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1. INTRODUCTION 

1.1. Penn Parish Council (PPC) has engaged Oneill Homer (OH) to support the Steering 

Group (SG) in the production of the first Penn Parish Neighbourhood Plan (PPNP). The 

Parish lies in the local planning authority area of Buckinghamshire Council (Bucks). An 

initial session took place on 26 April 2022 to explore the scope of the PPNP. This note 

captures the essence of that discussion and sets out some further thoughts on the 

context and nature of the project. The note also makes a series of recommendations 

for how the project should proceed in the coming months. It is for the SG to consider in 

agreeing how to take the project forward. 

 

1.2. The absence of a policy idea from this note does not mean that the issue is not 

important, nor that it cannot be explored as the project proceeds. The paper is not an 

expression of the final content of the PPNP, it simply sets out a starting point to assist in 

defining a manageable project focussing limited resources. The action plan may lead 

to ideas that the SG wishes to explore that is not currently included within this note. 

Equally, once the evidence has been explored further, it may suggest that the issue is 

adequately dealt with through existing or forthcoming national and Bucks policies.  

 

2. KEY POINTS RAISED 

NEIGHBOURHOOD PLANNING 

i. Managing expectations of what a Neighbourhood Plan can and can’t do is 

important.  

ii. It will be important for the SG to provide regular updates to PPC as the ‘qualifying 

body’ who will take the PPNP through its formal stages (see Figure 1 below). 

iii. A key difference in preparing Neighbourhood Plans from other development plan 

documents is the requirement to secure a successful referendum from the local 

community before the plan can be ‘made’.  

iv. A Neighbourhood Plan is tested against a number of basic conditions. In essence, 

the conditions are: 

✓ Has the Plan had full regard to national planning policy? 

✓ Is the Plan in general conformity with strategic planning policy? 

✓ Does the plan promote the principles of sustainable development? 

✓ Has the process of making the plan met the requirements of European law? 

v. Neighbourhood plans have a more limited scope in Green Belt locations due to NPPF 

§136, which only allows them to modify Green Belt boundaries to accommodate 

new development by exception, as it is not possible to allocate land for 

development in the Green Belt. 
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Figure 1: The neighbourhood planning process and roles 

 

PLANNING ISSUES 

vi. There are five distinct settlements in the Parish: Penn, Penn Street, Winchmore Hill, 

Knotty Green and Forty Green.  

vii. All of the Parish lies within the Metropolitan Green Belt, with parts of the built-up area 

of Penn, the whole built-up area of Knotty Green and Forty Green inset; the 

remaining built-up areas of Penn, and other built-up areas of Penn Street and 

Winchmore Hill are ‘washed over’ but are designated as villages for infill 

development controlled by Local Plan Policy GB4. ‘Small parcels of land’ are 

included at Winchmore Hill controlled by Local Plan Policy GB5. (See Figure 2 below). 

viii. Although the NPPF contains housing delivery and housing supply tests for Local 

Planning Authorities that trigger the ‘tilted balance’ when these tests are not being 

met, it does not operate in the Green Belt, and so only proposals made within the 

inset villages may benefit from the Bucks Council area not being able to 

demonstrate a five-year housing land supply nor meeting its housing delivery targets. 
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Figure 2: Penn Parish Planning Policy Context   

Source: Chiltern Local Plan Policies Map 2011 

ix. For the most part, therefore, the Parish remains protected from speculative housing 

development proposals in its Green Belt, but that has been seen to increase the 
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pressure for infill and plot redevelopment within the village settlement’s inset 

boundaries. 

x. Bucks has commenced the preparation of a county-wide Local Plan looking to 2040; 

it is likely to focus on strategic policy leaving scope for neighbourhood plans to 

prepare locally nuanced policy.  

xi. Bucks are also in the process of preparing a county-wide design code and local list 

(for local heritage assets). 

xii. In the meantime, the Neighbourhood Plan must be in general conformity with the 

2011 Core Strategy and some saved policies from the 1997 Local Plan of the former 

Chiltern District Council due to the withdrawal of the Chiltern & South Bucks Local 

Plan. That Local Plan proposed the insetting of Winchmore Hill from the Green Belt 

(and a settlement character study was prepared as a result), but for now at least it 

remains covered by saved policy GB5, which allows for a slightly more permissive 

approach to infill development than applies elsewhere in the Green Belt. That Local 

Plan also made no site allocation proposals in the Parish. 

xiii. Developer interest has been limited to smaller sites in the Parish. The January 2020 

HELAA showing a large number of small to medium sized sites made available for 

assessment around most of the settlement edges and infill plots at Knotty Green. 

xiv. The 2020 Settlement Capacity Study that accompanied the HELAA indicated that 

the Parish could supply 36 homes from windfall schemes (i.e. unplanned) approved 

over the plan period, noting that 45 homes had been built or committed since 2016 

in the Parish. 

xv. There are a number of strategic policy designations within the Parish including 

Conservation Areas, Residential Character Areas, nationally listed buildings, Areas for 

Business, as well as falling within a Minerals Consultation Area, see Figure 2. The 

majority of the Parish also lies within the Chilterns Area of Outstanding Natural 

Beauty.  

xvi. At the session we noted concerns that the Parish is losing its supply of family homes, 

as schemes are approved to extend them or to redevelop their plots, smaller homes 

suited to younger people and downsizers respectively, are not being delivered. 

House prices are also very high and access to affordable/low cost housing is 

becoming increasingly difficult; concerns were expressed about the nature of 

proposals being brought forward e.g. [CH/2018/0480/FA] Demolition of existing 

dwelling and erection of a detached building comprising 9 flats. This particular 

application was refused, and the appeal dismissed [APP/X0415/W/18/3217126] on 

failing to meet high standards of design. The decisions use Policies GC1 and H3 of 

the 1997 Local Plan and Policy CS20 of the 2011 Core Strategy. 

xvii. Not only are plot redevelopments and building extensions having a housing mix and 

tenure effect, but they are also changing the character and appearance of 

settlements, particularly in Penn Road; the various Chiltern townscape character 

studies (see Figures 3 – 5 below for the Knotty Green extract) contains generic 

guidance on ‘character typologies’ covering most of the settlements, but there is 

local concern that the study has not been routinely utilised in decision making. 

https://pa.chilternandsouthbucks.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=P5LCNYESIXP00
https://pa.chilternandsouthbucks.gov.uk/online-applications/files/03C4AC19B56BD7C5F1B28BEE9E33E53C/CH_2018_0480_FA--3880972.PDF
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Figure 3: Knotty Green Character Analysis Source: Chiltern and South Bucks Townscape Character Study (Chapter 2), 2017 
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Figure 4: Knotty Green Character Typologies Source: Chiltern and South Bucks Townscape Character Study (Chapter 2), 2017 
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Figure 5: Knotty Green Areas of Special Character Source: Chiltern and South Bucks Townscape Character Study (Chapter 2), 2017
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xviii. It was also noted at the meeting that there are some potential brownfield sites (or 

sites that have such an appearance although they may not meet the formal 

definition) within the settlements and around the Parish that may come forward for 

development; concerns were expressed about the future of Seeleys House on 

Campbell Drive, a residential home for adults under 65 years with learning and/or 

physical disabilities, owned by Bucks.  

xix. Digital Infrastructure coverage is not uniform across the parish with some areas 

having little or no coverage. Schemes being submitted are being refused due to the 

visibility of urban infrastructure in the rural landscape and AONB [PL/20/3652/FA]. A 

new scheme is currently being considered for this particular proposal 

[PL/22/0014/FA].   

xx. Community engagement to date, notably the survey undertaken in December 2021, 

indicates that there is a desire to protect and improve existing assets (including travel 

routes), identify appropriate locations for new development, and prepare a design 

guide. 

THE RELATIONSHIP BETWEEN PARISH SETTLEMENTS AND OTHER LARGER S ETTLEMENTS  

 

xix. The five settlements are dispersed across the Parish; Penn and Knotty Green 

(including Forty Green as a western arm extension) lies mainly off the B474 between 

High Wycombe and Beaconsfield in the south western and southern part of the 

Parish respectively; Penn Street and Winchmore Hill lies off the A404 running between 

Hazlemere and Amersham in the north eastern part of the Parish.  

xx. Each settlement has some community facilities (village halls, churches, sports, pubs 

etc) including a village butcher shop, JP Gleeson, on Hazlemere Road in Penn, and 

all are able to access a wider range of higher order retailers in High Wycombe, 

Beaconsfield and, to a lesser extent, Amersham; there is a primary school (Curzon 

CoE combined) at Penn Street, but many others around the edge of the Parish. 

xxi. There are some large industrial sites at Winchmore Hill, Penn Street and other remote 

locations (although note that the new Class E allows for a change of use from offices 

to uses like retail, health and recreation without planning permission, see summary 

here). 

  

https://pa.chilternandsouthbucks.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=QJ0O86ESLYV00
https://pa.chilternandsouthbucks.gov.uk/online-applications/applicationDetails.do?keyVal=R56NZMESLXH00&activeTab=summary
https://lichfields.uk/media/6158/guide-to-the-use-classes-order-in-england.pdf
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3. DEFINING A VISION & GENERATING POLICY IDEAS 

3.1. The PPNP needs to establish a vision of the Parish in 2050 for how the Parish can 

successfully address its present issues and become more self-sustaining. Although the 

PPNP itself will have a shorter plan period (likely to coincide with new Bucks Local Plan 

to 2040), it will help to think about and to start planning for the longer term now. 

 

3.2. The main challenge in planning the future lies with the Green Belt. The conventional 

route of allocating land for specific purposes outside settlement boundaries may not 

be possible. A separate note has been attached at Appendix A to demonstrate the 

options available in taking forward ideas to solve those spatial issues which rely on the 

allocation of land. However, the process to adopt further down the line, will not be 

known until further investigation has taken place into these spatial issues. 

 

3.3. At this stage, as noted at the Scoping Session, the following are prompts for those 

investigations, which largely aligns itself with the SG’s proposed vision and objectives 

for the future development of Penn: 

 

o Defining a green infrastructure network for the purpose of providing an environmental 

support system for the community and wildlife to protect and improve 

 

o Zero carbon building standards 

 

o Delivering genuinely affordable homes for young families, young people and the 

elderly and prioritising the mix of any future housing schemes  

 

o Design standard to manage the quality of infill and other schemes including 

alterations to existing housing stock  

 

o Identifying local heritage assets to protect them 

 

o To sustain shops and businesses that are essential to community life  

 

o Identifying community facilities and services, including open spaces, that are 

essential to community life to maintain and enhance them 

 

o Defining a sustainable travel network to promote active travel and secure investment 

in traffic management schemes  

SG PROPOSED PPNP VISION: 
 

To protect and enhance the character and identity of Penn Parish communities ensuring any 

development opportunities are sustainable and appropriate to the scale and nature of our 

Parish, and respects its historic, agricultural, and rural character.   
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4. ACTION PLAN 

4.1. Each of the settlements have sufficient planning issues to warrant further investigation 

as to how the PPNP might help address them and further investigations may be well 

suited to five separate settlement-specific Task Teams. Equally, many of the issues are 

shared across the settlements, and further investigations may be well suited to Policy 

Idea Task Teams (we recommend a Development/ Design Team and 

Environment/Infrastructure Team). The SG should consider the prompts for investigation 

set out above and the action plan set out below to discuss and agree the preferred 

approach in taking the action plan forward. 

 

4.2. In either case, the chairs of each Team should be on the SG and should report 

progress to each meeting, to enable the SG to spot any crossovers or tensions 

between the teams’ work (and to prevent two groups searching for the same data for 

example). The Teams may be drawn from the SG membership and from others in the 

local community with an interest or expertise in the subject. 

 

4.3. We strongly recommend that the SG also sets up a small sub-group to plan and 

manage the community engagement work throughout the project. The sub-group 

should decide what form each ‘conversation’ should take: events, leaflets, social 

media content, surveys/questionnaires, exhibitions etc. Each will be designed to suit 

the timing and purpose of each ‘conversation’. Although the second ‘conversation’ is 

framed by the statutory regulations, there is nothing to stop the team from planning 

actions to publicise and to inform those formal consultations. 

 

4.4. Throughout this process, a record of consultation and updates needs to be kept and 

collated in the final Consultation Statement (prepared by SG) that will be submitted 

with the Submission Plan, along with the Basic Conditions Statement (prepared by OH). 

OH can provide worked examples of a Consultation Statement. 

 

4.5. The Team should start planning for an informal consultation exercise. The essential 

content of each policy idea should be tested with local people, businesses and 

organisations, as well as others like Bucks Council, landowners, and other statutory 

consultees. Again, some policy ideas may fall as a result of the feedback and others 

may emerge. 
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POLICY IDEA ACTION PLAN 

Green Infrastructure & 

Biodiversity  

 

 

Map all environmental data and identify opportunities for improvement. See GI Mapping 

document for steps to follow attached.  
 

 

Some open spaces may qualify for Local Green Space Designation. Assess those candidates of 

Local Green Space designation against tests set out in §100 of the National Planning Policy 

Framework (NPPF). See Cumnor's Local Green Spaces Report as an example report here. 
 

Climate Change 

 

OH to provide a suite of climate change mitigation policies to inform a discussion on potential of 

inclusion in PPNP whilst being mindful of content of Appendix A in relation to the ability to 

allocate land for renewable energy schemes. See OH template policies attached. 
 

New Development 

 

Create a list of potential sites, including location plans, OH will carry out a high-level site 

capacity assessment once a final list has been agreed as well as recommendations on the most 

appropriate route for delivery (see Appendix A) to inform a discussion with Bucks Council. 
 

Housing Mix 

 

Commission a Housing Needs Assessment from the Locality Technical Support Programme which 

provides this as a free package for neighbourhood plans. 
 

Design 

 

Commission a Design Code from the Locality Technical Support Programme which provides this 

as a free package for neighbourhood plans. Note: Beaconsfield has also secured this package 

recently.  
 

 

Identify candidates for ‘local heritage assets’, i.e. buildings and structures that are not already 

listed that have local interest by way of their history, architecture and/or prominence in the 

village scape (see here for Historic England guidance) – identify by address, locate on map, 

take a photo and describe interest in one short paragraph (noting that this content will be used 

to determine how planning applications should be decided as per NPPF §197). 

 
 

https://www.whitehorsedc.gov.uk/vale-of-white-horse-district-council/planning-and-development/local-plan-and-planning-policies/neighbourhood-plans/emerging-neighbourhood-plans/cumnor-neighbourhood-plan/
https://neighbourhoodplanning.org/about/technical-support/
https://neighbourhoodplanning.org/about/technical-support/
https://historicengland.org.uk/images-books/publications/local-heritage-listing-advice-note-7/heag301-local-heritage-listing/
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Commercial Uses  

 

Identify and describe commercial uses, discuss the implications for the settlements if these uses 

are lost, and pull together in a short report.  
 

Community Facilities & 

Services (including pubs) 

 

Identify and describe community services and facilities and their function, include a photograph 

of each and pull together in a short report. See Appendix C in the Referendum version of the 

Denham Neighbourhood Plan here. 
 

 

Meet with the relevant service providers to understand future plans and needs and how the 

PPNP may support their proposals. Prepare a short report summarising the issues. 
 

Sustainable Travel 

 

 

Map all sustainable travel routes (bus routes, cycling routes, walking routes) and identify 

opportunities for improvement. See example from Twyford Neighbourhood Plan here.  
 

Traffic 

 

Review Traffic in Villages – A Toolkit for Communities. If approach agreed, apply toolkit to the 

relevant settlements to determine traffic management measures that could be implemented, 

see a commissioned example here. 
 

Digital Infrastructure 

 

Review the Code of Practice for Wireless Network Development in England and the Digital 

Connectivity Portal with a view to pull together policy recommendations for the PPNP that will 

aid the rolling out of digital infrastructure.  
 

https://www.southbucks.gov.uk/planning/denham
http://www.twyfordparishcouncil.gov.uk/wp-content/uploads/2022/04/Twyford_Sustainable_Travel.pdf
http://hamilton-baillie.co.uk/wp-content/uploads/2017/12/hamilton-baillie-traffic-in-villages.pdf
http://www.longashtonparishcouncil.gov.uk/LongAshton-PC/UserFiles/Files/VESasonNS.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1057999/Code_of_practice_for_wireless_network_development_in_England.pdf
https://www.gov.uk/guidance/digital-connectivity-portal
https://www.gov.uk/guidance/digital-connectivity-portal
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5. TECHNICAL STUDIES 

5.1. If the Plan does not allocate or reserve development sites, then it is very unlikely that 

Bucks Council will require a Strategic Environmental Assessment (SEA), which is a 

parallel process designed to show that the Plan will have no significant environmental 

effects. If it does allocate one or more sites, then this may require an SEA, the support 

for which can be funded at no cost through the Locality Technical Support 

Programme (with some oversight support from OH needed to advise this process but 

the scope will need to be revised in that case). An SEA Screening Opinion will be 

required from Bucks Council in the first instance, but like most planning authorities, may 

want to see probable intent and scope of the PPNP before issuing a Screening 

Opinion and OH can advise how to initiate this.   

 

5.2. The PPNP also needs to ensure it has taken proper account of the Government’s 

Habitat Regulations of 2010 (as amended). They require that plans like the PPNP must 

avoid or satisfactorily mitigate effects of development on internationally important 

nature sites. Bucks Council will also advise on this requirement, again once it knows 

more of the intent and scope of the PPNP and OH can also advise how to initiate this.  

 

6. TIMETABLE 

6.1. The project plan already circulated continues to reflect how the project may proceed 

and shows the sequence of activities and their dependencies, so it can be monitored 

and revised as necessary. If the Plan allocates or reserves development sites, the 

project plan and the scope of OH support will need to be revisited, the cost of which 

can be met through additional grants available through Locality.    

  

7. NEXT STEPS 

• The SG should review the content of this note, advise of any changes necessary, and 

agree the approach to moving the project forward 

 

• Once the final version of the Note is agreed, make it available publicly (published on 

Parish Council website for example) and send it to Bucks Council to inform a first 

meeting with them 

 

• Assign actions based on tasks identified in the Note 

 

•  Apply for the technical support packages (Housing Needs Assessment and Design 

Code) as soon as possible as these can take some time 

 

• Agree communications strategy and arrange first ‘Conversation’ 
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APPENDIX A: PLANNING FOR AFFORDABLE HOMES 

The appendix sets out the options the SG can consider if it chooses to consider the 

allocation of affordable homes outside of the inset boundaries of Knotty Green, Forty Green 

and Penn. 

In 2019 the revised National Planning Policy Framework made provision for Neighbourhood 

Plans to amend Green Belt boundaries subject to meeting a series of criteria as set out in 

paragraph 136. However, without a strategic policy ‘hook’ from Bucks Council (ideally in its 

new Local Plan), it is difficult to see how the PPNP can allocate land for different uses 

outside the inset boundaries. This is one of the options that could be explored with Bucks 

Council, however the PPNP will need to progress at a pace that aligns with the new Local 

Plan.  

The provisions of NPPF paragraph 149 is another option. In terms of delivering housing, 

paragraph 149 makes provision for infill housing and rural exception sites. Policies GB4 and 

GB5 of the Chiltern Local Plan and CS9 of the Core Strategy adds further detail as to the 

types of infill schemes and rural exception schemes which will be deemed acceptable in 

this area of Bucks respectively. However, the extent of such infill is unlikely to meet the 

threshold for delivering affordable homes, although there is an opportunity to lower the 

affordable housing threshold in the AONB as per paragraph 64 of the NPPF. 

As Rural Exception Site schemes are by definition exceptions to policy it is unusual for them 

to be allocated in neighbourhood plans, though there are some examples. Instead, the 

plan may establish criteria by which such schemes may be judged (e.g. scale, location, mix) 

as a settlement-specific refinement of Core Strategy Policy CS9.  

There is the option for development to be brought forward under a Neighbourhood 

Development Order (NDO). An NDO is comparable to a planning application and covers 

either a single standalone project for a particular type of development on a specified site or 

for schemes across a whole neighbourhood area. NDOs can only be submitted by a 

community group or organisations and so are usually drafted to deliver community benefit.  

NDOs and Neighbourhood Plans follow an identical process in terms of how the Plan and 

Order is drafted, consulted upon, examined and tested through referendum. If the 

referendum is successful, then the PPNP and NDO are ‘made’ by Bucks and it issues the 

planning permission for the NDO scheme.  

NDOs can offer the best way for a community to retain direct control over the outcome of a 

proposal, with the Parish Council working on its behalf in partnership with the land interest, to 

ensure the proposal delivers the community’s wishes. Once further thinking has taken place 

about addressing the spatial issues in the parish the process for taking such matters forward 

can be discussed with the SG. 
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