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Foreword
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 per year
have been built 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.
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 out commuting. So we need to find
places to build more homes, and places to work, and we need your views to work out the best – the
most sustainable – places for those 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. 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 document, and join in the
debate.

Cllr Neil Marshall,
Cabinet Member
for Planning and
Sustainability

Cllr Richard Scott,
Leader of Wycombe
District Council
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1. Introduction
1.1 We need your help!
Our District is facing a big challenge. How do we maintain and improve our quality environment whilst
providing the infrastructure, and many more homes and jobs for local people? We need to work out
how to do this together.
This consultation document sets out the detail of the challenge ahead and a range of options for how
we could address it. We need your help in this and encourage you to get involved in this consultation.
This is a detailed document. We have also produced a summary leaflet which we would encourage you
to look at(1).

1.2 What is the New Local Plan?
The New Local Plan will set out how much land we need for new development and will identify the best
– the most sustainable - locations for where development should take place up to the year 2031.

1.3 Why are we preparing a new one?
In 2012 the Government published the National Planning Policy Framework (NPPF)(2). You can find out
more about it below but importantly it told local planning authorities like Wycombe District Council to
support “sustainable development” and to plan positively for it by updating their local plans. So that is
what the Council is now doing.

1.4 What will the Plan cover?
The Plan will set out the vision and strategy for where development should go in the District up to 2031
as well as more detailed proposals for where and how this should happen. This will include:
• Continuing to protect the environment of the District as a whole;
• Setting out how many homes will need to be provided and identifying where those homes should
go;
• Setting out how much land should be provided for new economic development including offices
and industrial development and identifying the best places to locate the development;
• Identifying what infrastructure should be provided to support new development;
• Setting out individual site proposals for your local area;
• Detailed policies to manage development.
The Plan will not deal with detailed proposals for the main town centres as these are already set out
in the Delivery and Site Allocations Plan (DSA). The DSA also contains policies on how to manage
development, but the new plan will set out more detailed policies, to replace those we still use from the
previous local plan. The new plan will also replace the current Core Strategy(3).
As part of preparing the new Local Plan a Sustainability Appraisal is being undertaken balancing
important environmental issues such as the Chilterns AONB, journey to work, public transport
accessibility, and other environmental economic and social issues.
(1) Consultation Leaflet, February 2014
(2) National Planning Policy Framework, March 2012
(3) Adopted Core Strategy Development Plan Document, July 2008
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1.5 What happens if we don’t prepare a new Local Plan
If we do not prepare a new Local Plan we will not be planning positively for the future of our District
and finding the most sustainable way of accommodating development. This means that we could lose
control over how the District develops and grows in the future. Developers could propose development
in locations that may not be the most appropriate and without the right policies in place the Council
may find it difficult to refuse them or may find that developers could successfully appeal against Council
decisions. Furthermore there are currently proposals by Government to make it a legal requirement for
all local authorities to have a local plan.

1.6 How does the new Local Plan fit with Neighbourhood Development Plans?
The Localism Act (2011)(4) introduced the ability for local communities to prepare their own
Neighbourhood Plans as a statutory planning document to guide development in their local areas.
These Plans have to fit with the strategic policies of the Local Plan and with national planning policy,
and are a means of securing sustainable development and growth. Most of Wycombe District has
parish or town councils and in these areas, if the local community choses to prepare a Neighbourhood
Plans, they have to be prepared by the relevant parish or town council. In High Wycombe there is
no parish or town council. Here local neighbourhood forum(s) representing a cross section of the
community can be set up to prepare a Plan.
It is important that the New Local Plan provides the right strategic framework. We are very keen to hear
from any communities who wish to prepare a Neighbourhood Plan so that we can ensure that there is a
good fit between what the New Local Plan does and what a Neighbourhood Plan might cover.

1.7 What Plans do we already have?
The Council has three plans that currently set out where development should take place:
• The current Wycombe District Local Plan(5) (adopted in 2004) – setting out district wide policies for
the development of the District, prepared in the late 1990’s/earlier 2000’s;
• The Core Strategy (2008) - setting out the overall approach to the development of the District;
• The Delivery and Site Allocations Plan (2013) – setting out proposals for the main town centres in
the District and some detailed policies for managing development.

1.8 So what will happen to the current plans?
The New Local Plan will completely replace the Core Strategy and the current Local Plan. However,
because the Delivery and Site Allocations Plan has been approved so recently and takes account of
the Government’s latest planning policies in the NPPF, the New Local Plan will not replace that plan.
Once approved, the New Local Plan will sit alongside the Delivery and Site Allocations Plan to set
the planning framework for the District. Figure 1 sets out how the plans and other relevant planning
documents will fit together when approved

(4) Localism Act 2011, November 2011
(5) Wycombe District Local Plan to 2011 (As Saved and Extended (2007); and replaced by the Adopted Core Strategy July
2008 and Delivery and Site Allocations Plan July 2013)
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Figure 1 How our Plans will fit together
National Planning Policy Framework (2012)

New Wycombe District Local Plan

Delivery and Site Allocation Plan (2013)

Neighbourhood Development Plans
- prepared by local communities

Policies Map

Community Infrastructure
Levy (2012)

Development
Plan

Statement of Community
Involvement (2012)

Supplementary Planning Documents e.g.
		
- Planning Obligations
		
- Design Guidance
		
- Development Briefs

1.9 What have we done already on the New Local Plan?
We have already been looking closely at the important issues that the New Local Plan should
address. This included an initial “call” in the winter 2012/13 for people to identify the issues that were
important locally to them and also of district wide importance. In June/July 2013 we held a number of
“Community Conversations” with and facilitated by town and parish councils, and including other local
stakeholders to identify better the local issues and commence the dialogue about how they might be
addressed.
At the same time we have been undertaking research and studies to identify in more detail what we
should be planning for and how – these are listed in Appendix 1. This has included:
• Assessing the housing needs of the District
• Identifying and assessing sites for potential future housing development
• Assessing the economic needs of the District and now they might be provided for in land terms
• D
 iscussing with infrastructure providers the implications of different levels and locations of
development.
We have also prepared an initial Sustainability Appraisal of the strategic options and alternatives set out
in Section 4 of this document and the main sites in Section 5. This considers the economic, social and
environmental implications of those options
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1.10 W
 hat is the purpose of this consultation and what does this consultation
document cover?
We have reached the stage where we have a good understanding of the development needs of the
District and the potential options for meeting those needs. We want to share those with you and
have a dialogue about those different options prior to deciding on how to proceed with the Plan. This
document forms the basis of the consultation but there will be a range of different ways to engage
in the debate. Ultimately we want to work towards an agreed vision and priorities for the sustainable
development of Wycombe District.
The remainder of this document sets out:
• Section 2 – the big challenges that the Plan must address
• Section 3 – what we want Wycombe District to look like in 2031
• Section 4 - the options for how many homes and jobs should be planned for and broadly where
they could go
• Section 5 - more detailed site options for 6 geographical areas of the District
• Section 6 - the potential scope and options in relation to more detailed planning policy to manage
development.

1.11 How can I respond to this consultation?
We would strongly encourage you to think about the challenges set out in this document and the
options we have set out to address them. Think also about whether there are alternative options to
address the challenges, in terms of the overall approach and in terms of specific sites where needs
could be met in a sustainable way. We have set out a series of questions throughout this document to
help you think about the issues.
You can respond to this consultation by:
• Filling in the response form on the Council’s website at www.wycombe.gov.uk/newlocalplan
• Downloading a response form and emailing it to us at newlocalplan@wycombe.gov.uk
• Downloading a response form or picking one up from the Council Offices or Information Centres or
local libraries and sending it by post to:
				Planning Policy Team
				Wycombe District Council
				Council Offices
				Queen Victoria Road
				High Wycombe HP11 1BB
Please send your comments to us by Friday 4th April 2014.

1.12 Where can I find out more?
To find out more about the consultation you can:
• Come along to one of our exhibitions (see the consultation leaflet for details)
• Visit the website at www.wycombe.gov.uk/newlocalplan
@
•
@ •

Email the Planning Policy Team at newlocalplan@wycombe.gov.uk
Phone 01494 421158
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If you would like this document in another format please contact Wycombe District Council at the
Council Offices in High Wycombe.
If you require the information supplied in a different language please come into the Wycombe District
Council offices where we can arrange a translation or interpretation as appropriate.
Due to cost implications it is possible that we will not be able to translate this document in it’s entirety.
However, it is possible for the required parts to be translated, or interpreted as appropriate. Please
come into the Wycombe District Council offices.

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.
Ze względu na koszty możliwe jest, iż nie będziemy w stanie zlecić tłumaczenia całości tego
dokumentu. Możemy jednak – gdzie stosowne – zlecić tłumaczenie pisemne lub ustne niezbędnych
fragmentów. Zapraszamy do biura Rady Okręgowej Wycombe.

1.13 What Happens Next?
We will consider very carefully the response we receive to this consultation before deciding how
to proceed. There is also likely to be additional technical work that will be required following the
consultation and the outcome of the consultation is likely to shape how that work proceeds.
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1.14 The Context – The Bigger Picture
The New Local Plan can’t be prepared in isolation. It has to take account of the bigger picture
including importantly being consistent with the Government’s National Planning Policy Framework and
supporting guidance, as well having regard to the issues in the areas surrounding Wycombe District.
This section considers that wider context.

1.15 The National Picture
The Localism Act (2011) introduced a number of key changes to the planning system. Most importantly
it:
• led to the abolition of regional strategies. The South East Plan used to provide the strategic
framework within which Local Plans were produced in this area, including the setting of housing
targets for Districts to meet, but this was revoked in March 2013;
• introduced a legal “Duty to Cooperate” on local planning authorities requiring authorities to
constructively cooperate with neighbouring authorities and a number of key agencies on strategic
issues that extend beyond District boundaries in preparing their Local Plans;
• introduced the ability for local communities to prepare Neighbourhood Development Plans to
complement the Local Plan (see above).
The National Planning Policy Framework (NPPF – published March 2012) has at its heart a
“presumption in favour of sustainable development” as part of the overall Government approach to
securing economic growth.
Local Planning Authorities should positively seek opportunities to meet the
development needs of their area;
Local Plans should meet objectively assessed needs, with sufficient flexibility to adapt
to rapid change, unless
• A
 dverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole;
or
• Specific policies in this Framework indicate development should be restricted.
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The remainder of the NPPF sets out Government policy in relation to a number of important social,
economic and environmental issues that collectively represent what the Government’s considers to be
‘sustainable development’. Key messages include:
• Local Plans should look to meet the full, objectively assessed need for market and affordable
housing in the housing market area, as far as is consistent with the policies set out in the NPPF;
• Great weight should be given to conserving the landscape and scenic beauty in National Parks,
the Broads and Areas of Outstanding Natural Beauty (AONB), which have the highest status of
protection in relation to landscape and scenic beauty;
• Government attaches importance to the Green Belt, highlighting its permanence and its role in
preventing urban sprawl by keeping land permanently open, but local plans are the vehicle for
reviewing Green Belt boundaries and ensuring that those boundaries are capable of enduring
beyond the plan period.
It should be noted that the AONB is designated for the distinctive character, scenic quality and natural
beauty of the landscape based on an objective assessment. The Green Belt is a policy designation
to prevent urban sprawl and towns merging into one another. The Green Belt is not designated for its
landscape quality.
Ultimately Local Plans have to be ‘sound’ and the NPPF sets out a number of “tests of soundness”
that the Plan has to satisfy in order for it to be approved. This includes considering the development
requirements of neighbouring authorities where they cannot be met within those authorities in line with
the ‘Duty to Co-operate’.

1.16 What’s going on beyond Wycombe District?
In preparing a new plan it is important to take account of developments, including new infrastructure
provision, going on around us, and what other authorities and agencies are proposing in their plans.
There are some important infrastructure projects being planned that may affect the District which
include:
• East/West rail – improving the connection from Oxford to Cambridge, but this will also provide a
direct link from High Wycombe to Milton Keynes via Aylesbury.
• HS2 – the high speed rail link is proposed to cut through the very north of the District. There are
no stations proposed before Birmingham, but there will be major environmental implications and
significant construction traffic impacts. Some additional road infrastructure in the far north of the
District is proposed to assist with this.
• Oxford Link – from 2015 it will be possible to take a train direct from High Wycombe to Oxford,
thanks to a new link from the Chiltern Line to Oxford.
• Improvements to the Bisham interchange on the A404 just south of Marlow are due to be
completed in 2015.
• Crossrail – this cross London rail link will have its western terminus at Maidenhead and is due to be
completed by 2017
• Western Rail Access to Heathrow – construction due to start in 2017
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Figure 2 Wycombe District in Context

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306
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Amongst the neighbouring authorities preparing key plans are Aylesbury Vale District Council and
the Royal Borough of Windsor and Maidenhead. These plans are planning for homes, jobs and
infrastructure like Wycombe’s new plan. The Vale of Aylesbury Plan was looking to provide for lower
levels of housing growth than in the past to meet their own needs but not allowing for any unmet
requirements from other authorities. However it has recently been rejected by a Planning Inspector
following a public examination due to concerns about how the Aylesbury Vale District Council had
cooperated with other Councils in its preparation, and due to concerns about the level of housing
being proposed. The Royal Borough has identified a high level of housing need, well in excess of their
current house building targets, and is consulting on possible development of a number of sites in the
Green Belt to help meet that need. However they say they may not meet that need in full. Wycombe
District Council will have to work closely with these and other local authorities as part of the ‘Duty to
Cooperate’.
In addition:
• The Local Enterprise Partnership – is preparing the Strategic Economic Plan(6), looking at how
Buckinghamshire can be more successful economically and have the right infrastructure in place to
achieve growth;
• The Highways Agency – is preparing a Route Based Strategy, looking at where investment should
go in the Strategic Road Network over the period 2015-2021.
• Network Rail produces Route Utilisation Strategies(7), the latest of these being Alternative Solutions,
published July 2013.
As part of the Duty to Cooperate the Council is sharing emerging work with neighbouring authorities
and with key agencies. One of the issues that has arisen is the difficulty of coordinating consideration of
strategic issues when different local authorities are preparing their Local Plans at different times and this
is something we are discussing with the other local authorities in Buckinghamshire.

(6) Draft Buckinghamshire Thames Valley LEP Strategic Economic Plan (2012–2031),December 2013
(7) Network RUS: Alternative Solutions, July 2013
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2. The ‘Big Challenge’ Plan
2.1 The Big Challenge
Protecting all that is best about our environment whilst providing infrastructure, more homes and jobs
for local people is the big challenge for the Plan.
The landscape of Wycombe District is beautiful – 71% of the District is in the Chilterns AONB. That
means our landscape is nationally important. We have many attractive towns and villages with a
rich historic environment – there are 61 conservation areas and more than 1,200 listed buildings.
Our beautiful landscape is complemented by a rich biodiversity – there are many areas of nature
conservation importance in the District including some of national and international importance.
Over the last 10 years or so on average around 400-450 homes per year have been built in the District.
This has met and exceeded our existing targets which were based on the old South East Plan (which
has now been abolished). In addition whilst some new business development has taken place, this has
been relatively limited. We have been very successful in directing the vast majority of new development
for homes and businesses onto previously developed (‘brownfield’) sites within our main towns and
villages. We have also been striving to ensure that new development is of a high quality to maintain and
improve the environment of our towns and villages.
However there are less brownfield sites now to build on and the assessment of our housing needs
indicates that we have to look at how we might provide for around 500-700 homes per year up to
2031. We cannot rely on our old housing targets. The starting point is that we should meet all our
needs. Similarly we need to look for opportunities to provide more jobs – the risk of not doing so is to
increase commuting to other places adding to CO2 emissions. This would undermine other efforts we
are making to addresss climate change. So in preparing a new plan the starting point is to assess the
needs of the District, then to consider what the most sustainable options are for addressing that need.
The Council has been undertaking a number of studies to help identify those needs(8). Early discussions
with communities and other stakeholders have also helped us understand local issues. The remainder
of this section sets those needs out in more detail.

(8) See Appendix 2 for a list of the studies available.
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2.2 Infrastructure
Providing for homes and jobs will bring with it additional pressure on the infrastructure of the District.
Integrating infrastructure provision with the provision of new homes and jobs is a key challenge for the
Plan. Infrastructure includes a wide range of things but includes roads, public transport, parks and
open spaces, doctors surgeries, other community facilities as well as basic utilities such as water,
sewerage, gas and electricity. We are working closely with a wide range of infrastructure providers
to understand the current situation and to assess the potential infrastructure requirements of new
development(9).
In relation to transport, information from the public, work undertaken to help us develop this plan and
discussions with partners suggest a number of transport challenges for the District which include;
• A
 ccommodating north-south strategic transport movements between the southeast Midlands and
the Thames Valley;
• The lack of resilience and potential for alternative routes in the High Wycombe local road network;
• Hilly topography discouraging walking and cycling;
• Availability of road space to allocate to buses to improve punctuality and attractiveness.
Also critical is getting the right package for a wider range of infrastructure and facilities, including
schools, health care and the services provided by the utilities companies for example.
The main infrastructure implications of the options for where homes and jobs are provided are set out in
section 4 and Appendix 3 as part of the assessment of those options. Some of the more strategic sites
being considered are assessed in section 5, focusing on their potential infrastructure and environmental
constraints and opportunities.

2.3 Homes
The 2011 Census showed that the population of the District was around 172,000 people. This was
significantly higher than was expected. Looking ahead, Figure 3 shows that the population of the
District is projected to grow significantly up to the year 2031 – something that is happening nationwide,
not just locally. The different scenarios vary depending on different migration trends in and out of the
District(10) although much of the projected growth is explained by natural growth in the population. Table
1 indicates that this growth could be in the range 16,000 to over 23,000 from 2011 to 2031. It raises
important challenges for how services and facilities are provided and where the extra people will live.
In assessing the potential growth in the population and need for new homes the Government expects
us to base this on projections, that is projecting forward from past trends. When doing this we have to
take account of migration trends – planning for no migration is not an option.

(9) Report of initial feedback from Infrastructure Providers, January 2014
(10) The low trend is based on migration trends in the period 2001-6, high trend in period 2006-11, and the mid trend in the
period 2001-11. Zero migration assumes no migration in or out of the District.
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Figure 3 Projected Population Growth in Wycombe District 2011-31

Table 1 Projected Population Growth and Housing Requirement 2011-31
Scenario
Population growth
Homes required
(lower household
formation rates
from 2011)
Homes required
(higher household
formation rates
from 2008)

High Trend Growth Mid Trend Growth
+23,600
+19,800

Low Trend Growth No Migration
+16,100
+13,600

+12,200
(610 pa)

+10,900
(545 pa)

+9,600
(480 pa)

+10,600
(530 pa)

+14,300
(715 pa)

+13,000
(650 pa)

+11,600
(580 pa)

+12,200
(610 pa)

(Figures in brackets are annual rates)
Table 1 converts the population growth scenarios into a requirement for new homes, with two different
sets of figures depending on how quickly new households form in the future. This indicates a need for
new homes in the range 480 – 715 additional homes per year for the 20 year period 2011 2031, with
the focus being scenarios in the range 545 – 610 homes per year(11). This compares with a current
house building target in the existing Plan of around 400 homes per year, raising a significant challenge
for the Plan given the constraints of the District.
However if we don’t plan for additional homes the implications are likely to place greater strain on our
current housing stock, with more overcrowding and more people having to leave the District because
they can’t find a home.
(11) As these reflect the most recent migration trends and household formation rates
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It is important that the right types of homes are provided in the future. The housing needs study
indicates that:
• A high proportion of new homes need to be affordable homes. The overall level of affordable
housing need ranges from 7,100 affordable homes (2011-31) for the lowest overall housing
requirement, to 8,900 affordable homes for the highest requirement.
• There is an increasing ageing population with a lot of the increase in the population being in the
older age groups – this may require more specialist forms of accommodation.
Gypsies and Travellers – a Buckinghamshire-wide study has shown that there is a need for at least an
additional 21 pitches for gypsy and traveller caravans over the next 10 years, possibly a few more.
Section 4 of the document looks in more detail at the different potential levels of housing growth and
their implications, as well as considering where the homes might be provided. Some of the key sites
where housing could be provided are set out in Section 5. Section 6 of the document looks at how we
might develop more detailed policies to ensure we secure the right type and quality of homes.

2.4 Jobs and the Economy
Our economic work has identified three key elements to the economic challenge for the District:
Jobs – The District lost 12,000 jobs between 2001 and 2011. Stemming this decline and providing
for job growth in a way that is balanced with potential growth in the labour supply (due to new homes
being provided) is the key economic challenge.
Forecasts suggest that Wycombe’s economy is well placed to grow in the future, but advice from the
commercial property specialists suggest that the market is not likely to deliver the high number of jobs
forecast – even if we could , it would need many more homes.
Not getting the balance right could have major implications for the District – not planning for enough
new jobs could result in more out-commuting with impacts on both the environment (carbon emissions)
and the road network.
Traditionally High Wycombe has been seen as a manufacturing location and not an area for substantial
office development. With the change in the District’s economic make up away from manufacturing to
a more service based economy, comes the challenge of changing perceptions of the District as an
attractive place for modern business.
Employment land – significant losses of employment land over the last 10 years should not be repeated
on the same scale in the future if we are to stem the loss of jobs from the District. However market
realities and national planning policy may mean that there may be a few sites that may not have long
term potential for employment purposes. New strategic sites for offices and industrial development
(potentially around 26 hectares) will be needed to help deliver job growth, but there are only limited
opportunities and these are not straight forward.
Retail growth – there will continue to be growth in retail expenditure and demand for additional retail
floorspace and there are sites where new retail development can be provided. The challenge lies in how
to support the vitality and viability of the District’s town centres, including addressing issues of vacant
units.
Section 4 of this document sets out and assesses the options for planning for the economy including
the overall level of jobs and the best places to try to provide those jobs.
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2.5 What about neighbouring authorities?
Government policy requires authorities to consider meeting unmet needs from neighbouring authorities
if those authorities cannot meet their own needs. At this stage the focus of this options consultation is
to start looking at how Wycombe District can best meet its own needs. We need to understand how
we can best do this. Once we have fully considered this we can consider whether there are unmet
needs from other authorities that ought to and could be met in Wycombe, or, conversely whether
Wycombe District may need to ask for help from neighbouring authorities to assist in meeting some of
Wycombe’s housing needs.
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3. Wycombe District in 2031
Before considering what the planning options are to address the needs and challenges identified, it is
important to consider what we want Wycombe District to be like in 2031 – the end date of the new
plan. Wycombe District Council’s vision for the District is for it to be “economically strong and the place
to live, work and visit”. This vision was also adopted by the Wycombe Partnership(12) in its 2009-2026
Sustainable Community Strategy (SCS)(13). The SCS is being refreshed at the moment and the vision will
be extended to 2031 to mirror the horizon of the New Local Plan.

3.1 What does this mean for Wycombe and the New Local Plan?
The vision focuses on three key things:
• The economy – where people work and visit
• Homes – where people live
• Wycombe as a ‘place’.
Based on this vision the New Local Plan needs to consider how it can help in ensuring that Wycombe
District is economically strong, is a place where people can and want to live and is an attractive place
with the right sorts of facilities, infrastructure and quality of environment. This means:
• Planning for Jobs and the Economy,
• Planning for Homes,
• Planning for Place.
If we fail to plan for any of these three things then it will be difficult to achieve the vision – for instance
we should not plan for jobs but not homes, or homes but not jobs. Similarly we need to consider
carefully the impact of planning homes and jobs on the quality of Wycombe as a place.
We know that there are significant challenges in planning for homes and jobs. However, not planning at
all is not an option as we will not be able to shape what the District is like in the future. There will be a
bigger impact on places as decisions will be random, based upon landowner interests and appeals.
The spatial planning options in Section 4 of this document set out a number of alternatives for how we
might plan for homes and the economy whilst trying to ensure that our places are kept special and have
the right sorts of facilities and infrastructure as they change in the future.

(12) T
 he Wycombe Partnership is the local strategic partnership for Wycombe District area and is made up of
representatives from the local public, private, voluntary and community sectors.
(13) Sustainable Community Strategy for Wycombe District 2009–2026, September 2009
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3.2 One District – many places
Wycombe District is made up of many places – towns and villages, urban and rural. What should these
places be like in 2031?
One way to help us think about the future is to reflect on what is important in making somewhere a
good place to live today and what needs improving going forward. The questions below will help you
think about this, the second question asks you about your local area – for this question this is defined
as the area within 15-20 minutes walking distance of your home.
Q1 – Thinking generally, what are the most important things to
make somewhere a good place to live?
Q2 – A
 nd thinking about YOUR LOCAL AREA (15-20 minutes
walk from your home) which things do you think most need
improving?
 hinking about the challenges and needs presented at the
Q3 – T
start of this section and the responses given in Q1 and Q2
what type of place do you want your local area to be for your
children and grandchildren in 2031?

20

4. How much and where? – the Big Choices: Homes and Jobs
This section asks the big questions – how many more homes and jobs should we plan for and where
could they go. The main environmental and infrastructure issues and implications arising from these are
highlighted as part of the assessment of the options. We have prepared landscape and ecology reports
to inform our options and these are available on our website.

4.1 Homes and jobs – how many?
From the different housing growth projections in the Strategic Housing Market Assessment (see Table
1 in Section 2) four scenarios have been selected for assessment. These are set out below. Scenarios
A-C are based on the low, medium and high migration trend projections using the most recent (lower)
household formation rates. Scenario D provides the highest scenario and is based on the high migration
trend and a higher but less recent household formation rate.

Table 2 Housing Growth Scenarios

Scenario A
Scenario B
Scenario C
Scenario D
For Comparison
Current Housing
Target
(2006 – 26)
Actual House
building rate
(2008 -13)
Actual House
Building Rate
(2003-13)

Total Homes
required 2011-31
9,600
10,900
12,200
14,300

Annual Rate
480 pa
545 pa
610 pa
715 pa

Population Growth Labour force
2011-31
growth 2011-31
16,100
11,500
19,800
13,500
23,600
15,500
23,600
15,500

8,050

400pa

n/a

n/a

4,330

433pa

n/a

n/a

2,241

448pa

n/a

n/a

It can be seen that the levels of housing set out in these scenarios significantly exceed the current
housing target for the District and house building rates in the short and longer term.
There are two scenarios regarding the overall scale of economic growth based upon forecasts set out
in the Economy Study.

Table 3 Employment Growth Scenarios
Employment Forecast Scenario
Balanced Growth Scenario

Total number of new jobs (2011-31)
26,490
13,500
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4.2 Assessing the Housing Scenarios
Scenario A – 9,600 homes (480 a year) - This scenario is based on migration trends from 2001-6 and
as such does not reflect the latest trends, and is thus more difficult to justify. It does however use the
most recent (lower) household formation rates(14). It would have lower environmental, green belt and
infrastructure implications, but would deliver lower levels of affordable housing and lower increase in
labour supply. It delivers a level of housing below the natural growth rate of the District (ie if there was
no migration). A lower growth rate such as this could make it more difficult for some people to access
the housing market and put pressure on other forms of housing such as Houses in Multiple Occupation.
Scenario B – 10,900 homes (545 a year) - This is based on migration trends over the period 200111 and may to some extent smooth out variations in migration trends over that period. It is also based
on the latest but lower household formation rates. Affordable housing delivery and labour supply
increases would be higher than in Scenario A. More greenfield and green belt land would be required
and infrastructure implications increase with this option. This level of housing growth broadly matches
natural housing growth (ie if there was no in or out migration).
Scenario C – 12,200 homes (610 a year) - This is based on migration trends in the period 2006-11
when migration rates were at their highest, but also reflect the most recent trends. It also relies on the
latest (lower) household formation rates. Delivery of affordable housing and labour supply increases
would be higher than in options A and B. Greenfield and green belt land and infrastructure implications
increase with this option.
Scenario D – 14,300 homes (715 a year) - This also is based on migration rates in the period 200611 but uses older but higher household formation rates (from 2008). This option would deliver the most
affordable housing and the same increase in labour supply as Scenario C as it is based on the same
population increase. This would have the highest greenfield and green belt land and infrastructure
implications of these four options.
In relation to affordable housing, the NPPF indicates that authorities should meet their need for market
and affordable housing in full so long as it is consistent with national policy. The District would need
around 380 affordable homes per year(15). If all affordable housing is to be provided as a proportion
of the private housing that is built, it would require an overall housing requirement well in excess of
any of the projections set out above, and potentially in the region of 1,300 homes(16) per annum. This
is because substantially higher levels of market housing would be required to deliver the affordable
housing in a way that is financially viable. This is not considered to be a realistic option given the issues
for the District set out in this document and the implications of trying to meet the levels of growth set
out in Scenarios A-D.

Assessing the Economic Options
4.3 Employment Forecast Scenario – 26,500 job growth (2011-31)
This scenario is based on a positive view of future economic growth(17). It contrasts starkly with
economic performance in the last 10 years where there was a loss of 12,000 jobs.
This results in approximately twice as many new jobs as there would be people to take them up from
new housing developments in the District, if housing levels were based on, say, the Housing Scenario
B. This would also result in higher levels of in-commuting and related traffic and transport impacts.
Alternatively very significantly higher levels of housing growth above those set out in Scenarios A – D
would be required to provide the necessary labour supply to take up the jobs.
(14)
(15)
(16)
(17)

 sing the Government’s 2011 based figures
U
Based on mid trend migration led household projections , 2011 based household formation rates
Assumes an average of 30% overall housing supply delivered is affordable housing
Derived from Experian employment forecasts for the District
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This scenario would also require very significant amounts of new land to accommodate the new jobs
with potential major environmental, green belt and infrastructure consequences especially given the
locational requirements of business and significant market interest in Wycombe to deliver the required
new development.
The Economic Study indicates that this level of job growth is not likely to be deliverable because the
commercial property market would not be able to develop at this scale, particularly in the office-based
key growth sectors. For this reason no housing scenario has been developed to match this level of job
growth.

4.4 Balanced Growth Scenario – 13,500 job growth (2011-31)
This scenario matches job growth with housing growth, using the demographic-led Housing Scenario
B. The assumption is that each additional economically active person generated by the new housing is
matched with one new job. It aims to reflect a more realistic commercial development market, in terms
of the level of market interest and future development potential. The economic activity rates are based
on projections in the Strategic Housing Market Assessment and these factor in trends in economic
activity rates nationally. We have taken Housing Scenario B as it is the middle of the three population
and labour force projections(18).
This scenario would meet the needs for employment created by the new housing, maintaining the
current labour supply workplace balance, and result in the need for new employment land with likely
environmental, green belt and infrastructure impacts. The net commuting flows in and out of the district
would not be expected to be influenced by this scenario.

4.5 What happens if we can’t deliver this level of jobs?
If due to constraints we were unable to provide sufficient land to accommodate the growth in jobs
there could be negative impacts on the local economy, increased out commuting and potentially further
loss of industrial land. We will assess in detail what this would mean at a later stage if it appears we are
unable to deliver this level of economic growth.
Q4 – Which of the housing scenarios do you support and why?
Q5 – Which of the jobs growth scenarios do you support and why?
Q6 – Are there other scenarios we should consider forhomes and
jobs, and why?
In answering these questions think about what the right balance
between homes and jobs should be. Consider also the impact on
the ability of people to access housing, have a job locally, and the
potential implications for infrastructure and the environment.

(18) The equivalent jobs figures for the other housing scenrios are: Scenario A = 11,500, Scenarios C&D = 15,500
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4.6 Where should new homes and jobs go?
This section looks at the options for where new homes and jobs could be provided. Because of some
of the fundamental environmental constraints in the District, particularly the Chiltern’s AONB, this limits
where we can look for more major opportunities. However at this stage it is important that we test a
range of options for how we might meet our needs for homes and jobs.
Whilst this section looks at homes first followed by jobs, it is also important to consider whether homes
and jobs growth can happen in similar locations. Growth in or adjacent to towns as opposed to villages
is likely to benefit from being closer to where more jobs, services and facilities are provided, and benefit
from better public transport services.
Another important factor is considering where developers want to build. Whilst house builders are likely
to build new homes in many different locations, developers of commercial properties such as new
offices or industrial units are likely to have a limited area of search determined by locations with good
access to the main road network, particularly the M40(19).

4.7 Where Should New Housing Go?
There are six main options for where new housing could go which are set out below. They fall into two
groups:
• Sites that we know about and can be broadly quantified (Options 1, 2 and 3)
• New options for further investigation (Options 4, 5 and 6)
However, we do not think we wil be in a position to choose between the options. The scale of growth
being identified means that we need to decide on the balance of housing to be provided on each
option, rather than choosing between them. We need all of them to contribute to one degree or
another, the question is where the balance should lie.
Options for sites we know about are:
Option 1: Enhanced Development within Urban Area and Main Villages
Option 2: Rural Brownfield Sites
Option 3: Reserve Sites
The new options are:
Option 4: Limited Expansion of the Main Villages in the AONB and beyond - north and west of
the District
Option 5: Green Belt Review – focused on the south east of the District
Option 6: Major Expansion of Princes Risborough
In addition two other options have also been considered which are difficult to justify and/or deliver, and
should not be taken forward. These are:
Option 7: Major Expansion at other key locations on the Transport Network
Option 8: New Settlement
(19) Draft Economy Study and Employment Land Review – PBA, January 2014
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4.8 How much potential housing land do we already know about?
Table 4 provides a current indication of potential housing supply from current known sites and sources
of supply including sites from Options 1-3 above. This is based on work to date in our Strategic
Housing Land Availability Assessment. The comparison with potential housing growth options is with
Housing Scenario B, to illustrate how much more land we need to find under that scenario.

Table 4 ‘Balance Sheet’ of Housing Scenario B against known potential housing
supply (2011 – 31)
Housing Scenario B
Potential Supply of Sites from Known Sites
Homes Already Built (2011-13) and Sites with
Planning Permission
Allowance for small sites
Option 1 - New urban/within settlement
brownfield
Option 2 - Rural brownfield sites (outside main
settlements)
Sub Total
To Find (Greenfield)
Option 3 - Reserve Sites (Core Strategy)
Options 4-6

10,900 homes requirement
2,500
550
1,350 (1,300 – 1,450)
300 (250 – 400)
4,700
6,200
1,500
To find the balance = 4,700 in this Scenario.

Figures rounded to nearest 50. Ranges indicate that there are different options for some sites in this
category

Figure 4 Housing Supply from Known Sites compared with Housing Scenario B
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4.9 What does this mean for where housing could go?
In a nutshell these figures mean that:
• Although the Council has been successful in ensuring that the vast majority of housing in the District
has been built on previously developed land (sometimes referred to as “brownfield sites”) in recent
years, this is not going to continue. Much more development will need to take place on “greenfield”
sites on the edge of towns and villages, probably in excess of half our new homes.
• A significant proportion of new homes will have to come from the Options 4-6 which include
greenfield land in the Green Belt and at Princes Risborough.
• For higher housing growth scenarios (scenarios C and D) even more housing would have to be
provided from Options 3-6.
Figure 5 shows the distribution of the known housing potential (Options 1 -3) across the six
geographical areas of the District. This illustrates that a high proportion of the currently known potential
is in the High Wycombe area. This also reflects recent house building trends in the District where a high
proportion has also been concentrated in High Wycombe.

Figure 5 Known Housing Supply across six community areas
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4.10 Assessing the options
The following section sets out and assesses the housing options, with more detailed information and
pros and cons set out in Appendix 2.
Option 1

Enhanced Development within Urban Areas/Main Villages

Nature of option
Additional homes within towns and villages, using mainly
employment land, intensifying residential areas, and using
genuinely surplus greenspace

Potential scale
Significant
(1,300 – 1,450 homes)

Location
Focus on main urban areas, especially High Wycombe

Comment
This has historically been a very significant source of housing land. It is still significant, but there is less
identified potential than in the past. Providing housing in these areas benefits from being in places
where most jobs, services and facilities are, and is normally provided on previously developed land.
However to increase the number of homes beyond the identified potential may mean:
• increasing the density of housing generally,
• positively encouraging redevelopment of existing housing areas at a higher density,
• losing more employment land with knock on effects for the local economy and the ability to provide
local jobs.
Q7 – Should consideration be given to releasing more employment
land to housing, even if it could impact on the potential to
create jobs? If so where?
Q8 – S
 hould there be a policy of encouraging further intensification
of housing in residential areas to provide more housing? If
so how might the Council identify the sites where it should
happen?
Q9 – A
 re there “green” areas within our towns and villages
that should be developed for housing that are surplus to
requirement? If so where?
Q10 – Should we explore building at slightly higher densities and
assess how much less land may then be required?
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Option 2

Rural Brownfield Sites

Nature of option
Redevelopment of brownfield (previously developed) sites in the
countryside.

Potential scale
Limited
(250-450 homes)

Location
Dispersed across the rural areas

Comment
This option is likely to make only a small contribution towards meeting housing need due to the
limited number of sites likely to become available. This option benefits from the sites being previously
developed land, but the sites tend to be poorly related to existing towns and villages and hence have
poor access to local jobs, services and facilities. They are mainly located in the Green Belt and AONB
and development would need to be sensitively designed to reduce the impact on the landscape and
the openness of the Green Belt.
Q11 – Are you aware of brownfield sites in the countryside that
could appropriately be redeveloped for housing?

Option 3

Reserve Sites

Nature of option
Development of five greenfield reserve sites.

Potential scale
Significant
(1,300 – 1,600 homes)
Location
High Wycombe and Bourne End – specifically the following
sites: Abbey Barn North, Abbey Barn South, Gomm Valley, Slate
Meadow, Terriers Farm

Comment
These five greenfield sites are already reserved for future development in current plans and their status
has been endorsed by planning inspectors in the past. They are not in the Green Belt or AONB and
are well located close to High Wycombe where the main housing needs arise and where most jobs,
services and facilities are located, and Slate Meadow is well related to Bourne End.
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Initial work to assess the landscape and ecology(20) of the reserve sites and some other key sites
shows that there are valuable features which should be preserved. Some sites show sensitive areas of
important grassland and woodland habitat, or have significant landscape value. This work has informed
the approach to site development by:
• Identifying potential development areas
• Informing the amount of development the site can sustain
• Shaping potential development principles
As a consequence, it is unlikely that the whole of the land in each site will be built on in order to protect
the special features of the site.
Work is also starting on an updated strategic flood risk assessment to provide an up to date picture of
the areas at greatest risk of flooding.
Although reserved for development there are significant environmental and other constraints that limit
the amount of development that might be provided on these sites. Substantial areas of the site would
therefore remain undeveloped to address this environmental sensitivity and to accommodate green
space.
There are also concerns about how well development would relate to existing communities and whether
it would undermine community identity. Further detail on how the sites might be developed is set out in
Section 5 of this document.
Q12 – Do you agree that these sites should be allocated for
development given their current status, or is there an
alternative?
Q13 – Should consideration be given to greater levels of
development on these sites to reduce the need to find land
elsewhere?
Option 4

Limited Expansion of Main Villages (north and west)

Nature of option
Limited greenfield expansion of main villages.

Potential scale
Likely to be limited
Location
Villages in the north and west of the District, namely: Marlow
Bottom, Lane End, Great Kingshill, Naphill/Walter’s Ash,
Stokenchurch, Longwick
(20) Landscape Assessment of Strategic Sites (WDC, February 2014)
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Comment
Due to national policy limitations on major development in the AONB, this option has scope to make
only a limited contribution towards meeting housing needs. At this stage a detailed review of greenfield
sites around these villages has not been undertaken. If this option is to be pursued further a detailed
review would be required, alongside a wider Green Belt review as part of Option 5.
This option would provide some housing to meet local needs and this could help sustain local services
and facilities. However most development would be either in the Green Belt, AONB or both with
potential impacts on the landscape and openness of the Green Belt.
Q14 – Do you think providing a limited number of new homes on the
edge of villages would be a good thing?
Q15 – Are you aware of any site opportunities where this could
happen without adversely affecting the Green Belt or AONB?

Option 5

Green Belt Review – focused on the south east of the
District

Nature of option
Review of the Green Belt.

Potential scale
Potentially significant or very significant.
Location
Focused on the south east of the District around High Wycombe,
Hazlemere, Loudwater, Wooburn Green, Wooburn, Flackwell
Heath, Bourne End, Little Marlow and Marlow.

Comment
The Council has not undertaken a detailed review of the Green Belt at this stage but is consulting on
the principle of doing so. The Green Belt in Wycombe District covers 48% of the District and is part of
the much wider (London) Metropolitan Green Belt with extensive areas of Green Belt in several of the
Wycombe’s neighbouring Districts such as Chiltern, South Bucks, Wokingham and the Royal Borough
of Windsor and Maidenhead.
Government policy sets out 5 purposes for including land in the Green Belt, namely:
• To check the unrestricted sprawl of large built up areas;
• To prevent neighbouring towns merging into one another;
• To assist in safeguarding the countryside from encroachment;
• To preserve the setting and special character of historic towns; and
• To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.
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Much of the District’s Green Belt is, however, also in the AONB – indeed only 11% of the Green Belt is
not in the AONB. It is important to note that the AONB is designated for the quality of the landscape,
based on an objective assessment of that quality; the Green Belt is a policy tool to prevent towns from
merging and to prevent urban sprawl. Unlike the AONB, Green Belt is not designated because of its
environmental quality.
Given the national policy limitations on major development in the AONB, and the fact that the
Council does not control the extent of the AONB(21), the review focuses the area of search for major
development on the areas of Green Belt outside of the AONB (see Figure 6), mainly in the south east of
the District around parts of High Wycombe, Hazlemere, Loudwater, Flackwell Heath, Wooburn, Bourne
End, and Marlow.

Figure 6 Constraints in the Green Belt outside of the AONB

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306

(21) The extent of the AONB is determined nationally by the Government not by local authorities
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Even within this area there are a number of constraints affecting where development could take place.
These include:
• Biodiversity – a number of important biodiversity sites.
• Topography – the often steep valley sides of the Wye Valley from High Wycombe to Bourne End.
• Coalescence – development in some areas could lead to coalescence of settlements.
• Ensuring that development relates well to existing settlements to ensure that it would be a sensible
and sustainable extension to a town or village.
• Flood risk – there are a number of areas along the River Thames and River Wye where flooding is
likely to be an issue.
Figure 6 illustrates some of these issues.
However development in this area would be relatively close to where the main concentration of jobs,
services and facilities are located in the District and may be able to take advantage of infrastructure in
the settlements it adjoins.
In addition it is important to remember that the Green Belt extends beyond Wycombe District and it
would be important to consider how changes in Wycombe District relate to communities beyond the
District boundary
Q16 – Do you agree that the Council should review the Green
Belt to see if there are opportunities for major housing
development? If not, what alternatives are there to providing
for a significant additional amount of development?
Q17 – What do you think are the most important factors that should
be taken into account when identifying opportunities for
development in the Green Belt? And how should this be
undertaken bearing in mind there are other areas of Green
Belt in neighbouring Districts?

Option 6

Major Expansion at Princes Risborough

Nature of option
Major greenfield expansion on the western side of the town.
Potential scale
Potentially significant or very significant
(a) A very major westward expansion (approximately 2,000 – 2,500
homes)
(b) Significant westward expansion ( approximately 800-1,000
homes)
(c) More limited westward expansion (Park Mill Farm)
(approximately 450 homes)
Location
Princes Risborough – western side
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Comment
Princes Risborough has a population of around 8,000 people and around 3,500 homes and has not
seen major housing growth for many years. It has a good range of local services and facilities, and
benefits from a good rail service to High Wycombe, London and Birmingham. The western side of the
town is not constrained by Green Belt or AONB, and major development could bring new infrastructure,
facilities and additional footfall in the town centre.
However major growth would also bring major infrastructure challenges and is unlikely to be matched
by comparable job growth leading to more out-commuting. This could put more pressure on routes
such as the A4010. Major issues would also be raised about the ability to integrate development to
the west of the Aylesbury railway line with the rest of the town, although larger expansion may also
provide additional funding to create effective connections to the rest of the town and provide additional
transport and other infrastructure.
The three greenfield housing options set out above all result in significant implications for Princes
Risborough, and would all imply a level of development at Princes Risborough that has not been seen
for many years. In relation to the lower two options some site assessment work has been undertaken
and this is set out in the Princes Risborough section of this document (Section 5), including some of the
potential requirements of development should either of those options come forward.
No detailed assessment has been undertaken for the very major expansion option as we are in the
early stages of investigation. This option is further discussed in the Princes Risborough section of this
document (Section 5).
Q18a – What do you think is the most appropriate scale of growth
at Princes Risborough?
Q18b – What do you consider are the most important issues to take
into account should plans be progressed for a westward
expansion?
Q18c – If major westward expansion of the town is not considered
appropriate, should smaller scale (not major) expansion take
place in the Green Belt and AONB on the eastern side of
the town instead? If so where?
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4.11 What Other Options Have We Considered?
The main options for accommodating housing growth are set out in Options 1-6 above. The Council
has considered other options for where major growth could be accommodated but considers that
these are not options that can realistically be pursued further for a number of reasons set out in Options
7 and 8 below.
Option 7

Major Expansion at other key locations on the Transport
Network

Nature of option
Major greenfield expansion of villages at key locations on the
transport network.

Potential scale
Low to medium significance – but option not considered realistic

Location
Kimble
Saunderton
Stokenchurch

Comment
These three locations do not provide appropriate locations for major growth. Accommodating major
growth in the AONB is a fundamental constraint in the context of Stokenchurch and Saunderton,
even though the former benefits from a motorway junction and the latter a railway station on the main
Chiltern line. Whilst Stokenchurch has some local services, facilities and jobs, Great and Little Kimble
and Saunderton have very few local services, jobs and facilities. Generally housing growth is unlikely
to be accompanied by sufficient new jobs, services and facilities. There could also be an impact on
the AONB at Great and Little Kimble even though it is just outside the designated area. With all three
villages, major growth would fundamentally change the character of the villages.
Option 8

New Settlement

Nature of option
New settlement in the far north of the District related to potential
new road infrastructure associated with HS2

Potential scale
Potentially significant – but option not considered realistic

Location
Far North of the District in the vicinity of Terrick/Ellesborough
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Comment
Potential locations for considering a new settlement are limited in the District due to the extent of the
AONB and the limited amount of infrastructure in the area outside the AONB. One option was identified
in the far north of the District that could take advantage of potential new road infrastructure provided
in relation to HS2. However, regardless of uncertainties about HS2, this is not considered a realistic
option. Whilst outside of the Green Belt and AONB these designations constrain growth on one side.
There are no significant facilities, jobs and services to take advantage of in this immediate location and
a new settlement would have to be of such a scale to deliver these that it is unlikely that it could be
accommodated in this location.
Q19 – Do you agree that Options 7 and 8 are not sustainable
options to accommodate major housing growth?

4.12 How much land for New Business is required?
The Economy Study has identified that if we plan for the balanced homes and jobs scenario this would
mean approximately 13,000 jobs need to be accommodated, the majority of which are office jobs. This
includes jobs that would be in retail and other “non- B uses”(22) so when these are deducted it means
we would need a total of 26 ha of land. The majority of this new land will be needed for office based
jobs as well as for new sites to replace industrial land that is redeveloped for other uses.
We already have a number of sites in the pipeline that have planning permission but this is not enough
and we will need to identify more land. The Council has granted planning permission for a mixed
commercial leisure development at the Handy Cross Sports Centre, which will contribute towards
meeting business needs in the near future but alone this is not sufficient.
There are limited options in terms of new land that is not constrained by planning and topographical
constraints to meet the needs of the economy in the future, and limited areas where the “market” would
consider delivering new commercial development in or around High Wycombe. To meet the future
needs of business the market is more likely to develop new office and industrial premises on land that
is greenfield, accessible to the major roads such as the M40 and A404 and of a sufficient size to give it
critical mass.

4.13 What are the implications of providing new land for business?
In providing enough land for future business needs we would be meeting our objectively assessed
need. Given the requirements set out above this means that we will need to use both greenfield land
and review the land in the Green Belt. We will also have to make sure that this does not have a negative
impact on developments already in the pipeline at Handy Cross and Glory Park from coming forward.
There are also still uncertainties around when the market will be sufficiently recovered for investment to
occur in Wycombe as there are still substantial amounts of vacant new office stock across the Thames
Valley. In addition to this there are potential infrastructure issues in providing this land and making
sure that it is adequately connected to the strategic road network and supported by public transport,
walking and cycling links. Potential impacts on the AONB will also need to be assessed.

(22) B
 uses are defined by the Use Class Order and are B1 Business – Offices ,Research & Development and Light
Industry; B2 General industrial; and; B8 Storage or Distribution.
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4.14 What happens if we can’t deliver?
If we are unable to provide sufficient land to meet business needs then we would have to try and make
better use of existing sites. There is no certainty that this would happen as not all of these sites are
in locations that would attract office development or investment and/or are in a mix of ownerships.
Experience has shown that redevelopment of industrial sites for offices can cause other problems such
as insufficient parking and constrained access.
Business may not think of Wycombe first as a location for new development and will only do so if
planning has removed potential barriers and is more flexible.
Not providing enough land for new business development would limit the scope to provide for new
jobs, resulting in a continuing decline in the number of jobs available in the District and more people will
have to commute to find work.

4.15 Where are the best places for new employment land?
In deciding what the best locations are for locating new employment sites it is important to understand
the strengths and weaknesses of the different parts of the District.

High Wycombe
The Economy Study identifies that virtually all of the future economic needs will be around High
Wycombe, due to the fact that this is the economic centre of the District and the area that has
experienced the most employment and housing growth in the past. Although High Wycombe is located
on the M40 and has some sites close to the motorway, the market perception of the town is that it
is more an industrial location rather than a strategic office location. This is reflected in the relatively
small amount of new office development in the town historically. It is seen to be on the edge of the
Thames Valley and as such not as attractive as other towns such as Maidenhead or Reading. This
is compounded by the AONB and the Green Belt constraints limiting the provision of land for new
developments, the only land available being limited to the Reserve Sites which has been safeguarded
for a number of years.

Marlow
Marlow is considered to be part of the Thames Valley. It is well-connected via the A404 and M40,
which is reflected in the commercial values in the town, which are the highest in the District and as
such makes it the most attractive location for the commercial market to invest. Globe Park is the
main employment area in the town, but it has experienced intensification as industrial uses have been
replaced by office uses creating concerns about parking and amenity in the area. Further commercial
development at Marlow is restricted as the town is also constrained by the AONB and Green Belt.

Princes Risborough
Princes Risborough is a small market town which has relatively poor connections to the strategic road
network and is located on a busy route between Aylesbury and the Thames Valley. There are a number
of employment sites in the town and the Princes Estate still has land for employment uses that is yet to
be developed, but these are catering for a small scale local demand. The Economy Study considered
that there was not scope for major new employment development here.

Rural areas
There are a number of villages, such as Stokenchurch and Lane End, and existing employment sites in
the rural areas of the District, but generally in terms of locating new commercial development, they are
remote and unsustainable and in most instances have poor connectivity to the strategic road network
making them unattractive commercially for major employment development. They are also constrained
either by the AONB, Green Belt or both.
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4.16 What are the main sites that we are considering?
The following locations (see Figure 7) are likely to be the best to attract investment from the market in
the District, based on the proximity to the Thames Valley, strategic highway network and availability of
land.
Marlow
• A new office park located adjacent or close to the Westhorpe Interchange, in the Green Belt.
Southern High Wycombe
• N
 ew business area and motorway junction (3A) north of Heath End Road between High Wycombe
and Flackwell Heath
• Intensification or expansion of existing industrial activities at Wycombe Air Park
• New business areas on Gomm Valley and Abbey Barn South Reserve Sites
• N
 ew employment on the Buckmaster Playing Fields, so long as alternative provision is made for
open space

Figure 7 Location of Potential New Business Development

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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4.17 Other issues
In addition to homes and jobs set out above, there are a number of other land use, environmental and
infrastructure development issues. This section sets out these issues.

4.18 Retail and leisure uses
The Council’s retail and town centre uses study identifies modest scope for extra retail and leisure
floorspace over the plan period. This can be delivered in part through the refilling of vacant units
across the District and by bringing forward the sites allocated in the Delivery and Site Allocations Plan.
Beyond that, the study recommends that major residential developments could accommodate small
convenience facilities in neighbourhood and local centres where appropriate. In the event of major
expansion at Princes Risborough, there could be scope for a new food store, particularly if people
spend a higher proportion in shops in Princes Risborough than they used to. This could anchor a new
neighbourhood centre within an urban extension.
The Town Centre Hierarchy is the network of centres across the District which is defined according to
the role of each centre. It enables proposals for town centre uses to be directed to the appropriate level
in the hierarchy according to the scale and function of the use. The Retail and Town Centre Uses Study
recommends that the current hierarchy set out in the Core Strategy (Policy Cs10) remains appropriate:
• Tier 1: Sub-regional town centre – High Wycombe
• Tier 2: Other town centres – Marlow and Princes Risborough
• Tier 3: District centres – Hazlemere, Bourne End and Flackwell Heath
• Tier 4: Local centres – other local parades and village centres

4.19 Social and Community Infrastructure
This initial work with infrastructure providers shows that the more significant growth options may require
specific extra provision or expansion of facilities. These include, but are not limited to:
• Schools: up to 10 additional forms of entry across the District which would require new school
provision in addition to expansion of existing schools;
• Health: an additional 9 to 13 GPs;
• Water supply and treatment: network upgrades will likely be needed at all of the strategic
development sites and developers will need to provide capacity studies, while growth at Princes
Risborough may exceed current capacity and will require further investigation.
Work to refine infrastructure needs will continue through on-going dialogue with service providers.
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4.20 Transport
Ringway Jacobs, the County Council’s transport consultants, have been jointly commissioned by both
Councils to study the transport impacts of growth in the District(23). The study provides an assessment
of the possible traffic impact of additional housing and employment-related land use and considers the
impact and performance of potential new transport infrastructure and more localised transport network
improvements.
It assesses three different types of approach to transport mitigation on the strategic sites:
A - ‘managed’: Focused on the control and calming of traffic including computerised traffic
management systems and further traffic calming to manage vehicular demand onto appropriate routes;
B - ‘integrated’: Focused on a wider expansion and investment in public transport, walking and cycling
to encourage greater shift away from private cars without expansion in highway capacity;
C - ‘expanded’: Enhanced highway provision with improved capacity junctions and routes.
It may emerge that elements from these packages should be implemented in various different
combinations, but these packages provide a helpful basis for initial testing.
The study also:
• tests a range of levels of growth at Princes Risborough and proposes new strategic highway
infrastructure if necessary(24). Outline costs and feasibility for any transport interventions will help in
understanding to what extent planned growth could help to deliver new transport infrastructure.
• examines the impact of a further strategic business area to the north of Heath End road supported
by a new junction on the M40 between Knaves Beech (J3) and Handy Cross (J4), supplying the
‘missing’ accesses from junction 3.
The work has not yet examined the traffic impact of development in the Green Belt as it would be
premature to test this before a potential Green Belt review could provide an indication of likely locations
and therefore more specific pressures on the road network.
Early results from the study show that between 2013 and 2031, overall traffic volumes are forecast
to rise by 20% in High Wycombe as a result of continuing trends in traffic growth, existing planning
permissions and other sites known to be coming forward. Together with any changes to transport
provision that are already known and committed to, this stage in the transport study is known as the
‘do-minimum’.
The study then goes on to examine the effects of extra development associated with the Local Plan
and whether any possible new transport infrastructure would be helpful (the ‘do-something’):
• Traffic associated with development at the strategic sites will increase traffic growth further, by
another 4-5%. Results from tests using the three different approaches (A-C above) show that,
overall, certain combinations of transport measures could be expected to be effective in mitigating
this extra traffic growth. More particularly, the ‘expanded’ approach (C above) may even improve
transport conditions over the ‘do-minimum’ state. More detailed work will be needed to work out
what are the best transport solutions for each site, taking into account the results of consultation
and any viability matters.

(23) High Wycombe Area Transport Study – Jacobs (WDC/BCC), January 2014
(24) Princes Risborough Area Transport Study – Jacobs (WDC/BCC), January 2014
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• W
 ork on land north of Heath End Road shows that land allocated principally for business
development, together with a possible new junction on the M40 between junctions 3 and 4 would
have significant impacts on the M40 and in the southern and eastern areas of the town. Some
congested local routes would see significant reductions in traffic volumes, while others would see
increases in traffic related to the development. Journey patterns in and around High Wycombe
would change as a result of the new choices available.
• Work on Princes Risborough shows that the provision of an alternative route to the west of the town
could help to mitigate the effects of traffic on the local road network from major development west
of the railway lane. Further, the new route would provide a choice for through traffic that currently
uses the A4010, leading to some redistribution of trips.

4.21 Gypsies and Travellers – How do we plan for accommodation needs and how
The Buckinghamshire Gypsy and Traveller and Travelling Showpeople Accommodation Needs
Assessment (BTANA) (2013) identified the following traveller accommodation requirements in
Wycombe District over the next 10 years:

Traveller pitches required (BTANA)
Travelling Showpeople Plots required (BTANA)

2013-18

2018-23

Total

13
0

8
1

21
1

The BTANA did not consider the needs of traveller pitches beyond 2023 due to the uncertainties
associated with making such longer-term estimates.
Since the study carried out its fieldwork (in February 2013) 5 pitches have been granted planning
permission, meaning that the remaining requirement for traveller pitches in the District is 16 (8 in 201318 and 8 in 2018-23). In addition some further updating of the work is likely to be undertaken shortly
which could result in slightly higher requirements.

4.22 Setting a pitch target
Taking into account the above conclusions, there are two potential approachesfor setting a potential
target for the provision of additional traveller sites:
Option 1: Shorter term target - The Council will aim to meet the identified need for additional pitches
which, in the BTANA published in 2013, was identified to be a minimum of 21 additional pitches for
Gypsies and travellers between 2013-23 and a minimum of 1 extra plot for travelling showpeople
between 2013-23. A target will be set in the Local Plan which, whilst using these figures as a starting
point, may be higher based on other relevant factors and updates. A future Local Plan document will
set a target for additional accommodation required beyond 2023 based on more up to date evidence
of need during the period 2023-31.
Option 2: Longer term target - An approach could be taken to extrapolate the requirement beyond
2023 in this Local Plan.
Under this approach, no target for new transit sites or emergency stopping places would be set.
However, applications for such sites could be assessed through a criteria-based policy for traveller
sites.
Planning Policy for Traveller Sites (PPTS), the government policy document on this topic, states that
local planning authorities should set pitch targets for gypsies and travellers and plot targets for travelling
showpeople which address the likely permanent and transit accommodation needs of travellers in their
area.
Q20a – Should the Local Plan include a target for traveller pitches
beyond 2023?
Q 20b – Should the Local Plan include a criteria-based policy for
new traveller site applications?
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4.23 Safeguarding existing sites
The BTANA recommended that, in approaching the identification of a five-year supply of sites, an initial
starting point would be for Councils to consider safeguarding existing authorised Gypsy, Traveller and
Travelling Showpeople sites, to ensure that existing needs continue to be met in perpetuity. This is
because if sites are lost from these uses, then new replacement sites may need to be found to maintain
an adequate supply to meet needs in accordance with the identified pitch and plot targets.
Q21 – Should the Local Plan include a policy safeguarding existing
permanent authorised Gypsy, Traveller and Travelling
Showpeople sites, ensuring that needs for theses uses
continue to be met in perpetuity on these sites?

4.24 Meeting the requirement – main options
Government policy states that, where there is an identified need for additional traveller accommodation,
criteria should be set to guide land supply allocations to deliver this need. Therefore, the next step for
the Council is to embark on an exercise to set site selection criteria and to use this criteria to identify a
five-year supply of sites.
There are a number of options for meeting this requirement in a site specific way, including the
following:
• Option 1: Increasing the capacity of existing sites, through intensification and/or expansion
• Option 2: Conversion of temporary permissions to permanent permissions where appropriate
• Option 3: Allocating space for traveller pitches within Reserve Sites and other possible strategic
development sites
• Option 4: Allocate new traveller sites
Q22 – Which of the four main options outlined for meeting the
requirement for traveller sites are appropriate?
Q23 - Are you aware of any potential sites for meeting the
requirement for additional pitches/plots for Gypsies, travellers
and travelling showpeople in the District?
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5. What Sites Are Being Considered in your Area?
Figure 8 The Six Community Areas

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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The Delivery and Site Allocations Plan (adopted July 2013) sets out the proposals for town centres in
the District. This section sets out the major site options for the District, ordered by Community Area
(see Figure 8). The Community Areas are based on the Buckinghamshire County Council Local Area
Forum Areas, but with Marlow and Princes Risborough as additional separate areas.
Each area is introduced with a summary profile which includes key statistics for the area and key issues
identified through the Local Plan process to date, including by local communities, together with an
index map showing the main sites being discussed. There are also cross-references where sites have a
close relationship with neighbouring areas.
The main sites are then explained in more detail, offering alternative options where these exist, and
proposing some emerging principles any development of the site should follow (see box below). Where
housing numbers are included for sites these are indicative and ranges may be given, for instance due
to different density assumptions or different land use options on sites. For the main sites illustrative
diagrams are included to show how the site might be developed, including areas for development,
green areas and important connections.

Main Sites – emerging principles
These key development principles have been informed by:
• an initial review of design principles
• the emerging results of transport, landscape and ecology work
• initial feedback from infrastructure providers.
They will be further developed as a result of consultation and continuing
technical work with partner organisations and subsequently through any
relevant planning processes. This may identify the need for other or different
measures. The lists below are by no means complete or exhaustive, but they
identify key principles from our work to date, to help you consider important
issues.
To give you a fuller picture of what may be going on in your area; Appendix 2 includes a longer list of
sites and accompanying site plans, ordered by the 6 Community Areas. These set out
• sites within the main towns and villages and previously developed sites in the rural areas that have
been identified as potentially suitable for housing or mixed use development in our housing land
study(26) (although it should be emphasised that these are still options at this stage)
• the main employment sites that are being recommended in our Economy Study to be retained as
employment areas(27)

(26) Draft Strategic Housing Land Availability Assessment (SHLAA), January 2014
(27) Draft Economy Study and Employment Land Review – PBA, January 2014
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Area 1 - High Wycombe town
HIGH WYCOMBE AREA PROFILE
High Wycombe is the main urban centre of the district, housing the majority of people, jobs
and services. It has good communications and a strong outlook, but like the rest of the district
development is also constrained by the surrounding green belt and AONB.
Population H
 igh Wycombe area had a population of 74,143 in 2011, in 28,145 households. That’s
over 40% of the population and houses for the whole District. There are more students
at 7.5% of the High Wycombe population, and a smaller proportion of retired people
compared to the rest of the district at 9.4%
Housing

B
 etween 2006 and 2012, 2,287 homes were built in the area; this represents 71% of the
District total.
T
 here are 59% of homeowners in High Wycombe by tenure compared to 70% across
Wycombe District and 65% nationally.
2
 9% of housing is flats, compared to 19% in the district or 22% across England. This
represents 65% of all flats in the district.

 epresenting the largest share of the population in the district the economic profiles and
Economy R
distribution of types of jobs and workers largely reflect trends across the district, but with
a slightly lower proportion of retired people. High Wycombe has the largest number of
jobs and some of the largest employment areas, including Cressex Business Park.
Transport 6
 9.7% of people travel to work by private motorised vehicle (car/van/motorcycle etc.)
compared to 71.6% for the District as a whole, and 64% nationally.
 5% of people travel by sustainable modes (train, bus, cycling, on foot) compared to 20.3
2
% for the District as a whole The balance of the workforce works from home.
Messages from the community
Key Issues
• Regeneration of the town may result in the need for greater flexibility in land uses on brownfield
sites.
• To retain and attract new companies, in particular warehousing/retail/manufacturing, there should
be an appropriate supporting infrastructure in place.
• The need for better public transport (buses) and better links between bus routes and facilities
should be encouraged.
Other Local Discussion Points
An additional junction
on the Motorway
could bring benefits

Cost of parking
provision

Any new
development should
be directed to
surrounding villages

How can we make
High Wycombe a
distinctive, attractive
town for business?
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Figure 9 Key Sites in High Wycombe

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Table 5 Schedule of sites in High Wycombe Area
Map ref

Site

HW1
HW2
CW1
HW3
HW4
HW5
HW6
HW7
HW8
HW9
HW10
HW11

Abbey Barn North
Abbey Barn South
North of Heath End Road
Gomm Valley & Ashwells
Terriers Farm
Air Park
Buckmaster playing fields
Cressex Island
Verco (southern land)
Compair
Terriers House
Bassetsbury Allotments

Area (Hectares)
11
33
73.9
23
4
5
2
7.4
2.7
2.9

Number of homes (approx.)/other land use
option
60-90
360-520 homes + business
Business
180-700 + business
310-490
Business
Business
Commercial
40
260
25
Housing or open space options
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Key sites
5.1 HW1 Abbey Barn North (11ha)
Abbey Barn North is a natural bowl which is enclosed on three sides by steeply-sloping land and which
is adjacent to Deangarden Wood Ancient Woodland. The site contains a large number of trees, shrubs
and woodland, and important chalk grassland, which represent constraints to the developable area of
the site, as does the topography of the site.
Abbey Barn North could provide for approximately 60-90 homes
HW1 Abbey Barn North - Indicative development areas:

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Key development principles
Retention of the ecologically-sensitive parts of the site (as identified in the Botanical Survey of the site
carried out for the Council by EcoConsult, June 2009) and provision of appropriate management and
limited public access to these areas, potentially through the creation of a nature reserve.
• Provision of open space in accordance with the Council’s local open space standards (to act as
a buffer between development and the ecologically-sensitive area on the site) including potential
allotment provision;
• Provision of local junction improvements, signalisation or optimisation, potentially including (but not
limited to):
• Site access, Abbey Barn Lane with Heath End Road, Abbey Barn Lane with Kingsmead, Abbey
Barn Road with London Road
• Provision of main vehicle access points at either Kingsmead Road or Abbey Barn Lane;
• Provision of walking /cycling links to Abbey Barn South;
• Provision of a travel plan;
• Preservation and enhancement of the landscape and visual character of the site;
• Contribution to the enhancement of the Green Infrastructure Network;
• Provision of other aspects of community infrastructure. Specific infrastructure issues identified to
date include capacity of local schools and doctors surgeries. Development will be expected to
address these issues which may include on-site provision or through specific financial contributions
to enable the expansion of local facilities (e.g. Cherrymead Surgery, Loudwater)
Q24a – Should a publicly accessible nature reserve be created
as part of development here, or should we be maximising
the site for development and carrying out a biodiversity
offsetting arrangement?
Q24b – What is the best point for vehicular access at this site?
Kingsmead Road or Abbey Barn Lane? Is there an
alternative?
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5.2 HW2 Abbey Barn South (33ha)
Abbey Barn South is a flat site above the valley which contains arable fields and woodland, including
the woodland ride which has historical associations with Daws Hill House. The site is adjacent to the
M40 motorway to the south, Deangarden Wood and the former dry ski slope to the north and the
former RAF Daws Hill base to the west.
Option 1: Abbey Barn South could provide for approximately 360- 460 homes, and
approximately 1.7ha of business located alongside Abbey Barn Lane
This option includes a business element located alongside Abbey Barn Lane, as this will secure the
most suitable access to this element of the development. The economy study identified there is scope
for the business element to be up to 5 Ha.
HW2 Abbey Barn South Option 1 Business area off Abbey Barn Lane - Indicative development
areas:

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Option 2: Abbey Barn South could provide for approximately 410-520 homes, and
approximately 1.7ha of business located next to the adjacent RAF Daws Hill site
An alternative option would be for the business element of the development to be located next to the
adjacent RAF Daws Hill development. This would have the advantage of being next to the business
development at Daws Hill but vehicle access would be more difficult than Option 1.
HW2 Abbey Barn South Option 2 Business area on former Baseball area - Indicative
development areas:

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Key development principles
• F
 ull consideration of motorway noise in the design and layout of the development, and provide any
appropriate mitigation measures;
• Provision of full connectivity with the RAF Daws Hill development, including good footpath and
cycleway links into and through the site;
• Provision of vehicle access points from the Daws Hill development and Abbey Barn Lane;
• Provision of local junction improvements/signalisation/optimisation – including:
 ite access, Abbey Barn Lane with Heath End Road, Abbey Barn Lane with Kingsmead Road,
S
Abbey Barn Road with London Road(28)
• Provision of a high quality and frequent bus route through the site;
• Provision of walking/cycling links to Abbey Barn North, Flackwell Heath and the valley bottom;
• Provision of a travel plan;
• P
 rotection of the most visually-sensitive part of the site (the eastern-most corner) through the
restriction of building heights such that views of the woodland rise from the other side of the Wye
valley are not blocked;
• Provision of open space on-site in accordance with our local open space standards, including:
Play facilities;
 sports pitches adjacent to the Daws Hill development (pitches are not acceptable within the
2
woodland ride);
Informal open space (which could be provided within the woodland ride);
Allotments (which could be provided within the woodland ride, at the eastern end);
• Retention of the woodland ride (part of the designated Green Space on the site), and protection of
the trees and views along the ride. (However, some elements of the open space provision can be
provided within the ride, as indicated above);
• Contribution to the enhancement of the Green Infrastructure Network;
• Provision of a 15m buffer between development and the adjacent Deangarden Wood in order to
protect this ancient woodland;
• Integration with any new development at the former ski slope site;
• Collaboration with the water authorities to demonstrate that there is adequate water and waste
water capacity both on and off site to serve the development;
• Provision of other aspects of community infrastructure. Specific infrastructure issues identified to
date include capacity of local doctors surgeries. Development will be expected to address these
issues which may include on-site provision or through specific financial contributions to enable the
expansion of local facilities (e.g. Cherrymead Surgery, Loudwater);
• Contribution towards the provision of an enlarged primary school (on the RAF Daws Hill site)

(28) T
 ransport modelling work has tested a southern link road connecting Heath End Road to Burroughs Grove Hill (the
minor road coming off the Handy Cross Junction to the south), but early results show that this is not an attractive route
for traffic
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Q25a – Do you agree that any business development should be at the eastern end of
the site adjacent to Abbey Barn Lane, or is it better located next to the Daws Hill
development? Is there a case for more business development or less?
Q25b – What forms of open space do you think would be best located within the woodland
ride?
 hat sort of development do you think would be acceptable on the former ski slope
Q25c – W
site immediately adjacent to Abbey Barn South, if the previously proposed leisure
proposals don’t happen?
Q25d – If a new business area and motorway junction were to be provided to the east of this
site (see CW1 land North of Heath End Road) how do you think that would affect how
the Abbey Barn South site should be developed?

5.3 CW1 North of Heath End Road (“Junction 3a”)

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
The Council’s economy study has identified(29) that a new junction – 3a – could help meet the
future needs of business in the town/district and relieve congestion in the area by attracting inward
investment. Without a new junction, businesses would be highly unlikely to locate here on a significant
scale. This would create a highly accessible location triggering a significant change in the market’s
perception of High Wycombe and deliver improved connections to new and existing employment areas
on and close to the London Road.
Currently junction 3 is a single facing junction where it is only possible to join driving towards London
or leave driving away from London. This puts pressure on both Junction 4 and the local road network
between the junction, as traffic leaving the M40 at junction 4 heading towards the Wooburn/Kingsmead
area has to travel through the town centre.
(22) Draft Economy Study and Employment Land Review – PBA, January 2014
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A new junction would provide the other half of junction 3, with slip roads allowing traffic to leave
heading towards London and traffic to join heading towards Oxford. It could also improve connections
to London Road in the areas of Kingsmead Recreation Ground and better connectivity to the Gomm
Valley. If the new junction were to provide full access to the motorway in both directions (i.e. including
the London direction), this is likely to be even more attractive to business investment.
Initial work commissioned jointly by WDC and the County Council has identified that the approximate
costs of the west-facing junction are estimated to be in the region of £11.6M(30). Transport testing shows
that this scheme would markedly alter the pattern of traffic volume and growth within High Wycombe.
The most significant impacts are on the M40 and in the southern and eastern areas of the town.
There is a significant increase in traffic volume on the M40 to the east of Junction 4, but correspondingly
there are reductions in traffic for the eastbound offslip at Junction 4, and also for traffic using the
dedicated slip road from the A404 (T) to the M40 (west).
Land use developments in the southern quadrant and Gomm Valley directly benefit from the new
junction. Significant reductions in traffic volumes are shown on the route from Heath End Road west
of Spring Lane, on to Daws Hill Lane and through to Marlow Hill and Handy Cross, with around 200
vehicles removed in each direction.
Increases in traffic on local roads are seen as a result of traffic travelling to and from the development
site from the east affecting the A40 London Road, Kingsmead Road, Abbey Barn Lane and Spring
Road.
Wider afield, areas including Flackwell Heath, Wooburn Town and Bourne End benefit in terms of
access to the M40 for journeys associated with destinations to the west via Oxfordshire and the
south via the Thames Valley. The resulting alternative north-south route in the eastern part of the town
redistributes traffic volumes away from Marlow Hill and Daws Hill Lane.
The creation of any new junction is a long term option and subject to further assessment and discussion
with the Highways Agency over acceptability. If there is agreement on the need for, and appropriateness
of a junction, it is expected that its delivery would need a combination of developer and public funding.
Initial work on the junction has identified three main potential parcels of land that could be developed
alongside the provision of this junction. These could provide up to 15 ha of land for new office and
industrial development and potentially a limited number of homes adjacent to Flackwell Heath which
could help to fund the junction.
Development at this location would be in the Green Belt and adjacent to the AONB, and although this is
subject to further assessment, there will be visual impacts and a reduction of the openness of this area.
Q26a – Do you support the release of green belt land to provide new land for business
development and a possible new motorway junction?
Q26b – Given the potential traffic implications, do you support the provision of a new
motorway junction?
Q26c – D
 o you support the provision of new homes adjacent to Flackwell Heath as part of the
delivery of this junction?
Q26d – Do you support public funds being used in part to achieve this (business uses will not
release the value needed to pay for this fully)?
(30) Excluding land acquisition costs
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5.4 HW3 Gomm Valley and CW2 Ashwells (73.9ha)
This extensive site lies between the eastern edge of High Wycombe and the villages of Penn and
Tylers Green. Gomm Valley, which forms the bulk of the site, is an attractive dry valley landscape which
is typical of the Chiltern Hills and, as the last undeveloped chalk valley in High Wycombe, is of great
importance in landscape and strategic green infrastructure terms. The site also contains important
ecological features (calcareous grassland, broad-leaved woodland and species-rich hedgerows)
including the Gomm Valley Site of Special Scientific Interest. The Peregrine Business Park adjoins
the site and provides an opportunity for business expansion. Ashwells is at the northern-most tip
of the site, and currently consists of pasture and paddocks. Together with Gomm Valley, it provides
a separation between High Wycombe and Tylers Green and is therefore very important in terms of
maintaining community identify.
Option 1: Gomm Valley & Ashwells could provide for approximately 180-250 homes, and 1.7ha
of business, whilst retaining areas of sensitive and very sensitive landscape.
This option is a landscape sensitivity led option that seeks to minimise the impact of development on
the landscape by focusing a more limited amount of development on the peripheral parts of the site
and retaining the ‘core’ valley landscape.
HW3 Gomm Valley and CW2 Ashwells - Indicative development areas (Option 1):

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Option 2: Gomm Valley & Ashwells could provide for approximately 480-640 homes, with
1.7ha of business, whilst retaining areas of very sensitive landscape. There is an option to
remove business uses from this, which would add a further approximately 60 homes to the
site
Based on our landscape assessment work, this option has a significantly greater impact on the
landscape than Option 1.
HW3 Gomm Valley and CW2 Ashwells - Indicative development areas (Option 2):

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Key development principles
• P
 rovision of the business element of the development to be provided as an extension to the
Peregrine Business Park off London Road;
• Retention of the areas of most sensitive landscape, and provision of a strong landscape structure to
any development seeking to reinstate the historic field pattern;
• Retention of important biodiversity and archaeological features including:
Gomm Valley SSSI
Gomm Valley Local Wildlife Site
Pimms Grove Ancient Woodland
Little Gomm’s Wood Local Wildlife Site
Consideration of the archaeological Notification Site
Key hedgerows;
• Provision of linked nature reserves contributing to the protection of the above interests, including
provision of appropriate management with appropriate public access, with management by an
appropriate body and management funds provided;
• Provision of vehicle access points could be provided from Ashwells, Pimms Grove, Cock Lane,
Hammersley Lane and London Road via Peregrine Business Park;
• Provision of any local junction improvements/signalisation/optimisation needed – including:
 ayners Avenue with London Road, New Road with Church Road, Gomm Road with London
R
Road, Hammersley Lane with London Road, Robinson Road with Hammersley Lane
• Provision of new and frequent bus service to/through the site;
• Provision of new and improved footpath links to the site from surrounding residential areas and
London Road as well as new and improved pedestrian and cycling links through the site;
• Provision of a travel plan;
• Provision of all open space requirements on-site, except for formal sports pitches due to their
impact on the landscape. Open space provision should consist of:
Play facilities;
 xtensive informal open space, including potentially an improved and expanded local nature
E
reserve and/or a country park;
Potential site for Allotments (on Ashwells);
• Contribution to the enhancement of the Green Infrastructure Network;
• Retention of strong separation between High Wycombe and Tylers Green;
Provision of other aspects of community infrastructure. Specific infrastructure issues identified to
date include capacity of local schools and doctors surgeries. Development will be expected to
address these issues which may include on-site provision or through specific financial contributions
to enable the expansion of local facilities (e.g. Kingswood Surgery, Totteridge; Lynton House
Surgery, London Road);
• Collaboration with the water authorities to demonstrate that there is adequate water and waste
water capacity both on and off site to serve the development.
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5.5 HW4 Terriers Farm (23ha)
This site is located on the northern side of High Wycombe occupying a sensitive area between the
town and Hazlemere. It contains pasture land and adjoins both the Chilterns AONB and the Terriers
Conservation Area. It is a visually enclosed site but contains high quality hedgerow features which
form a strong landscape structure. It is located close to an important public transport corridor on the
northern approach into High Wycombe.
Option 1: Terriers Farm could provide for approximately 310- 410 homes, and a Park and Ride
facility
Under this option, a park and ride facility would be provided to be located close to the junction with
Kingshill Road. This could provide a shuttle link with the southern Park and Ride site, or an upgraded
existing interurban service.
Option 2: Terriers Farm could provide for approximately 380-490 homes (up to a maximum of
490 homes) with no Park and Ride facility provided
Under this option, no park and ride facility would be provided and the site would be developed for
residential development only.
HW4 Terriers Farm - Indicative development areas:

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Key development principles
• P
 rovision for improvement in movement across the wider area around the Terriers doubleroundabout, in particular providing for an improved environment for pedestrians and cyclists;
• Retention of sensitive hedgerows and existing trees on the site;
• Respect the adjacent Terriers Conservation Area;
• Provision of the eastern fields as the on-site open space to link with the sports facilities at the
adjacent Hazlemere Recreation Ground;
• Integration with adjacent development at Terriers House;
• Provision of full walking and cycling connectivity to and through the site, and direct and safe walking
connections to local services and bus stops. These should be integrated into any local junction
improvements needed;
• Provision of vehicle access points from Kingshill Road;
• Provision of any local junction improvements/signalisation/optimisation needed – including:
Double-roundabout between Amersham Road, Totteridge Lane and Kingshill Road; and
Amersham Road with Hamilton Road;
• Provision of local school travel planning as well as a travel plan for the development;
• Contribution to the enhancement of the Green Infrastructure Network;
• Retention of strong separation between High Wycombe and Hazlemere;
• Provision of other aspects of community infrastructure. Specific infrastructure issues identified to
date include capacity of local schools and doctors surgeries. Development will be expected to
address these issues which may include on-site provision or through specific financial contributions
to enable the expansion of local facilities (e.g. Kingswood Surgery, Totteridge);
• Collaboration with the water authorities to demonstrate that there is adequate water and waste
water capacity both on and off site to serve the development.
Q27a – Should a Park and Ride facility and service be provided
from this site? If not, what public transport measures
should be provided?
Q27b – Should development link in with Terriers House?
Q27c – Are wider transport measures required to improve
movement around Terriers double-roundabout, in
particular to improve the environment for pedestrians
and cyclists?
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5.6 HW5 Wycombe Air Park (93ha)
Wycombe Air Park is an active site for small scale flying and related industrial activities. It is in the Green
Belt and currently has a policy that allows for limited development within a clearly defined area that covers
the existing developed area and is related the aerospace activities on site. As owners of the site the
Council is committed to keeping the airpark open. However there is scope to either intensify the industrial
activities on the site or expand them further. The Economic Study has identified that the airpark is well
located and suggests it has the potential to accommodate additional industrial development. We expect
that expansion would be likely to require significant access improvements and operational changes to the
airpark.
Option 1 would involve intensification of existing business activities, allowing for other industrial uses not
related to the airpark and reviewing the boundary of the major developed site designation to include the
Council depot and other peripheral sections of the site.
Option 2 would involve expansion of the employment area onto the southern part of the airfield, whilst
retaining the operational Air Park
HW5 Wycombe Air Park Option 1 - Intensifying the existing business area - Indicative
development areas:

HW5 Wycombe Air Park Option 2 - New Employment while keeping Wycombe Air Park
Operational - Indicative development areas:

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Key development principles
• Retention of views from the AONB which borders the site;
• Provision of informal open space on-site;
• Retention of air park operations at the site, with appropriate operation adjustments where required.
Q28 – What do you think of the idea of intensifying or expanding
employment activities on this site?

5.7 HW6 Buckmaster Playing Fields (4 ha)
See Appendix 3, Section B, High Wycombe HW02 for plan
These playing fields are between two major employers, namely the John Lewis Store and the offices of
Johnson and Johnson. They could provide an opportunity to provide additional office accommodation
and hence new jobs in a location that is attractive for business. This would involve development on part
of the area and improving the open space on the remainder.

Key Development Principles
• S
 ignificant open space improvements for the remaining open space for the benefit of the local
community;
• Re-provision of the playing pitches in an alternative location
Q29a – Should we allocate part of the playing fields for new
office development?
Q29b – If so what public open space improvements should be
made to offset this?
There are a number of other sites for which there are options in terms of their development

5.8 HW7 Cressex Island (5 ha)
Currently the location of the park and ride which will be moving to the Sports Centre site in 2015, the
Council granted planning permission in 2013 for a NEXT store, the development of which will take
place once the park and ride has moved. The remainder of the site is considered suitable for a mix of
commercial/retail uses.

5.9 HW8 Verco (2 ha)
Verco is an office furniture manufacturer who has been in the town for a long time and employs
approximately 100 people who mostly live locally. They have a site that is much larger than they require
for their future operations and although they intend to remain on site the southern portion of their site is
cleared and available for development.
The Economy Study has identified that the cleared land may not be suitable for new industrial
development in the future, partly due to the close proximity of residential development and problematic
access. The study has concluded that this part of Verco would be suitable for a mixed use
development (office and residential), but before the site is released for such uses it should be identified
once and for all if there is any market interest in the site for industrial uses.

59
Q30 – Do you think the Council should adopt a cautious
approach to this site, retain the cleared land for industrial
development, mixed use development or just for new for
new homes?

5.10 HW9 Compair (7.4 ha)
Proposals for the redevelopment of this site are progressing through a number of planning applications
or pre-application discussions, which would see the site developed to provide a mixed use retirement
community, student accommodation, new industrial and office premises as well as a new road through
the site and beyond to Coates Lane. The second phase of student accommodation is in the process of
being built.

5.11 HW10 Terriers House (2.7 ha)
This site is currently occupied by MWH an engineering consultancy who are seeking to re-locate.
The offices include 2 listed buildings and 1960’s buildings. It has been marketed for new tenants or
occupiers unsuccessfully and has been bought with an intention to re-develop the site for housing.
Proposals would retain the listed buildings.
Q31 – Do you think this site should be retained in office use or
redeveloped for residential uses?

5.12 HW11 Bassetsbury Allotments (2.9 ha)
Bassetsbury Allotments have been closed since 2009 as a result of concerns about soil contamination.
Investigations have identified that there is significant contamination across the site and that the site
is not suitable to use as an allotment without significant and expensive decontamination works. As a
result of this the Council is considering whether the allotments should be closed and a decision will be
made in 2014.
If the decision is made to close the allotment then the Council will need to consider what alternative
uses are suitable for the site. It could be redeveloped for residential uses, used as an open space or a
mix of the two. It is not in a good location for new employment development.
Q32 – Do you think that the site should be redeveloped for
residential uses, or used for community project?
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Area 2 - Chepping Wye Valley
CHEPPING WYE VALLEY AREA PROFILE
-

Chepping Wycombe Parish Council
Hazlemere Parish Council
Little Marlow Parish Council
Hedsor Parish Council
Wooburn and Bourne End Parish Council

To the South and East of High Wycombe the area is considerably constrained from land designated in
the Green Belt or as an Area of Outstanding Natural Beauty (AONB).
Population C
 hepping Wye Valley area had a population of 36,501 in 2011, in 15,043 households
which represents 21% of the District
Housing

B
 etween 2006 and 2012, 245 homes were built in the area; this represents 8% of the
District total.
T
 here are a larger proportion of homes owned than the district and nationally at 80% for
Chepping Wye Valley against 70% in the district and 65% nationally.
 9% of housing is detached or semi-detached, compared to 64% in the district.
7

Economy 1
 5.9% of the population are retired compared to 13.1% of the District as a whole.
More people are self-employed in this area (14.1%) than in the District as a whole (12.6%)
 6.6% of people travel to work by private motorised vehicle (car/van/motorcycle etc.)
Transport 7
compared to 71.6% for the District as a whole.
Messages from the community
Key Issues
• Opposition to major development in Green Belt and maintenance of separation between villages.
• C
 oncerns with capacity of existing infrastructure, road network etc. as existing and perceived
need for improvements in line with any growth in population.
• Need for local jobs to be available in line with more housing.
• A
 ffordable housing and which type of housing would be most appropriate for the area and in
which locations
Other Local Discussion Points
Best use for Bourne
End to High
Wycombe Railway
line

Alternatives should
be developed in
preference to Slate
Meadow.

Sewage treatment works
and general utilities
Infrastructure provision

Need for better
broadband
connectivity
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Figure 10 Key sites in the Chepping Wye Valley area

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Table 6 Schedule of Key sites in the Chepping Wye Valley area
Map ref

Site

CW1
CW2
CW3
CW4

North of Heath End Road
Ashwells
Slate Meadow
Westhorpe (east of bypass –
see Marlow area)
Glory Park
Hawks Hill / Harvest Hill
Globe Park (see Marlow area)

CW5
CW6
M1

Area (Hectares)
Area of search
7.7
10.2
Circa 10

34.5

Number of Homes (approx.)/ other
land use
No assessment at this stage
80-110
150-190
Business
Business
N/A
Business
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Key sites
5.13 CW1 North of Heath End Road (“Junction 3A”)
See High Wycombe Area

5.14 CW2 Ashwells (7.7 ha)
See HW3 Gomm Valley in the High Wycombe area section
CW2 Ashwells - Indicative development areas

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
Please see Gomm Valley map in High Wycombe section for full site diagram of Gomm Valley and
Ashwells

5.15 CW3 Slate Meadow (10.2ha)
This is a flat site of pasture fields adjacent to the River Wye. It is highly valued by the local community
as a strategic separation between the settlements of Wooburn and Bourne End. Reflecting this, the
northern-most segment of the site was designated as a Registered Village Green in 2003. The site’s
riverside location means that some of the area falls within the flood plain.
Option: Slate Meadow could provide for approximately 150-190 homes
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CW3 Slate Meadow - Indicative development areas:

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Key development principles
• Retention of the Village Green on the site to provide 2ha(31) of informal open space on-site;
• Provision of a 10m buffer to the river;
• P
 rovision of a Flood Risk Assessment to address any necessary flood risk management/mitigation
measures;
• Retention of sensitive trees, hedgerows and grassland on the site to maintain and improve habitat
connectivity;
• Integration with adjacent residential development;
• Potentially provide a Park and Walk facility for the local primary school and village green;
• P
 rovision of full walking and cycling connectivity to and through the site, linking with existing
footpath and cycle networks and provision of a walking/cycling link between the footpath at the
former railway line and the River Wye;
• Provision of vehicle access points from Frank Lunnon Close, Willows Road and Stratford Drive;
• Provision of any local junction improvements/signalisation/optimisation needed – including:
Cores End roundabout and Stratford Drive with Brookbank
• Signalisation of zebra crossing adjacent to Stratford Drive;
• Provision of updated/increased frequency of local bus service;
• Provision of enhanced school travel planning/travel plan for the development;
• Contribution to the enhancement of the Green Infrastructure Network;
Development should provide for other aspects of community infrastructure. Specific infrastructure
issues identified to date include capacity of local schools and doctors surgeries. Development will
be expected to address these issues which may include on-site provision or through specific financial
contributions to enable the expansion of local facilities (e.g. Pound House Surgery, Wooburn Green).
A potential bus or vehicle route through the site is being investigated further, which could improve the
permeability of the site.
Q33a – How should the separation of Bourne End and Wooburn
most effectively be achieved, whilst delivering housing
development? Should this separation be achieved
through the use of the Village Green and, if so, how?
Q33b – Should the site provide an alternative route for throughtraffic through the site?
Q33c – Should the site provide a Park and Walk facility, to
provide parking facilities for people using the Village
Green and nearby St Paul’s Primary School?

(31) Based on 170 homes
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5.16 CW4 Westhorpe
See Marlow area

5.17 CW5 Glory Park
This is a site that has been partly developed and is one of the newest office developments in the
District. There are still 2 office blocks to be built under the existing permission and there has been an
approach to the Council to build residential development where these are planned. The Economy Study
advises that this site should be retained as an employment area and that it will attract commercial
investment.
Q34 – Should this site be retained for employment uses?

5.18 CW6 Hawks Hill/Harvest Hill (34.5 ha)
This is an area which, whilst outside the Green Belt, displays characteristics which are more akin to
a rural than an urban area, particularly with respect to its existing level of development and nature of
the roads in the area. It has therefore been subject to a specific policy in previous Local Plans which
has sought to maintain these characteristics by ensuring that the area’s present low density, welllandscaped and semi-rural nature is maintained. A key question for the Local Plan is therefore whether
to continue this approach, or whether to consider alternative approaches.
A particularly important consideration is the protection of areas of green space which make a special
contribution to this semi-rural character. The Delivery and Site Allocations Plan, adopted in 2013,
designated 5 areas of Green Space in the Hawks Hill/Harvest Hill area. A key issue at this stage is
whether these are sufficient in coverage and substance to ensure the overall protection of the area.
The National Planning Policy Framework (NPPF) introduced the concept of Local Green Space (LGS)
designations. These are intended as green areas of particular importance close to local communities
where LGS designation can rule out new development other than in very special circumstances.
One potential avenue at Hawks Hill/Harvest Hill could therefore be to use the LGS designation where
appropriate, in addition to the current designated Green Spaces in the area.
Q35 – What policy approach should be established for the
Hawks Hill/Harvest Hill area?
a) O
 ne based on the existing Local Plan Policy C16, or a
revised version of that policy?
b) O
 ne which extends the coverage of Green Space
designations, potentially through the Local Green Space
designation introduced by the NPPF?
c) A
 less strict approach which allows development on these
areas?
d) A
 ny other approaches?
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Area 3 - Marlow
MARLOW AREA PROFILE
Marlow is an attractive town with high house prices and demand for significant development. Like
much of the district this is constrained by green belt and AONB designation with much of the town
also being in the flood plain
Population Marlow’s population increased by 2.5% from 13,968 in 2001 to 14,325 residents in
2011 which represents 8% of the District.
Housing

 etween 2006 and 2012 91 homes were built in the area; this represents 3% of the
B
District total.
 2% of residents are homeowners in Marlow compared to 70% across Wycombe
7
District and 65% nationally.
3
 0% of housing is terraced, compared to 16% in the district and is the highest
proportion of terraced housing of all areas in the district.

Economy

 he number of retired people is higher in the Marlow area (15.6%) than in the District as
T
a whole (13.1%)
The number of self-employed people is higher than the District average (14.5%
compared to 12.6% for the District as a whole).

Transport

68.3 % of people travel to work by private motorised vehicle (car/van/motorcycle etc.)
compared to 71.6 % for the District as a whole.
21.8% travel by sustainable modes (train, bus, cycling, on foot) compared to 20.3% for the
District as a whole.
Messages from the community
Key Issues

• Concerns about the type, availability and cost of parking in the town.
• There may be need for a policy for the River and its usage.
• There is need for more affordable housing.
• Concerns about whether roads will be able to cope with traffic generated by future development?
Other Local Discussion Points
Affordable housing should be provided but this
should not be located on the edge of town

The use of public transport should be encouraged
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Figure 11 Key sites in Marlow area

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Table 7 Schedule of Key sites in Marlow area
Map ref
CW4
M1

Site
Westhorpe (east of
Bypass)
Globe Park

Area (Hectares)
Circa 10

Land use
Business
Business

Key sites
5.19 CW4 Westhorpe (east of bypass) circa 10 ha
As referred to earlier in the document Marlow is part of the Thames Valley and the most attractive
to the commercial market. The Economy Study has identified that new land in Marlow is likely to be
taken up by the market as the economy improves, and suggests that this would be a key location for
business in the future in the form of a Business Park – this could be in the region of 10ha, providing for
medium and long term business development.
Marlow is tightly constrained by the Green Belt and Chilterns AONB and as such there are no suitable
sites within the town that could accommodate a new business park. Key to providing a new business
park is good access to the strategic road network and the rest of the Thames Valley. As a result of this
land in the Green Belt next to the Westhorpe interchange is being considered as a possible location
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of a new business park. We recognise that this is a sensitive location, extending development beyond
the Marlow Bypass and being visible from the AONB, so any development here would need to be done
very sensitively.
Key to the provision of this business park is that it does not compete with the new offices that will be
provided at Handy Cross and that improvements to the Westhorpe interchange are secured.
Q36a – Would you support a new business park on land
adjacent to the Westhorpe interchange?
Q36b – Would you agree that the Handy Cross development
should be significantly complete before development
here?

5.20 M1 Globe Park
This area is identified as possibly the best strategic office location in Wycombe District, closest to the
core of the Thames Valley, with high quality office stock and close to the A404. The park unfortunately
has some problems meaning vacant floorspace is not being taken up at the moment. Discussions
between the businesses on site, the County and District Councils have identified a number of problems
including difficulties leaving the site in the evening rush hour, inadequate on-site car parking and poor
on-site amenities. A Business Improvement District is being considered for the park which could solve
some of these issues.
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Area 4 – South West Chiltern
SOUTH WEST CHILTERN AREA PROFILE
-

Fawley Parish
Great Marlow Parish
Hambleden Parish
Ibstone Parish
Lane End Parish
Marlow Bottom Parish
Medmenham Parish

-

Piddington and Wheeler End Parish
Radnage Parish
Stokenchurch Parish
Turville Parish
West Wycombe Parish

Occupying a large swathe of the South West of the district most of this Area falls within an Area of
Outstanding Natural Beauty (AONB) significantly limiting the scope for development.
Population T
 he South West Chiltern area had a population of 18,958 in 2011, in 7,559 households
which represents 11% of the District.
Housing

B
 etween 2006 and 2012, 167 homes were built in the area; this represents 5% of the
District total.
 here are a lower proportion of homes owned than the district and nationally at 56% for
T
Chepping Wye Valley against 70% in the district and 65% nationally.
 8% of housing is detached, compared to 31% in the district.
4

Economy 1
 4.9% of the population are retired compared to 13.1% of the District as a whole.
 ore people are self-employed in this area (15.7%) than in the District as a whole
M
(12.6%).
Transport 7
 5.4% of people travel to work by private motorised vehicle (car/van/motorcycle etc.)
compared to 71.6% for the District as a whole.
 7% of people travel by sustainable modes (train, bus, cycling, on foot) compared to
1
20.3 % for the District as a whole.
Messages from the community
Key Issues
• Some development may be acceptable provided it is linked with adequate infrastructure.
• Rural schemes could provide affordable housing for local young people.
• New housing must reflect the character of existing built up area

Other Local Discussion Points
The area needs
better broadband
connectivity

Potential extension
of business activity at
Wycombe Air Park

Accessibility to services
is a concern in rural
areas

Rural exceptions
schemes could
successfully provide
some affordable housing

70

Figure 12 Key sites in South West Chiltern Area

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Table 8 Schedule of key sites in South West Chiltern Area
Map ref
HW5

Site
Air Park

Land use
Business

Because of the rural nature of this part of the District, dominated by the Chilterns AONB there are
limited opportunities identified in this area. However in line with Housing Option 4, consideration will
need to be given as to the scope for new development on the edge of villages to help meet local needs
and contribute towards the wider need for housing in the District.
Q37c – Is there scope for village expansion in this area? If so
where?
See the High Wycombe section for the Air Park

71

Area 5 – North West Chiltern
NORTH WEST CHILTERN AREA PROFILE
-

Bledlow-cum-Saunderton Parish
Bradenham Parish
Downley Parish
Ellesborough Parish
Great and Little Hampden Parish

 reat and Little Kimble-cum-Marsh
- G
Parish
- Hughenden Parish
- Lacey Green Parish
- Longwick-cum-Illmer Parish

Covering the mostly rural part of the district to the North of High Wycombe, development is largely
constrained. Most of the area apart from the far North West being within the Green Belt and
designated as an Area of Outstanding Natural Beauty
Population The North West Chiltern area had the lowest population growth of the six areas in the
district of only 0.7% since 2001 with a population of 19,616 in 2011 or 12% of the
District.
Housing

B
 etween 2006 and 2012, 232 homes were built in the area; this represents 7% of the
District total. Since 2001 there has been a net decrease in the number of homes of 793
to 7,508 units in 2011.
 here are a larger proportion of homes owned than the district and nationally at 80% for
T
North West Chiltern against 70% in the district and 65% nationally.
 1% of housing is detached, which is the largest proportion of detached housing in the
6
district.

Economy

 7% of the population are retired compared to 13.1% of the District as a whole.
1
 ore people are self-employed in this area (15.6%) than in the District as a whole
M
(12.6%).

Transport

68% of people travel to work by private motorised vehicle (car/van/motorcycle etc.)
compared to 71.6% for the District as a whole.
12% of people work mainly from home compared to 7.6% for the District as a whole.
Messages from the community
Key Issues

• Growth focus should be on areas not in the AONB or Green Belt.
• Can we plan houses to match the changing demography and encourage/allow for downsizing.
• If there is a need to develop in the Green Belt, it should be in the lower quality areas of Green Belt.
• F
 arms becoming either large scale commercial ventures or small hobby/lifestyle farmers,
farmhouses no longer used for agriculture
Other Local Discussion Points
Concern about loss of pubs – planning should
be flexible to allow pubs to adapt to survive

A countryside policy should allow the countryside
to adapt and remain viable and sustainable
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Figure 13 Key sites in the North West Chiltern Area

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Table 8 Schedule of key sites in South West Chiltern Area
Map ref

Site

NW1
NW2
NW3
NW4

Molins
West’s Yard
Longwick village
Uplands

Area (Hectares)
10.2
1.4
Area of search
7.6

Number of Homes
(approx.)
200
Business
n/a
16

Key sites
5.21 NW1 Molins (10.2 ha)
This is a large former industrial site outside Saunderton, in the Green Belt and Chilterns AONB which
was vacated by Molins approximately 10 years ago. Planning permission was granted for a Data
Centre in 2008 and the majority een cleared, but there is no longer a market for this development in this
location and the costs of providing the infrastructure to support are too prohibitive and as a result the
site was put on the market.
The Economy Study has identified that it is unlikely that there will be any commercial interest in this site
for employment uses due to its poor location and the size of the site. As a result it is suggested that the
site be released for other uses, the likeliest use being residential. This site is in a very sensitive location
from a landscape point of view and any redevelopment needs to be undertaken in way that minimises
any impact on the AONB and the openness of the green belt. This should be addressed by:
• Making sure the site has a rural layout and design;
• Making use of the Chilterns Building Design Guide;
• Minimising impacts on public views especially from open access land and footpaths on elevated
ground;
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• Retaining characteristic views of the landscape from the site;
• Creative use of open space provision to create a rural feel;
• Making sensitive improvements to the surrounding highway network;
• Retaining existing boundary vegetation and increasing ecological interest;
• Providing better connection to Saunderton for pedestrians and cyclists;
• E
 nsuring that development is sensitive to the archaeological interest on site by avoiding direct
impact on designated features and by creating a setting for them.

5.22 NW2 West’s Yard (1.4ha)
This site is also in the Green Belt and Chilterns AONB and although it is accessed under a low bridge,
it provides low cost yard space for small businesses that it is not available elsewhere in the district, but
it is in poor condition. The Economy Study recommends that the site be retained in employment use,
unless a more suitable site is found elsewhere in the District for these sorts of uses. The site was sold in
2012 and the new owners are seeking to have the site redeveloped for residential uses.
Q38 – Bearing in mind the difficulty of finding sites for these
types of businesses, should this site be protected for
industrial uses or redeveloped for residential uses?

5.23 NW3 Longwick Village
This village is one of the few settlements in the District which is not constrained by the Green Belt and
the Chilterns AONB, There is a potential opportunity to provide additional housing land in and around
the village, which could help meet housing needs and sustain the viability of local village facilities.
The land in and around Longwick is flat and unconstrained. There is a range of opportunities for
development but potential areas might include the land north of Williams Way, which was considered
for the previous Local Plan. Development of locations closest to the existing village facilities would retain
compactness in the village rather than sprawling along the main road or into the countryside. Examples
of this sort of location might include land south of Sawmill Road, or land off Bar Lane.
Q39 – Should Longwick village be considered for more homes?
What would be the right level of development for the
village and where would it be most appropriately located?

5.24 NW4 Uplands (7.6 ha)
This is a major developed site in the Green Belt. A planning application was recently refused for
residential development. It would be important to ensure that any development here is sensitive to the
Green Belt and AONB location and seeks to connect to nearby communities, whilst taking advantage
of the ability to provide development on a previously developed site.
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Area 6 – Princes Risborough
PRINCES RISBOROUGH PROFILE

Princes Risborough is the main centre in the north of the District and benefits from being on the main
Chiltern Rail Line to London and Birmingham. Green Belt and AONB lie to the southeast of the town
but not to the northwest
Population Princes Risborough population increased by 1.6% (from 7,978 inhabitants in 2001 to
8,101 in 2011) this represents only 5% of the District total.
There is an aging population in the area with nearly 25% being over 65 in 2011, up from
22% in 2001 compared with 15% over 65 across the district in 2011.
Housing

Between 2006 and 2012, 210 homes were built in the area; this represents only 6% of
the District total
Only 9% of homes are privately rented, compared to 15% in the district.
80% of housing is detached or semi-detached, compared to 65% in the district.

Economy

14% of the population in the area work in manufacturing compared to 7.5% in the
district.
18% of the population are retired, compared to 13% for the wider district.

Transport

9.2% people travel to work by train compared to 4.6% in High Wycombe and 5% in the
District as a whole.
69.7 % of people travel to work by private motorised vehicle (car/van/motorcycle etc.)
broadly in line with 71.6 % for the District as a whole.
Messages from the community
Key Issues

• People feel that car parking costs in the town centre deter people from spending time and money
in the high street.
• There is concern about people from High Wycombe coming to live in Princes Risborough.
• The health of town centre depends on the future growth of the town.
• Need for young families – if we build a lot of houses, this will attract younger families

Other Local Discussion Points
The market town
The location of future
character of the town retail outlets is of
should be maintained concern, as out of
centre locations would
not be sustainable

No development should
be sought on the east
side of the railway line

If there is a need
for large scale
development, where is
the best location and
how to control it?
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Figure 14 Key sites in Princes Risborough Area

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Table 8 Schedule of key sites in Princes Risborough Area
Map ref

Site

PR1
PR2
PR3
PR4
PR5
PR6

Very major westward expansion of town
Park Mill Farm
North of Longwick Road
Picts Lane
Leo/Hypnos
HCA Land (Princes Estate)

Area (Hectares)
Area of search
26.5
26.7
6
6
2

Number of Homes
(approx.)/other land use
Up to 2500
380 - 500
280 - 550
c. 150
30 + business
Business

Three Main Options
There are three main options for growth in Princes Risborough – low growth; medium growth; or a
very major expansion. A low growth scenario would include Park Mill Farm, Picts Lane and potentially
part of the Leo/Hypnos sites, delivering about 600 homes. A medium growth scenario would add the
sites north of Longwick Road and Mill Lane to this, bringing the total to around 1,000 homes. A major
expansion of Princes Risborough onto greenfield sites to the north and west of the town could deliver
2,000 - 2,500 homes.
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Key sites
5.25 PR1 Very major westward expansion of town
At this stage no detailed assessment has been undertaken of this option, nor any detailed review of the
potential extent of development. We are at the very early stages of investigation. However initial high
level transport assessment work has been undertaken, including transport modelling, identification of
potential new transport infrastructure, and broad cost estimates. Initial views have also been sought
of key infrastructure providers, based on a scenario of 2,500 additional homes. Advice has also been
sought with regard to the economic potential of the town under this scenario and the implications for
the demand for retail floorspace. We have not done any ‘masterplanning’ to identify in any detail what
land might be developed or not under this option.
Some of the key issues and implications of this initial work are set out below:
• Economy – there is little scope for additional new business floorspace(32) in the town, even with a
significantly larger town. The location of the town makes it commercially unattractive for significant
business development. There would be some additional job creation on the back of the provision
of new services, facilities and retail development. However most new residents of the development
would have to commute out of the town for work.
• Integration and Community identity – integrating any expansion area with the rest of the town would
be a fundamental issue. Similarly the issue potentially of coalescence of an expanded Princes
Risborough with Longwick is also an important factor.

Figure 15 Major Westward expansion of Princes Risborough

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
(32) ie in the B1, B2 and B8 use classes

77
• R
 etail – major growth in the town would generate demand for additional retail floorspace,
potentially in the region of 2,000sqm. There would be scope for a neighbourhood centre as part of
the expansion area that could accommodate retail growth and also provide for other local facilities.
It would also potentially provide more trade in the town centre, provided it is well connected to it.
• Transport – technical work undertaken suggests possible congestion at peak times, (such as at
the Tesco roundabout), and that new road infrastructure may help to relieve the A4010 through the
town(33). Figure 15 illustrates potential major new transport infrastructure considered as options in
our technical studies to serve the expansion area providing an alternative to the A4010 through the
town. Important considerations for this may include (but are not limited to):
 he degree to which options considered may be necessary and/or address any problem.
T
Whether any further options emerge as being necessary.
The cost of construction together with any further land acquisition needed.
 he need to work closely with Network Rail on the potential improvement of railway bridges at
T
the Kimble road junction and on Summerleys Road.
The opportunity to add new bus services or re-route existing ones.
Transport testing shows that a new / upgraded route could help to mitigate the effects of traffic
on the road network in Princes Risborough from major development west of the railway lane.
Further, the new route would provide a choice for through traffic that currently uses the A4010,
leading to some redistribution of trips. Such a route may also provide opportunities to consider
town centre routes and their role in the town.
The need to assess wider traffic impacts on High Wycombe, and the improved attractiveness of
the B4009 as a route to the M40.
• Other infrastructure requirements would include (but not be limited to):
 t least one new primary school on site together with expansion of existing local primary
A
schools
The expansion of Princes Risborough Upper School
New GP facilities on site, together with contributions to hospital and mental health provision
At least 20ha of strategic green space and 7ha of local open space
 tilities including sewage works – WDC are working closely with Thames Water and the
U
Environment Agency to determine what will be needed. May require expansion or relocation
before major development can take place
Expansion of existing sports facilities
Additional community facilities
• Deliverability issues – as this option is looking at providing a substantial amount of housing
to meet a district wide need in the period up to 2031, the ability of the build out a scheme of
potentially 2,500 homes by then is also an important consideration. Similarly the overall financial
viability of a development is critical and some initial high level viability assessment is currently being
undertaken.
(33) Princes Risborough Area Transport Study – Jacobs (WDC/BCC), January 2014
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Figure 16 Possible transport package for 1000 homes
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5.26 PR2 Park Mill Farm (26.5ha)
Option: Park Mill Farm could provide for approximately 380-500 homes, with supporting
community facilities
Park Mill Farm is a flat site adjacent to the Princes Risborough to Aylesbury railway line, just to the west
of the town. Although the site is not constrained by Green Belt or Area of Outstanding Natural Beauty
designations, it contains high-grade agricultural land and development here would involve extending
beyond the current limits of the town. It would also be visible from the Chiltern escarpment and
landscape design will therefore be critical should development take place. Given the presence of the
railway line, integration of development with the rest of the town would be a key issue, and one which
has been considered in previous planning applications and appeals at the site. Satisfactory vehicle
access to the site must be provided.
Potential options here include whether to combine this site with land North of Longwick Road to
provide a larger expansion area, an option which would require larger infrastructure solutions to support
development.
PR2 Park Mill Farm - Indicative development areas:

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Key development principles
• Provision of satisfactory site access onto Longwick Road;
• Provision of usable open space in accordance with our local open space standards, including:
• Formal sports pitches and play areas provided on-site;
• Integration with the town centre, including provision of a grade-separated pedestrian and cycle
crossing across the Princes Risborough-Aylesbury railway line to link to the town centre;
• Provision of full walking and cycling connectivity to and through the site;
• Provision of junction improvements at Tesco Roundabout;
• In combination with development north of Longwick Road / Mill Lane:
Provision of a new link road from Longwick Road/Shootacre Lane under the Birmingham
railway line via Picts Lane site;
Provision of junction improvements to Longwick roundabout and Shootacre Lane/A4010;
• Provision of an appropriate “cordon sanitaire” around the sewage treatment works;
• Collaboration with the water authorities to demonstrate that there is adequate water and waste
water capacity both on and off site to serve the development;;
• Provision of a travel plan;
• Provision of:
a community hall and local retail facilities on-site to serve the development, and
provision for other aspects of community infrastructure. Specific infrastructure issues identified
to date include capacity of local schools and doctors surgeries. Development will be expected
to address these issues which may include on-site provision or through specific financial
contributions to enable the expansion of local facilities (e.g. Wellington House Practice; Cross
Keys Practice)
Q40a – How could the site be successfully integrated into the
rest of the town, including links to the town centre?
Q40b – Should small scale retail development be included to
serve the development?
Q40c – Should the adjacent business area be redeveloped/
relocated to provide better access to the site, and scope
for more residential capacity?
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5.27 PR3 North of Longwick Road (including Mill Lane site) (26.7ha)
Option 1: Longwick Road could provide for approximately 280-370 homes
Option 2: Longwick Road and Mill Lane could provide for approximately 410-550 homes)
North of Longwick Road is a site adjacent to the Princes Risborough to Aylesbury railway line, just
to the west of the town and just to the north of Park Mill Farm. Although the site is not constrained
by Green Belt or Area of Outstanding Natural Beauty designations, the site is adjacent to the Alscot
Conservation Area, and development here would involve extending beyond the current limits of
the town. Landscape design will be crucial as development here will be visible from the Chiltern
escarpment. Given the presence of the railway line, integration of development with the rest of the town
would be a key issue. Potential options here include whether to include the Mill Lane site in the northern
part of the site and whether to combine this site with Park Mill Farm to provide a larger expansion area,
an option which would be expected to require larger infrastructure solutions to support development.
PR3 Longwick Road/Mill Lane - Indicative development areas:

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Key development principles
• Provision of open space in accordance with our local open space standards, including:
 ormal sports provision on-site, including potentially optimising formal sports provision with
F
Park Mill Farm;
Play areas and informal open space on site;
• Integration with any development that might take place on Park Mill Farm, and with Monks
Risborough; and provision of links across the railway line;
• Minimise impact on the Alscot Conservation Area;
• Provision of full walking and cycling connectivity to and through the site;
• Provision of vehicle access points from Longwick Road and Mill Lane;
• Provision of additional grade-separated walk/cycle access to existing built-up area across the
Aylesbury railway line;
• In combination with development at Park Mill Farm ( Possible transport package for 1000 homes):
• Provision of a new link road from Longwick Road/Shootacre Lane under the Birmingham
railway line via Picts Lane site;
• Provision of junction improvements to Longwick roundabout and Shootacre Lane/A4010;
• Provision of upgrade of railway under bridge on Summerleys Road to two-way operation and walk/
cycle accommodation;
• Provision of increased bus frequency and additional services;
• Provision of other aspects of community infrastructure. Specific infrastructure issues identified to
date include capacity of local schools and doctors surgeries. Development will be expected to
address these issues which may include on-site provision or through specific financial contributions
to enable the expansion of local facilities (e.g. Wellington House Practice; Cross Keys Practice)
• Collaboration with the water authorities to demonstrate that there is adequate water and waste
water capacity both on and off site to serve the development.
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PR2 Park Mill Farm and PR3 Longwick Road/Mill Lane - Indicative development areas:
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Q41a – Should the site be treated as one single site? Or should
North of Longwick Road be treated as a separate site to
Mill Lane?
Q41b – How could the site be successfully integrated with any
development on Park Mill Farm, should that happen?
Q41c – How could the site be successfully integrated into the
rest of the town, including links to the town centre?
Q41d – Should small scale retail development be included to
serve the development?

5.28 PR4 Picts Lane (6 ha)
This site adjacent to the railway station is mainly cleared, with a builders yard and a small industrial unit
still on-site. The Economy Study identifies that although the location is good for employment uses the
market demand for new commercial development in Princes Risborough is low, it is more likely that any
demand would be met on other sites in the town and as such the study recommends that the site be
released for other uses.
If this site was redeveloped for residential uses it could accommodate approximately 150 new homes.
Q42 – Do you agree that this site should be redeveloped for
housing or do you think it should also provide other uses?

5.29 PR5 Leo/Hypnos (6ha)
This site is off Longwick Road on the northern side of Princes Risborough, adjacent to the Park Mill
Farm site and is a mix of light industrial, office and laboratories accommodation. Leo Pharma own
part of the site and have recently relocated to new premises and their premises are on the market.
The Economy Study has identified that this site does have potential in the medium to long term to
accommodate new employment development subject to market interest and as a result suggests a mix
of uses, subject to further testing.
Q43 – Do you think that this site should be protected for
employment uses or should be a mixed use site including
residential uses?

5.30 PR6 HCA land on Princes Estate (2ha)
This is undeveloped land that is owned by the Homes and Communities Agency on the Princes Estate,
which also accommodates Ercol and the newly developed Regents Park. The site had outline planning
permission for employment uses but this has lapsed and the site has been put on the market. The
Economy Study has identified that the HCA land should be protected by a site specific policy.
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6. Managing Development
6.1 Introduction
As well as setting out how much development is required and where it should go, the New Local Plan
will also contain a number of policies that aim to influence and shape future developments and be used
to determine planning applications.
There are currently 95 policies that have been “saved” in the old local plan(34) the majority of which are
infrequently used as well as 21 policies in the Core Strategy. It is our intention to reduce the number
of policies that we will have in the future to produce a more streamlined document; these policies will
be used alongside the policies we adopted in 2013 in the Delivery and Site Allocations Plan (DSA), to
shape new development.
The DSA contains policies on the following areas and we are not proposing to review them:
• Transport
• Business
• Town Centres
• Green Infrastructure
• Biodiversity
• Flooding
• Climate Change
• Infrastructure and Delivery
In terms of policies in plans the National Planning Policy Framework (NPPF) requires that:
	“Only policies that provide a clear indication of how a decision maker should react to a
development proposal should be included in the plan.” – NPPF para 154
The New Local Plan will contain strategic policies, area based policies and development management
(DM) policies. The development management policies are particularly important to inform day to day
decisions on planning applications submitted to the Council.
Development Management policy options
This section sets out to identify the potential scope of the policies we should include in the new plan,
and where there are important choices on key policy areas, to identify those choices. It does not
contain detailed policy drafting as it is important at this stage to establish the coverage of the policies.
We will follow the following general principles when deciding the scope of detailed policy:
• There is no need to repeat policies in the NPPF;
• Policies have to be consistent with or not conflict with national policy in the NPPF,
• If a policy approach varies from the NPPF there should be clear evidence to justify why;
• Policies should be concise and locally relevant.

(34) Which was adopted in 2004.
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We have identified the following issues that require policies
• Homes;
• Economy;
• Infrastructure;
• Environmental Assets and Green Belt;
• Heritage; and;
• Quality / Design / Placemaking
In considering these issues we set out more information below and seek feedback on an approach to
these based on the following:
• What is specific to the district?
• What needs protection?
• What needs encouraging?
We want you views on whether:
1) We need a policy to address a particular issue or not?
2) What if any are the choices for policy – what is the best approach?

6.2 Homes
Affordable Homes - Our work on housing need has identified that there is an on-going high need for
affordable housing, 7,600 affordable homes. However, in recent years it has become more difficult for
developments to provide the policy level of affordable housing and make contributions to infrastructure.
Government funding for affordable housing has been greatly reduced and is uncertain in the future.
In terms of affordable housing our current policy requires schemes of 15 or more units (5 in rural areas)
to provide affordable housing, at a level of between 30% and 40% depending on previous land use, as
well as setting guidelines in terms of the type and mix of affordable housing
We have been looking at the viability of providing affordable housing and what levels may be
achievable. This suggests that we will be able to seek the same levels of affordable housing that we
currently seek from former employment sites and greenfield land, but not from developments that are
on backland sites and/or redevelop existing housing.
Q44a – What size schemes should provide affordable housing?
Q44b – Should we take the same approach across the whole district?
Q44c – What proportion of development should be affordable?
Q44d – Should we seek different amounts of affordable housing on different types
of sites
Q44e – O
 n what basis should we calculate the affordable housing requirement
(a) a
 s a percentage of bedspaces (as per our current policy)
(b) a
 s a percentage of floorspace (similar to the way we calculate the
Community Infrastructure Levy
(c) As a percentage of the number of units in a scheme?
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There has been an increase in the number of Houses in Multiple Occupancy (HMO’s) created as a
result of pressures on the housing stock in terms of the amount of housing built, high property prices
and a shortage of student accommodation. HMO’s play an important role in providing housing both for
students and meeting housing need, but they can have a negative impact on the areas where they are
provided; the issue is how we accommodate HMO’s but at the same time reduce their impact.
Bucks New University does not provide accommodation for all of the students at the University; this
means that there is pressure on private rented housing and for the conversion of houses to HMOs to
meet the demand.
Q45 – Should we control the creation of new Houses of Multiple
Occupation?
As with the rest of the country we are living longer and this has implications for the types of housing
older people will need in the future.
Q46a – Should we allocate sites for specialist homes to meet
the needs of different groups such as retirement homes,
student accommodation or other types of specialist
housing if there is an identified need?
Q46b – Should we require a percentage of all housing on
strategic sites to be for older people?
Our housing market work indicates that in the future there is likely to be a greater need for smaller units
for rented affordable housing, a wider mix of shared ownership affordable housing and for open market
housing.
Q47 – Should the local plan set standards for housing mix/
tenure? Or should we develop more detailed guidance
outside of the plan?
Homes in our rural areas are very expensive and it has been increasingly difficult to deliver rural
exception affordable housing schemes, due to reduced funding. If a limited amount of market housing
were included to cross-subsidise the affordable homes then there might be a better chance that more
affordable homes would be provided. Our initial viability work has shown that, in order to provide low
cost affordable housing developments we may need to include market housing.
Q48 – Should we have a policy for rural exception schemes and
if so should we allow a limited amount of market housing
in them to make them more deliverable?

6.3 Economy
Most economic policies will be strategic and options for this are in section 4 of this document. The DSA
currently has a policy that protects all scattered business sites including offices but the Government
introduced temporary changes to allow offices to change to residential uses. If this change is not
permanent, our policy would conflict with town centre policies which allow residential uses in town
centres above shops where a number of offices are located.
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Q49 – Should town centre offices be protected by the scattered
business sites policy?
Business parks and industrial areas are often lacking in any facilities, such as food outlets, banks,
crèches etc.to support people working there, these ancillary uses can make an area more attractive as
an employment area and provide jobs, but they are not currently permitted under our existing policy.
Q50 – Should we allow other uses on employment areas and if
so should we control how many we allow?
Wycombe has a number of tourism related developments, mainly close to the River Thames, proximity
to London and constraints such as the Green Belt and Chilterns AONB make new developments
challenging to deliver.
Q51a – Should we protect existing tourism developments in the
district?
Q51b – Should we promote new tourism facilities?

6.4 Infrastructure
Any growth in the district needs to be supported by appropriate infrastructure. Concerns have been
raised about the impact of new developments on existing infrastructure in previous consultations.
Strategic infrastructure issues will be dealt with either as part of site specific allocations or in area
based policies, and we will need to make sure we have the strategic policies in place to secure the
right infrastructure from new development. But we also need to decide if policies should be included on
more specific issues such as broadband connectivity and impacts during construction.
Q52a – Should the Council include a policy specific to
broadband and digital connectivity?
Q52b – Should restrictions be placed on construction traffic to
prevent damage to roads and reduce congestion?
A key issue is the level of parking provided for new developments the NPPF allows us to set our own
car parking standards. Working jointly with the all the authorities in Bucks we are in the process of
developing countywide standards, if we reach agreement on a common set of standards, we will
consult on them when they are prepared, with the aim ultimately of incorporating them in the new plan.
An important element of infrastructure is community facilities. The Core Strategy currently defines and
protects existing facilities; this includes pubs, local shops as well as D1 uses(35). New legislation in the
Localism Act allows for these facilities to be designated as community assets and possibly bought by a
community group if they become vacant through the “community right to buy”.

(35) L
 and uses are defined in the Use Classes Order. Class D1 are non-residential institutions and includes: Clinics, health
centres, crèches, day nurseries, day centres, schools, art galleries (other than for sale or hire), museums, libraries,
halls, places of worship, church halls, law court; as well as non residential education and training centres.
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Q53a – Should there be a policy to protect community facilities and if so
which facilities? How could this work in practice, particularly if
the community facility is a commercial business?
Q53b – Should we rely on other tools to protect community facilities,
such as the community right to buy?

6.5 Environmental Assets and Green Belt
Much of the protection of environmental assets and the way decisions are made in the Green Belt and
AONB will be informed by national policy.
We currently have two additional locally important landscape designations namely Areas of Attractive
Landscape and Local Landscape Areas. The Plan will need to decide whether to continue with these or
take an alternative approach to landscape protection.
Q54a – Is there a need for a policy that deals with the locally distinctive
features of the AONB? If so what are they?
Q54b – Should we replace our local landscape policies with a criteria
based policy rather than designating areas in the local plan?
Q54c – Should we review the boundaries of the local landscape areas
and have a single landscape policy?
We currently have a number of policies that deal with specific types of development in the Green Belt
including extensions, replacement dwellings, outbuildings and infilling. The NPPF also provides an
overall policy framework indicating that:
• Extensions to buildings in the Green Belt should not result in disproportionate additions over and
above the size of the original building; and;
• A replacement building should not be materially larger than the one it replaces.
We also currently identify major developed sites in the Green Belt, with guidance on how they can
be redeveloped. The NPPF has established that redevelopment of such sites and smaller sites
are acceptable in principle. There is often a challenge in terms of the sustainability of these sites
because they are located away from facilities and public transport networks as well as the impact new
development could have on the openness of the green belt.
Q55a – How much detail should be included in local Green Belt policy?
Q55b – Should we keep Green Belt policies in relation to extensions and replacement
dwellings?
Q55c – What is an acceptable size for an extension that is not “disproportionate” –
should we set firm limits in terms of how much buildings can be extended?
Q55d – What is an acceptable size for a replacement building that is not “materially
larger” than the one it replaces - should we set a firm limit on the size of a
replacement?
Q55e – What are the important factors to consider when previously developed sites in
the green belt are redeveloped? Should we have a policy for them?
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6.6 Heritage
The NPPF sets out clearly how we should deal with any proposals that affect heritage assets and
that we should have a strategy in the local plan for the conservation and enjoyment of the historic
environment. We currently have a large number of heritage policies, covering listed buildings,
conservation areas, ancient monuments, and archaeology. As with natural assets we need to assess if
there is scope to identify locally designated sites for protection, or indeed if there is a need for a specific
policy in relation to heritage and historical assets beyond that laid out in the NPPF.
Q56a – What are Wycombe District Council’s most important heritage
assets; is there a need for specific policy to protect these?
Q56b – Should we have specific policies for different types of heritage
assets?
Q56c – Are there any assets specific to the District or parts of the
District that require a policy?

Securing high quality, sustainable development is essential to successfully accommodating housing
and economic growth in the District. There are a number of general development policies in the current
Local Plan that are used widely to influence the design and quality of developments. ”Place policies”
like these are some of the most widely and frequently used by the Development Management team.
These cover areas such as topography, design, local distinction, hard and soft landscaping and
materials. The presence of trees in the local landscape and townscape is also important locally.
The density of new development is a sensitive issue. Given the scale of development needs identified
earlier in this document, the lower the density of development the more land that will be required to
meet those needs. However higher density does not necessarily mean higher quality.
We are also currently producing a Residential Design Guidance supplementary planning document
which will provide detailed guidance on some of these issues. We will consult on a draft of this
document once it is completed. If we are to include policies like these they need to enhance national
policy and ensure that they are distinctive to Wycombe.
Q57a – What are the key issues for Wycombe District that should be
included in specific design policies in the Local Plan?
Q57b – Do you think we should have a policy on housing density and if
so should it set out actual standards or be criteria based?
Q57c – Do you think we need policies to control advertisements?
Q57d - Do you think we should have a specific policy on trees, both for
their protection and to secure them in new developments?

We also currently have policies that relate to pollution and the NPPF is clear that we should protect the
environment from pollution as well as assessing the contribution new developments make to creating
pollution.
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Q58 – Should there be policies that cover specific types of pollution or a
general policy to make sure pollution impacts are considered?

We have asked a number of questions and, given that we have a number of policies that we adopted in
2013, are there any other policy areas that should be covered in the new Local Plan, but have not been
covered in this consultation?
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Appendix 1 Glossary
Affordable housing

Social rented, affordable rented and intermediate housing, provided
to eligible households whose needs are not met by the market.
Eligibility is determined with regard to local incomes and local house
prices. Affordable housing should include provisions to remain at an
affordable price for future eligible households or for the subsidy to be
recycled for alternative affordable housing provision.
Social rented housing is owned by local authorities and private
registered providers (as defined in section 80 of the Housing
and Regeneration Act 2008), for which guideline target rents are
determined through the national rent regime. It may also be owned
by other persons and provided under equivalent rental arrangements
to the above, as agreed with the local authority or with the Homes
and Communities Agency.
Affordable rented housing is let by local authorities or private
registered providers of social housing to households who are eligible
for social rented housing. Affordable Rent is subject to rent controls
that require a rent of no more than 80% of the local market rent
(including service charges, where applicable).
Intermediate housing is homes for sale and rent provided at a cost
above social rent, but below market levels subject to the criteria in
the Affordable Housing definition above. These can include shared
equity (shared ownership and equity loans), other low cost homes for
sale and intermediate rent, but not affordable rented housing.
Homes that do not meet the above definition of affordable housing,
such as “low cost market” housing, may not be considered as
affordable housing for planning purposes.

AONB
(Area of Outstanding Natural
Beauty)

A precious landscape whose distinctive character and natural beauty
are so outstanding that it is in the nation’s interest to safeguard them.
Each AONB has been designated for special attention by reason
of their high qualities. These include their flora, fauna, historical and
cultural associations as well as scenic views.

Brownfield land

See: Previously developed land

Conservation (for heritage
policy)

The process of maintaining and managing change to a heritage
asset in a way that sustains and, where appropriate, enhances its
significance.

Community Infrastructure
Levy (CIL)

A levy allowing local authorities to raise funds from owners or
developers of land undertaking new building projects in their area.

Delivery and Site Allocations
Plan (DSA)

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.

Development plan

This includes adopted Local Plans, neighbourhood plans and the
London Plan, and is defined in section 38 of the Planning and
Compulsory Purchase Act 2004. (Regional strategies remain part of
the development plan until they are abolished by Order using powers
taken in the Localism Act. It is the government’s clear policy intention
to revoke the regional strategies outside of London, subject to the
outcome of the environmental assessments that are currently being
undertaken.)

95
Duty to cooperate

The duty to cooperate was created in the Localism Act 2011, and
amends the Planning and Compulsory Purchase Act 2004. It places
a legal duty on local planning authorities, county councils in England
and public bodies to engage constructively, actively and on an ongoing basis to maximise the effectiveness of Local Plan preparation
relating to strategic cross boundary matters.

Green Belt

The fundamental aim of Green Belt policy is to prevent urban sprawl
by keeping land permanently open; the essential characteristics of
Green Belts are their openness and their permanence.
Green Belt serves five purposes:
• to check the unrestricted sprawl of large built-up areas;
• to prevent neighbouring towns merging into one another;
• to assist in safeguarding the countryside from encroachment;
• to preserve the setting and special character of historic towns;
and
• to assist in urban regeneration, by encouraging the recycling of
derelict and other urban land.

Green infrastructure

A network of multi-functional green space, urban and rural, which is
capable of delivering a wide range of environmental and quality of life
benefits for local communities.

Heritage asset

A building, monument, site, place, area or landscape identified as
having a degree of significance meriting consideration in planning
decisions, because of its heritage interest. Heritage asset includes
designated heritage assets and assets identified by the local
planning authority (including local listing).

Local Development Order

An Order made by a local planning authority (under the Town and
Country Planning Act 1990) that grants planning permission for a
specific development proposal or classes of development.

Local Enterprise Partnership
(LEP)

A body, designated by the Secretary of State for Communities
and Local Government, established for the purpose of creating
or improving the conditions for economic growth in an area. For
Wycombe District Buckinghamshire Thames Valley is the relevant
LEP http://www.buckstvlep.co.uk/.

Local Nature Partnership

A body, designated by the Secretary of State for Environment,
Food and Rural Affairs, established for the purpose of protecting
and improving the natural environment in an area and the benefits
derived from it.

Local planning authority (LPA)

The public authority whose duty it is to carry out specific planning
functions for a particular area. All references to local planning
authority apply to the district council, London borough council,
county council, Broads Authority, National Park Authority and
the Greater London Authority, to the extent appropriate to their
responsibilities, Wycombe District Council in this case.

Local Plan

The plan for the future development of the local area, drawn up by
the local planning authority in consultation with the community. In law
this is described as the development plan documents adopted under
the Planning and Compulsory Purchase Act 2004. Current core
strategies or other planning policies, which under the regulations
would be considered to be development plan documents, form part
of the Local Plan. The term includes old policies which have been
saved under the 2004 Act.
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Neighbourhood Development
Order

An Order made by a local planning authority (under the Town and
Country Planning Act 1990) through which Parish Councils and
neighbourhood forums can grant planning permission for a specific
development proposal or classes of development.

Neighbourhood plans

A plan prepared by a Parish Council or Neighbourhood Forum for
a particular neighbourhood area (made under the Planning and
Compulsory Purchase Act 2004).

Open space

All open space of public value, including not just land, but also areas
of water (such as rivers, canals, lakes and reservoirs) which offer
important opportunities for sport and recreation and can act as a
visual amenity.

Pollution

Anything that affects the quality of land, air, water or soils, which
might lead to an adverse impact on human health, the natural
environment or general amenity. Pollution can arise from a range of
emissions, including smoke, fumes, gases, dust, steam, odour, noise
and light.

Previously developed land
(Brownfield)

Land which is or was occupied by a permanent structure, including
the curtilage of the developed land (although it should not be
assumed that the whole of the curtilage should be developed) and
any associated fixed surface infrastructure. This excludes: land that
is or has been occupied by agricultural or forestry buildings; land
that has been developed for minerals extraction or waste disposal
by landfill purposes where provision for restoration has been made
through development control procedures; land in built-up areas
such as private residential gardens, parks, recreation grounds and
allotments; and land that was previously-developed but where the
remains of the permanent structure or fixed surface structure have
blended into the landscape in the process of time.

Public examination

Once plans have been submitted to the planning inspectorate,
they are subject to examination by an inspector in order to assess
soundness of the plan.

Reserve Sites

Sites currently identified in the Council’s Core Strategy that are
reserved for future development when needed.

Rural Exceptions Affordable
Housing Sites

Small sites used for affordable housing in perpetuity where sites
would not normally be used for housing. Rural exception sites
seek to address the needs of the local community by according
households who are either current residents or have an existing
family or employment connection.

Strategic Environmental
Assessment

A procedure (set out in the Environmental Assessment of Plans
and Programmes Regulations 2004) which requires the formal
environmental assessment of certain plans and programmes which
are likely to have significant effects on the environment.

Supplementary planning
documents

Documents which add further detail to the policies in the Local Plan.
They can be used to provide further guidance for development on
specific sites, or on particular issues, such as design. Supplementary
planning documents are capable of being a material consideration in
planning decisions but are not part of the development plan.

Sustainability Appraisal

An assessment of the environmental, social and economic impact
of a local plan, required by the Planning Acts, often combined with a
Strategic Environmental Assessment (see below)
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Sustainable transport modes

Any efficient, safe and accessible means of transport with overall low
impact on the environment, including walking and cycling, low and
ultra low emission vehicles, car sharing and public transport.

Town centre

Area defined on the local authority’s proposal map, including the
primary shopping area and areas predominantly occupied by
main town centre uses within or adjacent to the primary shopping
area. References to town centres or centres apply to city centres,
town centres, district centres and local centres but exclude small
parades of shops of purely neighbourhood significance. Unless
they are identified as centres in Local Plans, existing out-of-centre
developments, comprising or including main town centre uses, do
not constitute town centres.

Use class order

The Town and Country Planning (Use Classes) Order 1987
(as amended) puts uses of land and buildings into various
categories known as 'Use Classes'. For example A1=shops,
C3=Dwellinghouses, for full list see http://www.planningportal.gov.
uk/permission/commonprojects/changeofuse/

Wycombe Core Strategy

The Plan the Council adopted in 2008 setting out the overall
approach to the development of the District up to 2026, now being
reviewed through the new Local Plan.

98

Appendix 2 Studies and Background Papers
Reports available at www.wycombe.gov.uk/newlocalplan
Housing Studies
• Draft Strategic Housing Market Assessment (SHMA) – ORS, January 2014.
• Draft Strategic Housing Land Availability Assessment (SHLAA), WDC, January 2014
• Bucks Gypsy and Travellers and Travelling Showpeople Accommodation Assessment – ORS,
August 2013
Economic Studies
• Draft Economy Study and Employment Land Review – PBA, January 2014
• Wycombe Town Centres and Retail Study: 2014 Update – Nathaniel Lichfield and Partners, January
2014
• Draft Financial Viability assessment - Adams Integra, January 2014
• Report of initial feedback from Infrastructure Providers - WDC, January 2014
Transport Studies
• Wycombe Area Highway Assignment Model Local Model Validation report – Jacobs (WDC/BCC),
January 2014
• Wycombe Area Highway Assignment Model Traffic Forecasting and Assumptions report – Jacobs
(WDC/BCC), January 2014
• High Wycombe Area Transport Study – Jacobs (WDC/BCC), January 2014
• Princes Risborough Area Transport Study – Jacobs (WDC/BCC), January 2014
• Land North of Heath End Road Preliminary Environmental Assessment – Jacobs (WDC/BCC),
January 2014
• Princes Risborough Preliminary Environmental Assessment – Jacobs (WDC/BCC), January 2014
• Land North of Heath End Road Preliminary Scheme Cost Estimate – Jacobs (WDC/BCC), January
2014
• Princes Risborough Preliminary Scheme Cost Estimate – Jacobs (WDC/BCC), January 2014
• Potential New Junction (M40 J3a) High Level Feasibility Assessment – Jacobs (WDC/BCC), January
2014
Sustainability Appraisal
• Sustainability Appraisal Scoping Report (WDC, October 2013)
• Wycombe District Local Plan: Initial Sustainability Appraisal of Strategic Options (WDC, February
2014)
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Site Assessment Studies
• Landscape Assessment of Strategic Sites (WDC, February 2014)
• Strategic Sites Assessment Study (WDC, February 2014)
Ongoing technical work:
• Strategic Flood Risk Assessment
• Options Consultation Report Equalities Assessment
• Habitats Regulations Assessment Screening Report
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Appendix 3 Assessing the Main Housing Options
Figure 17 Option 1 Enhanced Development within Urban Areas/Main Villages
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Option 1

Enhanced Development within Urban Areas/
Main Villages

Nature of option

To deliver additional housing within the main
settlements of the District on one or more of the
following types of site:
1. Employment/industrial land
2. Intensifying development in residential areas
(e.g. development of residential areas/
development of garden land)
3. Use of surplus greenspaces

Potential scale

There is known potential for in the region of
1,300 – 1,450 homes from this source.
Potential from residential intensification is not
known beyond existing commitments, but see
pros and cons.
Potential from surplus greenspaces is not known
but likely to be very limited.

Location

Focus would be on the main urban areas,
particularly High Wycombe.
Pros

Cons

• Often uses previously developed land,
generally of low or lower environmental value

• Use of employment land can reduce scope/
opportunities for provision of new jobs
at a time when the Economic Study has
highlighted to retain sites where possible.

• Tends to be in the most accessible locations
for local services and facilities, including
public transport

• Intensification of residential areas can change
the character of residential areas if the right
quality of development is not secured

• Can help regenerate sites/areas of poorer
environmental quality

• Residential intensification may be financially
less viable due to the cost to developers of
purchasing housing to redevelop.

• Makes best use of urban land, including
under-used/vacant sites

• Sites tend to be served by existing
infrastructure
• Developments are often easier to integrate
into the community
• Focuses homes where most of the jobs are

• Development of surplus greenspaces
results in loss of green areas within towns
and villages – the impact would have to be
carefully assessed on a site by site basis but
could be very harmful.
• Further intensification will increase pressure
on infrastructure although also provides an
opportunity to improve it.
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Figure 18 Option 2 Rural Brownfield Sites
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Option 2

Rural Brownfield Sites

Nature of option

Development on brownfield (previously
developed) sites in the countryside which have/
are becoming available for redevelopment.
Some of these have been identified in earlier
plans as “Major Developed Sites” with guidelines
controlling how they can be redeveloped.

Potential scale

250 – 400 dwellings.
Only limited number of sites currently known that
may be becoming available.

Location

Various parts of the rural areas of the District
including in the Green Belt and/or the Area of
Outstanding Natural Beauty.
Pros

• Makes best use of previously developed land
which is generally of lower environmental
quality
• People are used to seeing development on
the site.
• Sites will have some infrastructure provided

Cons
• Sites are often in remote locations/ poorly
related to towns and villages and their
communities - hence poorly served by
local services/facilities and by the transport
network. Also poorly located in relation to
sources of employment
• Sites are in the open countryside, often in the
Green Belt and/or AONB in sensitive areas
of landscape. Development could adversely
impact on the landscape or affect the
openness of the Green Belt.
• Development may require additional
infrastructure in less accessible locations
• A number of potential sites are occupied
by employment uses which provide a good
source of employment.
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Figure 19 Option 3 Reserve Sites
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Option 3

Reserve Sites

Nature of option

Development of the five greenfield reserve sites
that are reserved for future development when
needed in the current Core Strategy.

Potential scale

In the region of 1,500 dwellings plus some limited
additional business development, but numbers of
homes depends a lot on extent of development
on each site, density, and the degree to which
other land uses are accommodated.

Location

High Wycombe and Bourne End – specifically the
following sites:
• Abbey Barn North
• Abbey Barn South
• Gomm Valley
• Slate Meadow
• Terriers Farm
Pros

Cons

• They are not in the Green Belt or AONB

• Although reserved for development, there
are significant environmental and other
constraints applying to the sites that limit the
amount of potential development

• They are located near High Wycombe where
the main housing needs arise and where
most jobs are located

• Community concerns over the ability
of infrastructure to accommodate new
development

• They are reasonably related to the main
urban area of High Wycombe with its wide
range of services and facilities. Slate Meadow
is reasonably related to Bourne End.

• Concerns about how well development
would relate to existing communities or
whether development would undermine
community identity.

• Sites are reserved for future development
in current plans and have been tested in
previous plan-making processes

• Some limited scope to also provide business
development
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Figure 20 Option 4 Limited Expansion of Main Villages (north and west of
District)
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Option 4

Limited Expansion of Main Villages

Nature of option

Limited greenfield expansion of main villages in
the north and west of District. With the exception
of Longwick, these are villages in the AONB
and often are surrounded by (but not within) the
Green Belt.

Potential scale

Limited scope as most villages are within the
Area of Outstanding Natural Beauty restricting
the scope for major development.

Location

Focus – the north and west of District.
Villages included are: Marlow Bottom, Lane
End, Great Kingshill, Naphill/Walter’s Ash,
Stokenchurch, Longwick.
Pros

• Would help provide some housing in villages
and help meet local needs
• Sites likely to be well related to existing
villages together with their services and
facilities

Cons
• With the exception of Longwick, would
involve development in the AONB – sites
could be sensitive in landscape terms in
particular.
• In most instances it would also involve Green
Belt boundary review around the villages with
potential implications for the function of the
Green Belt.
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Figure 21 Option 5 Green Belt Review (focus on south east of District)
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Option 5

Green Belt Review (focus on south east of
the District)

Nature of option

Review of areas of the Green Belt outside of
the Area of Outstanding Natural Beauty and
floodplain for major development.
No such detailed review or assessment has been
undertaken at this stage.

Potential scale

Search is for major development in this area.
Current indications are that in the region of 2,000
– 5,500 dwellings may need to be identified from
this source to help meet housing needs in full,
subject to the level of development achieved
through other options.

Location

Focused on the south east of the District
around High Wycombe, Hazlemere, Loudwater,
Wooburn Green, Wooburn, Flackwell Heath,
Bourne End, Little Marlow and Marlow.
Pros

Cons

• Would deliver substantial development in the
south/south east of the District where most of
the housing need currently arises and where
most jobs are located.

• Development involves land being taken out
of the Green Belt potentially undermining the
purposes for why it is in the Green Belt – e.g.
to prevent urban sprawl and coalescence of
settlements.

• Development has the potential to be well
located to existing main towns and villages
and their associated services and facilities
• Development has the potential to take
advantage of infrastructure in the main
developed parts of the District

• Could result in coalescence of settlements
affecting community identity.
• Scale of development likely to put significant
pressure on local and strategic infrastructure
• There are significant other environmental
constraints in these areas that could
constrain development or be harmed by it –
e.g. landscape/topographical constraints and
biodiversity.
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Figure 22 Option 6 Major Expansion at Princes Risborough
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Option 6

Major Expansion at Princes Risborough

Nature of option

Three main greenfield options on the western
side of the town:
(a) A very major westward expansion
(b) Significant westward expansion
(c) More limited westward expansion (Park Mill
Farm)

Potential scale

Very major expansion – initial testing in the region
of 2,000 – 2,500 homes
Significant westward extension – 800 – 1000
homes
Smaller westward extension (Park Mill Farm) –
450 homes

Location

Princes Risborough – western side
Pros

Cons

• Princes Risborough on its western side is not
constrained by Green Belt and AONB

• Major growth raises major infrastructure
capacity issues including potentially the need
for new strategic transport infrastructure

• The town has a good range of services and
facilities to serve local people
• The town benefits from a good rail service to
High Wycombe, London, and Birmingham.
• The town would benefit from some
new housing, given its currently older
demographic profile
• Major development could bring the
opportunity for the provision of new
infrastructure and facilities to serve the
development that may have wider benefits.

• It is unlikely that major housing growth
would be matched by appropriate levels of
job growth resulting in more commuting out
of the town. This is likely to be significant
pressure on north/south routes, primarily the
A4010.
• There are major issues about how a
westward expansion would integrate with
the rest of the town, particularly given the
Princes Risborough to Aylesbury railway line
marking the current westward extent of the
town. This links to wider issues of community
integration.
• For the highest option there is a question of
how many homes would be built within the
plan period to 2031.
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Figure 23 Option 7 Major expansion at key locations on the transport network
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Option 7

Major Expansion at other key locations on
Transport Network

Nature of option

Major greenfield expansion at locations either
with railway stations or good access to the
strategic road network.

Potential scale

Several hundred dwellings or more.

Location

Central and Northern Parts of the District,
specifically:
(a) Stokenchurch
(b) Saunderton
(c) Great and Little Kimble
Pros

Stokenchurch:
• Located on Junction 5 of the M40
• Some employment and local services and
facilities

Cons
• Green Belt on one side
• Covered by the AONB and hence national
policy prevents major development in the
AONB
• Limited public transport (would need
improving)
• Local services and facilities still limited

Saunderton:
• Railway station on the main Chiltern Line
• On the A4010 between Aylesbury and High
Wycombe
• Some brownfield potential in and around the
settlement

• Covered by Green Belt and AONB – again
national policy restrictions regarding major
development in the AONB
• Small settlement with few local facilities,
services or jobs
• Would need much more frequent train service
to make sustainable
• Issues of increased traffic on A4010 feeding
into High Wycombe

Kimble:
• Rail station on the Aylesbury to Princes
Risborough line
• On the A4010 between Aylesbury and High
Wycombe

• Green Belt and AONB on one side, the latter
constraining major growth proposals
• Very small settlement with very few local
services, facilities or jobs.
• Increased traffic on A4010 exacerbating
north/south movements on A4010.
• Infrequent train service and single line
operation
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Figure 24 Option 8 New Settlement
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Option 8

New Settlement

Nature of option

New settlement in the far north of the District
related to potential new road infrastructure
associated with HS2.

Potential scale

1,000 to several thousand, scale dependent on
level of infrastructure required.

Location

Far North of the District in the vicinity of Terrick/
Ellesborough.
Pros

 • Located outside of Green Belt and AONB
• Takes advantage of any potential new road
infrastructure associated with HS2
• Access to the A4010
• Could consider new station/take advantage
of Kimble Station on Aylesbury to Princes
Risborough line

Cons
• Constrained on one side by Green Belt and
AONB
• No existing infrastructure, facilities, jobs etc.
to take advantage of
• Current uncertainties re delivery of HS2
• Land availability constraints mean it is unlikely
to deliver a sustainable size of settlement and
may also have to extend into Aylesbury Vale
– new settlements need to be of a sufficient
scale to ensure all the main services and
facilities are provided.
• Aylesbury/Princes Risborough railway line
only single track/limited service.
• Likely to be difficult to provide jobs on any
scale in this location.
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Appendix 4 - Area proposals – site details and site plans
Section A – Part 1: Sites for Consultation by Local Plan Community Area
The following sites have been identified through the early stages of work on Wycombe’s Strategic
Housing Land Availability Assessment (SHLAA). The study identifies sites which may have potential for
residential development. The sites below have been drawn out for the purposes of this consultation
document and in order to gather your comments and opinions. They relate to sites in the main towns
and villages and previously developed sites in the rural areas.
It may be that some sites would have alternative uses or would benefit from a mix of uses. Some of the
sites would need to provide many different uses such as employment or retail with residential making
up just one element. As some of the sites are at a very early stage of investigation please note that the
number of homes shown against a site are just indicative, or the site may be considered to be better
suited to a non-residential use.
By featuring within these lists sites are not proposed for allocation at this stage and the Council is
not endorsing particular sites as being suitable. They are here for comment and will require further
work through the SHLAA process and through later stages of the Local Plan. However, please note in
some cases sites have made it some way through the planning process and are subject to a planning
application. The SHLAA includes a longer list of sites under consideration and you may wish to refer to
the detailed draft SHLAA report for clarification.
The source of each site has been identified: ‘Planning process’ are those sites with some planning
history or where an application has been submitted. ‘Economy Study’ are sites identified in
the Economy Study as having potential for release to residential or the possibility of mixed use
development. ‘Suggestions’ have come from our previous consultations, from promotion by a land
owner or developer, or have come from within the Council.
We welcome your views on those sites.
Chepping Wye Valley
Address
Westhorpe House, Westhorpe Park,
Little Marlow, SL7 3RQ
Wharf Business Centre, Wharf Lane,
Bourne End
Marlow Garden Centre, Pump Lane
South, Little Marlow SL7 3RB
Orchard House Amersham Road
Hazlemere Buckinghamshire HP15
7JH
Church Of St. Edmund Campion,
Off Cedar Avenue, Hazlemere, High
Wycombe
The Firefly, Station Road, Bourne
End
Land Adjacent To Hazlemere
Lodge, Cedar Avenue Hazlemere
Buckinghamshire HP15 7DW

Area Ha Estimate Dwellings Net Source
1.86

10

Economy Study
Land Owner/Developer
suggestion and
Planning process
Land Owner/Developer
suggestion

0.239

6

1.10

33

0.92

8

Consultation site
suggestion

0.56

7

Consultation site
suggestion

0.16

9

Consultation site
suggestion

0.18

5

Planning Process
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High Wycombe
Address
Land To Rear Of Quebec Road
Garages At Havenfield Road, High
Wycombe, HP12 4ST
Edie Pusey House 9a Amersham
Road High Wycombe
Buckinghamshire HP13 6PN
Compair Broomwade, Bellfield Road
Employment Area, Hughenden
Avenue
Garages At Tyzack Road, High
Wycombe
Bassetsbury Allotments, Bassetbury
Lane
Staples, Queen Alexandra Road,
High Wycombe
The Courtyard, (Formerly Merryfields
School), Cressex Road
Kingsmead Recreation Ground,
London Road
Railway Place/Saffron Road (Car
Park), High Wycombe
Southern Verco Site, Chapel Lane,
Sands, High Wycombe
Terriers Lodge And Paddock Land
(Montgomery Watson House),
Amersham Road, High Wycombe,
Buckinghamshire, HP13 5AJ

Area Ha Estimate Dwellings Net Source
Land Owner/Developer
0.17
5
suggestion
Land Owner/Developer
0.03
5
suggestion
0.179

8

Planning Process

7.438

260

Planning Process

0.24

6

2.86

TBC

0.45

23

Consultation suggestion

0.3256

13

Internal suggestion

1.29

15

Internal suggestion

0.4834

15

Internal suggestion

2.032

40

Land owner/Developer
suggestion

0.72

25

Economy Study

Land Owner/Developer
suggestion
Internal suggestion

North West Chilterns
Address
Uplands House Hotel, Four Ashes
Road, Cryers Hill, Bucks, HP15 6LB
Former Molins Factory, Haw Lane,
Saunderton, HP14 4JE
Coal Yard Smalldean Lane
Saunderton Buckinghamshire
Former BOCM Site Risborough
Road Stoke Mandeville
Buckinghamshire HP22 5XL
Askett Nurseries, Aylesbury Road,
Askett, HP27 9LY

Area Ha Estimate Dwellings Net Source
7.6

30

Planning process

10.21

200

Planning process

0.66

10

Planning process

8.84

13

Internal suggestion

2.27

29

Consultation site
suggestion
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Princes Risborough
Address
Area Ha Estimate Dwellings Net
Ker Maria Nursing Home, The
Retreat, Aylesbury Road, Princes
1.05
24
Risborough
The Post Office, Princes Risborough
0.11
5
Pictsmede (Hypnos Ltd And
Whiteleaf), Picts Lane, Princes
6.92
150
Risborough Buckinghamshire HP27
9DN
The Black Prince, Public House,
Wycombe Road, Princes Risborough
0.17
6
HP27 0EN
Leo Laboratories, Longwick Road,
6.14
30
Princes Risborough

Source
Land owner/Developer
suggestion
Planning process
Planning process and
Land owner/Developer
suggestion
Planning process
Economy Study

South West Chilterns
Address
Harley Ford Manor, Harleyford
Estate, Marlow
The Paddocks Rear Of The Maples
Wycombe Road Stokenchurch
Buckinghamshire
Former Culver Graphics Finings
Road Lane End Buckinghamshire
HP14 3EY
Fawley Court, Fawley
Wallace Hill Farm, Getty Estate,
Stokenchurch
Westside Fruit / The Apple Orchard,
Clay Lane, Booker

Area Ha Estimate Dwellings Net Source
0.45

10

Economy Study

0.56

12

Planning process

0.58

17

Planning process

1.31

8

0.55

17

0.56

19

Internal suggestion
Land owner/Developer
suggestion
Land owner/Developer
suggestion
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Chepping Wye Valley
Westhorpe House, Westhorpe Park, Little Marlow

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Wharf Business Centre, Wharf Lane, Bourne End

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Marlow Garden Centre, Pump Lane South, Little Marlow SL7 3RB

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Orchard House Amersham Road Hazlemere Buckinghamshire HP15 7JH

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Church of St.Edmund Campion, off Cedar Avenue, Hazlemere, High Wycombe

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

The Firefly, Station Road, Bourne End

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Land Adjacent to Hazlemere Lodge, Cedar Avenue, Hazlemere

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

High Wycombe
Land to rear of Quebec road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Garages at Havenfield Road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Edie Pusey House 9A Amersham Road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Compair Broomwade, Bellfield road employment area, Hughenden avenue

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Garages at Tyzack Road, High Wycombe

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Bassetsbury Allotments, Bassetbury Lane

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Staples, Queen Alexandra Road, High Wycombe

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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The Courtyard, (Formerly Merryfields School), Cressex Road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Kingsmead Recreation Ground, London Road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

127
Railway Place/Saffron Road (Car Park)

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Southern Verco Site, Chapel Lane, Sands

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Terriers Lodge And Paddock Land (Montgomery Watson House), Amersham Road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

North West Chilterns
Uplands House Hotel, Four Ashes Road, Cryers Hill

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Former Molins Factory, Haw Lane, Saunderton

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Coal Yard Smalldean Lane Saunderton Buckinghamshire

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Former BOCM Site Risborough Road Stoke Mandeville

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Askett Nurseries, Aylesbury Road, Askett

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Princes Risborough
Ker Maria Nursing Home, The Retreat, Aylesbury Road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

The Post Office

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Pictsmede (Hypnos Ltd and Whiteleaf), Picts Lane

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

The Black Prince, Public House, Wycombe Road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Leo Laboratories, Longwick Road

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

South West Chilterns
Harleyford Manor, Harleyford Estate, Marlow

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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The Paddocks Rear Of The Maples Wycombe Road Stokenchurch

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Former Culver Graphics Finings Road Lane End

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Fawley Court, Fawley

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Wallace Hill Farm, Getty Estate, Stokenchurch

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

136
Westside Fruit / The Apple Orchard, Clay Lane, Booker

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Section B - Main Employment Areas
The following sites are recommended by the Economy Study to be retained for employment use.
Do you agree that these sites should be retained for employment?
Chepping Wye Valley
PBA number
HW56
HW57
HW63
HW64
HW65
HW55
S03
S20
S21
S22
S24
S26
S30
S31

Name
Biffa
Station Road, Loudwater
Knaves Beech Way
Knaves Beech Way
3 Wycombe
Kingsmead Business Park
Holtspur Lane
Boston Drive
Meadow Bank
Millboard Road
Wessex Road Industrial Estate
Soho Mills Industrial Estate / Wooburn Industrial Park
Glory Park
Mercury Park

Designation
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Business Park
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Business Park
Business Park

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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High Wycombe
PBA number
HW45
HW03
HW10
HW18
HW26
HW27
HW29
HW38
HW44
HW49
HW09
HW50
HW02
HW01
HW25
HW28
HW20

Name
High Wycombe Business Park
Cressex
Desborough Park Road
Marlborough Industrial Estate
Ariston
Lisle Road
Manor Court
Valley Business Centre
Wye Industrial Estate
Gomm Road/Tannery Road Industrial Estate
Grafton Way
Peregrine Business Park
Johnson and Johnson
Sands Industrial Estate
Former Compair
Former De La Rue
Leigh Street

Designation
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Employment Area
Business Park
Business Park
Employment Area
Employment Area
Employment Area
Employment Area

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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Marlow
PBA number
S08
S09
S10

Name
Thames Estate (Globeside)
Globe Park
Marlow International

Designation
Employment Area
Business Park
Business Park

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

Princes Risborough
PBA number
N06

Name
Princes Estate (Regent Park)

Designation
Employment Area

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.
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South West Chiltern
PBA number
N12
N13
S01
S02

Name
Ibstone Road, Stokenchurch
Stokenchurch Business Park
Lane End Industrial Park
Springbank House

Designation
Employment Area
Business Park
Employment Area
Employment Area

OS Mapping: © Crown Copyright and database rights 2014 Ordnance Survey 100023306.

