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IntroducƟon –  Slide 2 – by Phillip Plato FIoD DipSurv MRICS for BNG –  

o My name is Phillip Plato.  I am a Chartered Planning Professional and run 
my own property investment business and have lived in Chesham  for 
almost 27 years.  I have been the public face of Brown Not Green (BNG) 
since it was created. 
 

o BNG was established in Autumn 2015 by the community in response to 
previous draŌ Local Plan published by C&SB DC proposing significant 
Green Belt release and housing development at Lye Green NE of 
Chesham. 
 

o Proposals in the last Local Plan were iniƟally for c. 900 homes plus 
gypsy/traveller accommodaƟon but with potenƟal for c. 1,200/1,400 
homes at Lye Green over Ɵme. 
 

o At its peak BNG had around 1,800 local people supporƟng us who were 
either people who had signed our PeƟƟon in 2016 or who had joined our 
mailing list or who had donated money to BNG in order to fund 
professional work to oppose these Green Belt  proposals. 
 

o BNG is non-poliƟcal and has always tried to avoid the NIMBY label by 
recognizing that we must have new housing and “do our bit” to meet the 
housing needs of the locality.  We have done this by always striving to be 
posiƟve by proposing brownfield sites for development rather than 
building on greenfield or worse Green Belt land.   
 

o BNG idenƟfied several vacant industrial or brownfield sites several years 
ago and almost none of those sites have come forward for housing 
development in the last 10 years with some remaining empty and 
derelict ostensibly as they are being protected as valuable employment 
sites that are employing nobody and in some cases have not done so for 
many years!  
 

o BNG has consistently acknowledged that Chesham must be open to 
growth & accommodaƟng new housing but not the wrong type of homes 
in the wrong place that cause harm to our community or which fail to 



balance economic, social, and environmental needs of our town 
especially given the topographical constraints and crumbling 
infrastructure of Chesham.   
 

o In that respect BNG has been supporƟve of another local iniƟaƟve 
iniƟally called Chesham MasterPlan that emerged from the Chesham 
Society and which later morphed into Chesham Renaissance.  This group 
of local people funded professional work by architects (Allard & 
Morrisson) and others to create a masterplan for Chesham which 
idenƟfied 15 sites which were close to the centre of the town where it 
was esƟmated could provide up to 1,400  homes on land most of which 
was already in control of the local authority and obviously in a 
sustainable locaƟon nearer the town centre that would not generate 
significant addiƟonal traffic movements. This iniƟaƟve together with the 
brownfield sites that BNG and others had promoted, would significantly 
reduce the need for Green Belt release & development around Chesham. 
 

o Slide 3  So, the reason I am speaking to you today is that Bucks Council 
have announced that they shortly hope to announce the new draŌ Local 
Plan for the much larger administraƟve area of Buckinghamshire.   

o BNG and the other community groups present today, are concerned that 
similar mistakes to last Ɵme are being repeated again, and that not all 
alternaƟve housing opportuniƟes are being considered and combined 
with a flawed housing need assessment that unrealisƟc targets for 
housing are likely to emerge that will result in unjusƟfiable proposals for 
widespread development on Green Belt resulƟng in harm to our town.  
 

o I will be speaking today on the emerging new Buckinghamshire Local 
Plan and during that Ɵme I will aƩempt to explain; 

 What’s this Plan is all about? 
 Why should you be concerned? 
 When will it happen? 
 What can be done? 
 Why we (the collaboration of local community groups) need your 

help and what you can do? 
 



o You will hopefully be hearing from others later this aŌernoon aŌer 
which there will be opportunity for general discussion.  I would ask you 
to keep any general quesƟons unƟl then therefore. 
SLIDE 4 

o In late 2015, the former draŌ Local Plan of Chiltern & S Bucks District for 
the 20-year Plan period to 2036, was published which sought to provide 
for some 15,260 new homes and significantly for us, it proposed to 
allocate 1,361 dwellings in Chesham, almost all on Green 
Belt/agricultural land mainly to the NE at Lye Green. 
 

o It was hugely controversial and saw significant opposiƟon and indeed it 
was the reason BNG was created!  However, Central Government 
decided to replace the previous two-Ɵer system in Bucks, which had 
consisted of Buckinghamshire County Council and the four district 
councils of Aylesbury Vale, Chiltern, South Bucks, and Wycombe Council 
and a new unitary authority for Bucks was created on 1 April 2020. – Not 
an auspicious date!  
 

o The Unitary authority iniƟally tried to conƟnue with the C&SB Plan that 
the plan failed for numerous reasons and was withdrawn in October 
2020 aŌer a budgeted cost to the ratepayers of over £3m and the final 
cost to us all of this failed Plan was believed to be significantly more than 
that. 
 

o SLIDE 5 In February this year, Bucks Council published a lot of 
preliminary evidence and launched a Reg 18 consultaƟon survey that 
closed in March, but amongst over 10,000 pages was their Local Housing 
Needs Assessment (LHNA) –  
 

o I should explain this LHNA is calculated using a Central Govt Standard 
Methodology which itself is hugely controversial. I won’t go into details 
as it is complex and boring but key criƟcisms of the Standard 
Methodology are 

 It uses outdated staƟsƟcs on housing growth from 2014 (pre-Brexit) 
which the Local Government AssociaƟon (LGA) and others have 
described as "vastly out of date"   

 



 There is also a Flawed Affordability UpliŌ algorithm that increases 
targets in areas with poor affordability.   

 
 The net result is that housing targets especially in London & the South 

have increased significantly and housing targets have become 
divorced from reality. 

 
o The emerging new Local Plan for the much larger administraƟve area of 

all of Buckinghamshire up to 2045, is expected to build 90,972 new 
dwellings. That is an annual delivery requirement of 4,323 homes pa. To 
put that in context, the last Census in 2021 revealed there are 220,300 
homes in Bucks already so the LHNA represents a growth of 41.3%! 
 

o SLIDE 6 - We do not yet know what share of that number will be 
allocated to Chesham by Bucks Council (and probably won’t know unƟl 
July)  but it is inevitably going to be a significantly larger number of 
homes than the 1,361 homes proposed last Ɵme.     
 

o The 2021 Census data showed there are approximately 9,748 households 
in the town of Chesham with an overall populaƟon of c. 24,000 people.  
So an allocaƟon of 4,000 new households would represent an increase 
of 41% and would therefore appear to be in line with the LHNA for the 
wider County.  Can we really accommodate this? 
 

o In the last CSB Local Plan the Council’s Evidence suggested that exisƟng 
highways traffic juncƟons were already well beyond their design capacity 
and some waiƟng Ɵmes would increase over 400% with an extra 1,361 
homes - what will 4,000 new homes do? 

o Consider the Impact on local schools as well the aged local 
drainage infrastructure and increased surface water run off & 
more local flooding? 

o Consider the Impact on the Green Belt and the nearby Chiltern 
NaƟonal Landscape (or AONB) as well as environmental impact on 
our globally scarce chalk streams, & local wildlife 

o Also, building on Green Belt is mainly going to result in lost 
agricultural land – I would argue in this post Brexit age when food 
supply chains are fragile especially given recent world events, that 



building on culƟvated crop land in the Green Belt is the last thing 
we should do especially when Brownfield opportuniƟes remain!! 

 
o SLIDE 7 The InteracƟve Map used by Bucks Council in their Reg 18 

Survey earlier this year, indicates where they are looking….I won’t spend 
too much Ɵme on this slide as I believe others are going to talk about 
this, but the key points I would like highlight to you now are; 
 
1 The grey coloured area is a New Extended SeƩlement Survey (NESS) 

just beyond Chesham Grammar School which is mainly Green Belt 
and is esƟmated to supply 1,400 homes alone! 
 

2 The dark blue areas are all Green Belt sites that were labeled in the 
survey as “provisional grey belt” sites.  Again, these include the Lye 
Green fields that BNG have spent the last 11 years trying to protect as 
well as several other sites including some to the north of this map 
going towards Ashley Green. Most of this is good quality culƟvated 
agricultural land. 

 
3 Most worryingly, NONE of the 15 brownfield sites idenƟfied & 

promoted by Chesham Renaissance are included in this exercise and 
likewise several other brownfield sites that BNG had idenƟfied years 
ago were also NOT included for comment and are presumably (again) 
being overlooked for housing provision.  Why? 

 
o SLIDE 8 – Now I just used the expression Grey Belt and I really think I 

should explain what is as it is relaƟvely new and was introduced by the 
new Government in late 2024 .   
 

o I put the full definiƟon and rather boringly technical definiƟon on the 
slide here but basically Grey Belt is one of two things.  Either it is 
previously developed land that has been “washed over” or proceeded 
Green Belt policy when it was introduced decades ago.  Kier Starmer 
referred to the derelict car parks and disused petrol staƟons we all see 
everywhere but a beƩer local example might be Bovingdon Airfield.   
 



o Aside from that Grey Belt is any other land that does not strongly 
contribute to 3 of the five purposes of Green Belt designaƟon as detailed 
in the NaƟonal Planning Policy Framework (NPPF). These are 
summarized as; 

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

b) to prevent neighbouring seƩlements merging into one another 

d) to preserve the seƫng and special character of historic towns  

o An important exclusion is any land within the NaƟonal Landscape which 
I sƟll refer to AONB.  I recite this and the guidance for the benefit of 
those Councilors here today as it is becoming more common for 
developers to promote their site saying it is “Grey Belt” when it is in the 
NaƟonal Landscape and that is profoundly incorrect.  
 

o SLIDE 9 – the next slide is a diagram adapted from the most recent 
Govt guidance illustraƟng that point.    
 
 

o SLIDE 10 - Why does this maƩer & why should it concern me? 
 

o Well self-evidently the Local Plan directs where development will be 
located AND how much will be permiƩed – this is DEVELOPMENT 
PLANNING 
 

o BUT – equally failure to have an effecƟve or up to date Local Plan that 
can demonstrate a 5 Year Housing Supply (5YHS) weaken DEVELOPMENT 
CONTROL 
 

o This is known as the “Tilted Balance” / PresumpƟon in Favour of 
Development. 
 

o SLIDE 11 – Now we are already seeing some aggressive speculaƟve 
applicaƟons emerging locally.  I believe others may be speaking about 
the proposals in Pheasant Rise so I won’t discuss that at any length but 
others here today will have seen these emerging plans by Capreon at Lye 
Green which were put on display about a year ago.  Now please don’t 



think I am suggesƟng that developers have got a “green light” and that 
all such proposals are inevitable.  That is not the case. 
 

o There are sƟll MANY issues that go against schemes in the Green Belt 
such as this.  Green Belt Policy sƟll prevails and “very special 
circumstances” must be shown and all the arguments pertaining to 
traffic generaƟon, the impact on highways, the need for Suitable 
AlternaƟve Natural Greenspace (SANG), Biodiversity Net Gain, affordable 
housing provision, impact on wildlife and habitats, loss of good quality 
agricultural land, the impact on water table and injurious effects on our 
local chalk streams, impact on drainage infrastructure and effects of 
surface water flooding, the impact on local schools, doctors etc - ALL 
STILL APPLY.   
 

o The point I am making is that in the absence of an up to date Local Plan 
any such planning applicaƟons MUST be countered with a robust 
argument reciƟng all these arguments which the Developer will sƟll have 
to address to secure consent.   
 

o The problem now is that previously such Green Belt applicaƟons were 
automaƟcally rejected as “inappropriate” but now must be weighed by 
the Local Authority against the harms I have menƟoned.  More likely this 
will be considered by an Inspector at a planning appeal, to decide if the 
benefits of housing provision outweigh all the harms I have just recited. 
 

o Sadly, planning has become a poliƟcal football with successive 
Governments constantly Ɵnkering with the Rules.  We had a lot of 
changes when the new Govt came to power in 2024 and now yet 
another new NPPF is coming!  This is likely to  include a presumpƟon in 
favour of “suitably located development” close to well connected train 
staƟons.  WE must monitor this as I bet some developers will be trying to 
argue that Chesham’s underground staƟon that is literally at the end of 
the line with barely two trains an hour on its single-track line is “well 
connected”! 
 

o SLIDE 12 - So, Chesham needs an effecƟve Local Plan to prevent 
speculaƟve developments that could cause harm BUT Chesham also 



needs that Local Plan to be JUSTIFIED and to considering ALL 
REASONABLE ALTERNATIVES i.e.: Brownfield - in or near town centre 
locaƟons to minimise loss of Green Belt land and any other 
environmental and social harms.  If all “reasonable alternaƟves” are not 
demonstrated to have been considered then the Plan is at risk of being 
declared “Not Sound”, and again it might fail.  We want to avoid that 
 

o Now the emerging Bucks Local Plan is very likely to be published in July 
for public consultaƟon and will probably be submiƩed for ExaminaƟon in 
Public before Inspectors at the end of the year with Hearing Sessions 
probably being conducted in early 2027. 
 

o A good first step is the Chesham Neighbourhood Plan that was adopted 
in 2025 but sadly that has no housing allocaƟon sites.  I believe the Town 
Council wanted to allocate the 15 brownfield sites that Chesham 
Renaissance had promoted but could not jusƟfy the expense of doing 
the viability assessments on them and the Planning Inspector therefore 
removed these from the Neighbourhood Plan.   
 

o Please don’t get me wrong, I am very grateful to the Town Council for 
geƫng a Neighbourhood Plan in place but I do think it would have been 
more helpful if they had funded all the professional work to secure 
housing allocaƟons for Chesham in the NP because it is now Bucks 
Council who will now be the ones looking to idenƟfy the housing sites in 
Chesham. 
 

o The earlier Reg 18 survey and the interacƟve map that I showed you 
today is worrying as it suggesƟve that the Bucks Council are (again) 
looking at wholesale Green Belt release from the outset to meet the 
inflated housing needs of greater Buckinghamshire and (again) are 
overlooking some deliverable brownfield alternaƟves. 
 

o I am not saying that these brownfield opportuniƟes will meet all of the 
housing need for Chesham but it will go a very long way towards it and 
will miƟgate the impact on our towns resources and infrastructure. 
 



o SLIDE 13 – So in conclusion what are “we” doing, and how can you help?  
Well BNG are now collaboraƟng with all the local community groups 
such as Chesham Renaissance, The Chiltern Society, the Chesham 
Society (and we hope), Chesham Town Council, to raise enough funds to 
undertake the Viability Assessments and a Housing Needs Assessment 
for Chesham that jusƟfies alternaƟve housing provision for the town.   
 

o However, we need to start engaging professionals to do this work very 
shortly and ideally before the draŌ Local Plan is published in July. 
 

o Accordingly, we are calling on the community to help us raise the money 
for this collaboraƟve project and to enable us to hopefully persuade 
Bucks Council (or possibly the Local Plan Inspectors) that there are 
alternaƟves for Chesham.  We therefore ask you to give what you can 
either by direct BACS payment to BNG (details on our website) or via the 
Chesham Society JustGiving page.  
 

o On a personal level, I am also recruiƟng for new volunteers to join BNG.   
 

o I have been the figurehead of BNG for over 11 years now and I suppose it 
is inevitable over that Ɵme that our Organising CommiƩee becomes 
depleted when people either move out of the area or sadly die or 
change jobs and cannot commit as much Ɵme so we are looking for new 
volunteers.  Our volunteers fall into two broad categories; 
 

o Professional – ideally those with some professional planning or 
development knowledge such as reƟred planning officers or consultants 
or those with planning knowledge such as surveyors like myself or 
architects, highways engineers or those with environmental skills, or 
 

o AdministraƟve – such as in company admin or other areas such as 
fundraising, PR, communicaƟons, social media, website design etc. If you 
can help with any of these funcƟons please get in touch either today or 
via the BNG website. 
 
Thank you. 
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