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F.A.O. Bucks Councillors MOST URGENT
Buckinghamshire Council

Dear Councillor,
Re Proposals for development of 170 homes etc on Green Belt Land at Lye Green by Capreon

| write on behalf of Brown Not Green Chesham Ltd (BNG) a not for profit company created by the
local community which represents over 1,800 people living around Chesham. BNG has been
campaigning for almost 10 years to protect nearby land and specifically has been lobbying against
various proposals to develop a much loved area of good quality agricultural land at Lye Green NE of
Chesham, that is still subject to Green Belt development restraint policy.

A few months ago the public were invited to a display in the White Centre in Chesham organised by
Capreon who were seeking public consultation for their proposals to develop part of the land at Lye
Green for 170+ homes together with a convenience store and an all-weather (floodlit) sports pitch
and pavilion on the land. It became clear at that exhibition, that Capreon were intending to submit
merely an OUTLINE planning application later this year.

More recent reports in the Bucks Free Press suggest Capreon are now campaigning to persuade
Buckinghamshire Council that such an application should not be subject to prior Environmental
Impact Assessment (EIA).

On behalf of the local community, | write to request that the Council should NOT agree to dispensing
with EIA and that any application for development of this scale in such a sensitive location should
only be determined after consideration of a FULLY DETAILED planning application that includes a EIA.

EIA requirements are set out in regulations such as the Town and Country Planning (Environmental
Impact Assessment) Requlations 2017 and developments covered by Schedule 1 to the 2011 EIA

Regqulations.

EIA is always required by developments covered by Schedule 1 to the 2011 EIA Regulations. These
are usually large-scale projects or schemes with the highest level of potential environmental impact,.
However, Schedule 2 to the 2011 EIA Regulations sets out types of development that may still
require assessment. In practice this hinges on whether a project is likely to have “significant
environmental consequences due to factors such as size, activity and location”. Schedule 2
developments include, for example, business parks, wind turbines, industrial projects, sports stadia,
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golf courses, and large housing schemes. BNG contend that the scale of proposed development, its
prominent location close to the boundary of an area of National Landscape (formerly AONB), the
consequential loss of Best & Most Versatile (BMV) agricultural land, its proximity to Water Source
Protection Zones that interact with the rare and already compromised local chalk stream network
and the impact on biodiversity and wildlife, indicate that there is a high risk of there being
“significant environmental consequences” arising from this development and therefore it would be
perverse for the Council not to require EIA or a detailed planning application in order to properly
consider this matter.

An Environmental Impact Assessment (EIA) evaluates the likely significant environmental effects of a
proposed development or project before a decision is made on whether to grant planning
permission. It helps ensure that the potential impacts on the environment are fully considered,
allowing for informed decision-making and, where necessary, mitigation measures to be putin
place.

Whilst developers can request their local council for a formal ‘screening opinion’ confirming whether
their project requires EIA, in this case BNG urge Bucks Council to assert that an EIA is undertaken as
it considers a range of factors, including impacts on the natural environment (e.g., air and water
quality, wildlife) and the human environment (e.g., noise, visual impact).

EIA processes often also involve public consultation to allow for community input and feedback and
given that over 200 people provided written evidence at a 6 day public inquiry held in 2023 to
consider the potential status of the land as a village green, there is clearly considerable public
interest regarding the future of this land too which is already crossed by several Public Rights of
Way.

BNG contend that these facts pertaining to the Lye Green location are significantly persuasive to
compel Buckinghamshire Council to conclude that any suggestion to dispense with EIA would be
perverse and inappropriate and consequently that an Environmental Impact Assessment is essential
for the Council to consider any forthcoming planning application at this location.

It is equally important not to associate EIA only with detailed planning applications. If Capreon are
asserting they are only submitting an outline application and therefore that EIA is not required, this
is flawed as to grant outline consent with EIA subject to “reserved matters” is inappropriate. Local
Authorities should never grant consent where conditionality is so fundamental to the general
principle of development at that location.

Furthermore, our organisation and our numerous local supporters and members feel that nothing
less than a fully detailed planning application should be submitted by Capreon and that any
forthcoming OUTLINE planning application should be regarded as insufficient for the Council to make
an informed decision. There are frankly too many important issues that cannot be left as “reserved
matters” under an outline application at this sensitive location and therefore an outline application
is inappropriate.

Aside from Environmental factors, there is also the issue of Suitable Alternative Greenspace (or
SANG) to mitigate the impact on protected local habitats such as Burnham Beeches, Ashridge
Common etc.



Other fundamental issues that should not be left as “reserved matters” under any outline
application are Highways safety & access, traffic generation and impact on nearby junctions (already
exceeding their design capacity) onsite parking provision, emergency vehicle access, impact on local
schools and facilities etc. Councillors therefore should be reminded that they are not obliged to
accept an outline application for consideration where other issues earmarked to be “reserved
matters” are fundamental to the appropriateness of the proposals.

Waiving of EIA is but one of multiple factors related to concerns that have been expressed about
development at this location by the community most notable its unsustainable location almost 2km
from the station and town centre at the top of a steep hill that will encourage additional car usage
and congestion. Other concerns being expressed include water abstraction, impact on wildlife &
biodiversity, flood risk & drainage, pollution, impact on sewerage, loss of Best & Most Valuable
(BMV) agricultural land located in an area of Green Belt in close proximity to an area of National
Landscape (formerly AONB) etc.

Capreon will doubtless point to the fact that this land was previously part of a proposed allocation
for housing in the former draft Local Plan by the earlier Chiltern & South Bucks District Council and
will incorrectly suggest this itself implies EIA had been undertaken. However, that Plan was never
adopted and BNG, amongst others, had paid for professional expert representations that clearly
demonstrated why this location was and remains unsuitable for a housing allocation including for
environmental reasons.

Given that the Local Plan Hearing Sessions were cancelled and that the former draft Local Plan was
abandoned in 2020, BNG's evidence was never considered and likewise the former proposed
housing allocation were never tested or subjected to public scrutiny. We also contend that EIA did
not form part of the previous proposed housing allocations. Therefore the former proposals for
housing allocation at Lye Green should not of itself be taken as any implication of the suitability of
this location for housing development, less still a reason to abandon conducting EIA.

Environmental Impact Assessment is not voluntary, and the Council should consider what a
nonsense or cost would be incurred to the Local Authority if the Council were to waive EIA or to
grant permission in principle and later for any legal challenge to then determine that EIA should
have been undertaken as the proposals are found have a significant adverse impact on the
Environment!

Accordingly, on behalf of our community group, | urge the Council to require EIA and to only
consider a fully detailed planning application by Capreon at this location.

Yours sincerely,

Wz

Phillip J Plato FloD DipSurv MRICS
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