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A new Local Plan for
Wycombe District to 2031
• Environment
• Infrastructure
• Homes
• Jobs

Thriving places: cherishing our environment; nurturing our growth
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Prosperity and posterity
We need your help. Our District is facing a big
challenge. We need to build many more homes
and provide more jobs for local people. We
need to work out how to do this together.
The landscape of the District is beautiful and we
have many attractive towns and villages. For many
years, the Council has been striving to ensure that
new development is of high quality too. In 2013,
we finalised our approach for our town centres to
keep what is good about our town centres, and,
particularly in High Wycombe, to transform it into
a much better place. We will be continuing to
implement this.
But now we are facing a new challenge. For
the last decade, an average of 400-450 homes
have been built a year in the District. Because of
Government reforms to planning, we now need
to build 500-700 a year. We have to cooperate
with other authorities, but there is no certainty
whatsoever that others will provide homes that are
needed for this District.

work out the best – the most sustainable – places
for these to go in the District as a whole.
These will be hard choices, and there will, of
course, be consequences. Some places will
change. But we will make sure that development
is of the highest quality it can be, and that
infrastructure improvements benefit local people
too. If we don’t prepare the plan the population
will still grow, but there may be fewer new houses,
with risks of overcrowding. Jobs will continue to
decline. Development will still happen. But it will be
on sites favoured by developers, not necessarily in
the most sustainable places.
We are therefore inviting you to put forward your
views, ideas and concerns so that, together, we
can both nurture our growth and cherish our
environment. Please read this leaflet, and see on
the back page how to join in the debate.

We also need to attract new businesses, to stem
the decline in jobs. Handy Cross Hub is a good
start, but we need to do more otherwise there will
be more and more commuting.
So we need to find places to build more homes,
and places to work, and we need your views to

Cllr Neil Marshall,
Cabinet Member for
Planning and Sustainability

Cllr Richard Scott,
Leader of Wycombe
District Council

What is the
Local Plan?

What happens if we don’t
make the plan?

It’s a long term plan to
2031. It recognises the high
environmental quality of the
District and sets out where
best to accomodate the
homes, jobs and infrastructure
we need in the most
sustainable way.

If we don’t produce a Local Plan, we will
lose the opportunity to inform how and
where development happens. Crucially, it
also means that planning decisions will be
taken out of our hands and we won’t be
able to manage growth to get the best for
our communities.

?

?
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The ‘big challenge plan’
So we need to build 500-700 homes a year, and find new places for business too. The solutions to the
challenge will be complex. But the challenge itself is simple: how do we maintain and improve our
quality environment and provide infrastructure, homes and jobs?

Environment

Homes

The Chilterns AONB (see p9) covers 71% of
the District. We have protected this, and other
greenfields that are valued locally, over the last 10
years by building mostly inside towns. But those
sites are running out.

We have been used to building about 400-450
homes a year. This did not meet our needs. Other
places in the south-east region made up the
difference. Now the starting point is we must meet
all our needs, including from our growing local
population and taking account of people moving
in and out of the District. This may be as many as
500-700 homes a year.

We have also been heavily committed to tackling
climate change by, for example, requiring
renewable energy in new development. We don’t
want to undermine this by allowing commuting to
increase, with the decline of local jobs and the CO2
emissions that would result.
The quality of the places we live in, and of the
global environment, matters to us all, and must be
our overriding concern. There is no point in building
homes and new places to work in a way that our
children would regret. But neither can we use that
as an excuse for doing nothing – as our children
would also regret not having local homes and jobs.

Infrastructure
If new development needs new infrastructure (see
p9), it has to be funded by the development. This
can often be provided in a way that gives benefits
to local people too – such as a new open space,
an expansion to a school, or improved transport.

Growing population

172,000 190,000+
2011
2031

How many homes
might we need to
build every year?

Up to
now

400

From
now
to 2031

500 700?

Jobs
Although it has lost jobs in recent years, the District
still has a healthy economy. We need to protect
existing employment land to retain jobs, but we
also need to make sure we are well placed to take
advantage of opportunities for growth, by finding
new land for new businesses. High Wycombe and
Marlow are generally where businesses want to be.

Why do we have to plan for
a growing population?

What
happens next?

All across England, councils are expected to
plan for growth. The government says every
council must work out how many homes and
jobs are needed and plan to meet all of these
predicted needs.

We’ve set out some of the
options we are considering for
the Local Plan. Keep reading to
find out what they would mean
for your local area.

Planning for growth is also the right thing to
do as everyone has the right to live in a decent
home, and have a place to work.

We want to hear your views to
help us draft up our plan.

?

4

High Wycombe
High Wycombe is the main town in the
District. It is largely surrounded by the
Chilterns AONB (see p9), so the town
cannot just expand to accomodate all the
new homes and jobs that it needs.
There are a few reserve sites (see below).
These can accomodate some of the homes
and jobs the town needs.
Most of the sites have important environmental
features such as wildlife sites. To protect these,
only certain parts of the sites would be built
on. That means other sites in the District are
needed as well.
An alternative approach would be to build
more on these sites so that we don’t have to
look for as much land elsewhere.

In the pipeline
New homes and jobs are coming to the town in the
next few years, including at:
1

H
 andy Cross Hub: State-of-the-art leisure
centre alongside new jobs and transport hub

2

H
 ughenden Avenue sites: New homes
(including for older people), jobs, environmental
improvements and link road

3

R
 AF Daws Hill: New homes, businesses and a
new primary school

4

Cressex Island: New retail schemes

5

T
 he Town Centre Master Plan: We are making
the town centre a better place for visitors and
residents by altering some of the roads so that
we can provide a greener, better connected and
more pedestrian-friendly town centre. This is set
out in the DSA Plan (see p9) finalised in 2013.

@

Jargon Buster: Reserve sites

Reserve sites

Reserve sites are pieces of land not in the
Green Belt (see p7) at the edges of towns and
villages that have been identified in previous
plans to help us cater for future growth. They
are ‘greenfield sites’ which means they haven’t
been built on before.

6

A
 bbey Barn South: This could provide around
450 homes, new businesses and new open
space. It could help provide new community
facilities and better transport links between the
Daws Hill area, Flackwell Heath and the town
centre. The historic woodland ride on the site
would be a new park.

7

A
 bbey Barn North: This could provide around
75 homes and potentially a local nature reserve.
Most of the site would remain undeveloped.

8

T
 erriers Farm: This sensitive site between
Terriers and Hazlemere could provide around
400 homes as well as transport measures in
the wider area and sports pitches. There is the
possibility of providing a park and ride site here.

9


Gomm
Valley & Ashwells: This sensitive site
has an attractive valley landscape, with some
important wildlife areas. Whilst the site could
provide around 400 homes, new jobs, and
potentially an extended local nature reserve,
most of the area would remain undeveloped.

These sites can help us to provide space for
some new homes, jobs and amenities for
local communities. If we don’t make use of
our reserve sites we will need to find other
sites elsewhere. We expect to see these sites
developed in the next few years.
There are four of these sites at the edge of
High Wycombe (described on these pages)
and one on the edge of Bourne End.
see pages 6-7
However, our assessment of these sites
suggests they would only meet up to 15% of
the homes we need, so we have to look
further afield.

5
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Places for new jobs
We are looking for new sites where we could encourage new
businesses.
The options we have are:
10

Land north of Heath End Road (‘Junction 3A’): Could there
be a new business development between High Wycombe and
Flackwell Heath, with a west-facing junction on the M40 to
complement the east-facing one already at Junction 3? This
would be a major economic development opportunity but it is in
the Green Belt (see p7).

11

Wycombe Air Park: The Air Park will be kept open. Could we
make better use of the existing business space at the Air Park?
Could we allow an extension of these activities whilst retaining air
park operations?

12

 uckmaster Playing Fields (Booker): By moving the playing
B
fields elsewhere, is there scope for a new employment site here?

What happens if
we don’t plan for
new homes and
jobs?
A lack of homes will lead to
overcrowding and greater
strain on all services. More
people may have to move
out of the District. If there
are no new jobs it will
mean there will be more
commuting trips to other
places, with the impact
those extra car journeys and
carbon emissions would
have on the environment
and road network.

?
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Wye Valley and Marlow
Most of our jobs are located in the south of the District
(including High Wycombe), so it makes sense to look
at the Wye Valley and Marlow area for new homes, to
help reduce commuting.
We are looking into potential locations here for providing
homes to support growth—including through Slate
Meadow reserve site and also a review of the Green Belt
(see p7) in this area.
1

S
 late Meadow: One of our reserve sites (see p4) is
Slate Meadow, the field between Bourne End and
Wooburn. Part of the site is a Village Green. It is
important to local people as a recreational resource and
an area separating the two villages. With good quality
landscape design, the green feel and Village Green can
be maintained alongside about 175 homes.

2

© Crow

Marlow open for business
As part of the Thames Valley, Marlow is one
of our centres for jobs. But the town is largely
surrounded by the Chilterns AONB (see p9) and
the floodplain, so there is little room for growth
around the town.
Some of the main sites in Marlow are already
covered in our ‘DSA Plan’ (see p9) which we
recently published. To keep Marlow a thriving
business centre, improvements are needed to
Globe Park and Marlow International. But more
businesses would like to locate here.

Is there a new place for business 2 beyond the
Westhorpe interchange near Westhorpe House?
This is within the Green Belt, and would be visible
from the Chilterns AONB and Winter Hill, so it
would need to have a sensitive landscape design.
But it could be a long-term opportunity to provide
jobs in the District.

7

Why do we need to review the
Green Belt?
The Green Belt covers almost 50% of the District. Due
to the need for more homes and jobs, we can’t see an
answer to this challenge which doesn’t involve using
some of our Green Belt land.
Some of the land in the south-east of the District is
classed as Green Belt, but doesn’t have other national
protections such as the Chilterns AONB where we
don’t want to build major developments because of the
outstanding quality of the landscape. Although we will
need to look at all the Green Belt in the District, the focus
for looking for more development opportunities will need
to be in the south-east of the District.

1

It will, however, be important that we continue to make
sure that towns and villages don’t sprawl and merge
into one another.

@
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Jargon Buster: Green Belt

The Metropolitan Green Belt, which was initially
designated in the 1950s, is a continuous belt
of land around London which prevents towns
sprawling out uncontrollably and merging into
one another. Oxford has a Green Belt too. Most
of the Green Belt is green fields, which are
valued by people who live locally. But - unlike
the Chilterns AONB - the Green Belt has not
been designated because of the beauty of
the landscape.

?
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Princes Risborough
Princes Risborough is an attractive market
town. It has a population of 8,000 and about
3,500 homes. It has not seen major growth for
many years.
Our rising population forecasts mean we now
have to consider whether Princes Risborough is
an appropriate place for new homes and whether
this could bring benefits to the town. It is a less
popular place for businesses to locate, which
means that getting a good balance of homes and
jobs would be difficult.
Historically, the town has not spread west of the
Aylesbury railway line. However, unlike so much
of the District, this area is not in either the Green
Belt (see p7) or the Chilterns AONB (see p9), so it
makes sense to consider if development can take
place here.

The options include:
1a P
 ark

Mill Farm: We have resisted proposals
for Park Mill Farm in the past. It could provide
about 450 homes. Would it integrate well into
the town, or always feel isolated on the ‘other
side of the tracks’?

1b Land


north of Longwick Road/Mill Lane:
If this was developed with Park Mill Farm it
would provide 800 – 1,000 homes. We do not
see it being developed without Park Mill Farm.

2

M
 ajor growth option: We are investigating
the scope for 2,000 – 2,500 homes. It would
take place over a decade or more. It is
essential that, right from the start, the quality
of any development is established. It would
need to be built to the well established ‘garden
city’ principles, with:

We would need to make sure that the character
and distinctiveness of the town centre is
preserved.

•w
 ell-designed, energy-efficient houses that
meet the needs of the elderly as well as
growing families

How much growth?

•e
 asy routes to walk and cycle to school, to
the town centre and to the railway station

If we put new homes at Princes Risborough, what
is the right amount? Instinctively, smaller numbers
might be more attractive, but is that right? They
may not provide as much infrastructure (see
p9) that would benefit the town. On the other
hand, larger developments may need so much
infrastructure – such as the new road shown on
the diagram opposite – that there is little funding
left for other benefits.
Whatever the scale of growth, it needs to be
planned, to ensure the greatest benefits to local
people. Piecemeal growth would be the worst of
all possible options.

•a
 s many jobs as could be attracted to the
area to minimise commuting
•g
 ood areas of open space for wildlife and for
recreation, and ways to manage water and
flooding
 t least one new school and doctors’ surgery
•a
• lots of trees to reduce its visual impact from
the Chilterns AONB (see p9).
 uch more work would need to be done
M
before any decisions are taken on any
expansion to the west of the railway, as it is a
big step for the town to take.

9
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1b
4
1a
5
3
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Other opportunities in
Princes Risborough
3

P
 icts Lane: This could provide new
homes and possibly jobs to support
the town.

4

Longwick

Road employment area:
We are looking at options for the future
of this area, and whether it could
provide new homes or have a mix of
jobs on the site.

5

P
 rinces Estate: More jobs could be
provided here.

Possible population growth
of Princes Risborough

Plus Option 1a
Plus Option 2

Jargon Buster: Chilterns AONB

Most of Wycombe District is covered by the Chilterns
Area of Outstanding Natural Beauty. An AONB is exactly
what it says it is: a precious landscape whose distinctive
character, scenic quality and natural beauty are so
outstanding that it is in the nation’s interest to safeguard it.
Unlike the Green Belt, it is designated not by councils but
by the Government. This national status means that this
land is as important as National Parks like Snowdonia or
the Lake District. Therefore, councils would need to have
extremely good reasons for allowing large projects in
the AONB.
You may also want to know what we mean by:
Infrastructure: roads, railways, parks, schools, doctors’
surgeries, and more, that are provided for the community,
usually not as a commercial venture
Sustainable: development with a long-term positive
legacy for future generations

Today
Plus Option 1b

@

= 1,000

DSA Plan/Delivery and Site Allocations Plan: the plan
the Council adopted in 2013 setting out how the town
centres of the District will be improved over coming years.
It will remain in place alongside the new Local Plan.
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Our rural areas
Other growth options

Most of the countryside in the District is in the
Chilterns AONB (see p9). This means there
aren’t many opportunities for more growth
in these areas. Do you think some small
developments of homes at the edge of villages
would be a good solution? Could there also be
some opportunities for new homes at places
in the countryside which are already used for
employment or other purposes?

Places we have looked at for expansion in
rural areas have included Saunderton 1 ,
Stokenchurch 2 and Kimble 3 , as well as a
possible new town in the far north of the District
near Terrick 4 . However, all of them are small
places with few services and facilities which are
unlikely to be sustainable (see p9) solutions.
What do you think?

© Crown Copyright and database rights 2014 Ordnance Survey 100023306

Opportunities in rural areas

More homes
in villages?
4
3

1

2

Our travelling community
The travelling community – made up of Gypsies,
Travellers and Travelling Showpeople – is a
small but important part of our community.
Government rules state that we have to
plan for the accommodation needs of these
communities, and that means setting a target
for new sites. Existing traveller sites are mainly in
the rural areas.

It is worth thinking about whether
your village could benefit from a small
number of new homes.
Whilst we all want to protect the
environment we love, we also want to
have vibrant communities.
New homes can help local people
stay in their home villages and keep
local shops and pubs
alive.

?

Neighbourhood planning
One way for communities to shape their future
is through preparing a neighbourhood plan. The
Local Plan will provide the framework for this.

A joined up approach
We face challenges but so do others. Everyone
has to plan for growth.
We have a duty to cooporate with other councils
and organisations to deal with the big issues
and make sure our plans all fit together.
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Options at a glance...
Jobs
To ensure that we provide jobs for future
generations within the District, we will need to find
new land for businesses. Due to a lack of other
options, this is likely to be in the Green Belt (see p7).
Possible places for business growth are:
•
•
•
•
•

Land north of Heath End Road (‘Junction 3A’)
Westhorpe Interchange in Marlow
Wycombe Air Park
Gomm Valley and Abbey Barn South, and
Buckmaster Playing fields

Tell us what you think
Please turn over to find out
how you can get involved,
and where you can come
and talk to us about
these plans.

See pages 4-5 and 6-7 for more information.

Homes
The options we are considering are set out below.
We may not be able to choose between the
options, but may have to decide on how many
homes each one provides.
Due to the amount of growth we need to provide
for (500-700 a year), we know we need to do
options 1 - 3. We still need to do a lot more work
on options 4 - 6.

@

4. Expanding villages: We could build small
numbers of homes on the edge of villages.
5. Green Belt review: We could reassess the
land at the edge of, and between, our towns and
villages, to see if any of it would be better used to
help deal with our very challenging growth needs.
We think the main place to do this assessment is
the south-east of the District, which is not in the
Chilterns AONB (see p9).

1. Build in towns: We have done lots of this
already and there aren’t many suitable sites left to
See pages 6-7 for more information.
build on. Also, we need to keep our business sites
to provide jobs for local people.
6. Expanding Princes Risborough: Unlike most
areas of Wycombe District, the western side of
2. Build on previously developed sites in the
Princes Risborough is not designated as either
countryside: These are previously developed
Green Belt (see p7) or part of the Chilterns AONB
sites, but isolated in the countryside. It could mean (see p9). Therefore it could be a suitable place to
lots of extra traffic and homes being built far from cater for growth. This would be a major expansion
services.
of the town so we would like to hear your views.

@

3. Build on our greenfield reserve sites:
These sites are reserved for new homes and jobs,
and we need to start making plans for them to
come forward. But we know that they need to
be planned extremely carefully, and we would like
your views on the best way of doing this.

See pages 8-9 for more information.

7. Expanding other settlements / 8. New
settlement: We have looked at whether we could
expand other places in the rural parts of Wycombe
District, or even build a new settlement. However,
we don’t think any of these are likely to offer
See pages 4-5 and 6-7 for more information. sustainable (see p9) solutions.

@
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Get involved...
We’ve described some of the options that we
are considering and now need your input - your
views, ideas and concerns.

A major consultation is running until
Friday 4 April 2014.
How can you help to make the plan?
• Come to one of our local events to discuss and
debate more about the choices we face. Please
register in advance (contact details below)
• Visit our exhibition

Events
Central
Exhibition

Where? What time?
High Wycombe Library
(during opening times)
11 February Staffed days:
· Thursday 6 March 9.30am-5pm
until 15
March 2014 · Saturday 15 March 9.30am-5pm
South West Longburrow Hall (Stokenchurch)
Chiltern
· 9.30am-5.30pm: staffed exhibition
26 February · 7pm-9pm: evening meeting
Marlow
4 March

Court Garden
·9
 .30am-5.30pm: staffed exhibition
(Leisure Complex reception area)
·7
 pm-9pm: evening meeting
(Shelley Theatre)

North West
Chiltern

27 February: Naphill Village Hall
· 9.30am-4.45pm: staffed exhibition
5 March: Hughenden Primary
School
· 7pm-9pm: evening meeting

High
Wycombe
6 March

High Wycombe Library
· 9.30am-5pm: staffed exhibition
John Hampden School
· 7pm-9pm: evening meeting

Chepping
Wye Valley
10 March
Princes
Risborough
17 March

Bourne End Library
· 9.30am-5.30pm: staffed exhibition
· 7pm-9pm: evening meeting

• Read the consultation report and associated
background information on our website at
www.wycombe.gov.uk/newlocalplan
Submit formal comments on the consultation
report by filling in our response form:
• On the local plan webpage (link above)
• Available at our offices (see address below),
and at the Information Centres in Princes
Risborough and Marlow
• Or use the contacts below to get a form by
email or post
Contact the Planning Policy team:

@ Email newlocalplan@wycombe.gov.uk
@

Write to the team at
Wycombe District Council,
Queen Victoria Road,
High Wycombe, Bucks HP11 1BB

Information Centre
 .30am-4.30pm: staffed exhibition
·9
Princes Centre
· 7pm-9pm: evening meeting

Phone 01494 421158
Twitter @wycombedcnlp #wycombedcnlp
Once we’ve had your comments, we will be taking
some time to think about how we can move ahead.
Jeśli potrzebne jest Państwu tłumaczenie przekazanych informacji na
inny język, zapraszamy do biura Rady Okręgowej Wycombe w celu
zaaranżowania – gdzie stosowne – tłumaczenia pisemnego lub ustnego.

www.wycombe.gov.uk/newlocalplan

