscape in terms of scale, composition and intervisibility. The field patterns and green infrastructure
across the area contribute to the sense of openness, physical visual connections to the wider
countryside, and variations in terms of landscape character.

Field Pattern
The site is irregular in its shape and is bounded as follows:

° to the north-west by Nashleigh Hill (A416), dense vegetation, and residential development,
within the site and beyond, around the intersection with Lycrome Road. To the north, Lycrome
Road runs along the site edge with settlement of Lye Green lying to the north-east, and some
listed buildings within the site, and within Lye Green;

° to the east, Lycrome Road intersects with Lye Green Road, and the site edge is bounded by a tall
hedgerow, and mature trees along Lye Green Road;

° to the south, the vegetated corridor along Lye Green Road continues, with intermittent changes
in vegetation character associated with residential development along the road; and

° to the west, the site is defined by the development edge of Chesham. Brushwood School grounds
lie within the site and form part of the site boundary to the west, and are delineated by a tall
evergreen hedge, separating them from the fields to the east.

Parcels

For convenience, the site has been sub-divided into Parcels A-G, defined by site features. Plan L5
identifies these parcels and provides an illustrative commentary of their character. These parcels are
assessed in detail in terms of Green Belt in Section 7.0 and Landscape Value in Section 8.0.

Buildings/Settlement Type

The western edge of the site abuts Chesham, with hedgerows with mature trees forming part of the
visual boundary. Lycrome Road and Lye Green Road follow the site boundary and are country lanes
bounded by tall hedgerows, hedgebanks and dense vegetation. This results in a low intervisibility with
the site. Residential development within the site is restricted to the periphery, along the roads. To the
south, the development is rural in character with small buildings set in large gardens and mature
boundary vegetation. To the north-west, along the intersection of Nashleigh Hill with Lycrome Road,
there is a housing development, part of which extends north of Lycrome Road. Dense boundary
vegetation reduces intervisibility of the development with the site. There is sporadic development
further east with farmhouses and the Black Cat public house forming part of the settlement within Lye
Green.
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3.16

3.17

3.18

3.19

3.20

3.21

3.22

Public Rights of Way (PROW)/Recreation

There is a strong network of public rights of way (PROW) within the site. These provide key links
connecting the site to Lye Green and beyond to the AONB, and to the wider countryside in the south
and east. The footpaths also provide pedestrian access to the listed buildings within and adjacent to
site. Some of the footpaths within the site form a part of the ‘The Chesham Outer Ring’, a key
recreational walking route, promoted by the Chiltern AONB Conservation Board as a ‘Circular walk
around the edge of Chesham with lovely views’ (see Plan L5). Some footpaths within the site provide
views of the higher ground within AONB to the west of Chesham (Photographs 2, 8 and 9), and of the
open countryside to the east and the south (Photographs 1, 3, 4 and 9).

In addition to the definitive PROWSs, there are informal well-used tracks within the site area. These are
not designated PROWs, but have become established over decades of habitual use by the local
community for informal outdoor recreation. We understand that a PROW Modification is being sought
for some of these informal footpaths to be added to the Definitive Map. Individual rights may also have
been acquired by prescription following over 20 years continued use, and the number of private access
gates from the rear of residential properties into the field may similarly have acquired rights.

An application under Section 88 of the Localism Act 2011, seeking to have the land designated as an
Asset of Community Value, has been submitted by Brown Not Green Chesham Ltd to Chiltern District
Council in May 2019, and this nomination has since been confirmed. As a result, the site has recently
been listed as an Asset of Community Value that reflects the many habitual informal recreation uses of
the land by the community over decades.

Cultural Heritage

There are Grade |l Listed Buildings within the site (The White House), along the site boundary to the
north (Lye Green Farm), and to the south (Brockhurst Farm). There are historic and cultural association
with the Black Cat public house, which was first licensed in 1838, and church meetings were held in the
sitting room of the pub. It features as a point of key interest within the Chesham Outer Ring walk, along
with Brockhurst Farm.

Aesthetic Factors

The fields within the site are generally in pasture. As a whole, the site has the characteristics of the
adjacent countryside (see Plan L6). The blocks of mature trees and woodland, including woodland along
Nashleigh Hill (Biological Notification Site (BNS)) and the network of hedgerows and trees, are key
landscape features. While the line of electricity pylons within the eastern section of the site are visual
detractors, there is an overall dominant feeling of the area being open countryside.

Historic Growth

Plan L4 provides a visual description and analysis of the growth of Chesham, commencing with the First
Edition OS map dating to the late 1880s, followed by 1945 and 2018.

This plan shows the development pattern of the historic market town. In the 1880s, it was restricted to
the Chess valley floor. In 1945, it takes on a growth pattern which respects the distinct topography
within the area, and development kept away from the ridges, and extending as fingers within the valley
floor. Modern day Chesham has since expanded around the historic core, extending to the west as
linear extensions along the valleys and the transport corridors.
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Visibility
3.23 Plan L7: Zone of Theoretical Visibility shows that the site is highly visible from the adjoining countryside

3.24

3.25

3.26

3.27

to the north, east and south. The development within Chesham restricts views in its immediate vicinity.
There are some views available of the site from rising land lying within the AONB west of Chesham
(Viewpoint 13).

There are open views across the site and beyond to the surrounding countryside from publicly
accessible viewpoints within the site and the surrounding landscape, allowing local and medium
distance views for vehicle travellers and users of public footpaths.

There are number of public footpaths crossing the site. These have open views across the site towards
each of the identified parcels (A-G), as follows:

° Viewpoints 1 - 4 and 9 (Chesham Outer Ring) from public footpaths crossing Parcel C, allow open
views of the countryside to the east and the south, and adjacent parcels within, and framed views
of higher ground within the AONB further west of Chesham;

° Viewpoints 5 and 6 are from public footpath running along the edge of Parcels D and E, which
also form part of the long distance recreational route promoted by the Chilterns AONB

Conservation Board, Chesham Outer Ring;

° Viewpoints 7 and 8, from the public footpath located centrally within the site, provide a 270°
open views from the edge of Parcel G, across to Parcels F, A, B, Cand E; and

° Viewpoint 10 provides an open view from a field gate along the site boundary at Lycrome Road,
looking across Parcel B, with views extending beyond Parcel C, to Parcels D, E and F.

From within the countryside looking towards the site, it is seen in the context of the countryside,
illustrated in:

° Viewpoints 11 and 12 from public footpaths south-east of the site, the wooded skyline
comprising of hedgerows and mature vegetation within the countryside continues in views of
the site, thus merging the site into the wider countryside; and

° Viewpoint 13 from higher ground within Country Park (part of AONB) west of Chesham, the
wooded ridgeline at the edge of the site, is seen above the development within Chesham, and
continues across open land on the ridge to the south, forming an important feature in views from
the west.

In visual terms, it is important to emphasise how well the site is associated with:

° pastoral and rural character, existing in good condition;

° vegetated character, with blocks of significant vegetation and woodland;

° its topography, on higher ground east of Chesham;

° its location with respect to the edge of development;

o its importance as a critical gap retained as such;
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° historical associations and relevance to the prevalent growth patterns over the last century; and
° the high degree of physical and visual connectivity with the surrounding open countryside, and

3.28

land within the AONB.

Any future growth must respect the special character of the site, as highlighted above, and its critical
position and function as a gap between Chesham and Lye Green. The perception of Chesham and Lye
Green as separate settlements is of key importance, as urban coalescence should be avoided.
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4.0 Green Belt

4.1 National planning policy is set out in the NPPF (February 2019).
4.2 The NPPF states at paragraphs 133 and 134 that:

‘The Government attaches great importance to Green Belts. The fundamental aim of Green Belt
policy is to prevent urban sprawl! by keeping land permanently open; the essential characteristics of
Green Belts are their openness and their permanence.

Green Belt serves five purposes:

a) to check the unrestricted sprawl of large built-up areas;

b) to prevent neighbouring towns merging into one another;

c) to assist in safequarding the countryside from encroachment;

d) to preserve the setting and special character of historic towns; and

e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban land.'

4.3 While the historic core of Chesham lies a considerable distance away, Purpose d) is relevant, as
historically the town has grown along the valley floor to the west, and development has kept away from
the higher ground on the plateau to the east, upon which the site is perched. Plan L4 illustrates the
historic growth pattern of the market town of Chesham over the last 150 years. The relevant extract
from the Buckinghamshire Historic Towns Assessment Report, 2011, is as follows:

'The market town of Chesham is located within a narrow valley in the Chilterns hills at the source of
the river Chess. The restricted width of the hillsides forced the town to develop along the valley
bottom, with a total built up length of 3 kilometres it was believed to be one of the longest towns in
Buckinghamshire.'

4.4 Purpose e), urban regeneration, though common to all sites, is of relevance when reviewing Green Belt
land on the edge of the towns and urban development. All options to release brownfield land to
housing should be considered prior to consideration of development on greenfield sites within the
Green Belt, which is the case for this site.
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5.0

5.1

5.2

53

5.4

5.5

5.6

Published Green Belt Studies

Buckinghamshire Green Belt Assessment — Stage 1, March 2016

A Buckinghamshire Green Belt Assessment was jointly commissioned by The Buckinghamshire
Authorities (Aylesbury Vale District Council, Chiltern District Council, South Bucks District Council,
Wycombe District Council, and Buckinghamshire County Council) to undertake a Green Belt Assessment
(qualitative and quantitative), with a Stage 1 Report in March 2016. Different ‘General Areas’ were
identified and assessed with a scoring system of 1-5 allocated to each area based on their ‘performance’
against the NPPF purposes for Green Belt. Paragraphs 4.4.34 and 4.4.35 state:

'At this stage, the criterion scores for Purposes 1-4 were collated and tabulated across all of the
General Areas, to highlight those areas meeting the purposes to a lesser or greater extent.

Recommendations were set out following the ‘rule of thumb’ (set out in paragraphs 4.4.4 — 4.4.5),
whereby weaker performing General Areas and smaller sub-areas were identified and listed with a
view to possible further detailed assessment in Part 2.'

The site was included as one of the General Areas assessed, and was qualified with a score of ‘Pass’,
‘3’,1’, “2’, and ‘0’ against the five Green Belt purposes. The assessment of Purpose 2 and 3 - the site
was scored ‘weakly’, as it failed to recognise the importance of the site as a critical green gap, and
valued open space resource, between Chesham and Lye Green, and exceeded the literal interpretation
of ‘built area’ by a fraction, thus wrongly failing in its scores to ‘meet the purpose’.

The Part One Assessment concluded by identifying 36 areas that had been assessed against the NPPF
Purposes of Green Belt which the Buckinghamshire Authorities may wish to take forward into a Part
Two Assessment, including consideration whether “exceptional circumstances” existed to justify any
alteration to the Green Belt boundary. Also, it states, in paragraph 4.4.4 that:

‘It is important to note that each of the NPPF purposes is considered equally significant, thus no
weighting or aggregation of scores across the purposes was undertaken.” Furthermore that ‘a
General Area fulfilling the criteria to a lesser extent (scores of 2 or below) across all purposes was
deemed to be weaker Green Belt and was recommended for further consideration in the
forthcoming Part 2 Green Belt Assessment.’

It is crucial to note that the study implied that if a score of 3 is given to any one of the NPPF Green Belt
Purposes, the overall summary of the site’s performance is identified to be a “medium” score. The
assessment was therefore clearly flawed, and the site clearly meets the Green Belt purposes (as further
illustrated in Section 7.0), and should not have been put forward, at this stage, to be released from the
Green Belt.

Of these 36 areas, 8 areas were designated as Recommended General Areas (or RGAs for whole General
Areas being recommended for further consideration), while 28 further areas were designated as
Recommended Sub Areas (RSA’s) “where there is clear scope for sub-division to identify weakly
performing ‘sub-areas’.” Lye Green was identified as an RGA (specifically RGA3).

Chiltern & South Bucks Stage 2 Green Belt Assessment, Draft Report,
October 2016

The Stage 1 Report was followed by a Chiltern & South Bucks Stage 2 Green Belt Assessment, Draft
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Report, October 2016. The Stage 2 report only considered those areas which had been recommended
in the Stage 1 Report, which included the site. ‘They are the areas of Green Belt that Part One
assessment concluded were the more weakly performing in terms of the NPPF purposes.’ The site was
considered for revision of Green belt boundaries, within this study (this may be an inconsistent
approach in that other Green Belt assessments in the area have continued with Part 2 assessments).

Recommended General Areas (RGAs), such as the site, although rated ‘medium’ in the Part One Green
Belt assessment or which scored ‘strongly scoring against the NPPF purposes, have particular
characteristics or synergies with neighbouring weaker General Areas, which might lend themselves to
further consideration in Part 2."

This study concluded that exceptional circumstances could exist to remove the site from within the
Green Belt, subject to further evidence base work.

Chiltern & South Bucks Sustainability Appraisal (SA) - Green Belt Preferred
Options, September 2017

A Sustainability Appraisal (SA) of potential Green Belt removal locations was undertaken by Lepus
Consulting on behalf of Chiltern District Council (CDC) and South Bucks District Council (SBDC) to assess
the impact of development on potential Green Belt removal locations within the districts, which would,
in turn, inform the emerging Local Plan. The site was one of the locations considered, as part of the
appraisal.

The aim of the appraisal was to identify where the development is likely to result in significant harmful
effects, by assessing the impact magnitude (adverse, neutral, or positive) on parameters comprising of
cultural heritage, landscape, biodiversity, climate change, pollution, waste, transport, housing, health
and economy.

It states the following with regards to the site:
° Cultural Heritage:

‘It is anticipated that the setting of one or more of these cultural and historic assets may be
adversely affected.’

° Landscape:

‘This option is located close to the Chilterns AONB potentially adversely affecting the setting of
the AONB due to change in landscape character and associated visual impact. Landscape
character is distinctly rural, and generally without distinctive relief, gently undulating with fields
of rough pasture, arable crops, hedgerows and trees forming the dominant character features.
Several public footpaths traverse this option, the views from which may be adversely affected by
development... Views into, through and across the option from the edge of the option as well as
the public rights of way that cross it will change significantly with the introduction of new housing
at this location. The LCA description for 16.5 Ashley Green Settled Plateaustates that the strength
of character and intactness of the character area is moderate.’

° Biodiversity:

‘Habitats present at this option include mature priority woodland, arable fields, hedgerows and
ponds. There are several areas of woodland which are likely to have the greatest biodiversity
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value, although the connectivity of these habitats is relatively poor. This includes a broadleaved
woodland in the west of the option, designated as a Biological Notification Option (BNS), which
is vulnerable to disturbance from development... If not carefully protected, development at this
location is likely to reduce the current quality of principal habitats which is not in line with the
biodiversity action plan for the area. Any species of principal importance associated with the
habitat present will also be adversely affected.’

Contrary to the description above, the landscape and cultural heritage have been assessed as Minor
adverse impact magnitude, and biodiversity as Moderate adverse. In our opinion, the reference to the
impact to the setting of the AONB, the rural character of the site and the openness of the site allowing
views out the countryside have been ignored, and therefore the assessment is lacking and flawed.

Chiltern & South Bucks Stage 2 Green Belt Assessment, March 2018

Subsequently, in March 2018, the Chiltern & South Bucks Stage 2 Green Belt Assessment: Strategic Role
of the Metropolitan Green Belt in Chiltern & South Bucks was published, wherein four strategic sub-
areas were assessed towards the five Green Belt purposes. Our site falls within the Strategic Zone C:
Chilterns Wedge. The assessment identifies the character of this area as:

‘In spite of the considerable extent of the modern ‘Metroland’ development around their historic
cores, the settlement pattern remains consistent with the historic urban and agricultural
development that followed the course of the valley floor; the current A413 follows a historic
transport corridor. This corridor resulted in a linear distribution of settlements set within open
countryside.’

‘Overall, the Zone is influenced somewhat by the presence of a relatively dense pattern of settlement
in the south and east. However, a north-easterly wedge of open countryside and intermittent semi-
natural woodland, combined with a relatively low density of settlements, contributes to a greater
sense of rurality than the London Fringe (Strategic Zone A) or Thames Valley (Strategic Zone B).”

For Purpose 1, the above report highlights the following:

‘The Strategic Zone also plays an essential role in protecting the settlements of the Metroland
settlements of Chesham, Amersham and further south Chalfont St Giles, and Gerrards
Cross/Chalfont St Peters from sprawl. These settlements have developed in a linear pattern following
the rail infrastructure (and valley topography of the land).’

“..large parts of Zone C act as a vital buffer surrounding the large built-up areas of High Wycombe,
Beaconsfield, Amersham, Gerrards Cross / Chalfont St Peter and Chalfont St Giles, and protecting the
integrity of their settlement boundaries.’

For Purpose 2, it states that:

‘However, overall, the Green Belt in this Strategic Zone also plays a vital role in preventing linear
development between a number of settlements which are currently protected from merging by, in
many cases already fragmented and narrow sections of Green Belt.”

For Purpose 3, it recognises the ‘significant element of built form’ within this Zone, and the importance
of its role to ‘preserve the comparatively open and rural wedge’, and therefore ‘plays a strong role in
meeting the purpose.’
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The Part 1 Green Belt Assessment, March 2016, provides a tabulated explanation for the scoring of the
Purpose #3 assessment, which sets out the criteria. It states that any area that contains less than 10%
of built form and/or possesses a strong unspoilt rural character will score “4” and that any site
containing between 10% and 20% of built form and/or which possesses a largely rural open character
would score “3”. The site was scored as “2”, containing between 20% and 30% built form and/or that
it possesses a semi urban character. Visually and physically, the site relates to score of “3”, largely rural
open character, rather than the quoted ‘semi-urban character’. Therefore, the resultant judgment is
inaccurate in its qualification of value. In its contradiction to the other studies, the Council clearly notes
and recognises the openness and the rural character of the site (see Landscape Capacity Assessment
and Application for Asset of Community Value, Appendix 10).

For Purpose 4, it recognises that:

‘The Green Belt provides the setting for a number of historic towns (Amersham, Beaconsfield,
Chesham, Chalfont St Peter, Chalfont St Giles and Great Missenden), which are dispersed across the
Zone. Corridors of open countryside directly abut the historic cores of these settlements in many
cases, therefore acting to define the rural character of these country towns... By maintaining the
historically rural character of this wedge-shaped corridor, the Zone also preserves the integrity of
the rural hinterland of the historic Buckinghamshire towns... Overall, therefore, in enclosing a
number of historic towns, dispersed across the Zone, the Green Belt in this Zone plays an important
role in preserving their setting and character, and in protecting views into and out of these towns.’

In conclusion, with respect to sensitivity to change, it states the following:

‘Strategic Zone C is particularly sensitive to change in relation to Purpose 2 (preventing coalescence
between towns). There are a number of narrow and essential gaps between the settlements enclosed
by this Zone. Without these gaps, a number of the urban settlements surrounded by the Green Belt
could be at risk of merging into one another, in line with the historic linear development pattern. The
protection of these gaps of strategic importance is thus essential to retaining the integrity of the
settlement boundaries. The sensitivity of the more rural and open parts of this Zone should also be
acknowledged.

The large swathe of semi-natural and managed open space running from the north-west to south-
east of the Zone is particularly sensitive to change with regard to Purpose 3 (protecting the
countryside from encroachment) — any significant change could result in a compromise to the
openness of the Green Belt in this part of the Zone.

The sensitivity of the comparatively large number of historic towns in relation to Purpose 4
(protecting the setting of Historic Towns), the settings and views of which are protected by the Green
Belt in this Zone, should also be acknowledged. The Green Belt provides corridors of open
countryside, which abut a number of historic settlements in the Zone. Any significant encroachment
into these corridors could consequently impact on the historic rural character of these historic cores,
as well as possibly affecting currently maintained views into and from the settlements.

Green Belt abutting High Wycombe and the non-Green Belt settlements, especially Chesham,
Amersham, Chalfont St Peter, and Beaconsfield, is also sensitive to change with regard to Purpose 5
(assisting in urban regeneration, by encouraging the recycling of derelict and other urban land), as
change within these areas of the Strategic Zone would increase the number of available greenfield
development opportunities and potentially undermine the attractiveness and viability of
development on previously developed land within existing urban areas.’
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Chiltern and South Bucks District Councils Emerging Local plan (2014-
2036): Green Belt Development Options Appraisal, November 2017

The document identifies Chesham as an ‘important sustainable focus for development need’, and the
site for further consideration for development, and hence removal from the Green Belt.

As part of consultation process, key consultees providing input included organisations such as Natural
England, Environment Agency, Historic England, Buckinghamshire County Council, Chilterns AONB
Conservation Board and Chesham Town Council. The relevant comments are as follows:

° Natural England:

'Only minor visual impacts may result from the development and that potential biodiversity
impacts if not appropriately managed.'

° Historic England:

'The grade Il listed ‘White House’ (lying within the site) and the grade Il listed Brockhurst Farm
and granary are located just to the south-east of the option. Their settings should be respected
and buildings retained.’

° Buckinghamshire County Council:

'‘Concern over whether exceptional circumstances to release the land from the Green Belt exist
for this option. Mitigation against traffic would need to be properly considered. Parking may be
an issue. Moderate ecological sensitivity due to presence of Biological Notification Site and
Biological Opportunity Areas on the site.’

° Chilterns AONB Conservation Board:

'"Although outside the AONB it is within the setting of the Chilterns AONB. An assessment should
be carried out to examine the impacts on the Chilterns AONB. In this case the Chilterns
Conservation Board considers that there will be: impacts on traffic; increased recreation pressure;
abstracting water from chalk streams could impact the River Chess; and lead to increased
pressure on water infrastructure.'

° Chesham Town Council:

'Do not believe that exceptional circumstances exist for the release of the site from the Green
Belt. Development would have adverse impacts on traffic; increase potential for flooding; impact
sewage treatment works; increase abstraction of water from the River Chess; result in the
absorption of Lye Green into Chesham; not deliver sufficient affordable homes or specialist
accommodation for older people; not deliver sufficient employment opportunities; result in urban
sprawl, impact the AONB; and negatively impact wildlife.'

° The Berks, Bucks and Oxon Wildlife Trust:

'Identified a number of Biological Notification sites and potential habitats which should be
protected; each should have at least 50m buffer from development. If the site is found to be
developable it is likely that on-site compensation would be needed to compensate for impacts on
wildlife.'
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° Landscape Assessment:

'‘Development is constrained by the need to protect the separate identities of the settlement of
Lye Green and Chesham, protect the setting of the AONB and retain characteristic views across
the site. Need to conserve the woodland blocks, trees and hedgerows for their ecological and
landscape value, protect the setting of nearby listed buildings and protect the rural character of
Lye Green Road.'

° Wildlife Survey:

'Woodland block north of Hill Top estate is a Biological Notification Site. Recent review of BNS
sites has not been able to access site to see if worthy as Local Wildlife Site but considered unlikely
to be of sufficient quality.’

Landscape Capacity Assessment for Green Belt Development Options in
the Emerging Chiltern and South Bucks Local Plan, November 2017

A Landscape Capacity Assessment was carried out by Terra Firma to appraise 15 strategic options in
landscape and visual terms to form part of the LPA’s evidence base for the emerging Joint Local Plan.
It states that:

‘the object of the study is to identify those sites which have the potential to be more suitable for
housing from which the councils can select those sites it wishes to include to meet demand within
the Local Plan period based on various elements of technical evidence.’

The methodology to assess the overall landscape sensitivity of the site is quoted below:

‘Landscape attributes, and visual attributes, are considered separately in accordance with the
guidance in GLVIA. These attributes are used to identify the intrinsic landscape and visual sensitivity
of the site on a scale of 5 levels from low to high. The landscape and visual sensitivity of the site are
merged to identify the landscape character sensitivity. The study goes on to classify the sensitivity
of the site in its wider context into five categories. Then the landscape character sensitivity is
combined with the wider sensitivity to identify the overall landscape sensitivity. The landscape
value of each site is assessed separately on a scale of 5 levels. Finally, the overall landscape character
sensitivity is merged with the landscape value on a scale of 5 levels to give an assessment of
landscape capacity.’

The site has been scored as following, in each of the above identified parameters:
o Landscape Sensitivity: Medium/High
° Visual Sensitivity: Medium

Combining the values of the above parameters, the site has a Medium/High Landscape Character
Sensitivity:

° Wider Landscape Sensitivity: Medium, implying ‘The site is partly influenced by urban fringe uses
but shares many of the characteristics of the wider landscape, with good physical and visual links

to the wider landscape.’

Combining the values of the Medium/High Landscape Character Sensitivity with the Wider Landscape
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Sensitivity, the site has been assessed having a Medium High Overall Landscape Sensitivity:

° Landscape Value: Medium - Medium importance (or quality) and rarity. Limited potential for
substitution. It is important to note that it recognises that ‘sites may sometimes have special
scenic value, associations or meanings to the local community and therefore make a contribution
to the value of the local landscape. This has been assessed through a review of readily available
evidence of community value.’

Combining the scoring for Overall Landscape Sensitivity and Landscape Value, the site has been
assessed with a Landscape Capacity- Medium/Low, which has been identified to signify ‘a low amount
of development can be accommodated only in limited situations, providing it has regard to the setting
and form of existing settlement and the character and the sensitivity of adjacent landscape character
areas.’

With respect to the scoring for Landscape Value, the relevance of informal tracks, in habitual use by
the local community for informal outdoor recreation, reinforces the local associations of the site as a
valued green gap between Chesham and Lye Green.

Considering that the Council has accepted the application under Section 88 of the Localism Act 2011,
and has subsequently listed the site as an Asset of Community Value, it follows that there is strong
evidence for Landscape Value to be scored as Medium/High, instead of Medium, thereby resulting in
an overall Landscape Capacity of Low. This is defined as:

‘the landscape could not accommodate areas of new development without a significant and adverse
impact on the landscape character and visual amenity. Occasional, very small-scale development
may be possible, providing it has regard to the setting and form of existing settlement and the
character and the sensitivity of adjacent landscape character areas.'

Chiltern and South Bucks Local Plan 2016-2036 - Emerging Local Plan
Evidence Base- Green Belt Exceptional Circumstances Report May 2019

The emerging Local Plan, and specifically the Local Authority’s Green Belt Options Consultation,
December 2016, proposes a release of this whole site from the Green Belt, with a revision to Green
Belt boundaries, even though the LPA acknowledges that only 26.1ha of the total site area is
developable (see Appendix 6, Section 4.2).

In the Exceptional Circumstances Report, May 2019, the Council further contradicts its previous findings
and proposes a revised ‘indicative capacity of 500 dwellings, including 200 affordable Housing units and
Gypsy pitches’. However, it recognises that the site ‘performs moderately against NPPF Purposes., and
it contributes to a degree to the wider Green Belt objectives by providing visual amenity and enhancing
biodiversity as a result of the open arable fields, pastures and woodland to the north-west’ (see
Appendix 11).

Application and Decision notice for Listing of Land at Lye Green as an Asset
of Community Value, July 2019

An application under Section 88 of the Localism Act 2011, seeking to have the land designated as an
Asset of Community Value, was submitted by Brown Not Green Chesham Ltd to Chiltern District Council
in May 2019. In response to this, the nomination has since been confirmed, and the site has recently
been listed as an Asset of Community Value. The Land at Lye Green Farm will be included in the list of
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Assets of Community Value maintained by the Council under Section 87 of the Act (see Appendix 10).
In the Decision Notice dated 5 July 2019, the Council states that:

'(f) The Council notes that the open fields are in use as agricultural land (part arable/part grazing)
but from the supporting information provided with the nomination, ie Statements of Truth, Statutory
Declaration & letters together with observations at the time of Officer inspection, it is evident that
the land over a long period of time has been, and is, well used by the local and wider community of
Chesham for a number of purposes including walking, jogging, observing the wildlife and enjoying
the openness of the countryside.

(h) Being on the edge of the residential settlement, the large area of open fields and woodlands
provides a welcoming environment and place of escape and relaxation which benefits the health and
well-being of the local community.

(i) In the Councils opinion, this use furthers the social wellbeing and social interests of the local
community for the purposes of section 88 (1) (a) of the Act and that the land is of community value.

The Council recognises that:

'(1) Their (BNG Chesham Ltd) aim is to maintain the status quo; namely to preserve the openness of
the land primarily whilst maintaining the separate identities of Lye Green from Chesham but also to
preserve the use of the land for both agriculture and for the many informal recreational uses enjoyed
for decades by the residents of NE Chesham & Lye Green.

(n) In the Councils opinion, it is realistic to think that the land can continue to further the social
wellbeing and social interests of the local community for the purposes of section 88 (I)(b) of the Act.’

Additional Information on Chalk Streams Water Abstraction and Pollution

Although not specifically a Green Belt and Landscape Value matter, it is worth referring to water
abstraction and pollution obtained from additional sources.

The River Chess flows through the town along the valley floor barely 4km (circa 2.5 miles) from the
subject site. The River Chess is a chalk stream river and as such is a rare global resource with less than
300 such chalk stream rivers identified anywhere in the world, yet with 85% of them being found in
England. Many are in the Chiltern Hills and its AONB where the chalk escarpments filter rainwater which
dissipates into the aquifer and eventually emerges from isolated springs of flowing water that is rich in
minerals to support a variety of wildlife and biodiversity.

Around Chesham, the River Chess has historically fed cress beds and has supported an abundance of
brown river trout and numerous other aquatic species.

Many chalk stream rivers are under threat and the WWF-UK 2014 Report entitled 'The State of
England’s Chalk Streams' recording that 77% of England’s chalk streams are failing to meet the required
'Good' status. While global warming and climate change may account for this in part, another significant
cause is increased abstraction to accommodate growing demand for water, primarily from increased
housing provision. Affinity Water currently can only accommodate consumer demand in the Chilterns
by abstraction of water from the aquifer that feeds such chalk streams including the River Chess.

The River Chess has consequently experienced problems with the river being dry for prolonged periods
in the last 7 years, and notably even during winter months over the last 3 years when the water table
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should be at its highest. The River Chess has also suffered from inadequate local drainage infrastructure
where pollution and surface water run-off occasionally contaminate the chalk stream. Accordingly, any
future growth or development near such valued landscape features must consider the potential for
injurious effects both from increased abstraction and pollution in order to preserve the chalk stream in
Chesham.

It is noted in the Council’s Evidence Base that the Sustainability Appraisal recognises in paragraph N49
therein that ‘all sites [including the Lye Green site north-east of Chesham] have uncertain effects upon
pollution... including being located within a groundwater Source Protection Zone.' A review of the Defra
website confirms that the subject site at Lye Green is located within the Zone Il Total Catchment of the
immediate SPZ.

However, it is notable that not all of the District, including certain other areas of Chesham, are within
the SPZ and therefore it would be possible to develop elsewhere within the District without risk of
compromising the groundwater source.

Summary

The various studies considered in this section are inconsistent. There are different opinions on the
Green Belt, and different interpretations on how this site contributes to that designation. There are
contradictions within the findings, as highlighted within the various sections. The findings are flawed
and inaccurate, as they are not consistent in their assessment criteria and resultant findings.
Importantly, the earlier studies highlight relevance of the site within the Green Belt, and of being a
unique community resource of open space and landscape value, as we substantiate in Sections 7.0, 8.0
and 9.0. Accordingly, this confusion results in erroneous findings.
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Green Belt Methodology

To provide a more logical assessment, the area within the site has been broken down into Parcels A-G,
and each of these has been appraised in terms of the Green Belt purposes; these parcels are shown on
Plan LS.

The assessment of each parcel considers:

published sources of landscape character, including the Landscape Character Assessments and
landscape-related planning designations;

the underlying topography, as shown on Plan L1;

landscape planning policy designation and landscape character areas, as shown on Plan L2 and
L3;

historic growth of settlements in the area, as shown on Plan L4;

key landscape features such as woodland, prominent hedgerows with trees, roads and existing
built development including listed buildings, as shown on Plan L5;

key views into and from the site;

the country lane character of Lye Green and Lycrome Road;

the predominant perception of openness;

the physical and visual connection as part of the countryside, as shown on Plan L6; and

extent of views of potential development within the site when seen from adjoining areas,
including land within AONB (shown on Plan L7).

Appraisal of Parcels

This study assesses each parcel against the following Green Belt purposes:

to check the unrestricted sprawl of large built-up areas;
to prevent neighbouring towns merging into one another;
to assist in safeguarding the countryside from encroachment;

to preserve the setting and special character (historic growth pattern) of historic core of market
town, Chesham; and

to assist in urban regeneration, by encouraging the recycling of derelict and other urban land.

Each parcel's contribution to each of the four Green Belt purposes considered has been described using
the terminology, with definitions set out in Table 1:

No Contribution;
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° Weak;
° Moderate; and
° Strong.
Table 1

Green Belt Assessment Definitions (per parcel)

Description Definition

Strong Parcel contains no development and has a strong sense of openness. It contains the characteristics of
countryside and has limited or no urbanising development. The parcel contributes strongly to a gap
between built-up areas or towns.

Moderate The parcel contains limited development and has a relatively strong sense of openness. It contains the
characteristics of countryside and has limited urbanising development. The parcel partly contributes
to a gap between built-up areas or towns.

Weak The parcel already contains development compromising the sense of openness. The land parcel does
not contain the characteristics and/or is not connected to land with the characteristics of countryside
or contains urbanising development.

6.5 The criteria used to appraise the Green Belt parcels are set out below in Table 2:

Table 2
Typical Criteria Used to Appraise the Green Belt

Check the Unrestricted Sprawl of Large Built-up Area

Does the parcel act as an effective barrier against sprawl from large built-up areas outside of the study area?

Does the parcel contribute, as part of a wider network of parcels, to a strategic barrier against the sprawl of these built-up
areas?

Are there any defensible boundaries within the parcel (see definition for defensible boundary below) which act as an
effective barrier against sprawl from large-built-up areas?

Is the parcel free from development? Does the parcel have a sense of openness?

Does the parcel play a role in preventing ribbon development and/or has the Green Belt within the parcel already been
compromised by ribbon development?

Coalescence - Prevent Neighbouring Towns from Merging

It is important to note that within the study area no areas of land are designated as strategic gaps between settlements?

Does the parcel itself provide, or form part of, a gap or space between towns?

Are there any defensible boundaries within the parcel (see definition for defensible boundary below) which prevent
neighbouring towns from merging?

Assist in Safeguarding the Countryside from Encroachment

Does the Green Belt designation protect countryside that is in use for agriculture, forestry, outdoor sport and recreation,
cemeteries and local transport infrastructure?

Does the parcel have the characteristics of countryside and/or connect to land with the characteristics of the local
countryside?

Has the parcel already been affected by encroachment of urbanised built development?
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Are there existing natural or man-made features/defensible boundaries that would prevent encroachment of the
countryside within or beyond the parcel in the long term? (These could be outside the parcel) and could they be created?

Boundaries

The NPPF indicates the need to retain strong Green Belt boundaries, these defining a permanent and
appropriate boundary between the developed area and the countryside beyond. Should exceptional
circumstances exist for land to be released from the Green Belt, further consideration has been given
to using (or forming) clear strong boundaries, using physical features that are readily recognisable and
likely to be permanent and robust.

The strength of local boundaries has formed part of the assessment using the following criteria:

° how penetrable the boundary is by development?

° does the boundary feature type indicate whether it is strong or weak?

° is the boundary physically and visually intact?

° how long-term is the boundary?

° is there potential for an existing boundary to be strengthened or created?

Defensible boundaries are those expected to remain over the long-term and are difficult to alter or
destroy by physical means or by planning decision, for instance by planning consent or planning
decision at Appeal. They are likely to be impenetrable, visually prominent, intact and easily perceived.

Weak boundaries are those that can be more easily altered or destroyed, are visually fragmented and
have a temporary or short-term nature.

This matter is dealt with subsequently in Section 7.0.

Development Potential

While development potential is not a Green Belt purpose, it is helpful to know whether a site parcel
can accommodate development without having a detrimental impact on the parameters outlined
above, including the value of the landscape within the countryside. Even though the LPA acknowledges
that, of the total site area of 57.26 ha, only 26.1ha is developable (see Appendix 6 Section 4.2), it is
necessary to assess the effect of development on all of the parcels in order to provide a comprehensive
assessment/examination of the total site area. Such a commentary is provided in the tables.
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7.0

7.1

Parcel

Assessment of Green Belt

A tabular assessment of the parcels for contribution to Green Belt purposes is set out below. Each
parcel is tested for the parameters outlined in Table 1, and effects of development, as outlined in Table
2, including sprawl, coalescence, the safeguarding of the countryside and gap function, with the
potential strength of Green Belt boundaries.

Table 3

The Effect of Development on Parcels A-F on the Green Belt Purposes

1. Sprawl

2. Coalescence

3. Safeguarding

Countryside

Strength of
Boundaries

Gap function

Suitability

A Existing Yes Extensive woodland | Good —wooded Moderate: Strategic | Not suitable due to
development within within parcel boundary to wooded gap/edge — | woodland
parcel along Chesham along evident along A416
Lycrome Road; A416
block of woodland

B Existing Yes; Development Visible countryside Good. Moderate: Part of Not suitable due to
development within | would be seen to parcel would countryside gap countryside harm.
parcel along coalesce with become enclosed. between
Lycrome Road adjacent development

development,
creating a ‘ribbon-
like’ development
along Lycrome
Road.

C Lye Green Farm and | Yes Mostly countryside weak towards the Strong: Part of Not suitable due to
Grade Il listed parcel, mostly rural, | west and south; strategic countryside harm,
building; Within local footpaths. medium towards countryside gap and loss of gap
500m of existing north and east -
development edge narrow ‘country’
of Lye Green lane character

boundaries

D Isolated farmsteads Yes Extensive trees and Good — defined Strong: Part of Not suitable due to

within parcel vegetation within vegetated edges strategic vegetation and loss
parcel; mostly rural, countryside gap of gap
local footpaths.

E Existing Yes Extensive woodland | weak and open to Strong: Loss of Not suitable due to
development within within parcel; the north; good to countryside parcel, vegetation and
parcel along Lye extend the south, east and | and resultin reduction of gap
Green Road development into west; reduction of gap

the countryside.

F Development would | Yes; Development Extend Good Moderate: Part of Not suitable due to
be perceived as would be seen to development into countryside gap countryside harm
sprawl, within 500m | coalesce with the countryside; evident from
of existing adjacent mostly rural, local Lycrome Road
development edge development footpaths.
of Chesham

G Development would | Yes; Development Extend Good- tall Strong: Part of Not suitable due to
be perceived as would be seen to development into evergreen hedge strategic countryside harm,
sprawl, within 500m | coalesce with the countryside; along school countryside gap and loss of gap.
of existing housing adjacent mostly rural boundary;
edge. development woodland edge to

the north
7.2 The following conclusions may be drawn from the Green Assessment of the parcels.
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7.3

7.4

7.5

7.6

7.7

7.8

The NPPF (paragraph 139) requires new Green Belt boundaries to be robust, clearly defined and visible
on the ground. In this regard, the existing Green Belt boundary along the urban edge of Chesham, as
shown on Plan L6, is robust, and has performed effectively well for decades.

Parcel A

The boundary along north-west is Nashleigh Hill (A416) which also forms the AONB boundary. This
parcel has strong boundaries, owing to the vegetated edges of the woodland belt, which is a Biological
Notification Site (BNS). However, that minimises the potential for development within Parcel A. It
qualifies as ‘Moderate’ in terms of contribution towards the Green Belt, as there are some rural houses
within the site, and has limited sense of openness owing to the woodland belt. However, it is strongly
perceived as part of a strategic green gap, continuing on from rising land within AONB to the north-
west of Nashleigh Hill, and through Parcel A south across the site. Parcel A should be retained due its
wooded character. Development of this parcel would result in the loss of extensive vegetation and
would be harmful to the Green Belt.

Parcel B

Parcel B is bounded by woodland to the west, Lycrome Road to the north, and existing development to
the east. To the south, it has open views extending across Parcel G to Parcels D, E and F, thus visually
connecting to the open countryside, as illustrated in Viewpoint 10. It qualifies as ‘Moderate’ in terms
of Green Belt, as it has existing development within the parcel. However, its visual and physical
connections to countryside create a strong perception of this parcel being part of the strategic ‘green’
gap. Development of this parcel would result in the loss of the perception of this gap between
developments, and in the coalescence with adjoining development, which lies within 500m. Therefore,
it should be retained within the Green Belt.

Parcel C

Even though the development along the north along Lycrome Road is visible and forms the edge of the
parcel, and lines of electricity pylons running across the parcel, acts a visual detractor, Parcel C qualifies
as ‘Strong’ in terms of contribution towards Green Belt purposes. The lack of physical and visual
boundaries to the west allow open views across the site to Parcels D, E, and G, and extending beyond
framed views to higher ground within AONB, west of Chesham (Parcel C). The ‘physical’ boundary to
the south of Lye Green Road is visually weak, as in views the hedgerow along Lye Green Road forms
part of the character of wider countryside, further south (Viewpoint 2). Development of this parcel
would be perceived as sprawl, extending out from Lye Green, and would be harmful to the Green Belt.

Parcel D

Parcel D possesses a wooded character, and its perception as part of the wider open countryside gap.
It qualifies as ‘Strong’ in terms of its contribution towards the Green Belt purposes, even though is
physically enclosed. It has areas of newly planted woodland, along with areas of scrub, that are
conducive as biodiversity habitats. Development on this parcel would result in the loss of woodland
and habitats and would be harmful to the Green Belt.

Parcel E

Parcel E has a wooded character owing to the block of woodland within the parcel (part of Priority
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7.9

7.10

7.11

Habitat Inventory), even though it has existing development within the parcel. The development is rural
in character and lends itself to be part of the overall setting of the adjacent Grade Il listed building
(Brockhurst Farm). Development on this parcel would result in loss of woodland, and potentially a loss
of biodiversity habitat. It would also have detrimental impact on the rural tranquil landscape character,
and therefore should be retained within the Green Belt.

Parcel F

The parcel is bounded by existing development to the west, woodland within Parcel E, and Lye Green.
However, despite this degree of physical enclosure, it has a strong visual perception of being part of
the countryside gap between Chesham and Lye Green, owing to open views across the site to the north
(Viewpoints 7, 8 and 10) and the presence of the woodland to the east. Development of this parcel
would be perceived as sprawl, extending out from edge of Chesham, and would be harmful to the
Green Belt from Viewpoints 2, 7 and 9 and in views as travelling along Lye Green Road to the south,
and from across the site in views from Lycrome Road (Viewpoint 10).

Parcel G

Owing to its central location with respect to the ‘green gap’, Parcel G plays a pivotal role within the
wider landscape. It is open and rural in character, allowing views across the site to countryside beyond,
and framed views of higher ground within AONB, further west of Chesham. It qualifies as ‘Strong’ in
terms of contributions towards the Green Belt purposes and has weak boundaries to the north-east,
east and south-west. Development on this parcel would be harmful as it would extend Chesham further
east into the countryside and would be harmful to the Green Belt.

Analysis

As discussed further in Section 9.0, we conclude that each of these parcels act as an effective barrier
against sprawl. Together, they form part of a strategic green gap between Chesham and Lye Green,
owing to its rural character and sense of openness, and the physical and visual perception of being part
of the wider countryside. Therefore, any development within the site would be harmful to the Green
Belt.
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8.0 Assessment of Landscape Value

8.1 Landscape value is based on the factors identified below and taken from guidance in GLVIA3 Box 5.1.
It has been reviewed for each site parcel as a whole, and their overall contribution to the character of
the landscape within the site and the wider context.

8.2 Box 5.1 from GLVIA3 states:

‘Range of factors that can help in the identification of valued landscapes

o Landscape quality (condition): A measure of the physical state of the landscape. It may
include the extent to which typical character is represented in individual area, the intactness
of the landscape and the condition of individual elements.

° Scenic quality: The term used to describe landscapes that appeal primarily to the senses
(primarily but not wholly to the visual senses).

o Rarity: The presence of rare elements or features in the landscape or the presence of a rare
Landscape Character Type (including in this content the Chalk Stream Rivers).

° Representativeness: Whether the landscape contains a particular character and/or features
or elements which are considered particularly important examples.

° Conservation interests: The presence of features of wildlife, earth science or archaeological
of historical and cultural interest can add to the value of the landscape as well as having value
in their own right.

° Recreation value: Evidence that the landscape may be valued for its perceptual qualities,
notability wildness and/ or tranquillity

° Association: Some landscaped are associated with particular people, such as artists or writers,
or events in history that contribute to perceptions of the natural beauty of the area.

Based on Swanwick and Land Use Consultants (2002)’

8.3 Each of the parcels are assessed below:
Table 4
Assessment of Parcels A-F for Landscape Value Parameters
A Existing Woodland Woodland — key - Listed as an Visual green See clause
development within | dominant feature feature within Asset of gap 8.5
parcel along within parcel; parcel; valley Community
Lycrome Road; large | sense of green landform along Value
pocket of woodland gap between A416 road corridor; (Appendix 10)
designated as Chesham and land sloping steeply
Biological development to the north
Notification Site along Lycrome
(BNS) and part of NE | Road
Priority Habitat
Inventory
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Parcel Landscape Quality Scenic Quality Rarity and Conservation Recreation Perception Association
Representativeness | Interests

B Intact; medium Rural countryside, | Undulating plateau; Field Footpath along Countryside Long
sized arable field allowing open hedgerows with boundaries the edge of the gap distance
defined by long-distance trees; pockets of dating back to parcel allowing recreational
hedgerow with views across fields | woodland visible late 19t connections to route -
trees and across the plateau century field the countryside Chesham
woodlands divisions from Lye Green Outer Ring;

to the north (see clause
8.5)

C Intact; large sized Rural countryside, | Undulating plateau; Grade Il listed Tranquil in Open Long
arable field defined allowing open hedgerows with building; fields nature with countryside; distance
by boundary long-distance trees; pockets of bordering the visual rural; gap recreational
hedgerow with views across fields | woodland visible village of Lye disturbance between route -
trees, and scattered to wooded across the plateau Green, and limited to developments Chesham
woodland around skyline, and footpath presence of Outer Ring;
farmsteads beyond to higher connections pylons; crossed Historic pub

ground within dating to late by two public — Black Cat
AONB 19t century. footpaths (see clause

allowing 8.5)

connections to

the AONB land

to the north

and countryside

to the south;

Listed as an

Asset of

Community

Value

(Appendix 10)

D Intact; Pocket of Wooded parcel; Extensive trees and Grade Il listed Enclosed and Extensive Long
woodland; isolated Dense vegetation vegetation within building — tranquil; vegetation distance
farmsteads within along Lye Green parcel; mostly rural, Brockhurst footpath along part of recreational
parcel Road obscuring local footpaths Farm, adjacent | the edge of the woodland; route -

views to site along parcel allowing seen as part of | Chesham
Lye Green connections the wider Outer Ring;
Road through the open adjacency
countryside to countryside with Grade
Lye Green to gap Il Listed
the north Brockhurst
Farm

E Intact; Pocket of Wooded parcel; Extensive woodland | - Tranquil; Extensive Long
woodland with Dense vegetation within parcel; footpath along vegetation distance
linear development obscuring extend the edge of the part of recreational
pattern along Lye development development into parcel allowing woodland; route -
Green Road; the countryside. connections seen as part of | Chesham

through the the wider Outer Ring;
countryside to open adjacency
Chesham to the | landscape gap; | with Garde
west, and Lye views of Il listed
green to the higher ground Brockhurst
north east. within AONB Farm

F Intact; medium Open field with Level plateau; with - Footpath along Part of the -
sized arable field; strong sense of trees within the edge of the wider open
enclosed by physical and woodland and parcel allowing landscape gap;
woodland edge and visual enclosure hedgerows along connections views of
planting along edge boundary; rural through the higher ground
of development countryside countryside to within AONB,

within Chesham;
school with playing
fields along edge of
Chesham

Chesham to the
west, and Lye
green to the
north east.

along footpath
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Intact; large sized Rural countryside, | Level plateau; with Footpaths along | Part of the (see clause
arable field; allowing open trees within the edge of the wider open 8.5)
enclosed by long-distance woodland and parcel allowing landscape gap
woodland edge and views across fields | hedgerows along connections between
hedgerow with boundary; rural through the Chesham and
trees countryside countryside to Lye green

Chesham to the
west, and Lye
green to the
north east.

8.4

The following conclusions may be drawn from this assessment:

Parcel A has a key landscape feature, with woodland which is part of Natural England's Priority
Habitat Inventory and Biological Notification Site (BNS). It should be retained, being
representative of the landscape character within the area. It is adjacent to the AONB boundary,
and a visual and physical perception of being part of the green connection of the AONB to the
countryside, extending through the site to the south. This parcel should be retained in open uses.

Parcel B has a rural open character, allowing views across the open fields. There is a strong visual
perception of the connection with the open Parcels G and F, as illustrated in views from
Viewpoint 10. Its intactness and representativeness of the landscape character, and visual and
physical perception of being part of the wider countryside, lends itself to be retained in open
arable use. This parcel should be retained in open uses.

Parcel C has a rural tranquil character, with a strong sense of openness. The Grade Il Listed White
House lies within the northern edge of the parcel. There are many public footpaths (including
Chesham Outer Ring) crossing the parcel, allowing physical connections and accessibility to the
countryside beyond, and development within Lye Green to the north (see Photographs 1, 2, 3
and 4). Also, there are views of a wooded skyline in the distance across the fields, and to higher
ground within the AONB beyond Chesham from the public footpaths. Visually, and physically, it
forms part of the strategic countryside gap extending south to open countryside beyond Lye
Green Road. This parcel should be retained in green uses.

Parcel D has a strong vegetated woodland character conforming to the wider landscape
character. It forms part of the visual and landscape setting to the Grade Il Listed Brockhurst Farm
across Lye Green Road to the south. There is a public footpath running north-south (part of the
Chesham Outer Ring) providing a key pedestrian and long-distance recreational links connecting
through the site to Brockhurst Farm. Development on this parcel would have a detrimental effect
to the visual and physical contribution to the landscape character of this gap, extending across
from Parcel A, running through Parcels G and C, to the open countryside beyond. Therefore, this
parcel should be retained in open uses.

Parcel E has a wooded character. It enjoys views of the public footpath running through it,
connecting to Lye Green Road and Brockhurst Farm. Even though the existing development along
Lye Green Road is visible from within the parcel, the perception of the large back gardens with
vegetated boundaries is of a rural character, relating to the tranquil and countryside setting of
the site. Development on this parcel would extend the existing linear development along Lye
Green Road north into the countryside, adversely impact the setting of Grade Il Listed Brockhurst
Farm, resulting in loss of vegetation and potential biodiversity habitat, and tranquil countryside
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8.5

8.6

8.7

character lending itself to be part of the wider ‘green’ gap. Therefore, the landscape character
of this parcel should be respected, and retained in green uses.

° Parcel F has a strong sense of physical and visual enclosure, owing to existing development on
the southern edge along Lye Green Road, and the western edge the vegetated edge of woodland
to the east. It has open views to the north across Parcel G, and extending to the northern site
boundary within Parcel B. It has rural countryside character within the parcel and should be
retained in green uses. From public footpath, along the northern edge of the parcel, there are
open views across Parcel C and of a wooded skyline in the distance, and to higher ground within
the AONB beyond Chesham to the west.

° Parcel G, lying centrally within the site. It is open and rural in character, and enjoys open views
to the east (across Parcel C and beyond), south (Parcels E and F), and north (Parcel B), reinforcing
the rural open character of the site as a whole, and is part of the strategic countryside gap
between Chesham and Lye Green. Public footpaths from Parcels B, C and E all converge along
the south-eastern corner of the parcel and allow the open views (see Photographs 7 and 8). It
has a pivotal role within the wider landscape, reinforcing the physical and visual countryside
connections beyond, and should be retained in green uses.

There are informal well-used tracks that are not designated PROWs, but over decades of habitual use
by the local community for informal outdoor recreation. This has a positive impact on the landscape
value in terms of recreation and association of the site as a rural green gap within the landscape
context.

As mentioned previously, an application under Section 88 of the Localism Act 2011, seeking to have the
land designated as an Asset of Community Value, was submitted by Brown Not Green Chesham Ltd to
Chiltern District Council in May 2019. In response to this, the nomination has since been confirmed,
and the site has recently been listed as an Asset of Community Value. The Council notes that the site
is:

‘well used by the local and wider community of Chesham for a number of purposes including walking,

jogging, observing the wildlife and enjoying the openness of the countryside... Being on the edge of
the residential settlement, the large area of open fields and woodlands provides a welcoming
environment and place of escape and relaxation which benefits the health and well-being of the local
community.’

It is concluded that the core of the site is rural, tranquil and open in character, and thus of strong
landscape value in terms of landscape condition, scenic quality, recreation value and association. The
public footpaths crossing the site and the views of the countryside and the AONB available from these
footpaths reinforce the pivotal role of the site, as part of the wider countryside, between the
settlements of Chesham and Lye Green.
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9.0

9.1

9.2

9.3

9.4

9.5

Conclusions

The site plays a significant role within the landscape, both for its landscape value and for its contribution
to the Green Belt purposes. Each parcel has been assessed in terms of Green Belt purposes, sprawl,
coalescence and effect on the countryside, as well as on their landscape value.

The site:
° has a distinct rural open character that should be respected and retained,;
° forms an integral part of the strategic and critical open gap physically and visually, running from

the higher ground within the adjacent AONB from the north-west, across the site to the open
countryside to the south-east, and performs strongly in terms of the gap function;

° being perched on the higher plateau landform, and part of key views across the Chesham bowl,
it is important to ensure that the higher ground is retained as a wooded skyline, keeping the site
free from development;

° the vegetated boundary of Parcel A along Nashleigh Hill (A416), and open rural character of
Parcel F along its boundary with Lye Green Road, help qualify the edge of urban character of
Chesham along these corridors leading up to the site, thus marking a distinct change in character
from urban to rural;

° is bounded by Lye Green Road and Lycrome Road that have a country lane character, and any
development within the site would adversely affect the ‘country lane’ character of these roads
and in turn pave the way for development options further east;

° has a number of frequently used public footpaths and informal paths (see Appendix 10),
including the long-distance recreational route — Chesham Outer Ring, that provide connections
through and opportunities within the site for leisure, and open views of the rural countryside
and higher ground within AONB beyond; and

° has a unique location along the urban edge of Chesham, playing an important role as a critical
open space resource for the local community.

The parcels play a key role in sustaining the perception of and maintaining the physical and visual gap
and connections to the countryside running through the site. Any reduction in these gaps will
compromise the separation of settlements in physical, visual or openness terms. The interpretation
and understanding of this existing landscape dialogue of the site with the open countryside is critical in
affirming its suitability as part of the wider countryside, and its primary role in contributing to the
purposes of the Green Belt.

The various studies considered in this section are inconsistent. There are different opinions on the
Green Belt, and different interpretations on how this site contributes to that designation. There are
contradictions within the findings, as highlighted within the various sections. The findings are flawed
and inaccurate, as they are not consistent in their assessment criteria and resultant findings.
Importantly, the earlier studies highlight relevance of the site within the Green Belt, and of being a
unique community resource of open space and landscape value. Accordingly, this confusion results in
erroneous findings.

We consider with the Buckinghamshire Green Belt Assessment — Stage 1, March 2016 to be clearly
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9.7

9.8

9.9

9.10

9.11

9.12

flawed and incorrect, in particular in its scoring of the site weakly in terms of coalescence and in
safeguarding the countryside. This assessment fails to recognise the importance of the location, and
the landscape character of the countryside gap, at the urban edge of Chesham. This provides a critical
green connection between the AONB to the north and connecting to the countryside to the south.

The site is recognised by the Council as a unique resource of local recreation value and community
associations. The nomination for designating the land as an Asset of Community Value has been
confirmed, and the site has recently been listed as an Asset of Community Value. The Council notes
that the site is:

‘well used by the local and wider community of Chesham for a number of purposes including walking,

jogging, observing the wildlife and enjoying the openness of the countryside......Being on the edge of
the residential settlement, the large area of open fields and woodlands provides a welcoming
environment and place of escape and relaxation which benefits the health and well-being of the local
community.’

In the Chilterns & South Bucks Sustainability Appraisal (SA) - Green Belt Preferred Options, September
2017, the presence of the listed buildings, the rural open character of the site, the available views out
to the countryside and the higher ground within the AONB, and the significance of biodiversity within
the site are all noted as key considerations.

In the Chilterns and South Bucks District Councils Emerging Local Plan (2014-2036): Green Belt
Development Options Appraisal, November 2017, statutory and non-statutory consultees call attention
to the need to consider the rural character and the role of the site as vital buffer for Chesham and Lye
Green.

In the Landscape Capacity Assessment for Green Belt Development Options in the emerging Chiltern
and South Bucks Local Plan, November 2017, the site is assessed as having a Medium High overall
Landscape Sensitivity. However, the importance of the recreation value of the site and its associations
with the local community are not considered, and therefore has been inaccurate in its assessment of
the overall Landscape capacity as Medium/Low.

The Chiltern & South Bucks Stage 2 Green Belt Assessment, March 2018, was not consistent with other
Stage 2 assessments conducted elsewhere in the County, and had it been so, the subject site would not
have been progressed for further consideration despite the inaccurate scores it achieved in the Stage
1 process.

The Stage 2 Assessment highlights the existing growth pattern around the town being consistent with
the historic growth pattern and following the valley floor, keeping the higher ground free from
development. It also emphasises the need to protect historic towns from sprawl, and therefore careful
positioning of new development. The site’s location on the on higher ground (plateau landform), and
the views from open land within Lowndes Park (Photograph 13) and AONB beyond, reinforces the need
to keep the existing wooded ridgeline intact and preventing sprawl on higher ground. Restricting
development pattern to the lower land within the valley floor follows the historic precedent. This
should continue in the future.

In the Green Belt Options Consultation, December 2016, the Council proposes a release of this whole
site from the Green Belt, with a revision to Green Belt boundaries, even though it subsequently, within
the same report, acknowledges that only 26.1ha of the total site area is developable (see Appendix 6,
Section 4.2). Further, the Green Belt Exceptional Circumstances Report, issued by Chiltern District
Council, May 2019, the Council further contradicts its previous findings and proposes a revised
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9.14

9.15

9.16

‘indicative capacity of 500 dwellings, including 200 affordable Housing units and Gypsy pitches’.

By way of conclusion, the release of this site from the Green Belt would be significantly detrimental to
the open rural character of the site, and its locations as a vital buffer and green gap within the context
of the urban edge of Chesham. Moreover, it is likely that development of this land would act as a
precedent for future development on land to the east, resulting in sprawl along the existing built edge
of Chesham spreading beyond, and in the eventual coalescence with the villages to the east such as
Botley, Orchard Leigh, Ashley Green and Ley Hill.

The proposed development, within the site, would:

° have a significant and harmful effect on the existing sense of openness within the site, its rural
character and its perceived visual and physical features;

° harm the landscape which lies to the south and east;

° have a detrimental impact on the setting of the AONB, and the sense of physical connection with
it and the countryside beyond;

° be at variance with all the Green Belt purposes as outlined in the NPPF;
° be visible from the surrounding areas; and
o effectively merge Lye Green with Chesham.

The likely future sprawl on the site would lead to loss of a critical resource of open space which would
have a detrimental impact on the welfare and social wellbeing of the local community, as has been
recognised by the Council.

Therefore, the development on this site will be harmful to the Green Belt and to the site’s undoubted
landscape value, character and importance. The site should not be released from the Green Belt.

Page 32 SLR‘M



EUROPEAN OFFICES

United Kingdom

AYLESBURY
T: +44 (0)1844 337380

BELFAST
T: +44 (0)28 90732493

BRADFORD-ON-AVON
T: +44 (0)1225 309400

BRISTOL
T: +44 (0)117 9064280

CARDIFF
T: +44 (0)2920 491010

CHELMSFORD
T: +44 (0)1245 392170

EDINBURGH
T: +44 (0)131 3356830

EXETER
T: +44 (0)1392 490152

GLASGOW
T: +44 (0)141 3535037

GUILDFORD
T: +44 (0)1483 889800

Ireland

DUBLIN
T: +353 (0)1 296 4667

www.slrconsulting.com

LONDON
T: +44 (0)203 6915810

MAIDSTONE
T: +44 (0)1622 609242

MANCHESTER
T: +44 (0)161 8727564

NEWCASTLE UPON TYNE
T: +44 (0)191 2611966

NOTTINGHAM
T: +44 (0)115 9647280

SHEFFIELD
T: +44 (0)114 2455153

SHREWSBURY
T: +44 (0)1743 239250

STIRLING
T: +44 (0)1786 239900

WORCESTER
T: +44 (0)1905 751310

France

GRENOBLE
T: +33 (0)4 76 70 93 41




W L ol s e sl e B

i o b b 1 e e o) sl At Jgraasy g Sibemmaatiad b s AY o b i g wiptilid w us

L 0N L53HS L0000 LHYL0 9LL C

Ea,\zoom;um:un,,z.ﬁ.&a. ,.
WVYHS3HO N3IZdO 3AT LV ANV 3L

~U1S

311S 3HL SAYYMOL LSV HLYON ONIMOOT 'WYHSIHD 40 3903 NY3LS3IM IHL NO ANNOHO HOIH IHL NO ‘Mdvd SIANMOT WOH 4 NIAYL ‘€L INIOdMIIA

- =TT N N S——— a ~ INVHSIHO NIHLM
" _LN3WJOT3A3A 40 |
| | 3503 WnSin SNINEO4

INIIFOQA

3NYT 300AIHIEYHD ONOTY

Mdvd S3ANMCT 31IS NIH1IM SYO0T8 ANYIQ00M S311d3d0dd ONILSIX3

31IS IHL SAYVYAOL LSIM ONIMOOT '3LIS FHL 40 LSV3 JAISAYLNNOD NIHLIM ‘AVM 40 LHOIM O118Nd WOHS NIMVL ‘2L LNIOdM3IA

AdYANNOd
3LIS ONOY
T QVOd NI3YD A1 ANOA3S 3 71304Yel | OVOE NIIYO IAT ONOTY G 1304 7d
AVAA O LHOIE 2118Nd 071304 Vvd NiHLIV, ONOTVMOA3OAIH NIHLIAM ONYIGO0M NIHLIM SLHIdOEd ONILSIXS IWYHSIHO 40 3903 IHL NO
Qv¥0y IWO0YD/] O 1308Yd NIHLIM QYOYd N33¥D JAT Q732uVd NIHLIM QYOY YIANIHAVAM NO

NO ALY3d0¥d ONLLSIXA NOC AL43d0O¥d ONILSIX3 NOILYL393A ONILSIX3 S$31143408d ONILSIX3



MO39 335 NOILYNNILNOD ¥O4

oot uni) vl A b
Of 03ACYHddY MOQJ3ADIHD OI NMYHQ  6L/r0/60 3Lvd
NOISIAZY 0F ON L33HS 10000 61960 9yF ON 8BOr

WYHSIHO 'NITHD JAT LY ANV 3L

RS

1]

‘A1IS 3HL 8a

AR AT LHOIE DT T8Nd
NITHUD AT NIHLIA ALYIdOUd
6 ANY ¥ '€ L SM3IA NI 3LIS WOdd
N33S SY 3AISAYLNNOD NIdO 40 Luvd

N gl A S SIS LAY 31 10) ANV 00 S0 0 P BUIN) (15 Omunu1ad gl uisd A7 10495 APt | B i X0 (o Avl b 7

YYMOL LSIM HLHION ONINOOT 'ILIS 40 LSV HLNOS AVAA 40 LHOIA O1T19Nd WOHA NIHVL ‘b1 LNIOdMIIA

—— I

0 7130uvd
NIHLIM NV QV0d INOHIAT
NO S31L43d0¥d ONILSIX3

D 7304Yd NIHLIM
avOoy N3THO IATNO
AL¥3d0¥d ONILSIX3

N0 18 10 DU S 2 U2 W PR DU

WXV LSENHAO0uE

3A08Y 33S NOILVANILNOD ¥O4



1341 1 P 104 PR YL GO AT ] A LRI AQ 4 1 LRI IOV 1)) A B SIS AU AE 0] AU O NISAT30 PLY LD (3 1103 [ot A PR 1 Pl YIS 10 jiiAI s

vy o s
Or 03A0HddY YOQ3INO3HD OINMYNA  6L/v0i60 31vQ
NOISIAZY 80 ON L33HS L0000 51960 3Ly ON BOr
INVHS3HD ‘NITHD JAT LY NV 310l

P -

01l A7 133 PG 1 P A1

5MI—m (Q3INNILNOD) LSV ONINOOT 3LIS SSOHIY .081 ONIMOOT (ONIY ¥ILNO WYHSIHO 40 LYVd) 'O 1308Vd NIHLIM AYM 40 LHOIY 2118Nd WOYS NIMVL :6 LNIOIM3IA

©132dvd NIHLIM SQ131d SNIAY T4
TO0HOS ONOTY 3903H NIFHOUIAI 1IVL

1S3IM 3HL OL 8NOY 37304vd LI NIHLIM QvOX N33HO A1 ONOTY
NIHLIM ANNOYD H3HOIH OL NIHLIM GNY1000M Q71308Vd NIHLIM L1 AB Q3NITHOS AL¥IJONd ONILSIXI
31IS SSONOY SM3IIA NIJO Q130uvd NOILYLIDIA FHNLYW Q130¥vd NIHLIM NOILYLID3A INNIYN

LSVI ONDIOOT LIS SSOHIV 081 ONINOOT '(ONIY §3LNO WYHSTHO 40 LHVd) 'O 1308V NIHLIM AVM 40 LHOIY 3118Nd WO NIXVL :6 LNIOdMIIA

AMOT38 33S NOILVNNILNOD dOo4d

- Sl e e = =

QvOd NIZHO AT ANY AYVANNOL] 2 7130¥vd NIHLIM QvOd NI3FYO3A1 SNOHUIAT ONOTV FLIS NIHLIAM
31IS ONOTY MOUIDA3H TIvL ONOTY ALYAJONd ONILSIX3 271304vd LNIWJOT3IA3A ONILSIXT

3A08Y 33S NOILYNNILNOD ¥O4




AMOT38 33S NOILYNNILNOD HO4d

Pirzivas 15 UUjegE WO Jat BAm I R LaAd BAm( Ayl LWLISIAIR] F AD § JU 978 VISR =1 08
wuigs 479 ve wnmy

Of 03A0YHddY MOUaXNIIHD OINMYSA  6L/v0/60 J1va
NOISIA3Y 90 ON L133HS L0000 6L960'SLr ON 8O

WYHS3HO 'NI3YD IAT LV ANV 3L

»d1S

§71308Vd NIHLIM QvOd INOUDOAT ONOTY  SAAIIA N3O HLIM ONNOYD ONISIY

31IS NIHLIM LNIWJOT13IA3A ONILSIX3

‘87132YVd ONOTY AYVYANNOL LIS
OL ONIAN3LX3 9 132Vd SSOYOY

Qvoy IWOHTAT ONOIV LIS
3AISLNO LNIWAOT3AIQ ONILSIXS

it ingi A DI TGRSR AL o] APV S 133700 DI BUIBINUGS 15 USRI GG 01 AT 14373 PEPUGKLE J0 Y VIPUIa) 3G 10U AL Pt BT BUBINIGT MR 10 NAIND Byl A s

1 st Bmaip ByL @

(@INNILNOD) 31IS FHL SSOHIV HLYON ONINOOT
'97304Vd 40 IDAT ONOTV ‘AVM 40 LHOIY D118Nd IWOUL NIMVYL 2 LNIOdMIIA

07304vd
01 3LIS $SOYIY SMIIA N3O

"ALIS FHL SSOUIV HLYON ONIMOOT 'O 13284 40 3903 ONOTY AVM 40 LHOIH O118Nd WOHS NIHVL L LNIOdMIIA

ANNOYOIPOL NI ©9130dvd

9 130YVd 40 L¥vd SY ANYIQOOM

$Q7313 ONIAVd TOOHOS
ONOTV I903H NIFUOHIAI TIVL

JA08Y 33S NOILYNNILNOD ¥O4



MO138 335 NOILVNNILNOD Y04

B0 U DI U 1t AR Yl DI W] BATY 1B NN P AG 940 821 DiTRIRE ol 50 Eo.i.:z___5l..,,:z.;s._s_aE_:.,_z,_znxE‘ﬁ.s,.iz_i_.._!éauim5_..2,&5__:15.:_E_nsa_._._-_ss:._u.:_v,_._:,A_S:z_E:n:?,Esoux._z::‘::r_a...._L._._E_:...:__E_._ri.i._E.u
¥y Lt

Of Q3A0HAdY MNOODIOIHI OI NMvEQ  6L/P0/60 31vd
NQISIAZY ¥0 ON 133HS 10000 61960 9L¢ ON 807

WVHSIHD ‘NIIYO 3AT LV ANV 3L

1S

(AINNILNOD) LIS FHL SSOYIY HLHON ONIMOOT '3 ¥ A 1324Vd 40 39a3 IHL NO (ONIY ¥ILNO WYHNILTIIHO 40 LYVd) AVM 30 LHOIY O178Nd NON S NINVL :§ LNIOdMAIA

071304 Yd 40 Ldvd
SY ANVIAOOM NOILYINYId M3N

'31IS 3HL SSOHOY HLHYON ONIMOOT 3 ® A 1304Vd 40 39Aa3 IHL NO (ONIY ¥ILNO WYHNILITHO 40 LYVd) AVAA 40 LHOIY J118Nd WOH4 NIMVL :§ INIOIMIIA

¥ 13ouvd 9 1308Yd SQUYMOL ANOAIE ONINOOT 37130¥Vd NIHLIM
40 LdYd SY ANY1a00M 3 730MVd SSOYIY SMIAIANILO NOILYLIOIA 3dNLYIN

3A0EY 338 NOILYNNILNOD ¥04



DA 10 OMIBYY e 4 83 1 DL ) Am A RUIBIRIT  AG 10 3 LI N 90 108 1ind 53410 AQ A SIMSLP X0 A 10] AL R 02726 7] DIITILED TS UOMIRLIEd sl J0uid Aq 103553 PUpusLe 10 PTiBida) 9 10 AB) pu pIT HTaoD Y1 0 MBiAdon bl 2 o3 il pue Buma g o
g anay

Or J3A0dddY MDQA3MIO3HD DI NMVAQ  6L/r0/60 3Lvd 7 7 ‘ 7

NOISIAZY Z0 ON L33HS 10000 61960 Ly ON BOr
WYHSIHO 'N3FHD 3AT LY ANV 3111L

g

ﬁﬂ.“l—m '3LIS AHL SSOYIY HLNOS DONIMOOT "3 13I8V NIHLIM AvM JO LHO O178Nd WO¥H NIMVL ‘€ LNIOdMIIA

AVM 4O LHOIY 2INand

31IS SHL NIHLIM 0 130uvd Q7304Vd NIHLIM QYOY N3339 avoy N3I3HO ONCIEE JAISAYLNNOD
40 L¥vd SY GNYIA00M AT ONOTY ALEIdONd ONILSIX3 3AT ONOTY MOXIOQ3IH TIVL FHL HLIM ALIALOINNOD TWNSIA

“3LIS NIHLIM O 7130¥Vd SSOYOV HLNOS ONIMOOT 0 1304Vd NIHLIM AVAA 40 LHOIN O178Nd INOYd NIMVYL ‘2 LNIOdMIIA

97304vd SQYVMOL
I8ISIA O 3257 NIHLIM 311S SSO¥OY SMIIA N3JO 318ISIA 0 1304 vd Q71304Vd NIHLIAM Q¥OX NIFHD
LNAWJOIIAIA ONILSIXA BNOY NIHLIM ONNO¥SD 40 L¥vd SY GNYITOOM A1 ONOTY ALYILONd ONILSIXI

Y3HOIH SAYYMOL SMIIA




su0s19d Jay)o Aq IpBW sjuBUIpUBWE AUE J0) & ou 53d@338 P} Buynsuo Y8 “uolssiuuad uagm Joiid AQ Jdesxe papusiue 10 paanpoldes 8q jou ABW pus py Buynsuon 1S Jo yBLAdOd auyy ase Jusjuas sy pue Bumelp sIyl @

610Z HOMYIN _ NMOHS SY e E [oz/co/0z) sendx3 ££91€00010 6102 [&40L ssequep pun] juBuidos umasd @
i

0°100°62°10000°61960°PTY Z e BN TR

NY1d AHdYH90dO0L

WYHS3HO
'NIFUO JAT LV ANV

QL7 WYHS3HO
‘NIFHO LON NMO38

Wod BupnsuoYs A e

]
092r90 824401
030258 0LSI8 m — m
133U1S 8OOVN ”’

ISNOH M3N¥E 3HL
¥OOIJ GYE

s
N
s
&
2
(=]
[=]
Q
2
N
o
=]
=]
)
)
4
o
o
Q
g
3
T
=<
S
z
;
=

REEFEEFRS]
AYYANNOE ANOY

MOT38 ANY W06

WooL - 06

WozZi - 0Lt

WoeL

WOSH - ovl
Wos| - 051
W08l - 0LL
INO61 - 081
WO00Z - 061

3A08Y ANV Wo0Z

AYVYONNOB LIS




sunajed 10 Aq IpEW SuUeLWIPUBWE Aus 10} Aljiqe;| ou mdaTom py Bugnsuo) WS uol

1sgiued ueyiw Joud £q1d@oke papuswe J0 peonpoidal 6q Jou Asw pue pi] BugTeue) YIS jo yBuddos ey eie Juwuod i pus Bummp 91y @

_l 8102 HOMYIN __ Y @ 0000t
ajeg eg

0°200°62°10000°61960'v2y

1X31NOD ONINNYId 3dVISANY

WVYHS3HO
'NIFYO AT LV ANV

QLT WYHS3HO NI™O LON NMQOuE

w3 [l (1o

HOO14 Q¥ -

fal

(14
3LON) V34V NOILYAYASNOD

(taloN)
QNv1 NOWIWOD Q3431SI93Y

(1 ALON) A¥INNOD N3dO :HME

-l 3avEO

1 3QvyO II.(
oo [+ ]

(ea1on)
(AMVaNNOB 3LIS 40 WXb
NIHLIM) SONIQTING Q3Lsi

(£310N)
LNIWNNOW d3INAIHOS

|

(1 3LON) ANVIAOOM LNIIONY

(€ ZLON) NIQHYO ANV Hyvd §

(Z310N) 1738 N33ED

(1 ALON) ALNV3E TYHNLYN
ONIONVYLSLNO 40 vIuy

Hi

AYYANNO8 ALINOHLNY 1¥201

AYYANNOSB ALIS

i

ERECE

d¥IN STYSOdO¥d 3AILOVEILNI

“TNONMOD LOIN1SI NYILUHD WONL NIMYL ¢
MN'OYO ANYIONIDIHOLSIH

WOH4 Q3NIVLBO 38

NvD V.1vQ SIO ANYION3 DIHOLSIH 3LvAQ OL
dN 3NBYIAVAY ATO18Nd LSOW JHL 810Z NO
U3NIVLEO0 SYM I LYIN SIHL NI INIVINOD
¥1va SID ONYTONI 2IHOLSIH IHL €

02ZA 30N30N

LNIWNYIAOCO NIJO IHL ¥3ANN QISNIIN
NOILYWNOINI 301235 ON8ENd SNIVLNOD 2
0 €A 3ON3DN

LN3WNHIA0D NIJO IHL ¥IANN QISNIDNN
NOILYWYHOSNI ¥0.L93S D178Nd SNIVLINOD '}

S31ON

BILEINLTN

T s,

- 0200 0000'61 Be0 vy

G

SN




sucuiad 1040 AQ 9pEU MUSWIPUGUIR Aue Joj AIlIqel| ou Kideae P Buginub) S oIssIwIed ueniw 1oud AQ 1deaxa papuGWE 1 pRONPYIde 6q jou ABw puE P BupsUD NS 1O 1BUAES B 18 UGS T puE BUIMEIp SIY) @

€V @ 0000%) SJRjRWoly 0ZOZ/EO/BL 994dx3 €£281£00010 APAINS 83uBUPIO B10Z BYBL aseqerep pue JyBiAdEDd uMaI) &
i

6102 HOYYW
ajeg

0°€00°62°10000°61960°P2Y

NY1d 3310V VYHO 3dYOSANYT

WYHS3IHO
‘NIFHO JA1 LV ANV

QL7 WVHSZHO N3349 LON NMOug

a3 BUIORUOII MM

= ———— ATTVA
092y 908 L1101 3NUNOETNG ¥IMOT - BLL
030788 10LS)UB
1 m — m AvALYd ;
- NOLONIDOIM 3 SNATHSY - 04t y

133418 800Vr
SAITWA
ANV SI9AIY 3OAIMYH g
ﬂ 2 NOQONITIZS - 601

ICNOH MINE THL
WOL108 39AIEINO0H I
ANY ¥31INS 3INJYNOSE - 8Ot ¥

¥OOTd Qe
Nv3Lvd Q131483ddIHD
? NOQONIACS - 201

AITIYA SS3HO 37AAIN - 901 B

€ 3LONJ SV3av
H130VHVYHI IdVYISANYT WNHOOVA ¢

(@3aNNILNOD) aN3OT

FAJONQOD -8l
NOQONIT38 -2°L)
NIIHO AFTHSV -§'91
HLY3H 30AH-v'9L
SS3HO - 9'EL

¥3ddN INJNOTSIA - §°EL

2 3LONJ SYIdY
H3LOVHYHO 3dYOSANYT SNY3LTIHO

SNYE3LTIHD
- 0LL INIHLIM STIVd NMOHS
FOVY3A00 LN IHL

(I SION Sv3av
H3LOVHYHO 3dVOSUNYTIVNOILYN

AHVONNOB ALI¥OHLNY V001 m
AYYONNOd 3LIS D

[YEDBE]

Y002 AYW 'LNIWSSISSY YL OVYVYHO JawIsdy
TIONNOD HONOYAB WNYOIVQ WO¥S NINVL L)
+10Z 380100 LNIWSSISSY HIALOVHYHI Sdv Iy
TIONNQD LOJHLSIQ NYILUHD WONS NINVL T}
(3073N) SNYILTIHO - 01 0¥ Y3y 83 L Tvevkd
TYNOLLYN S,ONYIONI TvANLYN WOXMI NIXVL | Z

S3ILON

T 1d A1 ovHTHD S47aSaNY | - 0 C00 62 1 000061050 PR




suosied Joyio Aq Ipew uswpuawe Aue Joj ANigel| ou wjda3a0e pyT Buninsuc) 1S uoissiwiad uaium 1opd Ag 3da9x3 papuawe 10 peonposdas 3 Jou Aew pue T BuninsuoD H1S 10 JyBLAdos Uy Sue JUSU0T I pue Bumelp Iyl ®

| 610Z/¥0/S0 NMOHS sY

aieq __ alwag

0°500°62°10000°61960°vZY

NY3ALLYd HLMOYO JIMOLSIH

WYHS3HO
‘NIFHO IAT LV ANV

aL1 WvHS3HD

‘NIIYO LON NMOY8

Lwa3 BuR|NSUCIH T MM

09TP0 62440 L

©30 258 10LSIN9 s
/

13391 900w
RLNCw ANTUE TH
HOOTd QYT

§961 NI Q3LYNDIS3QA ANOY 1102 ¥IBWIAON
HLS! 03LdOQV Nv'id LNSWJOT3A3a
LOI41SI0 NY3LIHO SHL WOHS NIXVYL (¥
1SY3 STIIH NY3LTHO 221 dYW ¥3W01dX3
SO INOYS NIXVL SLNILXI INIWJOI13A3A (€
S¥61 ONILYQ IOV HLYY3 319009
INOYS N3M)YL SLN3LX3 IN3WdOT13A3A (2
$.088L
ONILYQ oVIN NOILIQ3 LS| 3HL SI dYW 3Sva (L
‘S3LON

(7 JLON) ALNY3B

TYHNLYN ONIGNVLSLOO 40 ¥3uY
| ——

V34V AQNLS 40 SIN3LXI

L—d

(€ 310N) 610 4O SY SYIHY
LN3WILL3S 40 HIMONO

(Z3ILON} §¥61 4O SY SYINY
ANIWITLLIS 40 HIMONO
AYYONNOg 3LIS 7 _

QaN3937

P

K
cuk g SRS
o
: P
o
AT
it
o
5
™ o
LY
;..
F
/
[ 2=
-4 L)
_| nl
5 -
St §
h d
n -
g,
S — \

[ ] n_Z(n_._.Oun JO-AdwHBIT ._‘20-;2 3HL WOYL SLWM VIA

NI HIMOHD DIH0LSIH 50062 | uuuﬂ‘aleﬁo‘gw |

- dmuz:Om (98091) DNIdd YN u.zD._.-—I HONI-XIS ABANNE woZ(zch

Sogh : G




<un19d 10410 AQ UpEUl Siutwpuawe Aue Joj AMIGE ou sidauoe pI Bunnsuod YS  uoissiuad udllira 1oud AQ JdA0a0 pOpUDdLLR JO PANPOIdAI 94 Jou Arw pue P DuRINEUeD 7175 Jo WBLADOS Y] D1T JUdU0 11 pUT Buimelp SIL |

GLOZ AYIN NMOHE Sy

wied _

€°900°62°10000°91L960° VLY

NY1d 130¥vd
*83¥NLY3d LS

WVHS3IHO
'NITHO FAT LV ANV

QLT WYHSTHD NITHD LON NawOua

13341S 0Govr
JSNOH MIND THL
¥YOC14 Q¥

m J puejbua-
Alojuaaul-jenqey-Ayiondapae 16

679P-2976-/ 0% ¥-J005-LQLPPIAV/IRS

ejep,ynaoberep)/ sdiy AYOLNIANI LYLIAYH
ALIMOIYd ANYIONI TwENLYN WONI NINVL (¥

1Sv3 STIH NY3LTIHD
22} dYIN ¥IHOTdX3 SO WORL NI®VL (€

Juy dew-aaipelaju/kolua-alojdxabio

“qUOESLIJIYI MW/ SARY dYIN SAILOVHILNI
ANOY SNY3LTIHO 3HL NOY- N3HVYL .

G961 NI J31YNOIS3C GNOV L10T ¥3AN3AON

HLSI 031400V NYId LNSWJOT3A3A
L2141S1A N83LHD WONS N3AvL (2

1pd Burg 1IN0 T WeysayD/sapId T PUET SY|BAN/S3Y

\mUUo_ﬂ:\m»o QUOESLIAJ[IYS MMM/ mntr_

QY708 NOJLYAYISNOD gNOY SNHILNHO 3HL

A8 Q3 LOWOXHd OSTY ZON SHTVAA WYHSIHO

§00Z NI JIHONNYT S3LNOY ONIXTIVM NOISIA
ALINNIWINOD WYHSIHD 3HL WO¥H NIXvYL (1
S310N

W3 LUiuoil, .
0UTFI0UL1T L
03043 1015180 gﬂ

L1S3M 3HL

INOHS SAMIIA NI 39Q1d 4O 3NIT
378VAI30N3d ONILN3ISIHd3Y
dNOLNOD OV WSS1

(¥ 3LON)
1¥LI8YH ALINOINd

N3350
3A) NIHLIM LNFWIOT1EAId
ANY WYHSIHO 40 3903 Nvayn

SYNOLNOD

O -V S130uvd 31IS

(L 3LON)
ONIY ¥3LNO WYHSIHO

(¢ 310N)
AvAA O SLHOIY ONand

Wdv3

LSENHMD0HE LY AYNYHO - §
ISNOHWHYS LSENHEID0USE - v
3SNOH 3LIHMW - €

3SNOH

NI3¥O JAT LY N3VE HLYON -2
JSNOH N3FHO 3AT -}

(l13av¥o) sONIQTNE a318N H

ONIGNYLSLNO 40 vIdY

amkozvﬁ:«mmim:?z_ * 7/@ v

sasaWwopy o odtmsets &

e o

NIIHO JAT 7
R r -

| N¥d 130MY4-S3uN1Y3S 2LIS-900'62'1 000061960 v |




SUOLIND IDI0 MG IPCW SUIWIPUIWL AL JO) Al

6L0C IddY NAMOHS S
et ——

0°200°62°10000°91960°vZY

NY1d SISATYNY 3NTVA 3dYISANY
any
| 1739 N33YD

_ WYHS3IHO
'NIZHO IAT LY ANV

| 0T WYHS3HO NITFYO LON NMONE

13391 GO2vr
JTNOH MIAU JHL
4001 Quy

91

Wiy BugisusaEvan

QVTFU0GL110 L b

030753 1oLniun .C.\y
&

18V3 $7TIH NE3LTIHD
241 dYIN H3HCT1dXT SO NON¥I NINVL (€
S9G1 NI J3LYNOIS3A 8NOV 1102 ¥3dWIAON
HLS1 Q3LdOQV NY1d INIWJOI3AIA
LOI4LSIA NYILNHD WONHS NIXVL (2
Jpd Burg 1IN0 WeysayD/saply pue”Sylew/salY
jspeojdn;Blo quoesuIaIya mmmy;/ sdiy
QY04 NOILYAEISNOD ENOY SNYILTIHO 3HL
AB J31O0WOY™d OSTY ZON SHIVM WYHSIHO
800Z NI JIHINNYT S3LNOY DNINTVA NOISIA
ALINNWACD WYHSIHD IHL WOES NIHVL {1
S3LON

SLNIOM3IA HAVHOOLOHd @ n r

[RERE]

1SUNHMO0NE LY AJYNYHO - §

3SNOHNYYY 1SENHMO0HE - ¥

3SNOH 3LIKM - €

3ISNOH

NI3HO JAT LY NIVE HLMON - 2
3SNOH NIZHO IAT- | — ]

(11 3Qv¥9) SONIQUNE Q3LSN “

(1 310N)
ONIY ¥3LN0 WYHSIHO

(£ 3LON)
AVA 40 SLHOIY ONand

3LS 3HL NONH ANY
OL SM3IA JONVLSIO ONOT AN
H3L0VHVYHO 3NYT AYLNNOD

31IS NIHLIAM ANV N3dO ATT7NSIA

N334SO JAT ONY WYHSIHO
NI3ALIE a¥D NIFYD.
AYNSIA 30 NOILd3083d

(z310N) -
ALNY3E IVENLYN 7

ONIGNVLSLNO 30 YUY

AdYANNO3T 3LIS

) ou 3do3au o Bunnsund yG U

al

80

] st

| LIS, NINLIM dvD
NIdO OLNI SMAIA
| i, . ﬁ_-'

-

T

|

90

WI0d UdIs 101d AQ 1dR343 popuawiL 10 palnpuidal 3y Jau Atw pur pi

SIIWOI

NEUOD 715 O 1YGLADDS DY) DIU JUDIUET

140

¥
3AISAYINNOD . 4
OLSMIIANIJO

co

e=
a

1 puE Bumep s o

A,

i
L .
L4 g
A
L]

o B g

[ Nv1d SISATYNY 3NTVA 3d¥OSANYT ONY 1138 NIFUOS L0062 L0000'51850'Er




“guossad 1ayio Ag apew sjuawpuewe Aue Joj A)Iqe) ou sidedor p)l Buginsuo) ¥1S uoissiwlad uayum Jond Ag jdeoxe papualue Jo pasnpoidal 8q jou Aew pue pi Buynsuod YIS jo wBuAdos ay) e Juejuod s pus Bumaeip Siy) @

6102 Uudv
ajeq

_ NMOHS SV
@5

0'+00°62°1L0000°64960°¥C¥

ALITIGISIA TYOLLINOIHL 40 INOZ

WVYHS3HO
'NIFHO IAT LV ANV

AL WYHS3IHD
‘NITHO LON NMONE

WOz BunauoaY MW T —"
08ZYS0 84110 'L

D30 Zs8 04148 y m _ m
133¥1s 802V

3SNOH M3YE 3HL iy

¥OOTS Qut

Al

A¥VYANNOE BNOY

SNOILY30T LNIOdAAIIA OLOHd

WL IVIMLSNANI ONILSIX3

NS Q¥YHDNO ONILSIX3

WOl SgNyHsS
aNY ONY1QO0OM ONILSIX3

WS1 GNVIQOOM ONILSIX3

W6 SIN3W31LL3S ONILSIX3

(SLHOIFH 3IWNSSY) SH3IYHVYE VNSIA

(971304vd) We
'L ANIOd L39D¥VL LV ALIISISIA

(3 1304vd) We
‘9 LNIOd LIDHVYL LY ALNISISIA

(371304vd) W6
'§ LNIOd 139YVL LV ALITIGISIA

(@ 1304vd) We
‘# LNIOd LIDHVL LV ALNIBISIA

(0 1304vd) W6
'€ ANIOd L13DHVL Lv ALIUBISIA

(8 1304vd) W6
‘Z LNIOd L3D¥VL 1V ALIBISIA

(v 1308vd) We
‘L LNIOd L3DUVL LV ALISISIA

ANIOd 139dvYL

A¥VANNOd 3LS

aN3o31

7
\ 7 4
g

o =
7 _.~“\.\...wu._._.. L

SIETNS

 —
0001 =

9- ¥ S137dvd 3LIS:

o

i o] [ e oy
Lt L R E

= G

. M ..
l.( - -

6Mp’1-ALZ - 0'P00"62 10000 61960 ¥Zt



	1.0 Introduction and Executive Summary
	1.1 This Green Belt Review is prepared by SLR Consulting, on behalf of Brown Not Green Chesham Ltd. Brown Not Green Chesham Ltd are seeking to retain land at Lye Green within the Green Belt.
	1.2 The report forms part of the feasibility studies carried out by SLR Consulting Ltd to support representations to the Emerging Chiltern and South Bucks Local Plan (May 2019).
	1.3 Chiltern District Council and South Bucks District Council are together preparing a new joint Local Plan covering the period 2014 to 2036. The emerging Local Plan includes proposals affecting the Green Belt involving different sites within both th...
	1.4 This Review provides a desktop study to complement site survey work undertaken by SLR Consulting in March 2019. It considers the following:
	1.5 It will refer to the following studies and publications from the Council’s Evidence Base and other sources:
	1.6 This report provides a high-level review of this Green Belt land to assess the site for its suitability to be retained within the Green Belt and in landscape and visual terms.
	1.7 It is concluded that the earlier assessments have failed to take into account numerous relevant factors with respect to the site’s value in Green Belt and Landscape Value terms.
	1.8 The site has a unique and critical role as part of the green gap, and as a valued open space resource, well used within the community.
	1.9 The earlier assessments have not taken into account these critical considerations when exploring the options of release from the Green Belt, and therefore are flawed.
	1.10 The site should not be considered for removal from the Green Belt, and instead retained in open uses. This is to:

	2.0 The Site and Plans
	2.1 SLR Consulting has produced Plans L1 - L7 to illustrate their findings.
	2.2 The land within the site has a mix of agricultural land, dwellings, listed buildings, school buildings and associated playing fields, and blocks of woodland, as shown on Plan L5. It consists of an area of approximately 57.26 hectares located betwe...
	2.3 The site is shown on Plan L1: Topography. This shows the topography of the area within and around the site, including Chesham, and beyond to the rising land within the AONB, which lies to the west.
	2.4 Plans L2: Landscape Planning Context and L3: Landscape Character provide the relevant landscape planning designations and landscape character context for a similar coverage, including both Chiltern District Council, and extending into adjacent Dac...
	2.5 Plan L4: Historic Growth reviews historic maps to assess the development growth pattern of the old market town of Chesham from the 1880s to its present-day form.
	2.6 Plan L5: Site Features - Parcel Plan sets out the boundaries of Parcels A-G, which the site has been divided into for the purpose of this study. It also shows the predominant site features and of the adjacent area, including the woodland areas, ad...
	2.7 Plan L6: Green Belt and Landscape Value Analysis Plan shows the contextual relationship of the site within the Green Belt and the Chilterns Area of Outstanding Natural Beauty (AONB), which wraps around Chesham and lies along the site boundary, nor...
	2.8 Plan L7: ZTV highlights the extent of theoretical visibility of potential development within each of the parcels of the site, from adjoining area, including land within AONB. A set of illustrative viewpoints, as indicated on the plan, were identif...

	3.0 Landscape Character and Context
	3.1 Published sources describing landscape character at the National and Regional level are:
	3.2 Plan L3 illustrates the landscape character areas applicable to the site and surrounding area. The following links are to the full published guidance for national and regional are:
	3.3 At a national level, the site lies within the Character Area NCA 110: Chilterns. Statements of Environmental Opportunity for NCA 110 include reference to the management of the woodlands, hedgerows, commons and parklands with the aims of conserving...
	3.4 The Profile also states the following:
	3.5 The Chilterns District Council Landscape Character Assessment characterises the area encompassing the site as LCA 16.5: Ashley Green Settled Plateau. These provide further information on the landscape character of the site and the surrounding area.
	3.6 Key characteristics of this area of relevance to the site include:
	3.7 The visual perception of separation and the size and function of a gap between Chesham and Lye Green is not only dependent on distance, but includes factors such as topography, visual and physical barriers, woodland and landscape character, as sho...
	3.8 The site is extensively used by local residents for informal recreation. This reinforces the physical perception of the site as a clearly defined green gap between Chesham and Lye Green. Following a Section 88 application under the Localism Act 20...
	3.9 The site comprises of seven small to medium sized parcels, bounded by Lycrome Road to the north, converging with Lye Green Road in the east, which runs along the southern boundary. Nashleigh Hill (A416) runs along the north-west edge of the site, ...
	3.10 The landform of the site is gently undulating. It sits on a plateau between 160-180m AOD, as shown on Plan L2. Land to the west falls steeply within the town of Chesham and follows a complex and distinct topography pattern of alternating steeply ...
	3.11 Land rises steeply to the west, beyond Chesham, to about 180m and higher to form the AONB.
	3.12 Hedgerows, fencelines, and isolated blocks of trees and woodland divide the land parcels, and are consistent elements across the wider landscape. Together, these all add to the diversity within the landscape in terms of scale, composition and int...
	3.13 The site is irregular in its shape and is bounded as follows:
	3.14 For convenience, the site has been sub-divided into Parcels A-G, defined by site features. Plan L5 identifies these parcels and provides an illustrative commentary of their character. These parcels are assessed in detail in terms of Green Belt in...
	3.15 The western edge of the site abuts Chesham, with hedgerows with mature trees forming part of the visual boundary. Lycrome Road and Lye Green Road follow the site boundary and are country lanes bounded by tall hedgerows, hedgebanks and dense veget...
	3.16 There is a strong network of public rights of way (PROW) within the site. These provide key links connecting the site to Lye Green and beyond to the AONB, and to the wider countryside in the south and east. The footpaths also provide pedestrian a...
	3.17 In addition to the definitive PROWs, there are informal well-used tracks within the site area. These are not designated PROWs, but have become established over decades of habitual use by the local community for informal outdoor recreation. We und...
	3.18 An application under Section 88 of the Localism Act 2011, seeking to have the land designated as an Asset of Community Value, has been submitted by Brown Not Green Chesham Ltd to Chiltern District Council in May 2019, and this nomination has sinc...
	3.19 There are Grade II Listed Buildings within the site (The White House), along the site boundary to the north (Lye Green Farm), and to the south (Brockhurst Farm). There are historic and cultural association with the Black Cat public house, which w...
	3.20 The fields within the site are generally in pasture. As a whole, the site has the characteristics of the adjacent countryside (see Plan L6). The blocks of mature trees and woodland, including woodland along Nashleigh Hill (Biological Notification...
	3.21 Plan L4 provides a visual description and analysis of the growth of Chesham, commencing with the First Edition OS map dating to the late 1880s, followed by 1945 and 2018.
	3.22 This plan shows the development pattern of the historic market town. In the 1880s, it was restricted to the Chess valley floor. In 1945, it takes on a growth pattern which respects the distinct topography within the area, and development kept awa...
	3.23 Plan L7: Zone of Theoretical Visibility shows that the site is highly visible from the adjoining countryside to the north, east and south. The development within Chesham restricts views in its immediate vicinity. There are some views available of...
	3.24 There are open views across the site and beyond to the surrounding countryside from publicly accessible viewpoints within the site and the surrounding landscape, allowing local and medium distance views for vehicle travellers and users of public ...
	3.25 There are number of public footpaths crossing the site. These have open views across the site towards each of the identified parcels (A-G), as follows:
	3.26 From within the countryside looking towards the site, it is seen in the context of the countryside, illustrated in:
	3.27 In visual terms, it is important to emphasise how well the site is associated with:
	3.28 Any future growth must respect the special character of the site, as highlighted above, and its critical position and function as a gap between Chesham and Lye Green. The perception of Chesham and Lye Green as separate settlements is of key impor...

	4.0 Green Belt
	4.1 National planning policy is set out in the NPPF (February 2019).
	4.2 The NPPF states at paragraphs 133 and 134 that:
	4.3 While the historic core of Chesham lies a considerable distance away, Purpose d) is relevant, as historically the town has grown along the valley floor to the west, and development has kept away from the higher ground on the plateau to the east, u...
	4.4 Purpose e), urban regeneration, though common to all sites, is of relevance when reviewing Green Belt land on the edge of the towns and urban development. All options to release brownfield land to housing should be considered prior to consideratio...
	4.5
	4.5

	5.0 Published Green Belt Studies
	5.1 A Buckinghamshire Green Belt Assessment was jointly commissioned by The Buckinghamshire Authorities (Aylesbury Vale District Council, Chiltern District Council, South Bucks District Council, Wycombe District Council, and Buckinghamshire County Cou...
	5.2 The site was included as one of the General Areas assessed, and was qualified with a score of ‘Pass’, ‘3’, ‘1’, ‘2’, and ‘0’ against the five Green Belt purposes. The assessment of Purpose 2 and 3 - the site was scored ‘weakly’, as it failed to re...
	5.3 The Part One Assessment concluded by identifying 36 areas that had been assessed against the NPPF Purposes of Green Belt which the Buckinghamshire Authorities may wish to take forward into a Part Two Assessment, including consideration whether “ex...
	5.4 It is crucial to note that the study implied that if a score of 3 is given to any one of the NPPF Green Belt Purposes, the overall summary of the site’s performance is identified to be a “medium” score. The assessment was therefore clearly flawed,...
	5.5 Of these 36 areas, 8 areas were designated as Recommended General Areas (or RGAs for whole General Areas being recommended for further consideration), while 28 further areas were designated as Recommended Sub Areas (RSA’s) “where there is clear sc...
	5.6 The Stage 1 Report was followed by a Chiltern & South Bucks Stage 2 Green Belt Assessment, Draft Report, October 2016. The Stage 2 report only considered those areas which had been recommended in the Stage 1 Report, which included the site. ‘They ...
	5.7 Recommended General Areas (RGAs), such as the site, although rated ‘medium’ in the Part One Green Belt assessment or which scored ‘strongly scoring against the NPPF purposes, have particular characteristics or synergies with neighbouring weaker Ge...
	5.8 This study concluded that exceptional circumstances could exist to remove the site from within the Green Belt, subject to further evidence base work.
	5.9 A Sustainability Appraisal (SA) of potential Green Belt removal locations was undertaken by Lepus Consulting on behalf of Chiltern District Council (CDC) and South Bucks District Council (SBDC) to assess the impact of development on potential Gree...
	5.10 The aim of the appraisal was to identify where the development is likely to result in significant harmful effects, by assessing the impact magnitude (adverse, neutral, or positive) on parameters comprising of cultural heritage, landscape, biodive...
	5.11 It states the following with regards to the site:
	5.12 Contrary to the description above, the landscape and cultural heritage have been assessed as Minor adverse impact magnitude, and biodiversity as Moderate adverse. In our opinion, the reference to the impact to the setting of the AONB, the rural c...
	5.13 Subsequently, in March 2018, the Chiltern & South Bucks Stage 2 Green Belt Assessment: Strategic Role of the Metropolitan Green Belt in Chiltern & South Bucks was published, wherein four strategic sub-areas were assessed towards the five Green Be...
	5.14 For Purpose 1, the above report highlights the following:
	5.15 For Purpose 2, it states that:
	5.16 For Purpose 3, it recognises the ‘significant element of built form’ within this Zone, and the importance of its role to ‘preserve the comparatively open and rural wedge’, and therefore ‘plays a strong role in meeting the purpose.’
	5.17 The Part 1 Green Belt Assessment, March 2016, provides a tabulated explanation for the scoring of the Purpose #3 assessment, which sets out the criteria. It states that any area that contains less than 10% of built form and/or possesses a strong ...
	5.18 For Purpose 4, it recognises that:
	5.19 In conclusion, with respect to sensitivity to change, it states the following:
	5.20 The document identifies Chesham as an ‘important sustainable focus for development need’, and the site for further consideration for development, and hence removal from the Green Belt.
	5.21 As part of consultation process, key consultees providing input included organisations such as Natural England, Environment Agency, Historic England, Buckinghamshire County Council, Chilterns AONB Conservation Board and Chesham Town Council. The ...
	5.22 A Landscape Capacity Assessment was carried out by Terra Firma to appraise 15 strategic options in landscape and visual terms to form part of the LPA’s evidence base for the emerging Joint Local Plan. It states that:
	5.23 The methodology to assess the overall landscape sensitivity of the site is quoted below:
	5.24 The site has been scored as following, in each of the above identified parameters:
	5.25 Combining the values of the above parameters, the site has a Medium/High Landscape Character Sensitivity:
	5.26 Combining the values of the Medium/High Landscape Character Sensitivity with the Wider Landscape Sensitivity, the site has been assessed having a Medium High Overall Landscape Sensitivity:
	5.27 Combining the scoring for Overall Landscape Sensitivity and Landscape Value, the site has been assessed with a Landscape Capacity- Medium/Low, which has been identified to signify ‘a low amount of development can be accommodated only in limited s...
	5.28 With respect to the scoring for Landscape Value, the relevance of informal tracks, in habitual use by the local community for informal outdoor recreation, reinforces the local associations of the site as a valued green gap between Chesham and Lye...
	5.29 Considering that the Council has accepted the application under Section 88 of the Localism Act 2011, and has subsequently listed the site as an Asset of Community Value, it follows that there is strong evidence for Landscape Value to be scored as...
	5.30 The emerging Local Plan, and specifically the Local Authority’s Green Belt Options Consultation, December 2016, proposes a release of this whole site from the Green Belt, with a revision to Green Belt boundaries, even though the LPA acknowledges ...
	5.31 In the Exceptional Circumstances Report, May 2019, the Council further contradicts its previous findings and proposes a revised ‘indicative capacity of 500 dwellings, including 200 affordable Housing units and Gypsy pitches’. However, it recognis...
	5.32 An application under Section 88 of the Localism Act 2011, seeking to have the land designated as an Asset of Community Value, was submitted by Brown Not Green Chesham Ltd to Chiltern District Council in May 2019. In response to this, the nominati...
	5.33 The Council recognises that:
	5.34 Although not specifically a Green Belt and Landscape Value matter, it is worth referring to water abstraction and pollution obtained from additional sources.
	5.35 The River Chess flows through the town along the valley floor barely 4km (circa 2.5 miles) from the subject site. The River Chess is a chalk stream river and as such is a rare global resource with less than 300 such chalk stream rivers identified...
	5.36 Around Chesham, the River Chess has historically fed cress beds and has supported an abundance of brown river trout and numerous other aquatic species.
	5.37 Many chalk stream rivers are under threat and the WWF-UK 2014 Report entitled 'The State of England’s Chalk Streams' recording that 77% of England’s chalk streams are failing to meet the required 'Good' status. While global warming and climate ch...
	5.38 The River Chess has consequently experienced problems with the river being dry for prolonged periods in the last 7 years, and notably even during winter months over the last 3 years when the water table should be at its highest. The River Chess h...
	5.39 It is noted in the Council’s Evidence Base that the Sustainability Appraisal recognises in paragraph N49 therein that 'all sites [including the Lye Green site north-east of Chesham] have uncertain effects upon pollution... including being located...
	5.40 However, it is notable that not all of the District, including certain other areas of Chesham, are within the SPZ and therefore it would be possible to develop elsewhere within the District without risk of compromising the groundwater source.
	5.41 The various studies considered in this section are inconsistent. There are different opinions on the Green Belt, and different interpretations on how this site contributes to that designation. There are contradictions within the findings, as high...

	6.0 Green Belt Methodology
	6.1 To provide a more logical assessment, the area within the site has been broken down into Parcels A-G, and each of these has been appraised in terms of the Green Belt purposes; these parcels are shown on Plan L5.
	6.2 The assessment of each parcel considers:
	6.3 This study assesses each parcel against the following Green Belt purposes:
	6.4 Each parcel's contribution to each of the four Green Belt purposes considered has been described using the terminology, with definitions set out in Table 1:
	6.5 The criteria used to appraise the Green Belt parcels are set out below in Table 2:
	6.6 The NPPF indicates the need to retain strong Green Belt boundaries, these defining a permanent and appropriate boundary between the developed area and the countryside beyond. Should exceptional circumstances exist for land to be released from the ...
	6.7 The strength of local boundaries has formed part of the assessment using the following criteria:
	6.8 Defensible boundaries are those expected to remain over the long-term and are difficult to alter or destroy by physical means or by planning decision, for instance by planning consent or planning decision at Appeal. They are likely to be impenetra...
	6.9 Weak boundaries are those that can be more easily altered or destroyed, are visually fragmented and have a temporary or short-term nature.
	6.10 This matter is dealt with subsequently in Section 7.0.
	6.11 While development potential is not a Green Belt purpose, it is helpful to know whether a site parcel can accommodate development without having a detrimental impact on the parameters outlined above, including the value of the landscape within the...

	7.0  Assessment of Green Belt
	7.1 A tabular assessment of the parcels for contribution to Green Belt purposes is set out below. Each parcel is tested for the parameters outlined in Table 1, and effects of development, as outlined in Table 2, including sprawl, coalescence, the safe...
	7.2 The following conclusions may be drawn from the Green Assessment of the parcels.
	7.3 The NPPF (paragraph 139) requires new Green Belt boundaries to be robust, clearly defined and visible on the ground. In this regard, the existing Green Belt boundary along the urban edge of Chesham, as shown on Plan L6, is robust, and has performe...
	7.4 The boundary along north-west is Nashleigh Hill (A416) which also forms the AONB boundary. This parcel has strong boundaries, owing to the vegetated edges of the woodland belt, which is a Biological Notification Site (BNS). However, that minimises...
	7.5 Parcel B is bounded by woodland to the west, Lycrome Road to the north, and existing development to the east. To the south, it has open views extending across Parcel G to Parcels D, E and F, thus visually connecting to the open countryside, as ill...
	7.6 Even though the development along the north along Lycrome Road is visible and forms the edge of the parcel, and lines of electricity pylons running across the parcel, acts a visual detractor, Parcel C qualifies as ‘Strong’ in terms of contribution...
	7.7 Parcel D possesses a wooded character, and its perception as part of the wider open countryside gap. It qualifies as ‘Strong’ in terms of its contribution towards the Green Belt purposes, even though is physically enclosed. It has areas of newly p...
	7.8 Parcel E has a wooded character owing to the block of woodland within the parcel (part of Priority Habitat Inventory), even though it has existing development within the parcel. The development is rural in character and lends itself to be part of ...
	7.9 The parcel is bounded by existing development to the west, woodland within Parcel E, and Lye Green. However, despite this degree of physical enclosure, it has a strong visual perception of being part of the countryside gap between Chesham and Lye ...
	7.10 Owing to its central location with respect to the ‘green gap’, Parcel G plays a pivotal role within the wider landscape. It is open and rural in character, allowing views across the site to countryside beyond, and framed views of higher ground wi...
	7.11 As discussed further in Section 9.0, we conclude that each of these parcels act as an effective barrier against sprawl. Together, they form part of a strategic green gap between Chesham and Lye Green, owing to its rural character and sense of ope...

	8.0 Assessment of Landscape Value
	8.1 Landscape value is based on the factors identified below and taken from guidance in GLVIA3 Box 5.1. It has been reviewed for each site parcel as a whole, and their overall contribution to the character of the landscape within the site and the wide...
	8.2 Box 5.1 from GLVIA3 states:
	8.3 Each of the parcels are assessed below:
	8.4 The following conclusions may be drawn from this assessment:
	8.5 There are informal well-used tracks that are not designated PROWs, but over decades of habitual use by the local community for informal outdoor recreation. This has a positive impact on the landscape value in terms of recreation and association of...
	8.6 As mentioned previously, an application under Section 88 of the Localism Act 2011, seeking to have the land designated as an Asset of Community Value, was submitted by Brown Not Green Chesham Ltd to Chiltern District Council in May 2019. In respon...
	8.7 It is concluded that the core of the site is rural, tranquil and open in character, and thus of strong landscape value in terms of landscape condition, scenic quality, recreation value and association. The public footpaths crossing the site and th...

	9.0 Conclusions
	9.1 The site plays a significant role within the landscape, both for its landscape value and for its contribution to the Green Belt purposes. Each parcel has been assessed in terms of Green Belt purposes, sprawl, coalescence and effect on the countrys...
	9.2 The site:
	9.3 The parcels play a key role in sustaining the perception of and maintaining the physical and visual gap and connections to the countryside running through the site. Any reduction in these gaps will compromise the separation of settlements in physi...
	9.4 The various studies considered in this section are inconsistent. There are different opinions on the Green Belt, and different interpretations on how this site contributes to that designation. There are contradictions within the findings, as highl...
	9.5 We consider with the Buckinghamshire Green Belt Assessment – Stage 1, March 2016 to be clearly flawed and incorrect, in particular in its scoring of the site weakly in terms of coalescence and in safeguarding the countryside. This assessment fails...
	9.6 The site is recognised by the Council as a unique resource of local recreation value and community associations. The nomination for designating the land as an Asset of Community Value has been confirmed, and the site has recently been listed as an...
	9.7 In the Chilterns & South Bucks Sustainability Appraisal (SA) - Green Belt Preferred Options, September 2017, the presence of the listed buildings, the rural open character of the site, the available views out to the countryside and the higher grou...
	9.8 In the Chilterns and South Bucks District Councils Emerging Local Plan (2014-2036): Green Belt Development Options Appraisal, November 2017, statutory and non-statutory consultees call attention to the need to consider the rural character and the ...
	9.9 In the Landscape Capacity Assessment for Green Belt Development Options in the emerging Chiltern and South Bucks Local Plan, November 2017, the site is assessed as having a Medium High overall Landscape Sensitivity. However, the importance of the ...
	9.10 The Chiltern & South Bucks Stage 2 Green Belt Assessment, March 2018, was not consistent with other Stage 2 assessments conducted elsewhere in the County, and had it been so, the subject site would not have been progressed for further considerati...
	9.11 The Stage 2 Assessment highlights the existing growth pattern around the town being consistent with the historic growth pattern and following the valley floor, keeping the higher ground free from development. It also emphasises the need to protec...
	9.12 In the Green Belt Options Consultation, December 2016, the Council proposes a release of this whole site from the Green Belt, with a revision to Green Belt boundaries, even though it subsequently, within the same report, acknowledges that only 26...
	9.13 By way of conclusion, the release of this site from the Green Belt would be significantly detrimental to the open rural character of the site, and its locations as a vital buffer and green gap within the context of the urban edge of Chesham. More...
	9.14 The proposed development, within the site, would:
	9.15 The likely future sprawl on the site would lead to loss of a critical resource of open space which would have a detrimental impact on the welfare and social wellbeing of the local community, as has been recognised by the Council.
	9.16 Therefore, the development on this site will be harmful to the Green Belt and to the site’s undoubted landscape value, character and importance. The site should not be released from the Green Belt.


