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Draft South East Plan Examination-in-Public: 2nd March 2007
1.0 Introduction.
The National Trust would principally seek to comment upon Question 8Fiii 2 ‘Does the level of housing provision proposed for Aylesbury Town post 2021 take appropriate account of its growth area status, local constraints and opportunities and current build rates?’ (Policy MKAV2: Aylesbury Vale).  In particular we would like to address ‘local constraints’ in proposing some textual amendment to the policy. We also touch upon current build rates.
2.0 Our Interests in and around Aylesbury.
The National Trust own a considerable area of land in the Vale of Aylesbury which comprises the Kings Head Centre, Waddesdon Manor, Ascott House, Claydon House, Stowe Landscape Gardens, Boarstall Tower and Duck Decoy, Long Crendon Courthouse and Coombe Hill/Ashridge estate (both within the Chilterns AONB).  This considerable portfolio of land and buildings reflects strong historic links between Aylesbury and the Rothschild and Verney families.  Stowe and Waddesdon fall within the top 5 visitor attractions in North Buckinghamshire and boast a concentration of Grade 1 Listed Buildings within Grade 1 Registered Landscapes.  The National Trust in its Management Plan for Stowe Landscape Gardens acknowledges the importance of developing greater links with nearby Milton Keynes.  At the Kings Head Centre in Aylesbury town centre the Trust works with the local tourist information centre (which is housed there) to promote links with Aylesbury’s historic centre. At Coombe Hill and Ashridge the Trust is engaged with Buckinghamshire County Council who are developing a Green Infrastructure policy to foster greater links to accessible countryside in this part of the Chilterns.  If Aylesbury is to grow beyond the previously approved sub-regional guidance then we would submit that such growth must remedy some of the existing land use problems (i.e. poor integration of historic environment, inadequate wastewater infrastructure) and be based around public transport infrastructure (notably an improved rail infrastructure and greater bus priority).  We fear that excessive outward growth would promote unsustainable land use patterns and could diminish from other strategic objectives, such as promoting the County Town heritage and urban renaissance of Aylesbury itself.     
3.0 Milton Keynes & South Midlands Growth
The National Trust has a considerable vested interest in the identified growth at Aylesbury and consequential links with Milton Keynes, such as the road improvements associated with the A418 and potential introduction of rail links between both towns.  Previously we were engaged in the Milton Keynes and South Midlands Study and noted with interest the Panel’s conclusions with regard to wastewater management at Aylesbury, in which the Panel concluded that [we] ‘find it unfortunate that growth area plans have progressed thus far apparently without it being possible fully to address the operational aspects of this issue, their ramifications for Aylesbury as a viable part of the Sub-Regional Strategy and their wider sustainability ramifications’ (Core Document MKSM PR, see paragraph 8.25 Aylesbury section).  While we accept that this debate cannot be reopened we would ask the panel to examine just how these matters of wastewater management capacity at Aylesbury is being addressed. 
4.0 Need for a Sustainable Approach 

Policy MKAV2 uses appropriate planning language such as ‘sustainable urban extensions’, and ‘maximising the use and re-use of urban land’ and ‘providing for a sustainable transport system’.  While this is all to be supported we know that Aylesbury Town has a limited supply of brown-land and that a proportion of employment land must be retained to help deliver the employment provision in MKSM (vi).  The vast majority of this growth will be outwards and will require urban extensions.  We would ask that the panel examine, in broad strategic terms, the amount of land required.  Assuming a density profile of 40 dwellings per hectare the requirement beyond 2021 of 4,200 dwellings would require an additional 100 or so hectares (beyond growth to 2021) of, we suspect, green-field land.  This situation is further complicated by the current low build rate in this area, with a current figure is the region of 650, which is well below the requirement of around 1000 annually to build 21,200 dwellings by 2026.  By 2021 it appears inconceivable that much brown-field supply will remain in Aylesbury Town.  The National Trust would be grateful if the Panel could seek some answers to these matters.  Our worry is that the urban area of Aylesbury will have to grow to such an extent that any attempt to deliver on a renaissance of the County town character will be lost and that the pressure to deliver a housing supply of the numbers envisaged will put more pressure on green field releases.  
5.0 Nature of Surrounding Landscape

Aylesbury is surrounded by high quality landscapes (including historic landscapes) to the North/North-West (in the Winchenden Hills Area of Attractive Landscape and Waddesdon-Hartwell Registered Landscapes) and South East (Chilterns AONB).  The geomorphology of the area results in the Vale of Aylesbury lying to the north/north-west of the Chilterns escarpment and, in effect, Aylesbury town sitting within a natural bowl beyond the AONB.  While it may be too late to alter the wording of strategic policy (to 2021) we would argue for the period 2021 to 2026 the following are required;

(a) Aylesbury requires far better Green Infrastructure linkages with the surrounding landscape, 
(b) More robust statement of sustainability criteria to guide its growth so that it does not spread with a car-based ownership pattern and,

(c) Before any additional numbers beyond 2021 can be countenanced then more must be known about brown-field/green-field supply issues. 
Paragraph 4.6 of the lower case text refers to development at Berryfields (Bicester Road) and Weedon Hill (Buckingham Road) as ‘sustainable urban extensions’.  This assertion is, in our view, highly arguable in that Berryfields has progressed through the planning process without any assurance that a new ‘Aylesbury Parkway’ station will be built.  It will be a satellite development of Aylesbury, separated from the urban area by floodplain and an Ancient Monument site.  It begins to erode the character of the high quality landscape to the north/north-west of the urban area including the setting of a historic (Grade 1) designed landscape at Waddesdon.  In this respect policy MKAV2 needs to be strengthened by the addition of identified environmental constraints. That said, we strongly endorse MKAV2 (iv) which seeks to strengthen the urban renaissance of the town by, amongst other things, reinforcing its County town heritage.  Our work at the Kings Head Centre will contribute to meeting this objective.  Yet, we would ask the Panel to consider the link between these two issues, principally the fact that a considerable outward expansion may erode any hope of an urban renaissance of County Town heritage.   Due to the high quality landscapes around Aylesbury and the previously approved growth to 2016, the National Trust would argue that additional key environmental constraints must be woven into the policy.  We promote the application of three additional criteria in the policy, namely; 

(i) To identify environmental constraints to development, including wastewater management infrastructure, 
(ii) To employ detailed landscape character appraisals to provide key baseline information in the selection of green field sites, and 
(iii) To seek a better green infrastructure link between Aylesbury Town and the high quality landscape that surrounds it, while giving the highest possible protection to the nationally designated and protected status of the Chilterns. 
6.0 Summary and Conclusions
The National Trust would submit that before the allocation of an additional 4,200 dwellings can be taken forward the South East Plan requires a number of key amendments to policy MKAV2 in respect of environmental constraints to development.  We strongly support the policy in respect of (iv) in seeking to reinforce Aylesbury’s sense of place as a historic County town but we argue that this policy objective could be seriously eroded by an excessive amount of outward growth.  ‘Excessive’ in this context means growth that fails to address the value of the surrounding landscape and is not based on a tightly defined set of environmental criteria.  Without such additional controls we can only but conclude that the allocated 4,200 dwellings will create unsustainable outward expansion.  
We accept that more detailed policy will follow in the Local Development Framework, but in following the principles espoused in PPS11, would argue in favour of some relatively small textual revisions that will assist in creating acceptable development.

7.0 Policy Revisions
We propose the following textual amendments to the SE Plan, Section E8 Policy MKAV2 ‘Aylesbury Vale’
MKAV2 (iv) additional text
Identifying and implementing measures to achieve an urban renaissance of the town centre, strengthening its traditional role and heritage as a county town (possibly to be articulated through the preparation of a separate LDD) and to ensure that outward expansion on green-field land respects the historic and high quality landscapes that surround Aylesbury and promote green infrastructure links from the urban area to such places.
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