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Chilterns Beechwoods Special 
Area of Conservation 
Member training 
June 2024 – MS Teams 

 
Aude Pantel – Principal Planning Officer 

Charlotte Morris – Planning Policy Team Leader 

Laura Pearson – Development Management Team Leader (North Area) 

Andrew Macdougall - Development Management Team Leader (Central 
Area) 
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Chilterns Beechwoods SAC Agenda 
1. What is the Chilterns Beechwoods Special Area 

Conservation 

2. Where is it located 

3. Why does it matter ecologically 

4. Requirements under the Habitats Regulations 
a. Appropriate Assessment 

5. How does it affect development 
a. Chilterns Beechwood Mitigation Strategy 
b. Development Management Process 

6. Next steps 
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1. What is the Chilterns Beechwoods Special Area of 
Conservation 

 
Protected for: 

- Beech forests on 
neutral to rich soils 

- Dry grasslands 
- and scrublands on 

chalk or limestone 

- Rare stag beetle 
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3. Why does it matter ecologically? 

 
• Part of a network of Internationally Significant Sites 

protected by the Habitats Regulations 

• Under threat from recreational pressure 

Presenter Notes 

2024-06-10 14:00:59 

-------------------------------------------- 

Can mention it was part of a EU 
directive but post Brexit was translated 
int the Habs Regs 2017 
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2. Chilterns Beechwoods SAC Location 

Presenter Notes 

2024-06-10 14:01:00 

-------------------------------------------- 

9 sites protected at national level which 

form together the Chilterns 

Beechwoods Special Area of 

Conservation (SAC) Ashridge 

Commons and Woods SSSI 

Aston Rowant Woods 

SSSI Bisham Woods SSSI 

Bradenham Woods, Park Wood and 

the Coppice SSSI Ellesborough and 

Kimble Warrens SSSI 

Hollowhill and Pullingshill Woods 

SSSI Naphill Common SSSI 

Tring Woodland SSSI 
Windsor Hill SSSI 
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CBSAC – Ashridge Common and Woods SSSI 
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Recreational impacts 

• Contamination (e.g. dog fouling, litter, spread of plant pathogens); 
• Increased fire risk; 
• Trampling/wear (e.g. loss of vegetation, soil compaction, erosion, 

damage to trees from climbing); 
• Harvesting (e.g. fungi, wood); 
• Difficulties in managing the site (e.g. maintaining the grazing regime); 
• Disturbance (e.g. affecting the distribution of livestock and deer). 
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4. Habitats Regulations 

• The requirement for compliance with the Habitats Regs is a 
point of law – we cannot simply take a planning view. 

• It exists to protect the SAC sites’ integrity i.e. the ability for 
them to achieve their conservation objectives (=maintain the 
features for which they were designated). 

• The Habitats Regs impart a duty on Local Planning Authorities 
(competent authorities) to carefully consider the likely 
significant effects of any proposal on a European site, either 
alone or in combination with other plans or projects. 

Presenter Notes 

2024-06-10 14:01:01 
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Point of law – originally a European 
directive transposed into UK law after 
Brexit 
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4. Habitats Regulations continued 

• Where the potential for likely significant effects (LSE) cannot 
be excluded, a competent authority must make an 
appropriate assessment of the implications of the plan or 
project for that site. 

• Where an adverse effect on the site’s integrity cannot be ruled 
out or mitigated, and where there are no alternative 
solutions, the plan or project can only proceed if there are 
imperative reasons of over-riding public interest (IROPI) and 
if the necessary compensatory measures can be secured. 

• By law, Natural England – the statutory conservation body – 
must be consulted. 
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Habitats Regulations Assessment vs Appropriate Assessment 

• HRA = the entire process of ensuring that a project complies 
with the Regulations regarding designated sites 

• AA = a specific stage of HRA if adverse effects on integrity of 
the site cannot be dismissed 

• An appropriate assessment is not a technical or legal term. It is 
about making an assessment that is 

• appropriate to establish certainty over whether there 
would be adverse effects due to the plan or project, alone 
or in combination with other plans or projects, 

• and if an adverse effect is identified, that sets out - with 
enough certainty - the mitigation measures that need to 
be secured to mitigate those effects. 
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5. How does it affect development? 

 
• Footprint Ecology report for 

Dacorum’s local plan 
evidence identified adverse 
effects due to recreational 
pressure in 2021 

• Natural England issued a 
letter on 14 March 2022 - 
effectively placed a 
Moratorium on development 
caught by the HRA issue 

Presenter Notes 

2024-06-10 14:01:01 
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Para 6.3 of footprint ecology report 
says "The issues are clearly visible 
now and are extensively documented 
in this report. Further increases in 
recreation use and visitor numbers are 
likely to exacerbate the issues and 
potentially make any restoration 
harder. It is not safe to assume any 
additional recreation use will not cause 
additional damage because damage is 
already visible (e.g. Monz et al., 2013). 
Marked increases in local housing will 
result in more people living near to the 
site and increases in recreation use are 
likely. As such it will not be possible to 
rule out adverse effects on integrity 
from  the cumulative effects of housing 
growth around the SAC. Mitigation 
measures therefore need to be 
established to address impacts from 
future housing growth in relevant local 
plans." 
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5. How does it affect development? 

 
• In response, a Mitigation Strategy was developed in collaboration 

with other affected LPAs: Dacorum BC, Central Bedfordshire BC, 
St Albans BC, in consultation with Natural England 

 
• Other authorities have already adopted their strategies and 

unlocked development as they were able to bring forward 
mitigation on Council-owned land. 
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Mitigation Strategy – 500 m Exclusion Zone 

• New housing located directly adjacent to 
the SAC will pose public access and 
disturbance risks. 

• Survey data shows that visitors living within 
500m are much more likely to visit the SAC. 

• Recommended that there should be a 
presumption against residential 
development within 500m of the SAC 
boundary. 

• Net new homes must be refused 
permission as the impact cannot be 
mitigated. 
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Mitigation Strategy 
12.6 km Zone of Influence 

 
• Zone of influence from 500 to 

12.6 km from the CBSAC - 
Ashridge site. 

• Represents the core area 
around the SAC where 
increases in the number of 
people (Use Classes C2, C3 and 
some others) will require 
mitigation measures to avoid 
adverse effects on the integrity 
of the SAC. 

Presenter Notes 

2024-06-10 14:01:02 
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The Zones of Influence are a 12.6 
kilometres mitigation zone (from the 
boundary Ashridge Commons and 
Woods Site of Special Scientific 
Interest) and a 500-metre avoidance 
zone (from the boundary if the 
Ashridge Commons and Woods Site of 
Special Scientific Interest). These have 
been identified in Dacorum’s Local 
Plan evidence base and endorsed by 
Natural England. Both zones extend 
into Buckinghamshire. The Zones of 
Influence identify the area where 
certain development would be 
expected to result in increased 
recreational pressure and impact the 
Chiltern Beechwoods Special Area of 
Conservation 
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Mitigation strategy 

 
The Mitigation Strategy has two prongs 

• Suitable Alternative Natural Greenspace 

• Strategic Access Management and Monitoring 
Strategy 

 
Developers need to provide both SANG and SAMMS 
to mitigate the impact of qualifying development 

Presenter Notes 

2024-06-10 14:01:02 

-------------------------------------------- 

West planning area not deemed to 
need mitigation – Difference in tariff 
established based on difference of 
impact.  
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Mitigation strategy – Strategic Access 
Management and Monitoring Strategy 

• Statement of Common Ground signed in November 2022 around 
strategic principles and initial breakdown of costs for onsite 
interventions for SAMMS - agreed with the partner authorities 

• A payment made by developers which gets transferred to the 
National Trust to provide mitigation at the Ashridge Common site 
(the SAC). 

• The total costs for SAMMS is £18,275,510. 

• For Buckinghamshire this will result in a per-dwelling tariff of £566.23 
in the north and central planning areas and £87.03 in the east planning 
area. 

Presenter Notes 

2024-06-10 14:01:02 
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West planning area not deemed to 
need mitigation – Difference in tariff 
established based on difference of 
impact.  

https://democracy.dacorum.gov.uk/documents/s36830/Appendix%20B%20-%20Statement%20of%20Common%20Ground%20FINAL.pdf


 

Mitigation Strategy – Suitable Alternative Natural 
Green Spaces 

 
•  A SANG seeks to provide opportunity for recreation 

outside the SAC. 

• Capacity required is calculated as 8ha per 1000 
people (2.5 people per household) – Natural England 
standard. 

• Catchment of SANG and capacity depending on size. 
- SANG between 2 and 12ha – 2 km catchment 
- SANG between 12 and 20ha – 4 km catchment 
- SANG over 20ha – 5 km catchment 

BUCKINGHAMSHIRE COUNCIL 

Presenter Notes 

2024-06-10 14:01:02 

-------------------------------------------- 

e.g. For a site of 100 homes, 
developers would need to provide 2ha 



 

Mitigation Strategy – Suitable Alternative Natural 
Green Spaces 

 

 
• On project level/ bespoke SANG or Strategic SANGS 

- On strategic SANGs for 9 and under dwellings for the 
whole ZoI 
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Mitigation strategy - SANG 

 
• Bespoke SANG for larger sites including: 

 
• Kingsbrook 

• Woodlands 

• Hampden Fields 

• RAF Halton 

• Land at Burton Lane, Little Chalfont 
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Mitigation Strategy – Kingsbrook Meadows SANG 
• If approved, Kingsbrook Meadows 

strategic SANG would have capacity to 
mitigate 3295 new homes. 

• Developers will be required to purchase 
SANG credits to mitigate against their 
development. 

• The SANG will need to be maintained by 
an enduring body. 

• The SANG credit will cover 
•  the cost of making the SANG (in 

accordance with Natural England 
requirements) 

• in perpetuity maintenance and 
monitoring costs (at least 80 years). 
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Mitigation Strategy – next steps 

 
• Both the SAMMS and SANG payments will be fully 

covered by developers 

 
• Looking to adopt mitigation strategy at Cabinet in 

Summer 2024 
• Dependent on Kingsbrook reserve matters application 

reaching resolution to grant 

• Cabinet decision required to sign off a Collaboration 
Agreement which establish how the SAMMS monies 
will be administered between the partner authorities 
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Development affected by ZoI 
 

What application types are affected? 

If the proposed development is 

likely to have a significant effect on 

the Chiltern Beechwood Special 

Area of Conservation, then 

planning permission cannot be 

granted until mitigation is in place. 

Implication 

In the region of 170 applications 

are being held in abeyance 

The following application types are impacted by 
the restriction: 

 

Presenter Notes 

2024-06-10 14:01:03 

-------------------------------------------- 

All in FAQ  
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Impact and Implications of the Restrictions 

 
• Applicants and Agents query timescales 

• Why is it taking so long? 

• Dependent on third party delivery 

• Governance agreement between Buckinghamshire 
Council and third party, plus third party and 
‘enduring body’ 

 
• Limited opportunity for Council-owned land to become 

SANG 

 
• When can decisions start to be made on applications 

currently held in abeyance? 
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Development management pressures 

 
- In the region of 170 applications held in 
abeyance 

- Frustration about timescales from applicants 
and agent 

- Age of supporting documentation for 
applications 

- Fair approach to determining applications 

- Performance and Extensions of Time 

- Timeframe for legal agreements 

- Appeals 



 

Legal Agreements and Decision 
Making 
• Secure Special Area of 

Conservation Mitigation 
(Strategic Access Management and 
Monitoring Strategy (SAMMS) and 
Strategic Accessible Natural Green 
Space (SANG)) 

• Types of Legal Agreements 

• Legal Team Capacity 

• Publicity of Legal Agreement 

• Prior to determination of 
affected planning applications 

 
 
 

 

Presenter Notes 
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So in terms of securing the mitigation 
strategy, it is not possible to simply 
impose a planning condition, but rather 
a legal agreement is required to secure 
the contribution towards SAMMS and 
SANGS. 

In terms of the legal agreements that 

can be used, there are different types 

of legal agreements depending on the 

nature of contributions being secured. 

If only SAMMS and SANGS 

contributions are required, then the 

Council will be looking to use a 

relatively straightforward legal 

agreement known as a unilateral 

undertaking to be used which will 

effectively be a proforma to be filled 

out. Whereas if a range of contributions 

are needed, i.e. SAMMS and SANGS 

plus contributions towards Affordable 

housing, biodiversity net gain and / or 

leisure contributions, then a s106 legal 

agreement shall be required. The need 

for all these legal agreements does 

have implications for the Council’s legal 

team and inevitably, there will be 

delays to some applications whilst the 

legal agreements are prepared. But we 

cannot start preparing the legal 

agreements until the financial 

contributions for SANGS is known, and 

this will only be known once the 

kingsbrook SANG application has been 

submitted and progresses in 

discussions with consultees including 

natural England.  

Once the relevant legal agreement has 
been prepared and signed, this then 
needs to publicised on the council’s 
website ahead of the permission being 
issued. 

Therefore, the submission of the 
application for the anticipated 
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Development management 

Other potential sources of mitigation 
- First application for a SANG - Halfway Farm House application, 

not linked to residential development, near Chesham/ Great 
Missenden area 

- If SANG is approved, control will be through residential 
planning applications which will want to use SANG credits and 
will need to demonstrate the SANG is satisfactory – unlikely if 
there is no enduring body and management plan in place. 

Pre-application Advice 
As with any proposal, should applicants propose a site for a 
‘SANG’ they can seek Officer advice through submitting a request 
for pre-application advice. 

Presenter Notes 

2024-06-10 14:01:04 
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So whilst we have talked about the 
anticipate SANG at Kingsbrook in 
Aylesbury, this is not the only scheme 
for a SANG coming forward within 
Buckinghamshire which seeks to 
provide a mitigation strategy.  
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Progress and next steps 

• Kingsbrook SANG resolution to approve 

• Agree Mitigation Strategy 

• Kingsbrook SANG s106 agreed 

• Progress other strategic SANGs in south of Zone of 
Influence 

• Third strategic solution – Gateways (National Trust 
leading) 

• Legal Agreements 

• Determine applications 

Presenter Notes 

2024-06-10 14:01:05 
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Kingsbrook SANG needs to be 
submitted and fully assessed. Like any 
application a period of consultation 
shall be undertaken and the proposal 
assessed against national and local 
planning policies and guidance.  

The application for the Kingsbrook 
SANG shall require referral to cabinet 
and only once, and should the 
application seek a resolution to 
approve, can a legal agreement for the 
Kingsbrook SANG itself be agreed. 
This S106 shall not only include the 
land being retained for the purposes of 
providing a SANG but also issues of 
maintenance and monitoring.  
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Questions 
 
 
 

 

 
 
 
 

 
Further resources 

• Footprint Ecology Report 2022 

• Statement of Common Ground 

• FAQs by Buckinghamshire 
Council 

• Development in the Chiltern 
Beechwoods Special Area of 
Conservation 

https://www.dacorum.gov.uk/docs/default-source/strategic-planning/dacorum-recreation-evidence-base-200322.pdf?sfvrsn=fbe079e_0
https://democracy.dacorum.gov.uk/documents/s36830/Appendix%20B%20-%20Statement%20of%20Common%20Ground%20FINAL.pdf
https://buckinghamshire-gov-uk.s3.amazonaws.com/documents/FAQs-Chiltern-Beechwoods-SAC_January_2024_Clean_version.pdf
https://www.buckinghamshire.gov.uk/planning-and-building-control/building-or-improving-your-property/chiltern-beechwoods-special-area-of-conservation-faqs/#limits-to-residential-development
https://www.buckinghamshire.gov.uk/planning-and-building-control/building-or-improving-your-property/chiltern-beechwoods-special-area-of-conservation-faqs/#limits-to-residential-development
https://www.buckinghamshire.gov.uk/planning-and-building-control/building-or-improving-your-property/chiltern-beechwoods-special-area-of-conservation-faqs/#limits-to-residential-development

