4 Designing Places
4.1 Design – Process and Principles
4.1.1 Creating well designed places is an integral part of the planning and development process ensuring that
growth improves and enhances the physical, social, cultural and economic qualities of the Plan area whilst also
protecting its distinctive heritage and landscape assets.
4.1.2 Development must respond positively to wider social challenges including depleting natural resources,
climate change, declining native species and habitats, traffic congestion, air quality and public health.
4.1.3 Poorly designed places detract from the quality of the built and natural environments. They represent
missed opportunities to create better places for people and nature, whilst also frustrating the ability to engage
communities and other stakeholders in the process of growth and change. Development activity that only satisfies
short term goals is not sustainable and fails to deliver social, cultural and environmental value (see Appendix
DP1).
4.1.4 Designing great places is reliant on robust design processes, skills and the local community and planning
authority being given the opportunity to inform the design. This Plan’s approach to design is three-fold:
1 Design thinking and processes
2 Design skills
3 Design principles.
4.1.5 All Planning Applications, whether they are major developments (10 homes or more, sites of 0.25 hectares
or more, or 1,000 square metres or more), or minor (less than the major thresholds) are required to be design
led. For major applications this will include a four stage design process which can be used to frame discussions
between applicants and the local planning authority. For minor developments applicants are expected to
demonstrate their consideration of and inclusion of climate responsive, low carbon and health design features.
4.1.6 For major developments the Council will expect to be consulted at each stage of the design process.
Applicants can expect the Council to critique each stage and clearly advise whether it supports progression to
the next stage or whether further work needs to be undertaken. If further work is required, the Council will make
clear what it requires in the way of further work or consideration. The extent of involvement will be proportionate
to the size and sensitivity of the development proposals.
4.1.7 For instance, for major developments it is expected that applicants undertake community and stakeholder
engagement at Design Stages 1 and 2, testing and validating their findings prior to progressing to Design Stage
3. At Design Stage 3, further engagement work prior to progressing to Design Stage 4 is recommended. Community
and stakeholder engagement at Stage 4 will be through the usual planning application notification and consultation
process. Proactive engagement with local communities and stakeholders can ensure that meaningful discussions
take place at the appropriate stages in the design process.
4.1.8 The design principles are used as a mechanism to draw together high quality aspirations whilst also being
based upon established design thinking as to what the qualities of well-designed places are.
4.1.9 The design principles will be used to structure pre-application discussions and inform decision-making
on the design quality of proposals. Applicants are encouraged to use the principles to test and validate their
thinking through community and stakeholder engagement.
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4.1.10

The Plan’s design principles are:

1 Local character and heritage.
2 Global citizenship.
3 Health and wellbeing.
4 Streets, buildings and the human scale.
5 Blue and green infrastructure.
6 Space, efficiency and management.

Policy DM DP1
Design – Process and Principles
Planning permission will be granted provided that:
1 the Design and Access Statement demonstrates that the site and its context has been understood and
respected;
2 all opportunities and constraints have been identified and responded to appropriately; and
3 the Plan’s design principles have been positively reflected in the application.
Opportunities and constraints will be considered through robust and meaningful engagement with the Council,
local communities and other stakeholders.
All planning applications for major developments must follow the prescribed stage 1–4 design process:
Design Stage 1: Understanding the site and its context; identifying opportunities and constraints.
Design Stage 2: Creating a vision for the development and setting clear and concise design principles
informed by the site, its context, opportunities and constraints; in addition to the design quality principles
established within these policies.
Design Stage 3: Creating and testing concepts and options.
Design Stage 4: Developing detailed designs.
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4.2 Design – Designated Heritage Assets
4.2.1 The Council’s Townscape Character Assessments will enable applicants to develop a strong understanding
of local context and character.
4.2.2 The Plan area has unique and distinctive characteristics. Some of these are particularly distinctive by
virtue of their townscape and architectural character (for example, Old Town Beaconsfield or Old Amersham) or
by their strong landscape character (for example, Chesham Bois). The characteristics and qualities vary depending
on the place but may include: urban grain; settlement growth (planned growth versus organic and incremental);
relationships (building to street, building to building, building to landscape); density; building typologies; building;
(form, mass, scale and height, materials, colour and detailing).
4.2.3 For proposed developments in locations with no discernible local or otherwise distinctive character,
applicants will be expected to be creative in drawing influences from the site and its context to ensure that new
places are memorable with a strong sense of identity.
4.2.4 Chiltern’s settlements evolved from a predominantly rural economy, with small market towns, rural
villages and isolated farmsteads. The way that the settlements relate to the ridges and valleys of the Chiltern
landscape and to the historic use of the land is a particularly distinctive feature. The use of local building materials
adds to this distinctiveness and makes important contributions to the intrinsic character of the Chilterns Area of
Outstanding Natural Beauty.
4.2.5 The larger settlements have also been shaped by the growing influence of London from the 18th century,
and by the growth of local industries particularly in Chesham. Country houses and landscaped parks show the
aspirations of the local gentry and the early arrival of wealthy Londoners. The expansion of the railways in the
late 19th century led to the spread of Metroland, with metro-style housing built to serve the incoming populations.
This mix of traditional rural industry through to Victorian industry, Metroland expansion and more modern
development makes up the heritage of the Plan area.
4.2.6 South Bucks was one of the earliest parts of the county to be intensively settled and as a consequence
has a rich heritage. Its development followed a similar pattern to that of Chiltern, with the influence of London
and the development of country estates and large county houses being more evident. Large parts of the countryside
are very attractive, crossed by rural lanes and include extensive woodlands (including Burnham Beeches),
heathland, agricultural land, private parks and estates.
4.2.7 National heritage lists are administered by Historic England. Assets on the lists are of national significance
and include listed buildings, Scheduled Monuments and Registered Parks and Gardens. Conservation areas are
also designated heritage assets. Conservation areas (see Appendix DP3) are areas of special architectural or
historic interest, the character or appearance of which it is desirable to preserve or enhance. The protection of
these features needs to be properly managed, ensuring future generations will value and enjoy their special
qualities.
4.2.8 The Council’s Heritage Strategy sets out the approach to heritage assets including a programme for
conservation area reviews and appraisals.
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Policy DM DP2
Design – Designated Heritage Assets
Planning permission will be granted for development affecting a designated heritage asset provided that it
respects and draws inspiration from the historic environment (above and below ground, events and associations)
and responds positively to the significance, character and distinctiveness of the heritage asset and locality.
All planning applications affecting the significance of designated heritage assets must be accompanied by a
heritage assessment.
The submitted heritage assessment must include information sufficient to demonstrate:
1 an understanding of the significance of the heritage asset, including recognition of its contribution to the
quality of life of current and future generations and the wider social, cultural, economic and environmental
benefits they may bring;
2 that the development of the proposal and its design process have been informed by an understanding of
the significance of the heritage asset and the need to avoid harm to that significance; and
3 that, in cases where development would result in harm to the significance of a heritage asset, including its
setting, the extent of harm has been properly and accurately assessed and understood, that the harm is
justified, and that measures are incorporated into the proposal that mitigate, reduce or compensate for
the harm.
Any harm to a designated heritage asset will be given considerable weight in the assessment of the proposal.
Where a proposed development will lead to substantial harm to or loss of the significance of a designated
heritage asset, planning permission will be granted only in wholly exceptional circumstances and where:
1 the harm is necessary to achieve substantial public benefits that outweigh the harm or loss;
2 the nature of the asset prevents all reasonable uses of the site;
3 no viable use of the asset itself can be found in the medium term (through appropriate marketing) that
will enable its conservation;
4 conservation by grant funding or similar is not possible;
5 the harm or loss is outweighed by the benefit of bringing the site back into use; and
6 a plan for recording and advancing understanding of the significance of any heritage assets to be lost,
including making this evidence publicly available, is agreed with the Council.
Where a development proposal will lead to less than substantial harm to a designated heritage asset, this
harm must be weighed against the public benefits of the proposal. The justification for this harm should be
set out in full in the heritage assessment.
Development that conserves and enhances assets on the Heritage at Risk Register will be permitted where
the proposal appropriately addresses the reason for inclusion on the Register and complies with the aims and
objectives for such properties set out in the Heritage Strategy.
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4.3 Design – Archaeological Heritage
4.3.1 Scheduled Monuments are the most important archaeological and historical sites and are given statutory
protection. Historic England is responsible for identifying them and any works require special permission from
the Government.
4.3.2 There are also a number of archaeological areas and Areas of Archaeological Significance across the Plan
area which, although not nationally recognised or designated, are considered to be of local importance. This is
because they contain or have the potential for moderate or high archaeological remains within them. Known
heritage assets of national and local significance are recorded on the Buckinghamshire Historic Environment
Record. The Historic Environment Record is a dynamic dataset, which is regularly updated to reflect new discoveries
made in Buckinghamshire. This data is available to view on the ‘Heritage Gateway’.
4.3.3 This does not mean that areas outside the Scheduled Monuments or Areas of Archaeological Significance
are without archaeological potential, and important archaeological remains may exist. The Council will seek to
protect other valuable remains. From time to time, alterations to existing areas of archaeological significance,
or identification of new areas, will be required based on new data or understanding of significance.
4.3.4 Where development proposals will affect any of these areas, prospective developers will be required to
undertake an archaeological assessment (with a field evaluation if necessary) of the site in line with Government
guidance. A full report of this recording work and any findings should be submitted to the Council for approval
before an application can be determined.
4.3.5 In the event of previously unknown archaeological remains being uncovered after works have commenced
on site, both the Council and Historic England should be notified.

Policy DM DP3
Design – Archaeological Heritage
Planning permission will be granted for development proposals affecting heritage assets with archaeological
interest provided that:
1 the application is accompanied by an appropriate desk-based assessment and, where necessary, an
archaeological field evaluation;
2 it is demonstrated how archaeological remains will be preserved and incorporated into the layout of the
development, if in situ preservation of important archaeological remains is required; and
3 where the loss of the whole or a material part of important archaeological remains is necessary, appropriate
conditions are applied to ensure that the archaeological recording, reporting, publication and archiving of
the results of such archaeological work is undertaken before it is damaged or lost.
Areas of archaeology identified during research, or through the planning, plan- making or building process will
be treated in the same way as archaeology areas and areas of archaeological significance.
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4.4 Design - Local Heritage Assets
4.4.1 Local heritage assets and their setting make a positive contribution to the character and identity of
settlements and need to be afforded careful consideration at Design Stage 1 to ensure that the constraints and
opportunities associated with them are understood and responded to positively in subsequent design stages.
The principal objective is to protect these assets and their settings for future generations.

Policy DM DP4
Design – Local Heritage Assets
Planning permission will be granted for development affecting a local heritage asset (or setting of an asset)
provided that it is demonstrated that the significance of the asset, and its conservation, has influenced the
design of the development proposed.
In determining whether planning permission should be granted for a development proposal which affects
directly or indirectly a local heritage asset, consideration will be given to the significance of the asset, the
extent of any impact on its significance, as well as the public benefits that may result from the development
proposals.
Where the asset is located in a conservation area, a contract for the demolition and redevelopment of the
site must be secured unless there are justifiable grounds for not redeveloping the site.
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4.5 Design - Climate Responsive Development
4.5.1 The world is experiencing a period of significant change with global warming and the depletion of natural
resources becoming ever more pressing issues. The Council is committed to taking a lead by reducing carbon
impact, using this Plan as an opportunity to improve the health and wellbeing of residents, businesses and visitors.
4.5.2 Climate responsive developments and resource efficient buildings must be complemented by maximising
the use of land (without compromising other design quality considerations) and reducing reliance on the private
car as the dominant mode of travel.
4.5.3 A significant opportunity exists for developments to address issues relating to climate change. Climate
responsive developments must respond positively to the orientation and microclimate of their site and location.
4.5.4

They will also:

be compact in their form and less dispersed;
be low-car or car-free with the primary modes of travel being by foot, bicycle and public transport;
address the risks of the urban heat island effect created by heat-absorbing impervious materials;
reduce the amount of waste material transported to other locations including, but not limited to, surface
water;
generate more of their own energy needs (for example, district energy networks), whilst also reducing energy
consumption and loss;
utilise natural features, such as deciduous tree planting, to provide shade in summer and light penetration in
winter months;
support the wider ecosystem through the protection, enhancement and creation of habitats within which
native species can thrive, with the need to create linkages / corridors between habitats as an important part
of supporting biodiversity; and
provide opportunities for small-scale food production.
4.5.5 Applicants will be required to objectively demonstrate the performance of proposed developments
through an assessment framework, such as BREEAM Communities (or its successor). BREEAM Communities is an
international certification scheme used to improve, measure and assess the economic, social and environmental
sustainability of developments by integrating sustainable design into the masterplanning process.

Policy DM DP5
Design – Climate Responsive Development
Major developments of 10 or more homes, homes or other development of 1,000 square metres or more, or
on land of 0.25 hectares or more, are required to demonstrate objectively how they respond positively to
issues relating to climate change. Objective methodologies include, but are not limited to, BREEAM Communities.
For developments less than the above thresholds applicants are expected to demonstrate their consideration
of and inclusion of climate responsive design features.
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4.6 Design – Low Carbon Development
4.6.1 Developments of 10 or more homes, homes or other development of 1,000 square metres or more or
on land of 0.25 hectares or more are expected to achieve at least 20% of their energy consumption (regulated
and unregulated) from renewable or low-carbon technologies, such as photovoltaic solar panels, thermal heat
pumps, and combined heat and power. Efficient buildings contribute to reducing climate change and can reduce
fuel poverty.

Policy DM DP6
Design – Low Carbon Development
Planning permission will be granted for developments of 10 or more homes, homes or other development of
1,000 square metres or more, or on land of 0.25 hectares or more, provided that they achieve at least 20% of
their energy needs (regulated and unregulated) from on-site renewable or low-carbon technologies. Exceptions
will be made only where it can be demonstrated that such provision is not feasible. The energy statement
must include details of how the target will be achieved.
For developments less than the above thresholds applicants are expected to demonstrate their consideration
of and inclusion of low carbon design features.
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4.7 Design – Efficient Use of Land
4.7.1 Planning policies and decisions should promote an efficient use of land in meeting the need for homes
and other uses, while safeguarding and improving the environment and ensuring safe and healthy living conditions.
Chiltern and South Bucks’ previously developed land has been identified in their Brownfield Registers. Making
the best use of this land is encouraged.
4.7.2 Increasing the density of development does not necessarily compromise design quality considerations.
However, to be successful, intensification must be sufficient to sustain the creation of necessary new or enhanced
existing local facilities and services including public transport.
4.7.3 Considerable opportunities exist to create high quality, high density and land-efficient developments in
town centres and other locations within walking distance of railway stations. In more rural areas, lower density
development may be appropriate. Where sites are located within a short walking or cycling distance of railway
stations, it may be necessary to gradually increase the scale of development to ensure a sensitive transition
between existing and new built form, particularly where adjacent development is low density and suburban in
character.

Policy DM DP7
Design – Efficient Use of Land
Planning permission will be granted provided that development proposals make the most efficient use of land
whilst not compromising other design quality considerations.
Development proposals must make best use of site capacity, in a manner compatible with the site itself and
the surrounding area by addressing the following criteria:
1 building density;
2 building scale, including heights and massing; and
3 the transition between the new buildings and existing development / countryside.
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4.8 Design – Backland Development
4.8.1 In order to make efficient use of land, well-designed backland development may be acceptable.
Developments should not take place in a piecemeal way. Instead, a comprehensive design approach will be
required that will include responding to the character of the area, whilst also addressing concerns relating to
privacy and amenity of existing and new residents. Tandem development, consisting of one house immediately
behind another and sharing the same access is generally unsatisfactory because of the difficulties of access to
the house at the back and the disturbance and lack of privacy suffered by the house in front. A shared access
with the home on the main street may be acceptable, however the servicing (waste collection / deliveries /
emergency services) must be from the main street for all properties to avoid reversing on to the street and to
aid waste collection. There must be adequate space between old and new buildings to avoid spoiling the amenity
of neighbouring houses, for example by overshadowing.

Policy DM DP8
Design – Backland Development
Planning permission will be granted for minor backland development provided that it responds to the character
of the area, respects the privacy and amenity of existing and new residents and is guided by the Manual for
Streets.
Development will not be permitted where it will result in:
1 tandem development;
2 servicing by an access drive or where reversing of service vehicles would be required; or
3 substantial loss of amenity.
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4.9 Design – Reducing Reliance on the Private Car
4.9.1 Whilst emerging technologies will decrease reliance on petrol and diesel fuels, the emergence of electric
cars will create increased demands on alternative sources of energy that will in turn create alternative
environmental implications. Switching cars from petrol and diesel to electricity will improve local air quality by
reducing the amount of particulates in the air. Other issues related to widespread car use, particularly for shorter
journeys, must be considered to address concerns relating to local congestion (in particular the loss of time and
economic productivity caused by traffic congestion) and increasing levels of obesity caused by inactive and
sedentary lifestyles.
4.9.2 Modal shift can be achieved by ensuring new development is located in accessible locations, well served
by facilities, services and public transport within a short walking or cycling distance of people’s homes.
Consideration must also be given to ensuring streets are safe, convenient and comfortable to use for pedestrians
and cyclists, and that cycle storage is well located (convenient), attractive and secure.
4.9.3 The contribution towards modal shift will be proportional to the scale of the development. For instance,
a new single home will be required to provide easily accessible cycle storage near the entrance to the property.

Policy DM DP9
Design – Reducing Reliance on the Private Car
Developments of all sizes and uses must be designed to accommodate walking and cycling as a primary means
of transport to serve the development.
Planning permission will be granted for development provided that it meets or exceeds the minimum cycle
parking provision as set out in Appendix CP3.
Cycle parking must be well designed: easily accessible, well located to the principal building access points,
secure and covered, with level, unobstructed and direct access to the exit of the development.
Planning permission will only be granted for additional gross non-residential floorspace of 500 square metres
or more where showers and changing facilities are provided.
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4.10 Design – Health, Wellbeing and Health Impact Assessments
Increasing people’s daily activity levels and Health Impact Assessments
4.10.1 Issues relating to inactivity and sedentary lifestyles are creating significant and increasing pressures on
the National Health Service. An increasing proportion of children are classified as overweight or obese. Public
health concerns relating to air quality are also increasing as a result of vehicle emissions.
4.10.2 The design of the built environment can significantly contribute towards encouraging more active
lifestyles, principally through the way people choose to travel. Since the 1950s the built environment has been
increasingly designed to prioritise the needs of vehicles over pedestrians and cyclists. The resultant degradation
of the street environment has further increased a modal shift towards private vehicles.
4.10.3 Whilst the introduction of electric vehicles promises to improve local air quality, it will not address issues
associated with local congestion and the need for people to engage in higher levels of daily physical activity. The
Council is seeking to target shorter, more local car journeys where the modal shift to walking and cycling can be
encouraged by improving the quality of the walking and cycling experience.
4.10.4 This Plan supports the ten principles for development set out in NHS England’s ‘Putting Health into Place
Introducing NHS England’s Healthy New Towns Programme’ (September 2018) and expects these principles to
further influence development proposals. A health-enabling environment must be embedded into development
proposals from the outset and will include (but is not limited to) creating engaging public spaces that facilitate
social interaction and encourage walking and cycling. For developments of 10 or more homes, homes or other
uses of 1,000 square metres or more or land of 0.25 hectares or more, a Health Impact Assessment (HIA) must
be undertaken to maximise the opportunities for promoting healthy lifestyles within new development. The
fundamental principles of how to carry out HIA are set out in the Department of Health’s ‘Health Impact Assessment
Tools’ (2010).

Policy DM DP10
Design – Health, Wellbeing and Health Impact Assessments
Planning permission will be granted provided that proposals create environments which encourage healthy
day-to-day behaviours.
For development proposals of 10 homes or more, homes or other uses of 1,000 square metres or more and
on sites of 0.25 hectares or more, the Council will require a Health Impact Assessment to be submitted,
including details of implementation. This must provide the information outlined in the template provided at
Appendix DP2 and be linked to the Design and Access Statement.
For developments less than the above thresholds applicants are expected to demonstrate their consideration
of and inclusion of health design features.
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4.11 Design – New Streets
4.11.1 Streets are the most enduring parts of the built environment. The settlements in the Plan area have
thrived on connected street networks, creating a walkable and accessible urban fabric. In the latter part of the
20th century, street patterns have become more fragmented. These fragmented street patterns create disconnected
places and, over time, frustrate the ability of people to move around quickly and easily on foot and by bicycle.
The tendency has been to prioritise vehicle movement over pedestrian and cycle movement, resulting in the
creation of roads as opposed to streets.
4.11.2 The ‘Manual for Streets’ defines the difference between streets and roads. Unless performing a sole
movement function between settlements (roads), new development should create streets. Streets are designed
in a way that prioritises pedestrian and cycle movement. Streets thrive and succeed as social spaces when the
movement function does not override the place function. Pedestrian movement across the street is easy and
safe and does not rely on crossing restraint through the provision of signalised crossings and features such as
pedestrian guard rails.
4.11.3 Streets are of a human scale. This human scale is reinforced through the relationship between buildings
and the street, with buildings directly interacting with the street to create active frontages. The use of distributor
road designs through and alongside major new developments where frontage access is limited or not permitted
will not be supported by the Council.
4.11.4 Street design must prioritise pedestrian and cycle movement providing a connected network of accessible
and safe routes. Street geometry and highway standards can frustrate pedestrian and cycle movement, particularly
at junctions where features such as wide corner radii increase vehicle speeds and increase the width of carriageways
that pedestrians need to cross. Existing and anticipated desire lines of pedestrians and cyclists should be identified
and incorporated into development proposals.
4.11.5 Streets, public footpaths and public spaces that collectively form the movement network for pedestrian
networks will need to deliver strong natural surveillance to design out opportunities for crime, fear of crime and
anti-social behaviour.
4.11.6 For major developments, the Council will expect significant efforts to be made towards encouraging
modal shift through the creation and maintenance of streets that prioritise the movement and comfort of
pedestrians and cyclists, with Protected Cycleways (as opposed to shared pavement / cycle paths) on streets
where speed limits exceed 20 mph.

Policy DM DP11
Design – New Streets
Planning permission will be granted provided that new streets are designed in accordance with the Manual
for Streets (or any subsequent replacement) to achieve and maintain the movement, safety and comfort of
pedestrians and cyclists.
The design of new development will be required to include the creation of streets, as opposed to roads, where
pedestrian and cycle movement is prioritised. New streets will not be permitted which take the form of
distributor roads unless shown to be essential for reasons of highway capacity or as part of a site allocation.
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4.12 Design – New Street Networks
4.12.1 New streets must be carefully located to ensure that they connect places together, contributing towards
a wider connected network and providing direct routes. The position of and connections between streets should
be influenced by the location of existing and proposed facilities, services and public transport hubs. Their design
should also be influenced by the existence of site-specific opportunities and constraints such as the framing of
views to existing natural or manmade features.
4.12.2 Where new streets interconnect there are opportunities to create social, mixed use spaces in the form
of new high streets or squares. These in turn become focal points for new and expanded communities if enlivened
by non-residential uses where these are proposed as part of a new development. The opportunity to enliven
new communities and create a meaningful ‘heart’ to a major new development is lost if local ‘centres’ are located
on the edge of developments in response to commercial demands to capture passing trade. Streets can be
designed in a way to draw passing trade into and through new developments without compromising residential
amenity, thereby enlivening communities and supporting the commercial viability of development. For larger
developments, the use of tools such as Space Syntax to test the robustness of street patterns and movement
networks will be encouraged by the Council.
4.12.3 Within larger developments, the use of street hierarchies can aid legibility and wayfinding, helping
people to form a mental map of their environment.
4.12.4 The use of cul-de-sacs and private drives will not be permitted where connected street networks can
be created. New developments should be designed to ensure that future connectivity to adjacent undeveloped
or previously developed land is safeguarded, thereby allowing future generations to extend street networks if
required.
4.12.5 Street networks will be designed to allow refuse and delivery vehicles to remain in forward gear with
turning heads only permitted in exceptional circumstances.

Policy DM DP12
Design – New Street Networks
Planning permission will be granted provided that new streets are designed to provide:
1 connected network, joining new and existing communities together;
2 movement across and through the development area;
3 opportunities for future street connections, with the extent of public adoption taken to the site boundary;
4 street hierarchies which are part of a wider strategy to ensure legible environments are created; and
5 opportunities to enliven the public realm through the integration of compatible, non-residential uses where
streets within major developments converge.
The provision of new cul-de-sacs or streets which require turning heads will not be permitted, except in
exceptional circumstances.
Developments where homes face onto undeveloped land or public open spaces will be required to provide a
continuous road along the edge of the new development to aid the servicing of homes for deliveries, waste
collection, emergency access and permeability.
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4.13 Design – Quality and Street Relationships of Buildings
4.13.1 Where new buildings are located adjacent or close to existing buildings that positively contribute towards
the character and identity of an area, new development should respond appropriately. A well-integrated
development will respect this character, reflecting it in the scale and density of development, plot character,
building to street relationships, building to building relationships, hard and soft landscaping, built versus unbuilt
space, proportions of buildings and their composite elements, colour, detailing and materials.
4.13.2 Relationships between buildings and streets are particularly important to ensure that streets are well
enclosed and active.

Policy DM DP13
Design – Quality and Street Relationships of Buildings
Planning permission will be granted provided that:
1 new buildings are of high quality and well-integrated into their surrounding context and provide a positive
physical and visual relationship to the streets and public spaces around them;
2 new development, where it adopts a traditional style, is an authentic replication of traditional style from
scale and form through to detailing;
3 new buildings relate positively to the streets and public spaces around them through their positioning,
such as being set back;
4 there is provision of active frontages, including for flats individual ground floor front doors to the street or
a main door lobby entrance onto the street to provide an active frontage; and
5 the orientation of buildings provides access points towards the street.
Where inactive elevations are unavoidable, they should be located away from the public, ground floor frontage.
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4.14 Design – Accessible Neighbourhoods
4.14.1 New developments should incorporate a mix of appropriate uses to create vibrant places that encourage
social interaction and reduce the need to travel. To maximise the value of non-residential uses, developments
should ensure that new facilities and services are located within a short walking distance of people’s homes.
Whilst the placement of new services and facilities may optimise opportunities to capture passing trade, this can
result in some people living in excess of recommended walking distances. As such, the Council will expect new
developments to be based on a walkable neighbourhood structure where homes are within 800 metres of an
existing or new local centre and public transport.
4.14.2 For larger developments this may result in multiple centres. Where this model is demonstrated as not
being viable and the creation of a single or larger consolidated centre is required, the increase in walking distances
must be compensated for by providing attractive and safe cycling routes to ensure that travel choices are more
likely to move from ‘walk’ to ‘cycle’ as opposed to from ‘walk’ to ‘car’.

Policy DM DP14
Design – Accessible Neighbourhoods
Planning permission will be granted provided that new development provides access to facilities, services and
public transport within a short distance of people’s homes. The Council will support a walkable neighbourhood
structure to create vibrant, mixed use neighbourhoods.
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4.15 Design – Blue and Green Infrastructure
4.15.1 All major development must feature a strong blue and green infrastructure strategy that contributes
to improved public health, the creation and enhancement of existing and new habitats and surface water
management. Opportunities to connect existing habitats together will be sought, as will opportunities to target
local biodiversity needs to create specific habitat conditions or support specific species. As part of Design Stages
1–2, applications will need to incorporate professional ecological advice on the presence of existing species and
habitats and the opportunities to create new ones.
4.15.2 Applications will also need to respond to best practice, particularly in the creative and sensitive integration
of surface water management features, combining these, where appropriate, with the need to create attractive
and inclusive play and recreational opportunities.
4.15.3 The Council will not support the creation of engineered balancing lagoons that fail to offer functional
and accessible areas of public open space and that fail to positively contribute towards the character of places.
4.15.4 The Council will expect site-wide surface water management strategies to manage water as close to
source as possible, with every home playing its part through the incorporation of features such as rainwater
harvesting, rainwater storage tanks, water butts and green roofs (as appropriate).
4.15.5 Biodiversity net gain requires developers to ensure habitats for wildlife are enhanced and left in a
measurably better state than they were pre-development. Applicants must assess the type of habitat and its
condition before submitting plans, and then demonstrate how they are improving biodiversity – such as through
the creation of green corridors, planting more trees, or forming local nature spaces.
4.15.6 For smaller developments, a proportional approach is required. For instance, a single new home will
be required to respond positively to this policy through the incorporation of rainwater harvesting features and
the planting of new trees and hedges. The specific approach will be determined according to the site and its
wider context.
4.15.7 For residential sites of 20 homes or more or 0.5 hectares or more, new usable public open space of 10%
of the gross area covered by residential development is required. For mixed-use sites, the area of residential use
should be used for that calculation, and 10% gross of that space provided as useable as public open space. Where
appropriate, applicants will be expected to enter into a legal agreement to ensure that the new public space is
properly maintained, by means of a financial contribution to the Council. The minimum size of any useable public
open space 0.05 hectares (500 square metres). Useable space as a minimum would be of a ball game playable
dimension, for example 50 x 10 metres or 25 x 20 metres.

Policy DM DP15
Design – Blue and Green Infrastructure
Planning permission will be granted provided that the planning application includes a blue and green
infrastructure strategy that takes account of the development site and its wider environmental and social
context including the:
1 provision of new habitats and the joining up of natural habitats;
2 provision of at least 10% gross useable public open space within residential sites and the residential parts
of sites in mixed use developments, with a minimum size of 0.05 hectares for each useable open space;
3 sustainable management of land and water resources; and
4 demonstration of a net gain in biodiversity.
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4.16 Design – Privacy, Daylight and Sunlight
4.16.1 Ensuring all homes are built with adequate privacy, daylight and sunlight (internal and external) helps
to ensure the wellbeing of residents. It is also important to consider the impact on neighbouring residential
properties to ensure they do not lose their sense of privacy.
4.16.2 When planning new developments, regard should always be paid to the impact of windows overlooking
other homes’ windows (including French windows and patio doors). Potential for unacceptable overlooking will
depend on the proximity of windows to neighbours’ habitable rooms and gardens and the angles of views over
gardens. Whilst traditional tools such as observing the 45 and 25 degree guidelines and minimum 21m back to
back distances are often used to protect residential amenity, for major new developments more creative solutions
might be employed to ensure that residents enjoy amenity and privacy whilst also intensifying the use of land.
4.16.3 Access to daylight and sunlight for new homes will depend both on the way new and existing buildings
relate to each other, and the orientation of windows in relation to the path of the sun. In particular, windows
that are overshadowed by buildings, walls, trees or hedges, or that are north facing, will receive less light. The
policy approach will ensure that new development provides adequate daylight and privacy whilst not reducing
the privacy and daylight of existing development to an unacceptable level.

Policy DM DP16
Design – Privacy, Daylight and Sunlight
Planning permission will be granted for new development provided that it ensures reasonable provision of
privacy, daylight and sunlight for occupants of both existing and new homes. Proposals should demonstrate
consideration of all of the following:
1 whether the degree of overlooking to and from neighbouring properties or gardens resulting from a proposed
development significantly compromises the privacy of the existing or new homes;
2 the orientation of windows in both existing and new development in respect of access to daylight, sunlight
and solar gain (i.e. natural heating from direct sunlight); and
3 existing and proposed walls, hedges, trees and fences, in respect of protecting or creating privacy, and also
in respect of their impact on overshadowing both existing and new development.
To assess impacts on sunlight and daylight, the 45 and 25 degree guidelines will be used, as illustrated in
Appendix DP4.
Planning permission will not be granted for any development that has an overbearing effect on existing homes.
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4.17 Design – Minimum Internal Space Standards
4.17.1 It is important to ensure that new homes are of an adequate size and layout including storage space,
to provide high quality, functional homes that meet the needs of a wide range of people, whilst taking into account
how those needs might change over time. This should apply to development at all scales, from large site allocations
down to infill development.
4.17.2 The increasing pressure to deliver new homes could lead to increased pressure to deliver smaller homes.
This could result in housing that is unacceptable in terms of internal space because it does not offer occupiers
appropriate living standards or meet the national aim that everyone should have access to a decent home.
4.17.3 The Council has considered the local need and viability impact of space standards and has, through the
policy below, adopted the nationally prescribed standards.
4.17.4 This will ensure that new developments are designed and built to provide adequate space for occupants.
It will be important to ensure that designs maximise the useable space within homes, through functional layout,
and provide scope to adapt and modify housing to meet future requirements.

Policy DM DP17
Design – Minimum Internal Space Standards
Planning permission will be granted for new homes provided that they secure good quality living
accommodation. All proposals for new build market and affordable homes (across all tenures) must comply
with the MHCLG’s Technical Housing Standards – Nationally Described Space Standard Level 1 – or any
subsequent replacement.
For properties converted to Houses in Multiple Occupation (HMOs), bedroom sizes should be in accordance
with the Government’s mandatory minimum room sizes for licensed HMOs.
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4.18 Design – Outdoor Amenity Space Standards
4.18.1 Provision of outdoor amenity space brings many benefits, including biodiversity, permeable surfaces
and increased health and wellbeing of residents. Outdoor amenity space enhances development and the area
surrounding the development. Where high density development is expected and where many sites are infill
development, standards for outdoor amenity space become increasingly important in order to ensure the health
and wellbeing of residents. However, flexibility is also important so that design can respond to the often
complicated needs of infill and mixed use development sites to ensure the maximum use of the outdoor amenity
space that is provided.
4.18.2 New homes should provide some open space that allows the occupants to enjoy fresh air, light and
privacy. Where appropriate, balconies or private terraces should be provided for flats. For apartment buildings,
the ground floor space around the base of the building should be fully or partially allocated to the creation of
semi-private and clearly defined amenity spaces that can be used by residents whilst also enlivening streets and
public spaces.
4.18.3 A private garden can be shared between flats, although all flats with 3 or more bedrooms should have
direct access to an area of private amenity space. Houses must provide direct access to outdoor amenity space
with adequate space for children to play in, and for family activities. This space should be at least equivalent in
size to the footprint of the house.
4.18.4 There are many important considerations in the design of usable and attractive private amenity space.
Public and private space should be clearly delineated through the use of landscaping and design, without the
need for signs. Orientation to ensure adequate sunlight will affect the usability of the space, and should be
considered in terms of the whole fabric of the design. Different types of space should be designed into the same
larger communal space, with attention to providing areas to play and sit, shelter, sunny areas and hard and soft
landscaping. As there may be little interest in gardening and maintenance amongst residents, easily maintained
communal spaces or managed spaces will be important. These should be uncluttered and have high quality,
resilient materials and trees and other low-maintenance planting.
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Policy DM DP18
Design – Outdoor Amenity Space Standards
Planning permission will be granted for homes provided that they have direct and convenient access to an
area of private open space (in addition to bin, parking and cycle storage space), to meet the following
specifications:
1 1 or 2 bedroom flats and maisonettes should be provided with either a private balcony or terrace of a
usable level space, or direct access to a private, semi-private or shared garden;
2 flats and maisonettes of 3 or more bedrooms must provide either a private balcony or terrace of useable
level space with a minimum dimension of 1.5 metres depth by 3 metres length or, in the case of ground
floor flats, direct access to a private garden or shared garden with some private space of at least 1.5 metres
depth by 3 metres length;
3 houses must be provided with a private garden at least equivalent in size to the footprint of the house or
10 metres in depth, whichever is the greater, unless the applicant can demonstrate an alternative is more
suitable having regards to the constraints of the site.
The following factors will be material in assessing whether adequate space has been provided:
1 the location and context of the development, in relation to the layout of existing residential plots, and
proximity to public open space;
2 the orientation of the outdoor area in relation to sunlight;
3 the degree to which enclosure and overlooking impact on the proposed new homes and any neighbouring
homes;
4 the overall shape, access to and usability of the whole space to be provided;
5 the delineation between public and private space; and
6 for communal spaces, that there is a variety of space, including provision of space to sit and to play, and
that space is adaptable to the changing needs of residents, being easy to maintain with resilient materials,
with opportunities for communal gardening or food growing.
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4.19 Design – Waste and Recycling Storage and Servicing
4.19.1 Many new developments fail to consider the need to provide sufficient, attractive and well-located
waste and recycling storage. This failure often leads to degradation of street quality, with bins and crates left in
places highly visible from the public realm. In higher density, narrow streets, the failure to satisfactorily resolve
storage needs for these items can compromise pedestrian movement along pavements, particularly for users
with restricted mobility.
4.19.2 For detached and semi-detached homes, there is opportunity to provide storage solutions to the side
of homes. For example, additional width to the side or head of driveways can provide sufficient space for storage.
4.19.3 For terraced homes, storage should be integrated into the design of the building facade and frontage.
Examples include recessed porches that provide space to the side of front doors.
4.19.4 The Council will generally not accept proposals where the storage strategy is based on residents storing
bins and crates in rear garden spaces on the basis that these often require long drag and carry distances. It is
also widely accepted that residents do not wish to see bins and crates within their garden spaces.
4.19.5 The storage strategy proposed for individual developments will require careful consideration taking
into account the position of the kitchen within individual homes, the kerb-side (collection point) and the desire
of residents to have bins and crates conveniently but discreetly located.
4.19.6 For higher density apartment buildings, communal stores must be designed to be convenient, safe and
well-integrated. Particular consideration should be afforded to prevent the creation of stores that might attract
crime and anti-social behaviour.
4.19.7 Servicing features such as meter cupboards, pipes and gutters, flues, vents, satellite dishes and aerials
are best designed as an integrated element of development proposals. Where it would be inappropriate for them
to be designed as an architectural element, they should be hidden as much as possible and located sympathetically.
For example, they should be located on less prominent elevations and grouped together where possible.
4.19.8 The Council will resist the use of private street networks (including private drives) that require residents
to carry and drag bins and crates over long distances to kerbside collection points.

Policy DM DP19
Design – Waste and Recycling Storage and Servicing
Planning permission will be granted provided that waste and recycling storage is integrated into the development
and avoids the bins and crates detracting from the quality of the street environment or compromising pedestrian
movement.
All servicing features must be integrated into the design of buildings and spaces.
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4.20 Design – Residential Water Standards
4.20.1 Improving the way water resources are managed can help to ensure sufficient supplies of water for
people, business and agriculture, as well as improving the quality of the water environment and increasing climate
change resilience.
4.20.2 Standards for water efficiency are set out in Part G of the Building Regulations. The mandatory national
standard is a maximum 125 litres per person per day. However, Local Planning Authorities are able to set out
local plan policies requiring new homes to meet the tighter Building Regulations optional requirement of a
maximum 110 litres per person per day. The Plan area has been designated as being under serious water stress
and therefore it is appropriate to achieve the higher water efficiency standards in new developments.

Policy DM DP20
Design – Residential Water Standards
Planning permission will be granted for new homes provided that they meet the higher water efficiency
standard set out in Approved Document Part G of the Building Regulations or any subsequent replacement.
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4.21 Design – Public Space Management
4.21.1 New public spaces will need to be offered for public adoption (subject to the payment of any relevant
commuted sums). Alternatively, public spaces may be placed with private management arrangements such as
community or estate trusts, with documented evidence of such submitted to the Council.

Policy DM DP21
Design – Public Space Management
Planning permission will be granted provided that new public spaces are offered for public adoption or have
secured alternative management arrangements to ensure their proper management and maintenance in
perpetuity.
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4.22 Design – Building for Life 12
4.22.1 Building for Life 12 (BfL12) is a design quality indicator for new residential development that is actively
supported by the Home Builders Federation and endorsed by government. It is designed to be used at the start
of the design process and as a way to structure pre-application discussions and as a community engagement
tool. It contains 12 questions which are divided over three chapters: 1. Integrating into the Neighbourhood, 2.
Creating a Place, 3. Street and Home.
4.22.2 BfL12 is based on a traffic light system. One or more ‘reds’ indicates that the design of a scheme needs
to be reconsidered. ‘Ambers’ indicate that one or more aspects of a scheme could be improved; however, these
may be justified in certain circumstances. ‘Greens’ indicate a good resolution to one or more of the 12 questions.
4.22.3
that:

The Council requires all residential developments to perform well against BfL12 standards, meaning

as many ‘greens’ as possible are achieved;
any ‘ambers’ are robustly justified and restricted to factors beyond an applicant’s control (only applies to
BfL12 questions 1 to 4. Viability considerations may justify ‘amber’ against question 5 in exceptional
circumstances); and
‘reds’ are avoided.
4.22.4

Planning applications with one or more ‘reds’ will not be supported by the Council.

Policy DM DP22
Design – Building for Life 12
Planning permission will only be granted for new residential development provided that it performs without
any ‘reds’ against Building for Life 12.
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4.23 Design – Shopfronts and Signage
4.23.1 Outdoor advertisements and signs can impact on amenity and public safety, and therefore sometimes
require planning permission. Well-designed signs and advertisements will integrate well with buildings and the
character of an area as well as meeting the commercial need for the advertisement. However, obtrusive designs
and unthoughtful siting of signs and advertisements can have a detrimental effect on visual amenity or on the
character of an area, particularly in conservation areas. The use of graphic panels that completely or largely fill
windows adjacent to streets and public spaces has the same effect as a blank elevation to the public realm. Where
possible, these will be resisted by the Council.

Policy DM DP23
Design – Shopfronts and Signs
Planning permission or Advertisement consent will be granted provided that the display of an advertisement,
sign or canopy, the addition of security grilles or the creation of a new shopfront ensures that the design,
positioning, materials, colour, proportion and illumination are not detrimental to assets with heritage significance
or visual or residential amenity. This will be demonstrated through all the following criteria being met:
1 the design responds to and positively contributes to the character and design of existing buildings and
surroundings;
2 public safety would not be prejudiced;
3 visual pollution and clutter are avoided; and
4 the signage and advertisements do not create a deadening effect to otherwise active frontages.
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4.24 Appendix DP1 - Design Checklist
4.24.1 The questions below should be used as a checklist to inform design proposals and be used as a guide
to designing new development in a logical way that follows morphological layers and is inspired and informed
by the unique opportunities and constraints of the site and its setting. Proposals will be assessed against how
they respond to the site character and context and follow the morphological layers design process.

Responding to site character and context
What are the features, opportunities and constraints of the site and its setting? This could include existing
landscaping, trees and hedgerows, water, notable and attractive views into, out of and across the site, access
points, landscape character, heights/levels, archaeology, buildings or structures of historical or local interest,
as well as potential barriers like utilities, noise, pollution, major roads and railway lines etc. Have you produced
a constraints and opportunities plan to show how these features have been identified and helped inform the
design proposal? What elements in the surrounding area have been identified as making a positive or negative
contribution to local character? A contextual analysis should be produced which examines the character of
the surrounding area and is used to inform the design of new development. What are potential threats to
positive character or opportunities to enhance character?
Are there any heritage assets that may be affected by the development? This may include the setting of a
heritage building or buildings, including in wide ranging views to the historic skyline. How should development
respond to these?
What is the design rationale for the site and proposal?

Natural Features and Resources
How could the physical and natural features of the site such as solar orientation, wind shelter, levels / heights
be used positively and imaginatively to maximise their benefits as natural resources?
How could the existing landscape character or features be incorporated early into the landscaping of the
proposal (to assist visual appearance and landscaping becoming established)? How could you ensure a joined-up
network of open spaces to create continuous wildlife corridors?
How could existing habitats be supported and biodiversity enhanced?
How have sustainable drainage systems been incorporated into the open space network?

Sustainability
Are sustainability features, such as renewable energy, waste treatment and Sustainable Drainage Systems
(SuDS), integral to and a driver for the overall design concept?

Movement
What existing access points could you use and how could you enhance the permeability of the site and access
to surrounding areas? Have you maximised opportunities for creating access links for pedestrians and cyclists?
Do the roads, streets and paths link up together to avoid dead ends?
What is the street hierarchy across the site and is this clear? How has this been defined?
Has the location of open space and buildings been determined before the introduction of streets?
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Have you prioritised the needs of pedestrians, people with disabilities, cyclists and public transport users over
the needs of private vehicles?
Have you taken account of different users’ experiences and needs as they travel through the site?
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Designing development blocks, density and uses
What is the best block arrangement for the site context? Have perimeter blocks been used?
How has the arrangement of blocks been informed by the features identified during the constraints and
opportunities plan? How does the density relate to the surrounding context and make the best use of the
site?
How have focal points been incorporated into the layout to create interesting street scenes and help people
navigate around the site? These could be, for example, focal buildings (new or existing), existing landscaping,
or an important view.
How have buildings been placed to make the most of the benefits of daylight and sunlight?
What is the rationale for the proposed uses and mix of units?
How do the buildings and edges of the site relate to the surrounding area in a positive way?

Design of external areas
Are all spaces clearly defined and have a purpose? This should include well-defined private and public spaces,
including a choice of open space.
Are all external public spaces, such as streets and parks, overlooked by windows serving habitable rooms in
buildings and adjacent activity?
Have left over spaces and awkward corners been avoided?
Does the landscaping provide opportunities for sensory richness?
What type of street furniture, lighting and public art is proposed (where appropriate)? Public art which
contributes to local distinctiveness should be provided on all schemes of 20 homes or more (gross) or over
2,000 square metres. Details of the public art should be submitted with a planning application.
How is car parking integrated into the development so that it doesn’t have a negative impact on the experience
of using outside spaces? How has landscaping been used to help integrate parking into the street scene?
How will lighting impact on the surrounding area?
Have Secure by Design principles been considered?

Plots and buildings
How do new buildings respect the surrounding character or have a distinctive but complementary character
informed by the unique characteristics of the site?
Have the needs of all users been considered from the outset and how has this influenced the final design?
How does the design of the new buildings make the most of the opportunities and constraints of the site and
its setting?
How does the scale of the new development relate to its surroundings? If an increase in scale is proposed,
what is the design rationale for this?
Have green and brown roofs been incorporated into the development?
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Ensuring quality
Has a contextual analysis been used to inform design, detailing and materials choices?
How do materials chosen reinforce the overall design concept and respect the local context?
If a contrast is chosen, what impact will this have on existing character?
How have materials been chosen to maximise energy efficiency?
Have natural materials been chosen to be long-lasting without degradation of their aesthetic appeal or
functionality?
How will materials used for detailed elements such as rainwater goods enhance the overall design?
Are hard landscaping materials consistent with the overall design of the development and do they facilitate
sustainable drainage?
How easy will it be to maintain, repair or source matching materials? Have the materials been proven to be
robust and weather well?
Has a palette of high quality materials been used?
Have you explored sharing conduits or trenches for utilities and servicing so that the amount of street or
pavement that needs to be excavated for future maintenance of the utilities is limited?
Are all publicly visible boundaries robust and do they use durable, attractive materials?
What is the proposed approach for future maintenance of buildings, landscaping, streets and open spaces,
public art, sustainable drainage systems etc?

Design and alteration of buildings
Do alterations to existing buildings respect the form, scale, character and appearance of the existing building?
What style of development has been chosen and how will that impact on surrounding character?
How does the building relate to the existing streetscene, appearance and established building lines?
What are the characteristic aspects of roofscape in the area and how do proposals contribute positively to
the roofscape (i.e. to enhance any significant long views the development might be part of and also the
experience of the place at street level)?
How will visual interest be created by attractive detailing, high quality materials, depth and shadow lines and
fenestration?
Have building details such as windows and entrances been designed with consideration of any positive
characteristics in the area and the impact on internal spaces in terms of daylight, privacy, temperature and
views?
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4.25 Appendix DP2 - Health Impact Assessment
What is a Health Impact Assessment?
4.25.1 A Health Impact Assessment (HIA) helps to ensure that health and wellbeing are being properly considered
in planning policies and proposals. It is important that development promotes and contributes to a healthy living
environment, and HIAs ensure that proposals consider health outcomes prior to the submission of a planning
application.

Why undertake a Health Impact Assessment?
4.25.2 The National Planning Policy Framework (NPPF) recognises that the planning system ‘should aim to
achieve healthy, inclusive and safe places’.
4.25.3

HIAs help to promote the creation of sustainable and healthy environments by:

ensuring that proper consideration has been given to potential health impacts when preparing, evaluating
and determining development proposals.
ensuring developments contribute to the creation of a healthy society.
ensuring the needs of local people have been assessed and addressed.
maximising potential beneficial health and wellbeing impacts of a particular development, and taking action
to minimise potential negative health impacts.

When is a Health Impact Assessment Required?
4.25.4 A HIA is required for development proposals of 10 or more homes, homes or other development of
1,000 square metres or more and on sites of 0.25 hectares or more and should be submitted as part of the
pre-application stage or the later planning application submission.

How to undertake a Health Impact Assessment
4.25.5 A HIA is defined as a combination of procedures, methods and tools by which a project may be judged
as to its potential effects on the health of a population, and the distribution of those effects within the population.

4.25.6 A HIA will produce a set of evidence-based practical recommendations that will inform developers and
decision-makers on how best to promote and protect the health and wellbeing of local communities. The HIA
should maximise the positive impacts and minimise the negative impacts of the development and address health
inequalities and mental health.
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4.25.7 Health is defined by the World Health Organisation as: A state of complete physical, mental and social
wellbeing and not merely the absence of disease or infirmity, and this definition is used in HIA. It covers both the
factors that support health and the determinants of health and ill health.
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4.26 Appendix DP3 - Conservation Areas
4.26.1 There are 42 Conservation Areas in the Plan area. Architectural styles and landscape qualities are diverse
but they all have the common element of containing features that contribute to appreciation of the historic past.
It is the protection of these elements that needs to be properly managed, ensuring future generations will value
and enjoy their special qualities.
Chiltern District
South Bucks District
Amersham Old Town
Beaconsfield Old Town
(Amended 1992)
Shardeloes Parkland
Boveney
Elm Close
Burnham
Weller Estate – (The Drive, Woodside Denham Village
Road, Green Lane, Grimsdells Lane and
Highfield Close)
Chalfont St Giles Village Centre
Dorney
Chalfont St Peter Gold Hill Common East Farnham Royal
Side
North Park and Kingsway
Framewood Road
The Firs Estate
Fulmer
Chesham Bois The Common, Village Gerrards Cross Centenary
Centre and area around St Leonard’s
Church
Chenies Village and Chenies Bottom Gerrards Cross Common
(Amended to join with Latimer 1992) (Re-designated with revised boundaries
2009)
Chesham Old Town and Town Centre Hampden Hill
(Areas extended and linked by the
Chesham Town Centre and Waterside
Local Plan 1987)
Coleshill Village Centre
Hedgerley Green
Cholesbury & Hawridge Main villages Hedgerley Village
Great Missenden Village Centre
Huntercombe
(Amended & Missenden Abbey Parkland
added 1992)
Jordans Old Jordans and part of village Iver
surrounding The Green
Latimer Village Centre
Stoke Green
(Parkland added and amended to join
with Chenies 1992)
Little Missenden Village Centre
Stoke Park
Penn & Tylers Green Village and Church Taplow Village
Road area (part in Wycombe District)
(Formerly in two parts, amended to
form one area 1992)
Penn Street Part of Village, the Common Taplow Riverside
and the Church
The Lee Old Church and The Green
Uxbridge Lock
(Minor amendment to boundary 1992)
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4.27 Appendix DP4 - Privacy, Daylight and Sunlight: The 45 and 25 Degree Guideline
4.27.1 Many factors are significant in assessing whether new homes will enjoy adequate sunlight and daylight,
both internally and externally, and the same factors must be taken into account when assessing the impact of
new development on existing homes.
4.27.2 Reflected light and the amount of sky visible affect daylight within a room or garden. Applicants must
consider the function of the room or that part of the garden, and also whether other windows serve the affected
room. Existing features including boundary walls, trees, proposed buildings and any change in ground level
between sites are all relevant factors which also need to be taken into account.
4.27.3 Applicants must also consider the impact on outlook – it is important not to create conditions which
are overbearing (oppressive or claustrophobic) for existing or future occupiers.
4.27.4 While development proposals will consider these factors, as a guideline to assess their impact on daylight,
sunlight and outlook, the Council will use the guidelines illustrated below. In normal circumstances, no
development should intrude over a line drawn at an angle of 45° in the horizontal plane from the midpoint of
the nearest window of a habitable room and rising at an angle of 25° in the vertical plane from the cill. If a main
window to a habitable room in the side elevation is affected, development will not normally be allowed to intrude
over a line drawn at an angle of 45° in the vertical plane from the cill.
4.27.5 For the purpose of these guidelines, patio doors and glazed French doors will also be treated as windows.
Cill level will be judged in accordance with other principal windows in the same part of the home, or in neighbouring
homes. For the purpose of these guidelines, habitable rooms include kitchens as well as living rooms, dining
rooms, studies, bedrooms and playrooms.
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Example 1
4.27.6 A single storey extension as shown below is generally acceptable if the projection is limited as shown
in Drawing (A). It may not be acceptable if the projection intrudes beyond the 45° line as shown in Drawing (B).
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Example 2
4.27.7 If the 45° rule is broken, generally the proposal will still be acceptable if the line drawn outwards at 45°
is tilted upwards at 25° from the cill level, and is unbroken by the highest part of the extension. This is shown as
Drawing (C). The example shown as Drawing (D) is unlikely to be acceptable.
Drawing (C)

4.27.8

Drawing (D)
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Example 3
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